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INTRODUCTION & EXECUTIVE SUMMARY 

Since the 1975 New Jersey Supreme Court decision known as “Mount Laurel I,” New Jersey municipalities 
have had a constitutional obligation to provide opportunities for creation of low and moderate housing 
units. This 1975 decision led to a body of case law, legislative changes and rulemaking by a state agency 
that, collectively, is now referred to as the “Mount Laurel Doctrine”. Through these actions, New Jersey 
municipalities have been assigned a specific number of affordable housing units that must be created or 
planned for creation in order to have “satisfied” their constitutional obligation, commonly referred to as 
their affordable housing obligation. The purpose of this Housing Element and Fair Share Plan (hereinafter 
the “Plan”) is to present how the Township of Colts Neck will satisfy its constitutional obligation.   

Affordable housing in New Jersey is defined as housing units which are reserved for households with 
incomes not more than 80% of the regional median income. Each affordable unit, with limited exceptions, 
must remain reserved for low and moderate income households for not less than 30 years and it is 
typically enforced by a 30 year deed restriction. Each affordable unit is eligible for one “credit” against the 
obligation and certain units are eligible for “bonus credits,” which provide more than one credit per unit. 
In addition to providing the minimum number of credits, municipalities must ensure diversity in the unit 
type (at least half of the units must be available to families and the remaining may be reserved for seniors 
and those with special needs), diversity in the level of affordability (very low, low and moderate income 
units), and diversity in the size of affordable units (one, two and three bedroom units).  

Participation in this process, and therefore satisfaction of the affordable housing obligation, can be 
achieved voluntarily or involuntarily. However, voluntary compliance is heavily incentivized. 
Municipalities that do not successfully participate may be vulnerable to “builder’s remedy” litigation.  A 
builder’s remedy is a litigation tool that grants a developer the right to develop what is typically a multi-
family project on land that was not zoned to permit the use or the residential density desired by the 
developer, provided a “substantial” percentage of the units are reserved for low and moderate income 
households. Colts Neck seeks to avoid this possibility and has already taken substantial steps to do so.  

This Plan is adopted under protest and pursuant to the November 21, 2024 Orders issued by the Hon. 
Linda Grasso Jones, J.S.C. The Orders require the Township’s Plan to be adopted within 90 days of its 
issuance and for the adopted housing plan to include several provisions, the most consequential being 
the following:  

§ Granting the Township’s request for a durational adjustment without the durational adjustment 
waiver.  

§ Retaining the “Area 1” overlay district. 

§ Providing up to $2 million toward extending water and/or sewer service to affordable housing in 
the Area 1 as specified in Exhibit B to the 2020 Fair Share Housing Center Settlement Agreement 
and as specified in the Court’s November 21, 2024 Orders wherein the Court notes that while the 
2020 Fair Share Housing Center Settlement Agreement required sewer service to Area 1 be 
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provided by Manasquan River Regional Sewerage Authority (“MRRSA”) with treatment provided 
by Ocean County Utilities Authority (“OCUA”), the Court directs that if an alternative manner of 
providing sanitary sewer service for Area 1 becomes viable, e.g., through another treatment 
provider, the up to $2 million amount may be applied to the provision of wastewater transmission 
and treatment by an alternative provider, subject to an application to the Court to propose an 
alternative plan in lieu of MRRSA.  

§ Removing the market to affordable program.   

The Township agrees to comply with the Court Orders of November 21, 2024 and include the foregoing 
provisions in the Plan, albeit under protest, and adopts this Plan under protest with the intent to appeal 
the Orders once the matter is deemed final. The Township reserves all rights and positions in connection 
with any appeal.  

This Plan supersedes all previously adopted housing plans and will serve as the foundation for the 
Township’s application to Superior Court for that approval, referred to as a Judgment of Compliance and 
Order of Repose. 

As detailed in this Plan, the Township – like all New Jersey municipalities – has three components of its 
affordable housing obligation. Each component of the Township’s obligation is identified below.  

§ Rehabilitation Obligation: 25 units  
The rehabilitation obligation can be defined as an estimate of the number of deteriorated housing 
units existing in Colts Neck that are occupied by low- and moderate-income households. 

§ Prior Round Obligation: 218 units 
The Prior Round obligation can be defined as the cumulative 1987 through 1999 new construction 
affordable housing obligation. 

§ Third Round Obligation: 306 units 
The Third Round obligation can be defined as the cumulative 1999 through 2025 new construction 
affordable housing obligation.  

Due to the total Prior Round and Third Round obligations exceeding the availability of existing water and 
sewer service capacity, the Township is eligible for a durational adjustment that reflects the Township’s 
lack of public sewer and water.  

The Township satisfies the rehabilitation obligation through participation in the Monmouth County 
Housing Improvement Program. 
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The Township will utilize the variety of sites and housing types set forth below to meet the 218 unit Prior 
Round obligation. 

§ Regional Contribution Agreement (RCA) 
The Township previously completed a 107-unit RCA with the City of Long Branch. 

§ The Grande 
An existing 276-unit family inclusionary project along NJ Route 18 and Stone Hill Road that 
includes 88 affordable units, including 66 for-sale and 22 rentals. Each rental unit is also eligible 
for bonus credits. 

§ Amboy Road Associates 
An existing family inclusionary project along County Route 537 that includes 1 moderate income 
for sale unit. 

The Township will utilize the variety of sites and housing types, as well as a durational adjustment, to meet 
the 306 unit Third Round obligation. 

§ Mauro 
This 2-unit development includes 2 for-sale affordable family units located at two different 
locations – along Merchants Way and New Street. 

§ Reflections at Colts Neck 
An existing 72-unit assisted living development that includes 7 units reserved for Medicaid 
recipients. 

§ Colts Neck Building Associates 
A 360-unit family rental development that includes 72 affordable homes. The site is the subject 
of a durational adjustment, with anticipated sewer service access through Freehold Township. 
Each unit is also eligible for bonus credits. 

§ Countryside Developers 
A 68-unit family for-sale development that includes 15 affordable homes. The site is the subject 
of a durational adjustment, with anticipated sewer service access through Freehold Township. 

§ Durational Adjustment 
In response to the Township’s lack of public sewer and water the Township utilizes a durational 
adjustment, pursuant to N.J.A.C. 5:93-4.3, to satisfy the remaining Third Round obligation.  

Adoption of this Housing Element and Fair Share Plan and complete implementation of the mechanisms 
described above to meet the affordable housing obligation will yield a Judgment of Compliance and Order 
of Repose from Superior Court and protect the Township from builder’s remedy litigation through July 
2025, the maximum time available.  
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AFFORDABLE HOUSING IN NEW JERSEY  

In its landmark 1975 decision, now referred to as “Mount Laurel I,” the NJ Supreme Court ruled that 
developing municipalities have a constitutional obligation to provide variety and choice of housing types 
affordable to low- and moderate-income households. In its 1983 “Mount Laurel II” decision, the NJ 
Supreme Court extended the regional fair share obligation to all municipalities with any “growth area” as 
designated in the State Development Guide Plan (NJDCA 1978) and determined that each municipality 
would have to establish its fair share obligation and provide zoning mechanisms to create a realistic 
opportunity for fulfilment of the fair share obligation. Mount Laurel II also gave developers, under 
appropriate circumstances, the opportunity to secure a builder’s remedy. A builder’s remedy is a litigation 
tool that grants a developer the right to develop what is typically a multi-family project on land that was 
not zoned to permit the use or the residential density desired by the developer, provided a “substantial” 
percentage of the units are reserved for low and moderate income households. Colts Neck seeks to avoid 
this possibility and has already taken substantial steps to do so. 

In 1985, the Legislature enacted the Fair Housing Act in response to Mount Laurel II. The Fair Housing Act 
created the Council on Affordable Housing (hereinafter “COAH”) and an administrative alternative to 
compliance in a court proceeding. The Legislature conferred “primary jurisdiction” on COAH and charged 
COAH with promulgating regulations to establish housing regions, to estimate the state’s low- and 
moderate-income housing needs, set criteria and guidelines for municipalities to determine and satisfy 
their affordable housing obligation, and to create a process for the review and approval of appropriate 
housing elements and fair share plans. Approval of a municipal housing element and fair share plan by 
COAH is referred to as “substantive certification” and it provides protection from exclusionary zoning 
litigation during the time period which the housing element and fair share plan addresses (i.e. the Round).  

Activity From 1987 - 1993 
COAH created the criteria and guidelines for municipalities to determine and address their respective 
affordable housing obligation. COAH originally established a formula for determining municipal affordable 
housing obligation for the six-year period between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became 
known as the “First Round.” These rules established the First Round rehabilitation obligation (also referred 
to as the “present need”) and the First Round new construction obligation.  

The First Round formula was superseded by COAH regulations in 1994 (N.J.A.C. 5:93-1.1 et seq.). The 1994 
regulations recalculated a portion of the First Round 1987-1993 affordable housing obligations for each 
municipality and computed the additional municipal affordable housing need from 1993 to 1999 using 
1990 U.S. Census data. The regulations COAH adopted in 1994 to identify a municipality’s “cumulative” 
obligations for the First and Second Rounds are known as “the Second Round” regulations. Under 
regulations adopted for the Third Round, the obligation of municipalities to create new affordable housing 
for the First and Second Rounds is referred to as the “Prior Round” obligation. This Plan refers to the new 
construction obligation for the First and Second housing cycles as the “Prior Round” obligation. 
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Activity From 1999 - 2011 
On December 20, 2004, COAH’s first version of the Third Round rules became effective some five years 
after the end of the Second Round in 1999. At that time, the Third Round was defined as the time from 
1999 to 2014 but condensed into an affordable housing delivery period from January 1, 2004 through 
January 1, 2014. The Third Round rules marked a significant departure from the methods utilized in 
COAH’s Prior Round. Previously, COAH assigned an affordable housing obligation as an absolute number 
to each municipality. These Third Round rules implemented a “growth share” approach that linked the 
production of affordable housing to residential and non-residential development within a municipality.   

However, on January 25, 2007, the New Jersey Appellate Court decision, In re Adoption of N.J.A.C. 5:94 
and 5:95, 390 N.J. Super. 1, invalidated key elements of the first version of the Third Round rules, including 
the growth share approach. The Court ordered COAH to propose and adopt amendments to its rules 
within six months to address the deficiencies identified by the Court. COAH missed this deadline but did 
issue revised rules effective on June 2, 2008 (as well as a further rule revision effective on October 20, 
2008). COAH largely retained the growth share approach, but implemented several changes intended to 
create compliance with the 2007 Appellate Court decision. Additionally, the Third Round was expanded 
from 2014 to 2018.  

Just as various parties challenged COAH’s initial Third Round regulations, parties challenged COAH’s 2008 
revised Third Round rules. On October 8, 2010, the Appellate Division issued its decision, In re Adoption 
of N.J.A.C. 5:96 and 5:97, 416 N.J. Super. 462, with respect to the challenge to the second iteration of 
COAH’s Third Round regulations. The Appellate Division upheld the COAH Prior Round regulations that 
assigned rehabilitation and Prior Round numbers to each municipality but invalidated the regulations by 
which the agency assigned housing obligations in the Third Round. Specifically, the Appellate Division 
ruled that COAH could not allocate obligations through a “growth share” formula. Instead, COAH was 
directed to use similar methods that had been previously used in the First and Second Rounds. The Court 
gave COAH five months to address its ruling and provide guidance on some aspects of municipal 
compliance. 

In addition to the State agency activity and judicial decisions, the New Jersey Legislature has amended the 
Fair Housing Act in recent years. On July 17, 2008, Governor Corzine signed P.L. 2008, c. 46 (referred to as 
the “Roberts Bill”, or “A500”), which amended the Fair Housing Act. Key provisions of the legislation 
included the following: 

§ It established a statewide 2.5% nonresidential development fee instead of requiring 
nonresidential developers to provide affordable housing; 

§ It prohibited new regional contribution agreements (hereinafter “RCAs”) as a compliance 
technique available to municipalities whereby a municipality could transfer up to 50% of its fair 
share to a so called “receiving” municipality; 
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§ It added a requirement that 13% of all affordable housing units and 13% of all similar units funded 
by the state’s Balanced Housing Program and its Affordable Housing Trust Fund be restricted to 
very low-income households (30% or less of median income); and 

§ It added a requirement that municipalities had to commit to spend development fees within four 
(4) years of the date of collection after its enactment, which commenced on the four-year 
anniversary of the law (July 17, 2012). 

These amendments to the Fair Housing Act are not promulgated in any valid COAH regulations.  However, 
the requirement to expend development fees within four-years of their collection was determined in a 
Middlesex County Superior Court case to instead have the first four-year period to begin upon a Judgment 
of Repose, or upon a finding by the Court that the municipality is determined to be non-compliant (IMO 
of the Adoption of the Monroe Township Housing Element and Fair Share Plan and Implementing 
Ordinances). Superior Courts around the State have been guided by this decision. 

Activity from 2011 to the Present 
COAH sought a stay from the NJ Supreme Court of the March 8, 2011 deadline that the Appellate Division 
imposed in its October 2010 decision for the agency to issue new Third Round housing rules. The NJ 
Supreme Court granted COAH’s application for a stay and granted petitions and cross-petitions to all the 
various challenges to the Appellate Division’s 2010 decision. The NJ Supreme Court heard oral argument 
on the various petitions and cross-petitions on November 14, 2012.    

On September 26, 2013, the NJ Supreme Court upheld the Appellate Court decision in In re Adoption of 
N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing, 215 N.J. 578 (2013), and ordered 
COAH to prepare the necessary rules. Subsequent delays in COAH’s rule preparation and ensuing litigation 
led to the NJ Supreme Court, on March 14, 2014, setting forth a schedule for adoption.  

Although ordered by the NJ Supreme Court to adopt revised new rules on or before October 22, 2014, 
COAH deadlocked 3-3 at its October 20th meeting and failed to adopt the draft rules it had issued on April 
30, 2014. In response, FSHC filed a motion in aid of litigant’s rights with the NJ Supreme Court, and oral 
argument on that motion was heard on January 6, 2015.  

On March 10, 2015, the NJ Supreme Court issued a ruling on the Motion In Aid of Litigant’s Rights (In re 
Adoption of N.J.A.C. 5:96 & 5:97, 221 NJ 1, aka “Mount Laurel IV”). This long-awaited decision provides a 
new direction for how New Jersey municipalities are to comply with the constitutional requirement to 
provide their fair share of affordable housing. The Court transferred responsibility to review and approve 
housing elements and fair share plans from COAH to designated Mount Laurel trial judges. The implication 
of this is that municipalities must now apply to the Courts, instead of COAH, if they wish to be protected 
from exclusionary zoning lawsuits. These trial judges, with the assistance of an appointed Special Master 
to the Court, review municipal plans much in the same manner as COAH previously did.  
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While the NJ Supreme Court’s decision set a process in motion for towns to address their Third Round 
obligations, it did not assign those obligations. Instead, that must be done by the trial courts. However, 
the NJ Supreme Court did direct that the method of determining municipal affordable housing obligations 
were to be “similar to” the methodologies used in the First and Second Round rules. Additionally, the 
Court stated that municipalities should rely on COAH’s Second Round rules (N.J.A.C. 5:93) and certain 
components of COAH’s 2008 regulations that were specifically upheld (including but not limited to 
Redevelopment Bonuses), as well as the Fair Housing Act (N.J.S.A. 52:27D – 301 et seq.), in their 
preparation of Third Round housing elements and fair share plans. This plan is prepared in response to 
and in compliance with the March 10, 2015 NJ Supreme Court decision. 

FSHC, the only public interest advocacy organization in New Jersey devoted exclusively to promoting the 
production of housing affordable to low and moderate income households, was permitted to serve as an 
interested party in every municipal Declaratory Judgment Action. In this role the organization calculated 
municipal affordable housing obligations and offered to settle with municipalities. Such settlements 
addressed the municipal affordable housing obligation, compliance mechanisms and other terms 
intended to promote affordable housing production. Most municipalities that filed a Declaratory 
Judgment Action have found settlement with FSHC to be in their interest. The typical alternative to 
settlement with FSHC is conducting a trial in Superior Court to determine the municipal affordable housing 
obligation.  

On January 17, 2017, the NJ Supreme Court rendered a decision, In Re Declaratory Judgment Actions Filed 
By Various Municipalities, 227 N.J. 508 (2017), that found that the “gap period,” defined as 1999-2015, 
generates an affordable housing obligation. This obligation requires an expanded definition of the 
municipal Present Need obligation to include low- and moderate-income households formed during the 
gap period; however, this component of the obligation is a new-construction obligation rather than a 
rehabilitation obligation.  

Accordingly, the municipal affordable housing obligation is now composed of the following 4 parts:  

§ Present Need (rehabilitation);  

§ Prior Round (1987-1999, new construction); 

§ Gap Present Need (Third Round, 1999-2015, new construction); and  

§ Prospective Need (Third Round, 2015 to 2025, new construction).  

While the structure of the Township’s obligation is different from the findings of this recent Supreme 
Court decision (i.e. no redefined Present Need (1999-2015) and a Prospective Need specific to 2015-2025), 
the Township’s obligation therein reflects that which was calculated for the entire Third Round period 
(1999-2025).  

On March 20, 2024, an amendment to the New Jersey Fair Housing Act was adopted (P.L. 2024, c.2.). This 
amendment creates significant changes to the Fourth Round of affordable housing. Such changes include 
the process in which municipalities obtain protection from builder’s remedy litigation – including but not 
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limited to the elimination of COAH and the creation of the Affordable Housing Dispute Resolution 
Program, the methodology to calculate municipal prospective need obligations, and the administration of 
affordable housing units. However, the Fair Housing Act does not create or direct the creation of new 
rules for satisfaction of affordable housing obligations, instead it states municipalities shall rely on rules 
adopted by COAH, unless contradicted by statute or binding court decisions, for municipal crediting, 
adjustments and compliance mechanisms. One notable example of contradiction are new rules governing 
generation of and use of bonus credits set forth in the Fair Housing Act amendment.  

While this amendment to the Fair Housing Act was adopted prior to preparation of this Plan, it is only 
applicable to the Fourth Round of affordable housing (with limited exceptions). Therefore, this Plan is not 
subject to its contents.  

The Compliance Process 
With the Supreme Court’s direction that such responsibility must transfer from COAH to Superior Court 
Trial Judges, municipalities may no longer seek substantive certification. Instead, municipalities now seek 
a Judgment of Compliance and an Order of Repose from Superior Court or the judicial equivalent of 
substantive certification. Doing so first requires that a Declaratory Judgment Action be filed in Superior 
Court.  

Most municipalities who filed a Declaratory Judgment Action settled with FSHC. This means a Settlement 
Agreement, agreed to by both parties, sets forth the affordable housing obligation, compliance 
mechanisms and other terms intended to promote affordable housing production. This Settlement 
Agreement must be approved by Superior Court at a “Fairness Hearing” where the Settlement Agreement 
is evaluated to determine if it is fair to the interests of low and moderate income households.   

Once determined to be “fair” via the issuance of a Court Order, a municipality must adopt and endorse a 
housing element and fair share plan that reflects the terms of the Settlement Agreement. This housing 
plan must be subsequently submitted to Superior Court for its review and approval. Should the Court find 
the plan acceptable, the municipality will receive a Judgment of Compliance and an Order of Repose and 
immunity from builder’s remedy litigation for the remaining portion of the Third Round, which ends on 
July 1, 2025. This is similar to COAH’s substantive certification. To maintain the validity of the Order, the 
municipality is required to conduct the necessary continued implementation and monitoring.  

Aiding in the Judge’s evaluation of the Settlement Agreement is a Special Master appointed by the Judge. 
This person serves at the direction of the Judge, including preparation of reports at each step in the 
process, and may serve as a mediator between the municipality, FSHC and/or other intervenors. 
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AFFORDABILITY REQUIREMENTS 

Affordable housing is defined under New Jersey’s Fair Housing Act as a dwelling, either for sale or rent, 
that is within the financial means of households of low- or moderate-income, as is measured within each 
housing region. Colts Neck is in Region 4, which includes Mercer, Monmouth, and Ocean counties. 
Moderate-income households are those with annual incomes greater than 50%, but less than 80% of the 
regional median income. Low-income households are those with annual incomes that are 50% or less than 
the regional median income. Very low-income households are a subset of “low-income” households and 
are defined as those with incomes 30% or less than the regional median income. 

The Uniform Housing Affordability Controls (hereinafter “UHAC”) at N.J.A.C. 5:80-26.3(d) and (e) requires 
that the maximum rent for a qualified unit be affordable to households with incomes 60% or less than the 
median income for the region. The average rent must be affordable to households with incomes no 
greater than 52% of the median income. The maximum sale prices for affordable units must be affordable 
to households with incomes 70% or less than the median income. The average sale price must be 
affordable to a household with an income of 55% or less than the median income.  

The regional median income is defined using the federal income limits established by Department of 
Housing and Urban Development (hereinafter “HUD”) on an annual basis. In the spring of each year, HUD 
releases updated regional income limits, and it is from these income limits that the rents and sale prices 
for affordable units are derived. The following table reflects the 2024 affordable housing regional income 
limits for Region 4, prepared by Affordable Housing Professionals of New Jersey (AHPNJ). 

2024 Income Limits for Region 4 
Household 

Income Levels 
1-Person 

Household 
2-Person 

Household 
3-Person 

Household 
4-Person 

Household 
5-Person 

Household 

Median $91,038 $104,043 $117,048 $130,054 $140,458 

Moderate $72,830 $83,234 $93,639 $104,043 $112,367 

Low  $45,519 $52,022 $58,524 $65,027 $70,229 

Very Low $27,311 $31,213 $35,115 $39,016 $42,137 

Source: 2022 Income Limits prepared by Affordable Housing Professionals of New Jersey, dated April 12, 2024. 
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AFFORDABLE HOUSING IN COLTS NECK 

The Township’s First Round housing plan was prepared in 1990 in response to builder’s remedy litigation 
and a subsequent Court Judgment of Compliance and Repose dated December 1, 1986. A Second Round 
housing plan was adopted on November 18, 2003 and it addressed the cumulative first and Second Round 
obligation of 246 affordable housing units consisting of a rehabilitation component of 29 units and a new 
construction component of 217 units. This housing plan was the subject of a Judgment of Repose dated 
June 21, 2004 in the case of Westminster Realty Corporation vs. Township of Colts Neck, et. als., Docket 
No. MON-L-2954-99. This case involved a 1999 builder’s remedy lawsuit initiated by the Plaintiff, 
Westminster Realty Corporation, for its 39-acre property (Block 22, Lot 18, formerly Block 22, Lots 11-14) 
on County Route 537. The terms of the settlement agreement stipulated Westminster Realty would be 
permitted a maximum of 48 market rate single-family homes on the site at a maximum gross density of 
1.24 units per acre and required to make a payment of $212,500 in lieu of constructing a maximum of 8.5 
affordable units. The payment was to be used to fund a 107 unit Regional Contribution Agreement (RCA) 
to the City of Long Branch.  While the RCA payment was made, the 48 single-family homes were not 
developed, and the site was the subject of intervention in the Township’s 2015 Declaratory Judgment by 
Colts Neck Building Associates.  

The Township adopted a Third Round plan on October 27, 2008; however, this did not receive substantive 
certification prior to COAH’s Third Round rules being overturned.  

To comply with the March 10, 2015 Mt. Laurel IV decision, Colts Neck petitioned the Superior Court on 
June 12, 2015 for a Declaratory Judgment and temporary immunity from builder’s remedy suits. This 
action entered the Township into the process of determining its affordable housing obligation and how it 
would be satisfied. Additionally, the Township received immunity from builder’s remedy litigation while 
doing so.  

Three parties intervened or participated as an interested party in the Township’s Declaratory Judgment: 
Colts Neck Building Associates who sought development of Block 22, Lot 18, Countryside Developers who 
sought development of Block 42, Lot 4, and Carole Schlumpf who sought development of Block 53, Lots 
4, 5 and 7.  The Township later reached settlement agreements with all three intervenors.   

To avoid a lengthy trial on the Township’s affordable housing obligation and, potentially, a second trial on 
how that obligation would be satisfied, Colts Neck and FSHC came to terms in a March 18, 2020 Settlement 
Agreement that set forth the Township’s affordable Housing obligation and preliminary compliance plan. 
The Settlement Agreement set forth the Township’s affordable housing obligation and set forth how it 
would be satisfied. It recognized the lack of existing public sewer facilities to satisfy the Township’s Third 
Round obligation and granted a durational adjustment with a waiver of N.J.A.C. 5:93-4.3(c) in favor of 
creating overlay zoning in an area of the Township referred to as Area 1, providing up to $2 million in 
infrastructure funding for development in Area 1 (as defined in Exhibit B to the 2020 FSHC Settlement 
Agreement) and other terms related to the provision of sewer. This Settlement Agreement and those with 
the intervenors were approved by the Honorable Linda  Grasso Jones, J.S.C. on August 13, 2020.  
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Subsequent to the Fairness Hearing, it became clear that implementation of the Settlement Agreement 
would result in significant litigation and delay. The Fairness Hearing was objected to by the Manasquan 
River Regional Sewerage Authority (MRRSA), as well as its member municipalities. In sum, these parties 
objected to the Township’s anticipation that sewer service could be provided by MRSSA.  

Following a Compliance Hearing that was held by the Court on December  6 and December 8, 2022, on 
November 21, 2024, the Court entered two orders: 

1. Order granting Fair Share Housing Center’s Motion to Enforce Litigant’s Rights and Directing 
Modification of Colts Neck’s Proposed Housing Element and Fair Share Plan and Spending Plan; 
and  

2. Order of Judgment of Fairness and Conditional Compliance and Repose Approving the Amended 
HEFSP Submitted to the Court by the Township of Colts Neck on June 15, 2022.  

As stated in the November 21, 2024 Orders issued by the Hon. Linda Grasso Jones, J.S.C. the Township 
was granted its request for a durational adjustment without the durational adjustment waiver.   

CONSIDERATION OF LANDS MOST APPROPRIATE FOR AFFORDABLE HOUSING 

As part of this Plan, the Township considered land that is appropriate for the construction of low- and 
moderate-income housing. Colts Neck has limited capacity for future development due to environmental 
and wastewater (public sewer) constraints. However, the Township has successfully satisfied its 
affordable housing obligation on various properties using a variety of mechanisms that have or will create 
low- and moderate-income housing.   

With the understanding that larger affordable housing development sites require densities that must be 
serviced by public water and sewer, the Township applied for and received a durational adjustment until 
such time when public sewer service can be made available for these proposed housing sites.  

COLTS NECK’S AFFORDABLE HOUSING OBLIGATION 

Since the January 2017 New Jersey Supreme Court ruling on the “gap period,” housing plans must address 
four main components of a municipality’s affordable housing obligation.  These include the Rehabilitation 
Obligation to improve substandard housing occupied by low- and moderate-income households, the Prior 
Round for new construction from 1987 to 1999, the Gap Period Present Need for new construction from 
1999 to 2015, and the Prospective Need, or the Third Round’s future new construction demand from 2015 
to 2025.  In this housing plan, the Gap Period Present Need and Prospective Need are collectively referred 
to as the Third Round Obligation. 
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Rehabilitation Obligation 
The rehabilitation obligation can be defined as an estimate of the number of deteriorated housing units 
existing in Colts Neck that are occupied by low- and moderate-income households. The Township’s 
rehabilitation obligation is 25 units.1 The basis for this obligation is FSHC’s May 2015 calculations, which 
used the most recent decennial census year, 2010, as the point in time in determining the number of 
deteriorated housing units.  

Prior Round Obligation 
The Prior Round obligation can be defined as the cumulative 1987 through 1999 new construction 
affordable housing obligation. This period corresponds to the First and Second Rounds of affordable 
housing. The Township’s Prior Round obligation is 218 units. This Plan adheres to the Prior Round 
obligations, as calculated in 1993-1994 pursuant to N.J.A.C 5:93 and published by COAH in 2008. 

Third Round Obligation 
The future demand for affordable housing includes the portion of the Third Round (1999- 2015) that has 
already passed – referred to as Gap Period Present Need, as well as a 10-year projection into the future 
(2015-2025) – referred to as the Prospective Need. Colts Neck’s total Third Round obligation (1999-2025) 
is 306 units. ”. The source of the Third Round obligation reflects the number multiple experts have used 
as an extrapolation of the methodology established by the Hon. Mary C. Jacobson, A.J.S.C. in her decision, 
In the Matter of the Application of the Municipality of Princeton, Docket. No. MER-L-1550-15 (Law Div., 
Mercer Cty., March 29, 2018) (hereafter the “Mercer County decision”). 

SATISFACTION OF THE AFFORDABLE HOUSING OBLIGATION 

The Township is addressing its affordable housing obligation through a variety of mechanisms that include 
existing affordable units, inclusionary housing, assisted living units and 100% affordable housing sites.   

Satisfaction of the Rehabilitation Obligation  
Colts Neck’s rehabilitation obligation is 25 units. The Township will address this obligation through 
participation in the Monmouth County Housing Repair Program, which provides financial assistance to 

 
1 The source of this obligation is New Jersey Low- and Moderate-Income Housing Obligations for 1999-2025 
Calculated Using the NJ COAH Prior Round (1987-1999) Methodology, prepared by David N. Kinsey, PhD, PP, FAICP, 
dated May 2016 
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income-eligible homeowners to repair major systems in their home. This County program is funded by the 
federal Community Development Block Grant (CDBG) program.  

All rehabilitated units will comply with the definition of a substandard unit in N.J.A.C. 5:93-5.2(b), which 
states, “a unit with health and safety code violations that require the repair or replacement of a major 
system.” Major systems include weatherization, roofing, plumbing, heating, electricity, sanitary plumbing, 
lead paint abatement and/or load bearing structural systems. All rehabilitated units shall meet the 
applicable construction code. Additionally, all rehabilitated units shall be occupied by low- or moderate-
income households and subject to 10-year affordability controls, which shall be placed on the property in 
the form of a lien or deed restriction. It is anticipated that the average hard cost will be at least $10,000. 

The Township seeks relief from N.J.A.C. 5:93-5.2(f) which requires the rehabilitation program to be 
available for renter households.  Granting the waiver will foster the intent of the COAH rules and is 
supported by the following: 

• The Township occupied housing units, pursuant to the 2023 American Community Survey, 
consists of 92.8% owner occupied. As such, only 7.2% of the Township’s housing units are for rent. 
This small portion of occupied rental units reduces the demand and likelihood of participation 
from renter-occupied households.  

• The Township’s current need and likely demand is minimal considering the 0-unit fourth round 
rehabilitation obligation published by NJDCA. Consider that the third round 25 unit obligation is 
based upon data that predates 2016 – 9 years ago, while the fourth round 0-unit obligation is 
based upon data from 2020 or more recent.  Given this Fourth Round  0-unit obligation, which 
will be effective on March 1, 2024 (or later date should objections be issued), any rental 
rehabilitation program will be in place for a very limited amount of time before rendered useless 
by the 0-unit obligation.  
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Satisfaction of the Prior Round Obligation  
The Township is addressing its 218-unit Prior Round obligation with a mix of unit types and projects 
throughout and outside the Township. 

Satisfaction of the 218-unit Prior Round Obligation 

Mechanism Rental 
Units 

Sale   
Units 

Bonus 
Credits 

Total 
Credits 

RCA with the City of Long Branch 0 0 0 107 

The Grande (family for-sale and rental units) 22 66 22 110 

Amboy Road Associates (family for-sale units) 0 1 0 1 

Total Prior Round Credits 22 67 22 218 

City of Long Branch Regional Contribution Agreement (RCA) 

The Township paid an amount of $2,915,000 to the City of Long Branch as part of a Regional Contribution 
Agreement (RCA) to transfer 107 units of the obligation to the City. COAH approved the agreement in 
June 2006; however, the RCA approval was appealed by FSHC. Approval of the Agreement was later 
remanded to COAH for procedural reasons. COAH took the position that the Appellate Division’s 
procedural remand was moot, and the decision should not preclude Colts Neck from receiving the 107 
RCA credits.  All funds for this RCA have been transferred.  

The Grande 

This inclusionary development is located off New Jersey Route 18 and Stone Hill Road on Blocks 41.01 and 
41.02. It is built and occupied with a combination of single family and townhouse homes with a total of 
276 units. It is connected to public water and sanitary sewer from adjacent Freehold Township. The 
project includes 88 low- and moderate-income units, of which 66 are for-sale and 22 are rental units. Of 
this total there are 46 low income units and 42 moderate income units. This project was approved as part 
of the Township’s 2004 Judgment of Compliance and Repose.  

Amboy Road Associates 

This inclusionary development is located on Block 39, Lot 11.01 along County Route 537 and constitutes 
17.6 acres. The project includes 8 total units, including one (1) moderate income affordable sale unit. The 
affordable unit is built and occupied off-site on County Route 537 and the market rate are under 
construction.  
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Satisfaction of the Third Round Obligation  
The Township will utilize existing credits, inclusionary housing, and will seek a durational adjustment to 
meet the Third-Round obligation of 306 units. The Township proposes to satisfy the Third Round 
obligation as set forth in the following table. 

 Satisfaction of the 306-unit Third Round Obligation 

Mechanism Unit Type Units Bonus Credits Durational 
Adjustment? 

Mauro (Route 704 / Cross Street) Family For-Sale 2 0 2 No 

Reflections at Colts Neck Assisted Living 7 0 7 No 

Colts Neck Building Associates Family Rental 72 72 144 Yes 

Countryside Developers Family For-Sale 15 0 15 Yes 

Durational Adjustment  Family                      
For-Sale / Rental 138 0 138 Yes 

Total Third Round Credits  234 72 306  

Mauro / 704 / Cross Street 

On May 14, 2013, the Colts Neck Township Planning Board granted final amended major subdivision 
approval with variances for an inclusionary development consisting of nine (9) market rate single-family 
dwellings and two (2) affordable housing units provided off-site.  Preliminary approval was issued prior 
on November 13, 2012 and final site plan approval was issued on March 12, 2013. 

The market-rate units are located at 46 Cross Road, which property is further known and designated as 
Block 10, Lots 2 and 2.01.  One (1) of the affordable housing units is located at 28 Merchants Way, also 
known as Block 31.1, Lot 6. The second affordable housing unit is located on New Street at Block 30, Lot 
9. The Declaration of Restrictive Covenant for both units, dated May 19, 2017 and February 7, 2020 
respectively, restricts the affordable housing unit located at 28 Merchants Way as a low-income unit and 
the affordable housing unit located on New Street as a moderate-income unit; both units have 
affordability controls of at least 30 years.   

Reflections at Colts Neck 

Colts Neck will address seven (7) units of its Third Round obligation through affordable units at an existing 
assisted living facility in the Township located at Block 46, Lot 17.04.  Reflections at Colts Neck, a 
Brandywine Living facility, is an existing 72-unit assisted living residence constructed in 2002. Consistent 
with assisted living licensing requirements, 10% of the units are reserved for Medicaid recipients, resulting 
in seven (7) beds affordable to low-income households.  The property is 12.54 acres and located at 3 
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Meridian Circle.  It received preliminary and major subdivision and site plan approval on November 10, 
1998; preliminary approval was received on October 14, 1997 and an extension of that approval was 
received on March 14, 2000. The assisted living does not have a deed restriction, or other form of 
affordability controls. In lieu of typical affordability controls, the Township confirmed the facility reserves 
10% of its beds for Medicaid recipients and will continue to do so annually through 2032 – the 30-year 
period that follows its occupancy. This confirmation will occur during annual monitoring of the Township’s 
affordable housing units and programs.   

Durational Adjustment 
Colts Neck Township has nine (9) credits from existing approved projects known as Mauro and Reflections 
at Colts Neck, as described above. The Township lacks the public sewer and water to fully address the 
remaining Third Round obligation, which equates to 297 affordable units. Such a scenario was anticipated 
by COAH and as such, a procedure for deferring a portion of a municipality’s obligation until if/when the 
sewer service is provided is set forth at N.J.A.C. 5:93-4.3(c).  This procedure, referred to as a durational 
adjustment, requires a municipality demonstrate the lack of available sewer and set forth how the 
affordable housing obligation will be addressed. As detailed herein, Colts Neck Township qualifies for a 
durational adjustment. The Township’s request for a durational adjustment was granted by the November 
21, 2024 Orders issued by the Hon. Linda Grasso Jones, J.S.C. 

The 2013 Monmouth County Wastewater Management Plan shows its intention to protect critical 
groundwater, surface water and agricultural resources in Colts Neck and the 1978 Plan characterized Colts 
Neck as a Limited Growth Area. The 2013 Service Area shows that Colts Neck was not served by any 
regional sewage authority. Most of the development in Colts Neck is served by onsite septic systems and 
a limited number of wastewater package plants. Therefore, it was demonstrated to the satisfaction of the 
rules in N.J.A.C. 5:93-4.3 (c) and to FSHC that Colts Neck currently has insufficient sewer service to support 
inclusionary development.  

Colts Neck will comply with the applicable COAH rules regarding durational adjustments in order to satisfy 
the remaining Third Round obligation. This means, as set forth in N.J.A.C. 5:93-4.3(c), the requirement to 
address the remaining Third Round prospective need obligation of 297 units (306 unit total obligation – 9 
existing Third Round affordable units = 297 units) is deferred until adequate water and/or sewer are made 
available.   

Two of the intervenor’s sites – Colts Neck Building Associates and Countryside Developers – are subject 
to the durational adjustment. Both these sites are subject to Intervenor Settlement Agreements, as 
discussed in detail below, and have been rezoned to permit the inclusionary development. It is anticipated 
that sewer service will be provided on site, subject to approval by NJDEP, for the Colts Neck Building 
Associates site and for the Countryside Developers site public sewer will be obtained through Freehold 
Township Public Works sewer collection system. 

The remaining Third Round obligation of 138 units will be satisfied through compliance with COAH’s rules 
regarding durational adjustments. As such, the Township commits to complying with the following, which 
is stated in, N.J.A.C. 5:93-4.3: 
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1. Notwithstanding the lack of adequate water and/or sewer at the time a municipality petitions for 
substantive certification, the municipality shall reserve and set aside new water and/or sewer 
capacity, when it becomes available, for low and moderate income housing, on a priority basis. 

2. Municipal officials shall endorse all applications to the DEP or its agent to provide water and/or 
sewer capacity. Such endorsements shall be simultaneously submitted to the Council. 

3. Where the DEP or its designated agent approves a proposal to provide infrastructure to a site for 
the development of low and moderate income housing identified in the housing element, the 
municipality shall permit such development; and 

4. Where a municipality has designated sites for low and moderate income housing that lack 
adequate water and/or sewer and where the DEP or its designated agent approves a proposal to 
provide water and/or sewer to a site other than those designated for the development of low and 
moderate income housing in the housing element, the municipality shall amend its housing 
element and fair share housing ordinance to permit development of such site for low and 
moderate income housing. The amended housing element and fair share housing ordinance shall 
be submitted to the Council within 90 days of the site’s approval by the DEP or its agent. 

As reflected above, the Township is not proposing a waiver from durational adjustment provisions, such 
as the requirement to endorse applications to DEP or its agent to provide water and/or sewer capacity. 
Accordingly, the terms of this durational adjustment are consistent with the November 21, 2024 Orders 
issued by the Hon. Linda Grasso Jones, J.S.C.  

The Orders additionally require the following Township actions:  

§ Retain the “Area 1” overlay district.   

§ Provide up to $2 million toward extending water and/or sewer service to affordable housing in 
the Area 1 as specified in Exhibit B to the 2020 Fair Share Housing Center Settlement Agreement 
and as specified in the Court’s November 21, 2024 orders wherein the Court notes that while the 
2020 Fair Share Housing Center Settlement Agreement required sewer service to Area 1 be 
provided by Manasquan River Regional Sewerage Authority (“MRRSA”) with treatment provided 
by Ocean County Utilities Authority (“OCUA”), the court directs that if an alternative manner of 
providing sanitary sewer service for Area 1 becomes viable, e.g., through another treatment 
provider, the up to $2 million amount may be applied to the provision of wastewater transmission 
and treatment by an alternative provider, subject to an application to the Court to propose an 
alternative plan in lieu of MRRSA.  

§ Permit development where the NJDEP or its designated agent approves a proposal to provide 
infrastructure to a site for the development of affordable housing. 

§ Developers with proposals for affordable housing sites not already included in the Housing 
Element and Fair Share Plan and that seek to apply to the NJDEP for water and/or sewer approvals 
for their sites may first file a motion with the Court, upon notice to and an opportunity to be heard 
by Colts Neck and Fair Share Housing Center, seeking an order finding their proposed 
developments suitable and requiring the municipality provide all approvals necessary to submit 
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the application to NJDEP. Colts Neck bears the burden of proof to demonstrate that such 
proposed sites are not suitable.    

§ The Affordable Housing Trust Funds will be prioritized for water and/or sewer infrastructure but 
will not be used toward NWS Earle during the Third Round.  

§ Work with a qualifying developer of comparable reputation to that of Toll Brothers to facilitate 
sewer service to Area 1. 

§ Reserve and set aside new sewer capacity, when it became available, for affordable housing on a 
priority basis. 

§ Support, and if necessary, endorse all applications that developers deem necessary to secure 
water and/or sewer service for affordable housing units. 

This Plan commits to implementing the Court’s November 21, 2024 Orders, albeit under protest, with 
the intent to appeal the Orders once the matter is deemed final. The Township reserves all rights and 
positions in connection with any appeal.  

Area 1 Zoning 

The Township retains the overlay zoning for lands referred to as Area 1, an approximately 89 acre portion 
of the Township located within the (B-1) Business District.  This ordinance was adopted in 2020 as 
Ordinance NO. 2020-20. Area 1 consists of the following lots: 

§ Block 46, Lots 13, 15, 16, 17 

§ Block 48, Lots 1, 2, 3, 4, 5, 6, 19, 39, 40, 41 

Area 1 is generally bounded by Colts Neck Road (Country Route 537) to the north and bisected by NJ State 
Highway 34 and contains 14 parcels.  The area excludes lands within a 3,000 foot buffer of NWS Earle 
military base at the southern end of the Township since multi-family housing in this area is recognized in 
the 2017 NWS Earle Joint Land Use Study as being incompatible with the proximate military use.   

The area contains vacant wooded land, agricultural fields, existing nonresidential uses, and one  single-
family dwelling. The area is bisected by State Highway 34 and is generally bounded by County Route 537 
to the north, Pebble Creek golf course to the east, a Brandywine Assisted Living facility and nonresidential 
uses to the south, and Trump National golf course to the west.  The 89-acre area contains only 13.56 acres 
of environmental constraints, all of which are located on the rear of Block 46, Lots 15 and 13. 

The Area 1 Overlay District zoning ordinance permits a density of eight (8) units/acre with a 20% affordable 
housing set-aside. As such, the area will permit a total of 709 sale and rental units, of which 142 would be 
affordable.  The location of Area 1 creates the opportunity to add density to a location in Colts Neck where 
it can be used to support the businesses and where the increased activity will have a limited impact on 
existing residential neighborhoods. Additionally, the overlay zoning required for Area 1 creates the 
opportunity for the Township to create a sense of place and a destination for shopping and services. 
Development of the site shall be consistent with the Township’s Route 34 Highway Access Management 
Plan.  
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The affordable units in Area 1 will be compliant with U.H.A.C. (N.J.A.C. 5:80-26.1 et seq.) including but not 
limited to bedroom distribution, income distribution (with the exception that 13% of the units shall be 
very-low income units consistent with the NJ FHA), affirmative marketing and compliant affordability 
controls.  

Infrastructure Contribution  

The Township will, under protest, provide up to $2,000,000 toward development of a water and/or sewer 
service that serves inclusionary development in Area 1 in accordance with the Court’s November 21, 2024 
Orders. As set forth in the Court’s November 21, 2024 Orders, the provision of this funding is to be 
consistent with Exhibit B to the 2020 Fair Share Housing Center Settlement Agreement. Additionally, as 
set forth in the Order’s, the Township commits to work with a qualifying developer of comparable 
reputation to that of Toll Brothers to facilitate sewer service to Area 1.   

Again, this Plan commits to implementing the Court’s November 21, 2024 Orders and the foregoing 
infrastructure contribution, albeit under protest, with the intent to appeal the Orders once the matter is 
deemed final. The Township reserves all rights and positions in connection with any appeal. 

Third Round Mechanisms Subject to Durational Adjustment 

Colts Neck Building Associates 

The Hon. Jamie S. Perri, J.S.C. granted intervention for Colts Neck Building Associates (“CNBA”) on August 
19, 2015. The Township executed a Settlement Agreement with CNBA in March 2020 that requires the 
CNBA property, Block 22, Lot 18, to be rezoned to permit the construction of an inclusionary multi-family 
rental development. This Settlement Agreement was approved by the Township’s Order of Fairness and 
Preliminary Mount Laurel Compliance, issued on August 13, 2020 by the Hon. Linda Grasso Jones, J.S.C.  

The Township entered into an Amended Settlement Agreement on September 9, 2021. The purpose of 
this Agreement was to confirm how water and sewer would be provided and it stated sewer shall be 
provided via onsite package treatment plan and water is to be provided by a limited expansion of the 
Gordon’s Corner franchise area exclusively for the site. The site subsequently received site plan approval 
from the Planning Board on December 14, 2021.  

The property is located at 302 C.R. Route 537, which is across from the “T” intersection with Five Points 
Road. North of the site is open space and single-family homes. East of the site along Route 537 are single-
family homes and the Colts Neck High School. South of the site, across Route 537 is 5 Points Park and 
recreational fields. West of the site is the Route 18 jug handle and beyond that are single family detached 
homes in Freehold Township. The property’s zoning at the time of intervention was A-6 which permitted 
single-family homes.  

The site contains environmentally constrained lands associated with the South Branch of the Yellow Brook 
along which runs along the rear and western side property lines. These constrained areas consist of a 300 
foot riparian area since the waterway is a Category-1, as well as wetlands.  
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The site was subject to a previous builder’s remedy litigation and subsequent approvals for 48 single family 
homes. The developer provided the funding for the Township’s RCA with the City of Long Branch.  

The approved project will include multi-family apartment buildings, surface parking lots and a clubhouse 
and will provide a total of 360 family rental units, of which twenty percent (20%), or 72 units, will be 
affordable to very-low, low, and moderate-income households. The affordable units shall be family rentals 
and that the affordable units will provide the proper mix of very low, low- and moderate-income units 
and the proper mix of one-, two-, and three-bedroom units. Furthermore, 13% of the affordable units will 
be affordable to very-low income households and all affordable units will have a period of affordability 
controls of at least 30 years. Lastly, the units will be administered consistent with U.H.A.C. (N.J.A.C. 5:80-
26.1 et seq.) affirmatively marketed. 

The Township is entitled to credit for 72 affordable units and 72 rental bonus credits for this inclusionary 
development for a total of 144 credits towards its Third Round obligation.  

Countryside Developers 

Countryside Developers, Inc. (“Countryside”) filed a Complaint against eleven entities, including Colts 
Neck Township, on November 10, 2017 in order to receive public sewer and water for use in development 
of their site – Block 42, Lot 4.  The Township executed a Settlement Agreement with Countryside in March 
2020 that requires their property to be rezoned to permit the construction of an inclusionary townhouse 
development. This Settlement Agreement was approved by the Township’s Order of Fairness and 
Preliminary Mount Laurel Compliance, issued on August 13, 2020 by the Hon. Linda Grasso Jones, J.S.C. 
The development received preliminary site plan approval on December 6, 2022 and final site plan approval 
on July 9, 2024. The development is currently under construction.  

The property is approximately 26 acres located on the south side of Stone Hill Road. North of the site is 
the inclusionary housing project referred to at the Grande. West of the site are single-family homes and 
open space in Freehold Township. South of the site is undeveloped land in Freehold Township. East of the 
site are single-family homes. The site will have access to Stony Hill Road. The subject site is located within 
the Township’s A-4 Zoning District that permits multi-family housing with an affordable housing set-aside.  

The project will include 68 townhomes, of which 15 units or 22%, will be affordable to very-low, low, and 
moderate-income households. The affordable units will be family sale units. The affordable units shall be 
family rentals and that the affordable units will provide the proper mix of very low, low- and moderate-
income units and the proper mix of one-, two-, and three-bedroom units. Furthermore, 13% of the 
affordable units will be affordable to very-low income households and all affordable units will have a 
period of affordability controls of at least 30 years. Lastly, the units will be administered consistent with 
U.H.A.C. (N.J.A.C. 5:80-26.1 et seq.) affirmatively marketed. 

The Township is entitled credit for 15 affordable units for this inclusionary development towards its Third 
Round obligation. 
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Distribution of Third Round Units  

In addition to meeting the total 306-unit Third Round obligation, the Township must also meet a rental 
obligation, maximum senior units, family obligation, and the very low income obligation.  

Minimum Rental = 77 units  

Total minimum rental units = 25% (306) = 77 units 

This obligation is satisfied with Reflections at Colts Neck and Colts Neck Building Associates. 

Maximum Senior = 76 units  

Maximum age-restricted units = 25% (306) = 76 units 

The Township is well within this limit, using only 7 units at Reflections at Colts Neck. 

Minimum Family = 170 units  

Total minimum family units = 50% (306) = 153 units 

This obligation is satisfied with Mauro, Colts Neck Building Associates, Countryside Developers, 
and the durational adjustment. 

Minimum Family Rental = 39 units 

Minimum family rental = 50% (total rental) = 50% (77) = 39 units 

This obligation is satisfied with Colts Neck Building Associates. 

Minimum Very Low Income = 229 units 

13% (units created or approved on or after July 1, 2008) = 13% (229) 

The projects contributing to this calculation include Colts Neck Building Associates, Countryside 
Developers, and the durational adjustment. 

Very Low Income Units 

Development Unit Type Affordable 
Units 

VLI Units 
Provided 

Colts Neck Building Associates Family Rental 72 10 

Countryside Developers Family For-Sale 15 2 

Durational Adjustment  Family For-Sale / Rental 138 18 

Total  225 30 
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AFFORDABLE HOUSING ADMINISTRATION & AFFIRMATIVE MARKETING 

Colts Neck will adopt an Affordable Housing Ordinance in accordance with COAH’s substantive rules and 
UHAC. The Affordable Housing Ordinance will govern the establishment of affordable units in the 
Township as well as regulating the occupancy of such units. The Township’s Affordable Housing Ordinance 
covers the phasing of affordable units, the low/moderate income split, bedroom distribution, occupancy 
standards, affordability controls, establishing rents and prices, affirmative marketing, income 
qualification, etc. 

The Township has established the position of the Municipal Housing Liaison and has appointed a staff 
member to the position. However, the Township relies on an in-house affordable housing administrator 
to conduct the administration and affirmative marketing of its affordable housing sites. However, the 
Township will permit developers who demonstrate the appropriate experience and expertise to 
administer their own units as both are experienced affordable housing administrators. The affirmative 
marketing plans are designed to attract buyers and/or renters of all majority and minority groups, 
regardless of race, creed, color, national origin, ancestry, marital or familial status, gender, affectional or 
sexual orientation, disability, age or number of children to the affordable units located in the Township. 
Additionally, the affirmative marketing plan is intended to target those potentially eligible persons who 
are least likely to apply for affordable units and who reside in the Township’s housing region, Region 4, 
consisting of Mercer, Monmouth, and Ocean counties.  

The affirmative marketing plans include regulations for qualification of income eligibility, price and rent 
restrictions, bedroom distribution, affordability control periods, and unit marketing in accordance with 
N.J.A.C. 5:80-26.1 et seq. All newly created affordable units will comply with the 30-year affordability 
control required by UHAC, N.J.A.C. 5:80-26.5 and 5:80-26.11. This plan must be adhered to by all private, 
non-profit, and municipal developers of affordable housing units and must cover the period of deed 
restriction or affordability controls on each affordable unit. 
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AFFORDABLE HOUSING TRUST FUND 

A development fee ordinance creating a dedicated revenue source for affordable housing provides for 
residential development fees in the amount of 1.0% of the equalized assessed value of residential 
development and nonresidential development fees in the amount of 2.5% of the equalized assessed value 
of nonresidential development.  

The Spending Plan included in the Appendices to this Housing Plan, which discusses anticipated revenues, 
collection of revenues, and the use of revenues, was prepared in accordance with COAH’s applicable 
substantive rules. All collected revenues will be placed in the Township’s Affordable Housing Trust fund 
and will be dispensed for the use of eligible affordable housing activities including, but not limited to:  

§ Rehabilitation program; 

§ Infrastructure funding to Area 1, which is included under protest with the intent to appeal the 
Court’s November 21, 2024 Orders once the matter is deemed final. The Township reserves all 
rights and positions in connection with any appeal.  

§ Prioritized for water and/or sewer infrastructure but will not be used toward NWS Earle 
during the Third Round; 

§ New construction of affordable housing units and related development costs;  

§ Extensions or improvements of roads and infrastructure directly serving affordable housing 
development sites;  

§ Acquisition and/or improvement of land to be used for affordable housing; 

§ Purchase of affordable housing units or payments to property owners for the purpose of 
maintaining or implementing affordability controls;  

§ Maintenance and repair of affordable housing units; 

§ Repayment of municipal bonds issued to finance low- and moderate-income housing activity; and 

§ Any other activity as specified in the approved spending plan. 

However, the Township is required to fund eligible programs in a Court-approved Housing Element and 
Fair Share Plan, as well as provide affordability assistance. At least 30% of collected development fees, 
excluding expenditures made since July 17, 2008, when affordability assistance became a statutory 
requirement in the Fair Housing Act, shall be used to provide affordability assistance to low- and 
moderate-income households in affordable units included in a municipal Fair Share Plan. At least one-
third (1/3) of the affordability assistance must be expended on very-low income units. Additionally, no 
more than 20% of the revenues collected from development fees each year, shall be expended on 
administration, including, but not limited to, salaries and benefits for municipal employees or consultant 
fees necessary to prepare or implement a rehabilitation program, a new construction program, a housing 
element and fair share plan, and/or an affirmative marketing program. 
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COST GENERATION 

Colts Neck Township’s Land Development Ordinance has been reviewed to eliminate unnecessary cost 
generating standards; it provides for expediting the review of development applications containing 
affordable housing. Such expedition may consist of, but is not limited to, scheduling of pre-application 
conferences and special monthly public hearings. Furthermore, development applications containing 
affordable housing shall be reviewed for consistency with the Land Development Ordinance, Residential 
Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) and the mandate of the FHA regarding unnecessary 
cost generating features. Colts Neck shall comply with COAH’s requirements for unnecessary cost 
generating requirements, N.J.A.C. 5:93-10.1, procedures for development applications containing 
affordable housing, N.J.A.C. 5:93-10.4, and requirements for special studies and escrow accounts where 
an application contains affordable housing.  
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DEMOGRAPHIC ANALYSIS 

Population data in this section relies upon the decennial U.S. Census and the latest 5-Year American 
Community Survey (2018). It has been several years since the last decennial census count, and the ACS 
provides more recent information on population and households.  

Table 1, Population Trends 1930-2010 and 2018, shows that Colts Neck Township had a population of 
9,948 persons in 2018, a 1.9% decrease from the 2010 census number of 10,142 persons. The County also 
experienced a decline of 1.1% in 2010-2018 period compared to an increase of 1% in the State during the 
same time. The Township experienced its largest population growth 1960-1970 decade when the 
population experienced an increase of 167.3% followed by the decade between 1940-1950 when 
population grew by 54.1%. Both the County and the State experienced their highest growth during the 
1950-1960 decade of 48.4% and 25.5% respectively. The Township’s population decline of 17.8% in 2000-
2010 was not reflected in the County or the State, where population grew by 2.5% and 4.5% respectively, 
even though the growth was slower than previous decades. 

Table 1: Population Trends in Colts Neck Township, Monmouth County and New Jersey, 1930 to 2010, 
and 2018 

Year 
Colts Neck Township Monmouth County New Jersey 

Persons 
Change 

Persons 
Change 

Persons 
Change 

Number Percent Number Percent Number Percent 
1930 1,241     147,209     4,041,334     
1940 1,177 -64 -5.2% 161,238 14,029 9.5% 4,160,165 118,831 2.9% 
1950 1,814 637 54.1% 225,327 64,089 39.7% 4,835,329 675,164 16.2% 
1960 2,177 363 20.0% 334,401 109,074 48.4% 6,066,782 1,231,453 25.5% 
1970 5,819 3,642 167.3% 461,849 127,448 38.1% 7,168,164 1,101,382 18.2% 
1980 7,888 2,069 35.6% 503,173 41,324 8.9% 7,364,823 196,659 2.7% 
1990 8,559 671 8.5% 553,124 49,951 9.9% 7,730,188 365,365 5.0% 
2000 12,331 3,772 44.1% 615,301 62,177 11.2% 8,414,350 684,162 8.9% 
2010 10,142 -2,189 -17.8% 630,380 15,079 2.5% 8,791,894 377,544 4.5% 
2018 9,948 -194 -1.9% 623,387 -6,993 -1.1% 8,881,845 89,951 1.0% 

Data Sources: U.S. Census Bureau, 2000 and 2010 Decennial Census Dataset SF-1, Table P012 and 2018 ACS Table S0101; New Jersey Department 
of Labor and Workforce Development, New Jersey State Data Center 1990 Census, Table 6. New Jersey Resident Population by Municipality: 1930 
– 1990 

Table 2, Population by Age and Sex, shows the population cohorts in Colts Neck Township in 2018. Overall, 
there was a higher proportion of female population (51.6%) than male (48.4%). The most populous age 
cohort was 35-54 years with 27.9% of Colts Neck residents in 2018, with more females than males. The 
smallest age cohort was the Under 5-year old with only 5.1% of the total population with approximately 
equal number of male and female population. The second smallest age cohort was the 20-34 years 
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(12.6%), with more male population (6.8%) compared to the females (5.8%). The median age in Colts Neck 
was 45.6 years, with the median age of the female population (46.0 years) being higher than the male 
population (45.2 years). 

Table 2: Population by Age and Sex in Colts Neck Township, 2018 

Age Group 
Total Persons Male Population Female Population 

Number Percent Number Percent Number Percent 
Under 5 510 5.1% 276 2.8% 234 2.4% 
5 – 19 2,452 24.6% 1,147 11.5% 1,305 13.1% 
20 – 34 1,256 12.6% 677 6.8% 579 5.8% 
35 – 54 2,777 27.9% 1,252 12.6% 1,525 15.3% 
55 – 64 1,579 15.9% 768 7.7% 811 8.2% 
65 + 1,374 13.8% 692 7.0% 682 6.9% 
Total  9,948 100.0% 4,812 48.4% 5,136 51.6% 
Median Age 45.6 45.2 46.0 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0101 

Table 3, Population Change by Age, shows the changes in population cohorts between 2010 and 2018 in 
Colts Neck Township. The most populous age cohort in 2018 continued to be the 35-54 years (27.9%), in 
spite of a decrease of 17.1% from the 2010 population (33%). The largest increase in population was in 
the 20-34-year age cohort, where the population grew by 29%, from only 9.6% of the total population in 
2010 to 12.6% of the total population in 2018. This was followed by the Under 5-year age cohort, where 
the population grew by 20.9%, increasing from 4.2% in 2010 to 5.1% in 2018. The largest decrease in 
population was in the 35-54-year old cohort where the population decreased by 17.1%. The median age 
of Colts Neck increased by 2.0 years in the decade, from 43.6 years in 2010 to 45.6 in 2018, reflected in 
the significant increases in the 20-34-year and 55-64-year old population. 

Table 3: Population Change by Age in Colts Neck Township, 2010 and 2018 

Age Group Total Persons, 2010 Total Persons, 2018 Change, 2010 - 2018 
Number  Percent  Number Percent Number  Percent  

Under 5 422 4.2% 510 5.1% 88 20.9% 
5 – 19 2,706 26.7% 2,452 24.6% -254 -9.4% 
20 – 34 974 9.6% 1,256 12.6% 282 29.0% 
35 – 54 3,349 33.0% 2,777 27.9% -572 -17.1% 
55 – 64 1,315 13.0% 1,579 15.9% 264 20.1% 
65 + 1,376 13.6% 1,374 13.8% -2 -0.1% 
Total  10,142 100.0% 9,948 100.0% -194 -1.9% 
Median Age 43.6 45.6 2.0 

Data Source: U.S. Census Bureau, 2010 Census Table P012 and 2014-2018 5-Year American Community Survey, Table S0101 
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A household is defined by the U.S. Census Bureau as those persons who occupy a single room or group of 
rooms constituting a housing unit; however, these persons may or may not be related. As a subset of 
households, a family is identified as a group of persons including a householder and one or more persons 
related by blood, marriage or adoption, all living in the same household.  

In 2018, there were 3,262 households in Colts Neck, with an average of 3.03 persons per household, which 
was larger than the average household size in Monmouth County (2.64) and the State (2.71). 2-person 
households were the most common accounting for 32.6% of all households, followed by 3-person 
households (20.8%) and 4-person households (20.5%) of all households in Colts Neck. The average 
household size in owner-occupied units was higher than in renter-occupied units, also reflected in the 
trend at the County and the State levels. Overall, average owner-occupied households in the County (2.78) 
and the State (2.81) were smaller than in the Township (3.04). Similarly, average renter-occupied 
households in the County (2.25) and the State (2.52) were smaller than in Colts Neck (2.92). 

Table 4: Comparison of Persons in Household for Colts Neck Township, Monmouth County and New 
Jersey, 2018 

Household Size 
Colts Neck Township Monmouth County New Jersey 
Number Percent Number Percent Number Percent 

 1-person household   432 13.2% 60,771 26.0% 829,344 25.8% 
 2-person household   1,064 32.6% 74,973 32.1% 993,884 30.9% 
 3-person household   680 20.8% 38,634 16.5% 563,347 17.5% 
 4-person household   668 20.5% 36,698 15.7% 499,857 15.6% 
 5-person household   252 7.7% 15,955 6.8% 211,654 6.6% 
 6-person household   166 5.1% 4,641 2.0% 70,952 2.2% 
 7-or-more-person household   0 0.0% 2,202 0.9% 44,324 1.4% 
Total number of households 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 
Average Household Size: Total 3.03 2.64 2.71 
Average Household Size: Owner-occupied 3.04 2.78 2.81 
Average Household Size: Renter-occupied 2.92 2.25 2.52 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables B25009 and B25010 

In 2018, out of a total population of 9,948 persons, there were 9,890 persons in Colts Neck (99.4% of total 
population) living in 3,262 households. This was higher than the County and the State, where 99.0% and 
97.9% of the total population lived in households respectively. 86.2% of the households in Colts Neck were 
family households (higher than the County and the State), of which the majority were husband-wife 
families (also higher than the County and the State). Only 13.8% of total the households in Colts Neck 
were non-family including persons living alone.  
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The average household size (3.03 persons / household) in Colts Neck was smaller than the average family 
size (3.33 persons / family), similar to the trend in the County and the State. However, both average 
household and family size in the Township was larger than the County and the State. 

Table 5: Persons by Household Type and Relationship for Colts Neck Township, Monmouth County and 
New Jersey, 2010 

Household Type 
Colts Neck Township Monmouth County New Jersey 
Number Percent Number Percent Number Percent 

Total population 9,948 100.0% 623,387 100.0% 8,881,845 100.0% 
In households 9,890 99.4% 617,171 99.0% 8,697,059 97.9% 
Total Households 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 
Family households:  2,811 86.2% 161,885 69.2% 2,222,368 69.2% 
Husband-wife family:  2,430 74.5% 129,900 55.5% 1,646,548 51.2% 
With own children under 18 years  1,077 33.0% 52,536 22.5% 698,130 21.7% 
No own children under 18 years  1,353 41.5% 77,364 33.1% 948,418 29.5% 
Other family:  381 11.7% 31,985 13.7% 575,820 17.9% 
Male householder, no wife present:  64 2.0% 8,670 3.7% 155,843 4.8% 
With own children under 18 years  56 1.7% 3,538 1.5% 62,649 1.9% 
No own children under 18 years  8 0.2% 5,132 2.2% 93,194 2.9% 
Female householder, no husband present:  317 9.7% 23,315 10.0% 419,977 13.1% 
With own children under 18 years  132 4.0% 10,677 4.6% 203,209 6.3% 
No own children under 18 years  185 5.7% 12,638 5.4% 216,768 6.7% 
Non-family households:  451 13.8% 71,989 30.8% 990,994 30.8% 
Householder living alone: 432 13.2% 60,771 26.0% 829,344 25.8% 
Average Household Size 3.03 2.64 2.71 
Average Family Size  3.33 3.21 3.28 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables S0101 and DP02 

  



Housing Element and Fair Share Plan 
Colts Neck Township, Monmouth County, NJ 

 
 

 

 
 
Demographic, Employment and Housing Analysis  Page 8 
 

ANALYSIS OF SOCIO-ECONOMIC CHARACTERISTICS 

Table 6 compares the educational attainment for Township, County, and State population over 25 years 
old as indicated in the 5-year American Community Survey 2014-2018. The Township had a much higher 
percentage of population with at a high school graduate or higher educational attainment (97.3%) 
compared to the County (93.2%) and the State (89.5%). Only 2.7% of the population had no high school 
diploma or less education, compared to 6.8% in the County and 10.4% in the State. Overall, a higher 
percentage of Colts Neck population over 25 years old was highly educated – 62.4% of Colts Neck 
population over 25 years old had a Bachelor’s degree or higher, compared to 44.9% at the County and 
38.9% at the State. 

Table 6: Educational Attainment (of persons 25 years and over) for Colts Neck Township, Monmouth 
County and New Jersey, 2018 

Education Level 
Colts Neck Township Monmouth County New Jersey 
Number Percent Number Number Percent Number 

Population 25 years and over 6,344 100.0% 435,048 100.0% 6,129,542 100.0% 
Less than 9th grade 62 1.0% 11,794 2.7% 303,217 4.9% 
9th to 12th grade, no diploma 107 1.7% 17,929 4.1% 337,896 5.5% 
High school graduate (includes equivalency) 867 13.7% 104,602 24.0% 1,683,568 27.5% 
Some college, no degree 890 14.0% 73,427 16.9% 1,019,736 16.6% 
Associate's degree 462 7.3% 31,923 7.3% 401,069 6.5% 
Bachelor's degree 2,037 32.1% 117,766 27.1% 1,457,910 23.8% 
Graduate or professional degree 1,919 30.2% 77,607 17.8% 926,146 15.1% 
High school graduate or higher 6,175 97.3% 405,325 93.2% 5,488,429 89.5% 
Bachelor's degree or higher 3,956 62.4% 195,373 44.9% 2,384,056 38.9% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S1501 

Table 7, Comparison of Income 2018, shows that persons, households and families in Colts Neck have, on 
average, higher incomes than in Monmouth County and the State. Colts Neck’s median household income 
was about 170% of that in the County and more than 200% of that in the State. The median family income 
in the Township was about 18% higher than the median household income. 

Table 7: Comparison of Incomes for Colts Neck Township, Monmouth County and New Jersey, 2018 

Annual Income Colts Neck Township Monmouth County New Jersey  
Per Capita Income $73,200 $48,959 $40,895 
Median Household Income $162,115 $95,699 $79,363 
Mean Household Income $221,407 $128,657 $110,140 
Median Family Income $191,738 $119,624 $98,047 
Mean Family Income $244,222 $153,271 $129,025 

Data Source: U.S. Census Bureau, 2014-2018 American Community Survey, Table DP03 
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Table 8, Comparison of Household Income 2018, shows that 69.8% of Colts Neck’s households have an 
income over $100,000 compared to 47.9% of households in the County and 40.2% of households in the 
State. Households with less than a $50,000 income comprise only 16.5% of the total households in the 
Township, compared to 27.2% in Monmouth County and 32.8% of the households in New Jersey. The 
most populous income range in the Township was households earning $200,000 or more (43.0%) followed 
by those earning between $100,000 and $149,999 (16.3%).  

Table 8 : Comparison of Household Income for Colts Neck Township, Monmouth County and New 
Jersey, 2018 

Household Income Range 
Colts Neck Township Monmouth County New Jersey 

Estimate Percent Estimate Percent Estimate Percent 
Total households  3,262 100.0% 233,874 100.0% 3,213,362 100.0% 
Less than $10,000  50 1.5% 9,200 3.9% 165,332 5.1% 
$10,000 to $14,999  83 2.5% 6,489 2.8% 106,777 3.3% 
$15,000 to $24,999  96 2.9% 14,796 6.3% 239,248 7.4% 
$25,000 to $34,999  98 3.0% 14,648 6.3% 228,906 7.1% 
$35,000 to $49,999  210 6.4% 18,503 7.9% 313,308 9.8% 
$50,000 to $74,999  253 7.8% 31,453 13.4% 479,792 14.9% 
$75,000 to $99,999  194 5.9% 26,869 11.5% 389,646 12.1% 
$100,000 to $149,999  531 16.3% 43,374 18.5% 563,372 17.5% 
$150,000 to $199,999 345 10.6% 27,234 11.6% 310,244 9.7% 
$200,000 or more 1,402 43.0% 41,308 17.7% 416,737 13.0% 
Median household income $162,115 $95,699 $79,363 
Mean household income $221,407 $128,657 $110,140 
Less than $50,000 537 16.5% 63,636 27.2% 1,053,571 32.8% 
$100,000 or more 2,278 69.8% 111,916 47.9% 1,290,353 40.2% 

Data Source: U.S. Census Bureau, 2014-2018 American Community Survey, Table DP03 

Table 9, Poverty Status, shows that only 5.3% of Colts Neck’s estimated population were below the 
poverty level in 2018, compared to 7.4% in the County and 10.4% in the State. As an age cohort, all the 
identified groups in Colts Neck had a lower percentage of persons under poverty level than the County 
and the State. The largest cohort was the Under 18, where 7.4% of the estimated population within the 
age group lived below the poverty level, which was lower than both the County (10.1%) and the State 
(14.8%). A higher percentage of the estimated female population (6.8%) in Colts Neck than the estimated 
male population (3.7%) were below the poverty level, a trend reflected at both the County and the State.  

Among the estimated population over 16-years-old, only 0.3% of those who worked full-time were under 
the poverty level compared to 8.9% of those who worked less than full-time and 6.8% of those who did 
not work. These poverty levels were lower than both the County and the State in all identified groups. 
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Table 9: Poverty Status in the Past 12 Months for Colts Neck Township, Monmouth County and New 
Jersey, 2018 

Poverty 
Status 

Colts Neck Township Monmouth County New Jersey 

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Population 
for whom 
poverty 
status is 
determined 

9,890 525 5.3% 617,480 45,873 7.4% 8,707,826 904,132 10.4% 

AGE GROUP 
Under 18  2,548 188 7.4% 134,158 13,505 10.1% 1,949,764 288,675 14.8% 
18 to 64 5,968 290 4.9% 381,924 25,957 6.8% 5,420,398 504,791 9.3% 
Over 65  1,374 47 3.4% 101,398 6,411 6.3% 1,337,664 110,666 8.3% 
GENDER 
Male 4,757 178 3.7% 300,405 20,071 6.7% 4,233,650 394,539 9.3% 
Female 5,133 347 6.8% 317,075 25,802 8.1% 4,474,176 509,593 11.4% 
WORK EXPERIENCE 
Population 
16 years 
and over 

7,722 347 4.5% 501,314 33,783 6.7% 6,988,507 645,195 9.2% 

Worked 
full-time* 3,313 10 0.3% 219,293 2,844 1.3% 3,129,887 60,708 1.9% 

Worked 
less than 
full-time* 

1,847 164 8.9% 126,574 10,550 8.3% 1,618,823 177,116 10.9% 

Did not 
work 2,562 173 6.8% 155,447 20,389 13.1% 2,239,797 407,371 18.2% 

* Worked year-round for the past 12 months 
Data Source: U.S. Census Bureau, 2014-2018 American Community Survey, Table S1701 

As shown in Table 10, the labor force in Colts Neck decreased between 2010 and 2011, increased in 2012, 
decreased in 2013 and 2014, increased in 2015 and declined from 2015 to 2018, but has increased to the 
highest in the past 10 years. The economic and market trends of the Great Recession are reflected in 
slightly higher unemployment rates in 2012 and 2013, but has since been steadily improving since 2012.  

Table 10: 10-year Trend in Employment and Labor Force for Colts Neck Township, 2010-2019 

Year Labor Force Employment Unemployment Unemployment Rate 
2010 4,423 4,293 130 2.9 
2011 4,382 4,277 105 2.4 
2012 4,508 4,195 313 6.9 
2013 4,494 4,217 277 6.2 
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Year Labor Force Employment Unemployment Unemployment Rate 
2014 4,445 4,230 215 4.8 
2015 4,452 4,260 192 4.3 
2016 4,450 4,285 165 3.7 
2017 4,422 4,275 147 3.3 
2018 4,417 4,289 128 2.9 
2019 4,495 4,375 120 2.7 

Data Source: Total Labor Force, Employed, Unemployed and Unemployment Rate Average Estimates 2010-2019, NJ Department of Labor and 
Workforce Development 

Table 11 shows that, although the Township faced a similar trend in unemployment rates as the County 
and the State since 2012, the overall unemployment rate in Colts Neck was lower than the County and 
the State throughout the 10-year period studied, including 2010-2011 when the unemployment rate was 
significantly lower than the County and the State. 

Table 11: Comparison of 10-year Trend in Unemployment Rates for Colts Neck Township, Monmouth 
County and New Jersey, 2010-2019 

Year Colts Neck Township Monmouth County New Jersey 
2010 2.9 8.7 9.5 
2011 2.4 8.6 9.3 
2012 6.9 8.7 9.3 
2013 6.2 7.5 8.2 
2014 4.8 6.1 6.8 
2015 4.3 5.2 5.8 
2016 3.7 4.5 5.0 
2017 3.3 4.1 4.6 
2018 2.9 3.6 4.1 
2019 2.7 3.2 3.6 

Data Source: Total Labor Force, Employed, Unemployed and Unemployment Rate Average Estimates 2010-2019, NJ Department of Labor and 
Workforce Development 

Table 12, Class of Worker, indicates that the majority (84.0%) of Colts Neck’s employed population over 
16 years of age were “private wage and salary workers”, similar to the trend at the County (80.9%) and 
the State (81.8%). The percentage of “government workers” in the Township (6.9%) was lower than the 
County (13.5%) and the State (13.3%). The percentage of “self-employed in own not incorporated business 
workers” in the Township (8.9%) was higher than the County (5.4%) and the State (4.7%). There were 10 
“unpaid family workers” in the Township (0.2%), similar to the County and higher than the State. 

Table 12: Class of Worker for Colts Neck Township, Monmouth County and New Jersey, 2018 
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Class of Worker 
Colts Neck Township Monmouth County New Jersey 

Estimate Percent  Estimate Percent  Estimate Percent  
Civilian employed population 16 
years and over 4,678 100.0% 315,831 100.0% 4,390,602 100.0% 

Private wage and salary workers 3,929 84.0% 255,611 80.9% 3,592,273 81.8% 
Government workers 321 6.9% 42,561 13.5% 585,858 13.3% 
Self-employed in own not 
incorporated business workers 418 8.9% 17,088 5.4% 206,307 4.7% 

Unpaid family workers 10 0.2% 571 0.2% 6,164 0.1% 
Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP03 

Table 13, Occupations, identifies the occupations of employed population over 16 years of age in Colts 
Neck, Monmouth County and New Jersey during 2014-2018. The two most common occupations in the 
Township were “management, business, science, and arts occupations” (54.2%) and “sales and office 
occupations” (26.4%) – similar to the trend in the County and the State but with a higher proportion of 
residents engaged in these occupations. All other occupations engaged a lower percentage of the 
employed population compared to the County and the State. 

Table 13: Occupations for Colts Neck Township, Monmouth County and New Jersey, 2018 

Occupation 
Colts Neck Township Monmouth County New Jersey 

Estimate Percent Estimate Percent Estimate Percent 
Civilian employed population 16 
years and over 4,678 100.0% 315,831 100.0% 4,390,602 100.0% 

Management, business, science, 
and arts occupations 2,535 54.2% 143,262 45.4% 1,860,424 42.4% 

Service occupations 555 11.9% 47,920 15.2% 714,830 16.3% 
Sales and office occupations 1,234 26.4% 75,019 23.8% 999,943 22.8% 
Natural resources, construction, 
and maintenance occupations 178 3.8% 23,931 7.6% 313,388 7.1% 

Production, transportation, and 
material moving occupations 176 3.8% 25,699 8.1% 502,017 11.4% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP03 

Table 14, Industries, shows the distribution of employment by industry for employed Colts Neck, 
Monmouth and New Jersey residents over 16 years of age in 2014-2018. The two industries that captured 
the largest segments of the population in Colts Neck were “educational services, and health care and 
social assistance” (21.2%) and “professional, scientific, and management, and administrative and waste 
management services” (17.2%). The next three most common industries were “finance and insurance, 
and real estate and rental and leasing” (14.2%), “retail trade” (10.8%), and “arts, entertainment, 
recreation, accommodation and food services” (8.1%). 
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Table 14: Industries for Colts Neck Township, Monmouth County and New Jersey, 2018 

Industry 
Colts Neck Township Monmouth County New Jersey 

Estimate Percent   Estimate Percent   Estimate Percent   
Civilian employed population 16 
years and over 4,678 100.0% 315,831 100.0% 4,390,602 100.0% 

Agriculture, forestry, fishing and 
hunting, and mining 0 0.0% 632 0.20% 14,060 0.32% 

Construction 359 7.7% 22,778 7.21% 254,856 5.80% 
Manufacturing 253 5.4% 18,523 5.86% 359,849 8.20% 
Wholesale trade 85 1.8% 9,301 2.94% 149,359 3.40% 
Retail trade 507 10.8% 34,932 11.06% 483,359 11.01% 
Transportation and warehousing, 
and utilities 115 2.5% 15,077 4.77% 264,780 6.03% 

Information 209 4.5% 11,093 3.51% 122,369 2.79% 
Finance and insurance, and real 
estate and rental and leasing 662 14.2% 32,248 10.21% 371,275 8.46% 

Professional, scientific, 
administrative and waste 
management services 

803 17.2% 42,252 13.38% 585,869 13.34% 

Educational services, and health 
care and social assistance 992 21.2% 75,724 23.98% 1,045,599 23.81% 

Arts, entertainment, recreation, 
accommodation and food services 377 8.1% 27,423 8.68% 360,170 8.20% 

Other services, except public 
administration 192 4.1% 12,668 4.01% 194,399 4.43% 

Public administration 124 2.7% 13,180 4.17% 184,658 4.21% 
Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP03 

Another metric for understanding employment in the Township is the number of employees covered by 
the unemployment insurance compensation program, referred to as “covered employment” (which is 
mostly full-time, permanent employees and does not include the self-employed, unpaid family workers, 
most part-time or temporary employees, and certain agricultural and in-home domestic workers).  

The industry sectors of covered employment for Colts Neck Township are shown in Table 15, Government 
and Private Employment and Wages, 2018.  The largest number of covered employees in the private 
sector in Colts Neck worked in “unclassifieds” (2,509 average jobs) followed by “management” (399 
average jobs) and “wholesale trade” (373 average jobs). The “unclassifieds” sector had the most 
employers (364 units) followed by “real estate” (56 units) and “education” (47 units). The state 
government was the largest public employer with 479 average jobs. Overall, the private sector (10,417 
average jobs) had approximately 8 times more covered employees than the public sector (1,270 average 
jobs). 
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The private sector offered the highest average wages in the Township with the three highest paying 
industries being “real estate” ($84,452 annually), “finance/insurance” ($77,209 annually) and “utilities” 
($73,913 annually). The “local government” industry had the highest average annual wages in the public 
sector at $73,674.  

Table 15: Government and Private Employment and Wages in Colts Neck Township, 2018 

Industry 
Units Employment   Average Wages 

Average March  June  Sept  Dec  Average Annual Weekly 
FEDERAL GOVERNMENT 
TOTALS 5 321 322 324 327 324 $71,864 $1,382 

STATE GOVERNMENT 
TOTALS 9 528 537 486 538 479 $70,697 $1,360 

LOCAL GOVERNMENT 
TOTALS 5 438 446 391 445 386 $73,674 $1,417 

LOCAL GOVT. EDUCATION 9 66 106 86 73 81 $37,550 $722 
Mining . . . . . . . . 
Utilities 38 166 189 178 176 174 $73,913 $1,421 
Construction 7 95 93 92 93 93 $63,157 $1,215 
Manufacturing . . . . . . . . 
Wholesale Trade 25 342 363 399 392 373 $25,642 $493 
Retail Trade . . . . . . . . 
Transport/Warehousing 4 5 9 10 8 9 $67,537 $1,299 
Information 25 92 86 86 75 87 $71,903 $1,383 
Finance/Insurance 21 44 45 44 45 45 $77,209 $1,485 
Real Estate 56 202 183 187 196 190 $84,452 $1,624 
Professional/Technical . . . . . . . . 
Management 31 361 453 445 378 399 $38,001 $731 
Admin/Waste Remediation 10 80 54 61 61 61 $26,953 $518 
Education 47 243 263 270 269 256 $49,361 $949 
Health/Social 10 220 417 353 254 306 $32,111 $618 
Arts/Entertainment 19 220 203 197 212 210 $19,517 $375 
Accommodations/Food 34 116 120 127 136 125 $24,851 $478 
Other Services 11 6 7 6 17 9 $45,044 $866 
Unclassified 364 2,349 2,689 2,636 2,482 2,509 $44,410 $854 
PRIVATE SECTOR TOTALS 478 10,047 10,481 10,454 10,651 10,417 $83,287 $1,602 

- = Data do not meet publication standards 
Data Source: New Jersey Department of Labor and Workforce Development, Quarterly Census of Employment and Wages (QCEW), Annual 
Municipal Reports 2018 

Table 16, Means of Transportation to Work, shows the majority of workers in Colts Neck drove to work 
alone (75.0%) at a percentage slightly lower than Monmouth County (75.5%) but higher than New Jersey 
(71.4%). Colts Neck had a smaller proportion of residents who carpooled (6.1%) compared to 7.0% in the 
County and 8.0% in the State. A much lower percentage of Colts Neck residents used other means of 
transportation such as public transportation, taxicabs, motorcycles, bicycles or walking to work combined 
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(8.1%) than the County (12.0%) and the State (16.2%).  A higher percentage of Colts Neck workers (10.8%) 
worked from home compared to the County (5.6%) and the State (4.4%). 

Table 16: Means of Transportation to Work (of workers 16 years old and over) for Colts Neck 
Township, Monmouth County and New Jersey, 2018 

Means of Transportation Colts Neck Township Monmouth County New Jersey 
Workers 16 years and over 4,733 309,570 4,303,118 
Car, truck, or van 81.1% 82.5% 79.4% 

Drove alone 75.0% 75.5% 71.4% 
Carpooled 6.1% 7.0% 8.0% 

Public transportation (excluding taxicab) 5.9% 8.2% 11.5% 
Walked 1.2% 1.7% 2.9% 
Bicycle 0.0% 0.6% 0.3% 
Taxicab, motorcycle, or other means 1.0% 1.5% 1.5% 
Worked at home 10.8% 5.6% 4.4% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0801 

Table 17, Travel Time to Work, shows that for 22.8% of workers over 16 years in Colts Neck, the travel 
time to work was under 15 minutes; compared to 24.8 % of the workers in the County and 21.2% for 
workers in the State. For 38.9% of the workers in the Township, the travel time to work was more than 45 
minutes, compared to 46.9% of the workers in the County and 25.7% of workers in the State. The average 
travel time for workers in Township (32.4 minutes) was shorter than the County (34.3 minutes) but longer 
than the State (31.7 minutes).  

Table 17: Travel Time to Work (of workers 16 years old and over) for Colts Neck Township, Monmouth 
County and New Jersey, 2018 

Travel Time to Work Colts Neck Township Monmouth County New Jersey 
Less than 10 minutes 8.7% 12.1% 9.7% 
10 to 14 minutes 14.1% 12.7% 11.5% 
15 to 19 minutes 14.4% 12.4% 12.5% 
20 to 24 minutes 16.9% 10.6% 13.1% 
25 to 29 minutes 7.1% 5.3% 6.2% 
30 to 34 minutes 9.5% 10.5% 13.3% 
35 to 44 minutes 5.3% 7.0% 7.9% 
45 to 59 minutes 6.0% 8.7% 9.9% 
60 or more minutes 18.1% 20.7% 15.8% 
Mean travel time to work (minutes) 32.4 34.3 31.7 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0801 

Table 18, Vehicles Available, shows that the largest group comprising 51.8% of all workers 16 years old 
and over in Colts Neck had access to 3 or more vehicles which is higher than both the County (38.3%) and 
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the State (31.3%), followed by 38.4% of Township workers who had access to 2 vehicles compared to the 
42.5%of workers in the County and 40.0% in the State. Only 1.6% of workers in Colts Neck did not have a 
vehicle available, compared to 3.0% in the County and 6.4% in the State. 

Table 18: Vehicles Available (to workers 16 years old and over) for Colts Neck Township, Monmouth 
County and New Jersey, 2018 

Vehicles Available Colts Neck Township Monmouth County New Jersey 
Workers 16 years and over 4,675 308,854 4,284,686 
No vehicle available 1.6% 3.0% 6.4% 
1 vehicle available 8.2% 16.2% 22.3% 
2 vehicles available 38.4% 42.5% 40.0% 
3 or more vehicles available 51.8% 38.3% 31.3% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0801 
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ANALYSIS OF EXISTING HOUSING STOCK 
According to the 5-year American Community Survey, Colts Neck Township had approximately 3,449 
housing units during 2014-2018, of which 3,262, or 94.6%, were occupied. Of the occupied housing units, 
91.0% were owner-occupied and 9.0% were renter-occupied, indicating a higher rate of ownership in the 
Township. Colts Neck Township had a higher percentage of owner-occupied units (86.1%) than both 
Monmouth County (59.8%) and New Jersey (57.0%). Residential vacancy in Township was lower than the 
County and the State for both home-owner and rental housing units. Only 5.4% of all housing units in the 
Township were vacant compared to 9.5% in the County and 10.9% in the State. Among the vacant units, 
most were for seasonal, recreational or occasional use. 

Table 19: Comparison of Unit Occupancy Status for Colts Neck Township, Monmouth County and New 
Jersey, 2018 

Unit Occupancy Status 
Colts Neck Township Monmouth County New Jersey 
Estimate  Percent   Estimate    Percent    Estimate   Percent   

Occupied housing units 3,262 94.6% 261,139 90.5% 3,213,362 89.1% 
Owner-occupied 2,969 86.1% 172,322 59.8% 2,054,413 57.0% 
Owner-occupied as percent of 
total occupied units 91.0% 66.0% 63.9% 

Renter-occupied 293 8.5% 61,552 21.3% 1,158,949 32.1% 
Renter-occupied as percent of 
total occupied units 9.0% 23.6% 36.1% 

Vacant housing units 187 5.4% 27,265 9.5% 392,039 10.9% 
For rent 4 0.1% 2,547 0.9% 63,742 1.8% 
Rented, not occupied 0 0.0% 549 0.2% 11,040 0.3% 
For sale only 33 1.0% 2,499 0.9% 35,674 1.0% 
Sold, not occupied 32 0.9% 1,529 0.5% 14,553 0.4% 
For seasonal, recreational, or 
occasional use 40 1.2% 12,612 4.4% 135,527 3.8% 

For migrant workers 0 0.0% 0 0.0% 231 0.0% 
All other vacants 78 2.3% 7,529 2.6% 131,272 3.6% 

Total Housing Units 3,449 100.0% 288,404 100.0% 3,605,401 100.0% 
Home-owner vacancy rate 1.1 1.4 1.7 
Rental vacancy rate 1.3 3.9 5.2 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables DP04 and B25004 

The housing stock in Colts Neck Township consisted predominantly of single-family detached (92.7%, 
which were mostly owner-occupied) and 3-or-4-unit structures (3.2%, which were also mostly owner-
occupied), or 95.7% of all occupied units combined. The next most-common housing types were single-
family attached units (1.7% of the occupied units), 2-unit structures (1.3%) and 50 or more- unit structures 
(0.7%). There were no 20-to-49-unit structures, mobile homes, boats, RVs, vans, etc. used as housing units 
in the Township. 
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Comparison between the occupied housing units in Colts Neck Township, Monmouth County and New 
Jersey in Table 21 shows that both the County (67.3%) and the State (54.6%) had a lower percentage of 
single-family detached structures than the Township (92.7%). However, Colts Neck had a lower prevalence 
of units in structures with 3 or more units (4.4%) than both the County (20.5%) and the State (26.5%).  

Table 20: Units in Structure by Tenure for Occupied Units for Colts Neck Township, 2018 

Units in Structure 
Total Occupied Units Owner-Occupied Renter-Occupied 
Estimate  Percent   Estimate Percent   Estimate  Percent   

1, detached 3,023 92.7% 2,841 87.1% 182 5.6% 
1, attached 56 1.7% 25 0.8% 31 1.0% 
2 41 1.3% 12 0.4% 29 0.9% 
3 or 4 103 3.2% 80 2.5% 23 0.7% 
5 to 9 4 0.1% 0 0.0% 4 0.1% 
10 to 19 11 0.3% 11 0.3% 0 0.0% 
20 to 49 0 0.0% 0 0.0% 0 0.0% 
50 or more 24 0.7% 0 0.0% 24 0.7% 
Mobile home 0 0.0% 0 0.0% 0 0.0% 
Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0% 
Total Occupied Units 3,262 100.0% 2,969 91.0% 293 9.0% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25032 

Table 21: Comparison of Units in Structure for Occupied Units for Colts Neck Township, Monmouth 
County and New Jersey, 2018 

Units in Structure 
Colts Neck Township Monmouth County New Jersey 
Estimate  Percent    Estimate   Percent    Estimate   Percent   

1, detached 3,023 92.7% 157,460 67.3% 1,754,953 54.6% 
1, attached 56 1.7% 18,853 8.1% 289,235 9.0% 
2 41 1.3% 7,511 3.2% 290,743 9.0% 
3 or 4 103 3.2% 7,772 3.3% 199,314 6.2% 
5 to 9 4 0.1% 9,864 4.2% 153,429 4.8% 
10 to 19 11 0.3% 10,143 4.3% 158,413 4.9% 
20 to 49 0 0.0% 5,806 2.5% 125,200 3.9% 
50 or more 24 0.7% 14,291 6.1% 214,207 6.7% 
Mobile home 0 0.0% 2,126 0.9% 27,268 0.8% 
Boat, RV, van, etc. 0 0.0% 48 0.0% 600 0.0% 
Total Occupied Units 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25032 

Table 22, Year Structure Built by Tenure for Occupied Housing Units, illustrates the age of Township’s 
housing stock. Colts Neck has a relatively younger housing stock, with nearly two-thirds (66.2%) of the 
occupied housing units constructed since 1970 (approximately the last 50 years). However, only 2.2% of 
the total occupied housing stock in Colts Neck had been constructed since 2010, which is lower than the 
County (2.8%) and the State (2.5%) as shown in Table 23: Comparison of Construction for Occupied 
Housing Units in Colts Neck Township, Monmouth County and New Jersey, 2018. Colts Neck Township 
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had only 13.0% of occupied housing units built 1959 or earlier, which is lower than the County (30.9%) 
and the State (40.5%).  

Table 22: Year Structure Built by Tenure for Occupied Housing Units, Colts Neck Township, 2018 

Year Built 
Total Occupied Units Owner-Occupied Units Renter-Occupied Units 

Estimate  Percent   Estimate  Percent   Estimate  Percent   
Built 2014 or later 0 0.0% 0 0.0% 0 0.0% 
Built 2010 to 2013 71 2.2% 71 2.2% 0 0.0% 
Built 2000 to 2009 351 10.8% 317 9.7% 34 1.0% 
Built 1990 to 1999 738 22.6% 668 20.5% 70 2.1% 
Built 1980 to 1989 390 12.0% 347 10.6% 43 1.3% 
Built 1970 to 1979 610 18.7% 580 17.8% 30 0.9% 
Built 1960 to 1969 678 20.8% 636 19.5% 42 1.3% 
Built 1950 to 1959 201 6.2% 192 5.9% 9 0.3% 
Built 1940 to 1949 56 1.7% 48 1.5% 8 0.2% 
Built 1939 or earlier 167 5.1% 110 3.4% 57 1.7% 
Total Occupied Units 3,262 100.0% 2,969 91.0% 293 9.0% 
Built 1959 or earlier 424 13.0% 350 10.7% 74 2.3% 
Built since 2010 71 2.2% 71 2.2% 0 0.0% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25036 

Table 23: Comparison of Year of Construction for Occupied Housing Units in Colts Neck Township, 
Monmouth County and New Jersey, 2018 

Year Built 
Colts Neck Township Monmouth County New Jersey 

Estimate  Percent    Estimate    Percent    Estimate    Percent   
Built 2014 or later 0 0.0% 2,275 1.0% 28,644 0.9% 
Built 2010 to 2013 71 2.2% 4,231 1.8% 52,093 1.6% 
Built 2000 to 2009 351 10.8% 22,624 9.7% 289,142 9.0% 
Built 1990 to 1999 738 22.6% 29,377 12.6% 317,184 9.9% 
Built 1980 to 1989 390 12.0% 36,049 15.4% 378,213 11.8% 
Built 1970 to 1979 610 18.7% 32,451 13.9% 407,851 12.7% 
Built 1960 to 1969 678 20.8% 34,517 14.8% 439,286 13.7% 
Built 1950 to 1959 201 6.2% 31,757 13.6% 487,071 15.2% 
Built 1940 to 1949 56 1.7% 10,197 4.4% 234,800 7.3% 
Built 1939 or earlier 167 5.1% 30,396 13.0% 579,078 18.0% 
Total Occupied Units 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 
Built 1959 or earlier 424 13.0% 72,350 30.9% 1,300,949 40.5% 
Built since 2010 71 2.2% 6,506 2.8% 80,737 2.5% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25034 

The number of bedrooms in the housing stock help describe the variety of housing types within the 
Township. Table 24, Number of Bedrooms per Unit by Tenure for Occupied Housing Units for Colts Neck 
Township, 2018, shows that 4-bedroom (43.9%) and 5-bedroom (27.2%) units were the most common 
types, followed by 3-bedroom units (20.8%). The 4-bedroom units were the most common owner-
occupied unit type and the 3- and 4-bedroom units were the most common renter-occupied type.  
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Table 24: Number of Bedrooms per Unit by Tenure for Occupied Housing Units for Colts Neck 
Township, 2018 

Number of Bedrooms 
Total Occupied Units Owner-Occupied Renter-Occupied 

Estimate  Percent    Estimate    Percent    Estimate    Percent   
No bedroom 24 0.7% 0 0.0% 24 0.7% 
1 bedroom 29 0.9% 25 0.8% 4 0.1% 
2 bedrooms 210 6.4% 140 4.3% 70 2.1% 
3 bedrooms 680 20.8% 590 18.1% 90 2.8% 
4 bedrooms 1,433 43.9% 1,342 41.1% 91 2.8% 
5 or more bedrooms 886 27.2% 872 26.7% 14 0.4% 
Total Occupied Units 3,262 100.0% 2,969 91.0% 293 9.0% 
2-bedroom or smaller 263 8.1% 165 5.1% 98 3.0% 
4-bedroon or larger 2,319 71.1% 2,214 67.9% 105 3.2% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25042 

As shown in Table 25, 3-bedroom units are the most common in Monmouth County (29.6%) and New 
Jersey (33.0%), with a higher proportion of occupied units than the Township (20.8%). The biggest 
difference, however, is in the proportion of smaller and larger housing units. Colts Neck had 71.1% of the 
occupied units being 4-bedroom or more, as compared to the County (35.6%) and the State (25.5%). Colts 
Neck had a lower percentage of occupied units with 2-bedrooms or less (8.1%) compared to the County 
(34.8%) and the State (41.6%). 

Table 25: Comparison of Occupied Housing Units by Number of Bedrooms in Colts Neck Township, 
Monmouth County and New Jersey, 2018 

Number of Bedrooms Colts Neck Township Monmouth County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

No bedroom 24 0.7% 3,983 1.7% 76,253 2.4% 
1 bedroom 29 0.9% 28,353 12.1% 444,677 13.8% 
2 bedrooms 210 6.4% 49,129 21.0% 814,628 25.4% 
3 bedrooms 680 20.8% 69,210 29.6% 1,059,503 33.0% 
4 bedrooms 1,433 43.9% 62,992 26.9% 639,960 19.9% 
5 or more bedrooms 886 27.2% 20,207 8.6% 178,341 5.5% 
Total Occupied Units 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 
2-bedroom or less 263 8.1% 81,465 34.8% 1,335,558 41.6% 
4-bedroon or more 2,319 71.1% 83,199 35.6% 818,301 25.5% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25042 

The presence of housing units with deficient plumbing and kitchens is an indicator of housing quality and 
need for potential rehabilitation. Similarly, overcrowded conditions may indicate a need for more 
affordable and/or larger housing units.  
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The majority of occupied units used utility gas (84.7%), higher than the County (81.4%) and the State 
(75.0%). There were no housing units in Township that used coke or coal, solar energy or no fuel as the 
house heating fuel. 

Colts Neck had no occupied units deemed overcrowded because they were occupied by more than one 
person per room, compared to 1.5% in the County and 3.1% in the State. Colts Neck also had a lower 
percentage of occupied units (1.9%) lacking at least one facility, out of complete kitchen, complete 
plumbing and telephone service, compared to the County (2.1%) and the State (2.7%). 

Table 26: Comparison of Housing Quality Indicators for Occupied Housing Units in Colts Neck 
Township, Monmouth County and New Jersey, 2018 

House Heating Fuel 
Colts Neck Township Monmouth County New Jersey 

Estimate Percent   Estimate   Percent   Estimate   Percent   
Utility gas  2,763 84.7% 190,422 81.4% 2,411,472 75.0% 
Bottled, tank, or LP gas  0 0.0% 2,366 1.0% 63,138 2.0% 
Electricity 231 7.1% 27,738 11.9% 408,397 12.7% 
Fuel oil, kerosene, etc.  238 7.3% 11,274 4.8% 284,056 8.8% 
Coal or coke  0 0.0% 54 0.0% 1,322 0.0% 
Wood  15 0.5% 531 0.2% 13,422 0.4% 
Solar energy  0 0.0% 99 0.0% 3,100 0.1% 
Other fuel  15 0.5% 649 0.3% 13,453 0.4% 
No fuel used  0 0.0% 741 0.3% 15,002 0.5% 
Total Occupied Units 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 
Occupants per Room Estimate  Percent    Estimate    Percent    Estimate    Percent   
1.00 or less 3,262 100.0% 230,398 98.5% 3,112,367 96.9% 
1.01 to 1.50 0 0.0% 2,508 1.1% 67,606 2.1% 
.51 or more 0 0.0% 968 0.4% 33,389 1.0% 
Overcrowded Occupied Units 0 0.0% 3,476 1.5% 100,995 3.1% 
Facilities Estimate  Percent    Estimate    Percent    Estimate    Percent   
Lacking complete plumbing 
facilities  10 0.3% 525 0.2% 8,925 0.3% 

Lacking complete kitchen facilities  34 1.0% 1,891 0.8% 24,392 0.8% 
No telephone service available 17 0.5% 2,443 1.0% 55,006 1.7% 
Occupied Units Lacking atleast 
One Facility 61 1.9% 4,859 2.1% 88,323 2.7% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 
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ANALYSIS OF HOUSING AFFORDABILITY 

Housing affordability is dependent on several factors including the availability of adequate and 
appropriate housing units in addition to cost, convenience and stability of the neighborhood. Some of the 
data from the 2014-2018 5-year ACS may be used to interpret these factors. For example, the adequacy 
and appropriateness may be estimated by comparing household and family size with available housing 
types, unit sizes, and the potential for overcrowding, as well as the comparing the types/sizes of units that 
are occupied vs. vacant indicating the demand for each type/size of unit. 

In Colts Neck, 94.6% of all available housing units were occupied with only 5.4% vacant. As shown in Table 
27, the most common types of occupied housing were in 5-to-9-unit structures (100% occupied), 10-to-
19-unit structures (100% occupied) and 20-or-more-unit structures (100% occupied). The most common 
types of vacant housing were those in 2-unit structures (29.3% of all 2-unit structures) and 3-or-4-unit 
structures (14.9% of all 3-or4-unit structures).  

Table 27: Units in Structure by Tenure for All Housing Units for Colts Neck Township, 2018 

Units in Structure 
Total Housing Units Vacant Units Occupied Units 

Estimate  Percent   Estimate Percent 
of Type 

 Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

1, detached 3,171 91.9% 148 4.7% 4.3% 3,023 95.3% 87.6% 
1, attached 60 1.7% 4 6.7% 0.1% 56 93.3% 1.6% 
2 58 1.7% 17 29.3% 0.5% 41 70.7% 1.2% 
3 or 4 121 3.5% 18 14.9% 0.5% 103 85.1% 3.0% 
5 to 9 4 0.1% 0 0.0% 0.0% 4 100.0% 0.1% 
10 to 19 11 0.3% 0 0.0% 0.0% 11 100.0% 0.3% 
20 or more 24 0.7% 0 0.0% 0.0% 24 100.0% 0.7% 
Mobile home 0 0.0% 0 0.0% 0.0% 0 0.0% 0.0% 
Boat, RV, van, etc. 0 0.0% 0 0.0% 0.0% 0 0.0% 0.0% 
Total Housing Units 3,449 100.0% 187   5.4% 3,262   94.6% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables DP04 and B25032 

As shown in Table 28 below, the most common size of vacant units in Colts Neck were units with no 
bedrooms (27.3% of all no bedroom units), 3-bedroom units (6.7% of all 3-bedroom units), and 4-bedroom 
units (5.8% of all 4-bedroom units). In the context of the total housing units available, 44.1% of units are 
4-bedroom and 26.9% are 5-bedroom units. The most common occupied units were those with 2-
bedrooms (100% occupied) and 1 bedroom (100% occupied), which may be partly due to the relative lack 
of these units (only about 7% of all housing units have 1 or 2 bedroom). Other unit sizes with high 
occupancy include 4-bedroom units (94.2% occupied) and 5 or more-bedroom units (95.6% occupied). 
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Table 28: Number of Bedrooms per Unit for All Housing Units for Colts Neck Township, 2018 

Number of Bedrooms 
Total Housing Units Vacant Units Occupied Units 

Estimate Percent   Estimate Percent 
of Type 

Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

No bedroom 33 1.0% 9 27.3% 0.3% 24 72.7% 0.7% 
1 bedroom 29 0.8% 0 0.0% 0.0% 29 100.0% 0.8% 
2 bedrooms 210 6.1% 0 0.0% 0.0% 210 100.0% 6.1% 
3 bedrooms 729 21.1% 49 6.7% 1.4% 680 93.3% 19.7% 
4 bedrooms 1521 44.1% 88 5.8% 2.6% 1,433 94.2% 41.5% 
5 or more bedrooms 927 26.9% 41 4.4% 1.2% 886 95.6% 25.7% 
Total Housing Units 3,449 100.0% 187   5.4% 3,262   94.6% 
2-bedroom or smaller 272 7.9% 9 27.3% 0.3% 263 272.7% 7.6% 
4-bedroon or larger 2,448 71.0% 129 5.3% 3.7% 2,319 94.7% 67.2% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables DP04 and B25042 

As shown in Table 29, none of the 422 units built 2000 or later were vacant, compared to 7.0% of units 
built 1959 or earlier. There was 100% occupancy in units built in the years prior to 1940 and those built 
since 2000. This could be due to the type of housing produced during those decades, their physical 
condition or the location, and/or the applicable tenure (owned or rental). 

Table 29: Year Structure Built for All Housing Units, Colts Neck Township, 2018 

Year Built 
Total Housing Units Vacant Units Occupied Units 

Estimate  Percent   Estimate Percent 
of Type 

Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

Built 2014 or later 0 0.0% 0 0.0% 0.0% 0 0.0% 0.0% 
Built 2010 to 2013 71 2.1% 0 0.0% 0.0% 71 100.0% 2.1% 
Built 2000 to 2009 351 10.2% 0 0.0% 0.0% 351 100.0% 10.2% 
Built 1990 to 1999 754 21.9% 16 2.1% 0.5% 738 97.9% 21.4% 
Built 1980 to 1989 399 11.6% 9 2.3% 0.3% 390 97.7% 11.3% 
Built 1970 to 1979 672 19.5% 62 9.2% 1.8% 610 90.8% 17.7% 
Built 1960 to 1969 746 21.6% 68 9.1% 2.0% 678 90.9% 19.7% 
Built 1950 to 1959 233 6.8% 32 13.7% 0.9% 201 86.3% 5.8% 
Built 1940 to 1949 56 1.6% 0 0.0% 0.0% 56 100.0% 1.6% 
Built 1939 or earlier 167 4.8% 0 0.0% 0.0% 167 100.0% 4.8% 
Total Housing Units 3,449 100.0% 187   5.4% 3,262   94.6% 
Built 1959 or earlier 456 13.2% 32 7.0% 0.9% 424 93.0% 12.3% 
Built since 2000 422 12.2% 0 0.0% 0.0% 422 100.0% 12.2% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 and B25036 

Longevity of tenure reflected in higher number of households that have moved in older time frames may 
indicate the presence of long-term residents in stable residential neighborhoods and/or the lack of socio-
economic mobility. The largest group of households in Colts Neck last moved in 2000 to 2009 (31.2%) 
followed by those in 2010 to 2014 (22.7%). A majority, nearly 70%, of the households in Colts Neck moved 
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prior to 2000 indicating longer-term residents and possibly stable residential areas, with 16.2% of the 
households having lived in their present units since 1990 and before. 

Table 30: Comparison of Year Householder Moved into the Housing Unit for Colts Neck Township, 
Monmouth County and New Jersey, 2018 

Year Householder Moved into 
the Unit 

Colts Neck Township Monmouth County New Jersey 
Estimate Percent Estimate Percent Estimate Percent 

Moved in 2017 or later 71 2.2% 7,484 3.2% 117,923 3.7% 
Moved in 2015 to 2016 201 6.2% 21,200 9.1% 320,767 10.0% 
Moved in 2010 to 2014 740 22.7% 56,097 24.0% 834,074 26.0% 
Moved in 2000 to 2009 1,018 31.2% 67,791 29.0% 926,895 28.8% 
Moved in 1990 to 1999 704 21.6% 42,075 18.0% 491,426 15.3% 
Moved in 1989 and earlier 528 16.2% 39,227 16.8% 522,277 16.3% 
Occupied housing units 3,262 100.0% 233,874 100.0% 3,213,362 100.0% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 

Table 31, Value for All Owner-Occupied Housing Units shows that the median value of owner-occupied 
housing for the period 2014-2018 in Colts Neck Township was much higher than the County and the State. 
92.8% of all owner-occupied housing was valued at more than $300,000 as compared to 73.5% in the 
County and 55.8% in the State. 82.5% of Township’s housing units were valued at or more than $500,000, 
compared to 34.3% of units in Monmouth County and 22.4% of units in the State.   

Table 31: Comparison of Value for Owner-Occupied Housing Units for Colts Neck Township, Monmouth 
County and New Jersey, 2018 

Value Range of Units 
Colts Neck Township Monmouth County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

Less than $50,000  19 0.6% 3,319 1.9% 54,687 2.7% 
$50,000-$99,999  39 1.3% 2,279 1.3% 61,200 3.0% 
$100,000-$149,999  102 3.4% 4,221 2.4% 118,727 5.8% 
$150,000-$199,999  54 1.8% 7,031 4.1% 202,556 9.9% 
$200,000 to $299,999  0 0.0% 28,884 16.8% 471,085 22.9% 
$300,000 to $499,999  307 10.3% 67,448 39.1% 684,977 33.3% 
$500,000 +  2,448 82.5% 59,140 34.3% 461,181 22.4% 
Total  2,969 100.0% 172,322 100.0% 2,054,413 100.0% 
Median value  $763,200 $408,400 $327,900 
Value more than $300,00 2,755 92.8% 126,588 73.5% 1,146,158 55.8% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables B25075 and B25077 

The average sales price of housing units in 2019 for Colts Neck Township was lower than the median value 
of owner-occupied units, but sales price was higher than the median value for the County. The average 
sales price in Township in 2019 was $757,405 (within the most common $500,000+ value range of 82.5% 
of all owner-occupied), and was based on the sale of 39 units. In the last 10 years, the highest average 
prices were recorded in 2012, 2015, and 2018 and lowest average prices in 2014, 2016 and 2019. Highest 
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number of sales in the recent years was recorded in 2014-2015 period for Colts Neck Township with 188 
and 110 sales respectively (compared to 39 sales in 2019). 

Table 32: 20-Year Comparison of Average Residential Sales Price for Colts Neck Township and 
Monmouth County, 2000-2019 

Year 
Colts Neck Township Monmouth County 

Number of Sales Average Sale Price Number of Sales Average Sale Price 
2000 146 $478,671 10,302 $220,637 
2001 118 $496,381 8,928 $247,142 
2002 107 $689,866 8,257 $278,667 
2003 143 $721,753 9,532 $323,873 
2004 166 $742,926 10,125 $370,313 
2005 126 $926,071 9,873 $418,689 
2006 137 $931,351 10,265 $470,618 
2007 94 $926,244 6,097 $490,237 
2008 84 $981,073 5,712 $481,823 
2009 64 $863,406 3,472 $478,138 
2010 26 $857,181 3,786 $456,508 
2011 74 $847,135 3,671 $480,544 
2012 76 $927,677 4,115 $476,317 
2013 79 $810,983 4,839 $450,346 
2014 118 $794,677 5,747 $460,278 
2015 110 $904,704 6,146 $478,821 
2016 32 $789,933 3,029 $483,506 
2017 53 $818,584 3,679 $495,743 
2018 38 $915,091 3,813 $533,873 
2019 39 $757,405 3,558 $599,853 

Data Source: NJ Division of Taxation 

Housing is generally considered to be affordable if the amount of rent, mortgage, and other essential costs 
consume 28% or less of the income of a homeowner, or 30% or less of the income of a renter. Low-income 
households are defined as those with incomes no greater than 50% of the median household income, 
adjusted for household size, of the housing region in which the municipality is located, and moderate-
income households are those with incomes no greater than 80% and no less than 50% of the median 
household income, adjusted for household size, of the housing region. For Colts Neck Township, the 
housing region is defined as Region 4 and is comprised of Mercer, Monmouth and Ocean Counties.  

Table 33, Tenure by Housing Costs as a Percentage of Household Income in the Past 12 Months, shows 
the extent that all Colts Neck households (both owner- and renter-occupied) spend more than 30% of 
their income on housing. Of the Township’s 3,262 occupied housing units, 35.9% or 1,170 units are either 
owned or rented by occupants that spend more than 30% of their household income on housing costs.  
34.6% of all homeowners and 49.1% of renters spend more than 30% of their household income on 
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housing. Less than of all households (46.1% of all occupied housing units, 47.5% of all homeowners and 
31.7% of all renters) spent less than 20% of their income on housing.  

Table 33: Tenure by Housing Costs as a Percentage of Household Income in the Past 12 Months for 
Colts Neck Township, 2018 

Household Income Range Number of Households 
Percentage of Household Income 

<20% 20-29%    30%+ 
Owner-Occupied Units 2,969 1,411 502 1,026 
% of Total Occupied Units 91.0% 43.3% 15.4% 31.5% 
% of Owner-Occupied Units 100.0% 47.5% 16.9% 34.6% 
    Less than $20,000: 112 0 0 112 
    $20,000 to $34,999: 124 0 10 114 
    $35,000 to $49,999: 144 0 16 128 
    $50,000 to $74,999: 212 67 38 107 
    $75,000 or more: 2,347 1,344 438 565 
    Zero or negative income 30       
Renter-occupied units 293 93 38 144 
% of Total Occupied Units 9.0% 2.9% 1.2% 4.4% 
% of Renter-Occupied Units 100.0% 31.7% 13.0% 49.1% 
    Less than $20,000: 52 0 0 52 
    $20,000 to $34,999: 9 0 0 9 
    $35,000 to $49,999: 66 11 10 45 
    $50,000 to $74,999: 41 9 0 32 
    $75,000 or more: 107 73 28 6 
    Zero or negative income 0       
    No cash rent 18       
Total Occupied Units 3,262 1,504 540 1,170 
% of Total Occupied Units 100.0% 46.1% 16.6% 35.9% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25106 

Colts Neck Township had a higher percentage of owner-occupied housing with a mortgage (69.1%) than 
both the County (68.8%) and the State (67.4%), and a lower percentage of households without a mortgage 
(30.9%) than the County (31.2%) and the State (32.6%).  

For households in units with a mortgage, a higher percentage of homeowners in Colts Neck spent 30% or 
more on owner costs (41.4%) compared to the County (35.9%) or the State (36.8%). A lower percentage 
of households in units without a mortgage in Colts Neck (20.6%) had costs more than 30% of household 
income compared to the County (24.4%) and the State (25.7%). 

Table 34: Comparison of Selected Monthly Owner Costs as a Percentage of Household Income for Colts 
Neck Township, Monmouth County and New Jersey, 2018 

Percent Monthly Owner Costs 
Colts Neck Township Monmouth County New Jersey 

Estimate  Percent   Estimate Percent   Estimate Percent   
Total owned housing units 2,969 100.0% 172,322 100.0% 2,054,413 100.0% 
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Percent Monthly Owner Costs 
Colts Neck Township Monmouth County New Jersey 

Estimate  Percent   Estimate Percent   Estimate Percent   
Housing units with a mortgage 2,052 69.1% 118,492 68.8% 1,383,992 67.4% 
Housing unit without a mortgage 917 30.9% 53,830 31.2% 670,421 32.6% 

Housing units with a mortgage ** 2,022 100.0% 117,970 100.0% 1,378,230 100.0% 
Less than 20.0 percent 747 36.9% 41,897 35.5% 471,840 34.2% 
20.0 to 24.9 percent 279 13.8% 18,817 16.0% 228,188 16.6% 
25.0 to 29.9 percent 159 7.9% 14,860 12.6% 170,651 12.4% 
30.0 to 34.9 percent 194 9.6% 9,967 8.4% 119,695 8.7% 
35.0 percent or more 643 31.8% 32,429 27.5% 387,856 28.1% 

Not computed 30 522 5,762 
Housing unit without a mortgage ** 917 100.0% 53,296 100.0% 663,920 100.0% 

Less than 10.0 percent 404 44.1% 14,965 28.1% 167,667 25.3% 
10.0 to 14.9 percent 157 17.1% 10,490 19.7% 131,151 19.8% 
15.0 to 19.9 percent 103 11.2% 6,759 12.7% 89,209 13.4% 
20.0 to 24.9 percent 41 4.5% 4,826 9.1% 61,267 9.2% 
25.0 to 29.9 percent 23 2.5% 3,255 6.1% 43,702 6.6% 
30.0 to 34.9 percent 60 6.5% 2,270 4.3% 32,322 4.9% 
35.0 percent or more 129 14.1% 10,731 20.1% 138,602 20.9% 

Not computed 0 534 6,501 
**Excluding units where SMOCAPI cannot be computed 
Data Source: U.S. Census Bureau, 2014*2018 5-Year American Community Survey Table DP04 

For the period 2014-2018, the median gross rent in Colts Neck was $1,551, compared to the Monmouth 
County median gross rent of $1,372 and the State median of $1,295.  

Gross rent is defined by the American Community Survey as the contract rent plus the estimated average 
monthly cost of utilities (electricity, gas, and water and sewer) and fuels (oil, coal, kerosene, wood, etc.) 
if these are paid for by the renter (or paid for the renter by someone else).  

Colts Neck had no units with monthly rents under $500, and 67 units, or 24.4%, with rents between $500 
and $999. There were 52 units (18.9% of occupied rental units) with rents $3,000 or more in Colts Neck, 
compared to 2.8% occupied renter units in the County and 2.6% in the State.  

The largest group of renter-occupied units in Colts Neck (48.0%) paid between $500 and $1,499 per month 
in gross rent, similar to the trend in the County (51.1%) and the State (57.6%). 

Table 35: Comparison of Gross Rent for Renter-Occupied Housing Units for Colts Neck Township, 
Monmouth County and New Jersey, 2018 

Gross Rent 
Colts Neck Township Monmouth County New Jersey 
Estimate  Percent   Estimate  Percent   Estimate  Percent   

Occupied units paying rent 275 100.0% 59,065 100.0% 1,121,152 100.0% 
      Less than $500 0 0.0% 4,304 7.3% 88,733 7.9% 
      $500 to $999 67 24.4% 8,306 14.1% 200,807 17.9% 
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Gross Rent 
Colts Neck Township Monmouth County New Jersey 
Estimate  Percent   Estimate  Percent   Estimate  Percent   

      $1,000 to $1,499 65 23.6% 21,893 37.1% 445,226 39.7% 
      $1,500 to $1,999 54 19.6% 12,946 21.9% 231,700 20.7% 
      $2,000 to $2,499 18 6.5% 7,598 12.9% 88,979 7.9% 
      $2,500 to $2,999 19 6.9% 2,372 4.0% 36,268 3.2% 
      $3,000 or more 52 18.9% 1,646 2.8% 29,439 2.6% 
No rent paid 18 2,487 37,797 
Median Gross Rent   $1,551 $1,372 $1,295 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 

As shown in Tables 36 and 37, 49.1% of households in Colts Neck were paying rent more than 30% of the 
household income towards monthly rent, with none of the renter households paying between 30 and 35% 
and 49.1% of renter households paying more than 35% of their household income in rent. As shown in 
Table 37, excluding units where rental information was not computed, 52.4% Colts Neck renters pay more 
than 30% of household income in gross rent in comparison to 55.4% renter households in Monmouth 
County and 52.3% of renter households in New Jersey.  

Table 36: Household Income by Gross Rent as a Percentage of Household Income in the Past 12 
Months for Colts Neck Township, 2018 

Household Income 
Range 

Total 
Households 

Percentage of Household Income 
0 – 
19.99% 

20 – 
24.9% 

25 – 
29.9% 

30 – 
34.9% 35% + Not 

computed 30% + 

< $10,000 0 0 0 0 0 0 0 0 
$10,000 – 19,999 52 0 0 0 0 52 0 52 
$20,000 – 34,999 9 0 0 0 0 9 0 9 
$35,000 -- 49,999 66 11 10 0 0 45 0 45 
$50,000-- 74,999 41 9 0 0 0 32 0 32 
$75,000 -- 99,999 50 14 12 0 0 6 18 6 
$100,000 or more 75 59 11 5 0 0 0 0 
Total 293* 93 33 5 0 144 18 144 
Percent Total 100.0% 31.7% 11.3% 1.7% 0.0% 49.1% 6.1% 49.1% 

*  This total includes the “not computed” values from Table 37 below and may reflect discrepancies in percentages shown. 
Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25074 

Table 37: Comparison of Gross Rent as a Percentage of Household Income for Colts Neck Township, 
Monmouth County and New Jersey, 2018 

Percent Gross Rent Colts Neck Township Monmouth County New Jersey 
Estimate  Percent   Estimate Percent   Estimate  Percent   

Occupied units paying rent * 275 100.0% 57,887 100.0% 1,097,204 100.0% 
Less than 15.0 percent 71 25.8% 6,511 11.2% 130,483 11.9% 
15.0 to 19.9 percent 22 8.0% 5,943 10.3% 132,227 12.1% 
20.0 to 24.9 percent 33 12.0% 7,149 12.3% 135,268 12.3% 
25.0 to 29.9 percent 5 1.8% 6,236 10.8% 125,564 11.4% 
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Percent Gross Rent 
Colts Neck Township Monmouth County New Jersey 

Estimate  Percent   Estimate Percent   Estimate  Percent   
30.0 to 34.9 percent 0 0.0% 4,731 8.2% 100,323 9.1% 
35.0 percent or more 144 52.4% 27,317 47.2% 473,339 43.1% 

More than 30% 144 52.4% 32,048 55.4% 573,662 52.3% 
Not computed 18 3,665 61,745 

* Excluding units where GRAPI cannot be computed 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04  
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ANALYSIS OF CONSTRUCTION ACTIVITY AND TRENDS 

Colts Neck Township issued the highest number of new housing building permits in 2005 for 1- and 2-
family units compared to other years in the 15-year period studied. New housing units permitted in 1- and 
2-family structures accounted for all the permits issued, including during a significantly slow permitting 
period since 2009, with the exception of 2014, when annual permits issued were lower than the 15-year 
average. There have been no permits for new housing units in multifamily or mixed-use structures in Colts 
Neck. The 15-year average shows that Colts Neck permitted 8 units in 1- and 2-family structures annually, 
and an average of 6 units in 1- and 2-family structures in the last 10 years. 

Compared to Township, the County has a higher number of permits issued for new units in multifamily 
structures, while maintaining a relatively stable balance between new units in 1- and 2-family structures 
and multifamily structures. In the cumulative 15-year study period, 1- and 2-family units accounted for 
64.2% in Monmouth County, 35% of new multifamily units and 0.7% of new mixed-use housing units. 

Table 38: Comparison of Housing Units Authorized by Building Permits for New Construction for Colts 
Neck Township and Monmouth County, 2004-2018 and 15-year and 10-year total and averages 

Year 
Colts Neck Township Monmouth County 

Total  
 1&2 family Multifamily Mixed use 

Total  
 1&2 family Multifamily Mixed use 

Units Percent Units Percent Units Percent Units Percent Units Percent Units Percent 
2005 18 18 100.0% 0 0.0% 0 0.0% 2,536 1,844 72.7% 678 26.7% 14 0.6% 
2006 11 11 100.0% 0 0.0% 0 0.0% 1,980 1,316 66.5% 662 33.4% 2 0.1% 
2007 14 14 100.0% 0 0.0% 0 0.0% 1,918 1,006 52.5% 891 46.5% 21 1.1% 
2008 9 9 100.0% 0 0.0% 0 0.0% 1,159 769 66.4% 361 31.1% 29 2.5% 
2009 5 5 100.0% 0 0.0% 0 0.0% 880 648 73.6% 228 25.9% 4 0.5% 
2010 6 6 100.0% 0 0.0% 0 0.0% 791 603 76.2% 188 23.8% 0 0.0% 
2011 5 5 100.0% 0 0.0% 0 0.0% 791 628 79.4% 163 20.6% 0 0.0% 
2012 6 6 100.0% 0 0.0% 0 0.0% 964 654 67.8% 302 31.3% 8 0.8% 
2013 7 7 100.0% 0 0.0% 0 0.0% 1,405 1,178 83.8% 217 15.4% 10 0.7% 
2014 10 10 100.0% 0 0.0% 0 0.0% 1,335 980 73.4% 334 25.0% 21 1.6% 
2015 6 6 100.0% 0 0.0% 0 0.0% 1,146 807 70.4% 334 29.1% 5 0.4% 
2016 5 5 100.0% 0 0.0% 0 0.0% 1,869 826 44.2% 1,033 55.3% 10 0.5% 
2017 7 7 100.0% 0 0.0% 0 0.0% 1,702 898 52.8% 781 45.9% 23 1.4% 
2018 7 7 100.0% 0 0.0% 0 0.0% 1,783 842 47.2% 933 52.3% 8 0.4% 
2019 5 5 100.0% 0 0.0% 0 0.0% 1,153 755 65.5% 394 34.2% 4 0.3% 

15-YR 
TOTAL 121 121 100.0% 0 0.0% 0 0.0% 21,412 13,754 64.2% 7,499 35.0% 159 0.7% 
15-YR 
AVG. 8 8 100.0% 0 0.0% 0 0.0% 1,427 917 66.0% 500 33.2% 11 0.7% 
10-YR 
TOTAL 64 64 100.0% 0 0.0% 0 0.0% 12,939 8,171 63.2% 4,679 36.2% 89 0.7% 
10-YR 
AVG. 6 6 100.0% 0 0.0% 0 0.0% 1,294 817 66.1% 468 33.3% 9 0.6% 

Data Source:  New Jersey Department of Community Affairs 
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Colts Neck Township issued 4 certificates of occupancy (COs) in 2019, compared to 11 COs issued in 2018, 
all for units in 1- and 2-family structures. The Township had no COs issued in multifamily and mixed-use 
structures, reflecting the trend in new housing permits issued. In the period between 2010 and 2017, Colts 
Neck issued COs less than its 15-year average of 9 COs annually.  

In comparison, the County issued about two-thirds of its COs for units in 1- and 2-family structures and 
about one-third of the COs for units in multifamily structures. Housing units in mixed-use structures were 
issued a small percentage of the total COs in the County. The 15-year average shows that Colts Neck issued 
COs for about 9 units in 1- and 2-family structures and only 5 housing units certified for occupancy each 
year in the past 10 years. 

Table 39: Comparison of Housing Units Certified for Occupancy for Colts Neck Township and 
Monmouth County, 2004-2018 and 15-year and 10-year total and averages 

Year 
Colts Neck Township Monmouth County 

Total  
 1&2 family Multifamily Mixed use 

Total  
 1&2 family Multifamily Mixed use 

Units Percent Units Percent Units Percent Units Percent Units Percent Units Percent 
2005 29 29 100.0% 0 0.0% 0 0.0% 2,029 1,536 75.7% 484 23.9% 9 0.4% 
2006 10 10 100.0% 0 0.0% 0 0.0% 1,898 1,534 80.8% 355 18.7% 9 0.5% 
2007 10 10 100.0% 0 0.0% 0 0.0% 1,555 1,098 70.6% 451 29.0% 6 0.4% 
2008 14 14 100.0% 0 0.0% 0 0.0% 1,838 976 53.1% 851 46.3% 11 0.6% 
2009 14 14 100.0% 0 0.0% 0 0.0% 1,096 743 67.8% 349 31.8% 4 0.4% 
2010 5 5 100.0% 0 0.0% 0 0.0% 994 634 63.8% 357 35.9% 3 0.3% 
2011 5 5 100.0% 0 0.0% 0 0.0% 622 517 83.1% 105 16.9% 0 0.0% 
2012 4 4 100.0% 0 0.0% 0 0.0% 767 570 74.3% 195 25.4% 2 0.3% 
2013 4 4 100.0% 0 0.0% 0 0.0% 1,142 763 66.8% 373 32.7% 6 0.5% 
2014 2 2 100.0% 0 0.0% 0 0.0% 985 873 88.6% 108 11.0% 4 0.4% 
2015 7 7 100.0% 0 0.0% 0 0.0% 1,003 761 75.9% 225 22.4% 17 1.7% 
2016 6 6 100.0% 0 0.0% 0 0.0% 928 698 75.2% 224 24.1% 6 0.6% 
2017 5 5 100.0% 0 0.0% 0 0.0% 1,012 691 68.3% 313 30.9% 8 0.8% 
2018 11 11 100.0% 0 0.0% 0 0.0% 1,208 778 64.4% 421 34.9% 9 0.7% 
2019 4 4 100.0% 0 0.0% 0 0.0% 715 408 57.1% 300 42.0% 7 1.0% 

15-YR 
TOTAL 130 130 100.0% 0 0.0% 0 0.0% 17,792 12,580 70.7% 5,111 28.7% 101 0.6% 
15-YR 
AVG. 9 9 100.0% 0 0.0% 0 0.0% 1,186 839 71.0% 341 28.4% 7 0.6% 
10-YR 
TOTAL 53 53 100.0% 0 0.0% 0 0.0% 9,376 6,693 71.4% 2,621 28.0% 62 0.7% 
10-YR 
AVG. 5 5 100.0% 0 0.0% 0 0.0% 938 669 71.7% 262 27.6% 6 0.6% 

Data Source:  New Jersey Department of Community Affairs 

All of the housing units demolished in Colts Neck have been in 1- and 2-family structures. This trend is 
reflected in the higher percentage of demolitions in 1- and 2-family structures in Monmouth County. The 
County also has a much higher demolition rate in multifamily and mixed-use structures, which are absent 
in Colts Neck. The 15-year average shows that Colts Neck demolished a total of about 6 units in 1- and 2-
family each year, and an average of 4 units per year for the past 10 years from 2010 to 2019. 
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Table 40: Comparison of Housing Units Demolished in Colts Neck Township and Monmouth County, 
2004-2018 and 15-year and 10-year total and averages 

Year 
Colts Neck Township Monmouth County 

Total 
1&2 family Multifamily Mixed use 

Total 
1&2 family Multifamily Mixed use 

Units Percent Units Percent Units Percent Units Percent Units Percent Units Percent 
2005 11 11 100.0% 0 0.0% 0 0.0% 445 400 89.9% 9 2.0% 36 8.1% 
2006 11 11 100.0% 0 0.0% 0 0.0% 450 425 94.4% 13 2.9% 12 2.7% 
2007 6 6 100.0% 0 0.0% 0 0.0% 398 334 83.9% 29 7.3% 35 8.8% 
2008 10 10 100.0% 0 0.0% 0 0.0% 396 311 78.5% 69 17.4% 16 4.0% 
2009 5 5 100.0% 0 0.0% 0 0.0% 292 240 82.2% 37 12.7% 15 5.1% 
2010 3 3 100.0% 0 0.0% 0 0.0% 343 273 79.6% 66 19.2% 4 1.2% 
2011 4 4 100.0% 0 0.0% 0 0.0% 335 295 88.1% 33 9.9% 7 2.1% 
2012 4 4 100.0% 0 0.0% 0 0.0% 443 279 63.0% 144 32.5% 20 4.5% 
2013 3 3 100.0% 0 0.0% 0 0.0% 940 898 95.5% 20 2.1% 22 2.3% 
2014 3 3 100.0% 0 0.0% 0 0.0% 528 492 93.2% 14 2.7% 22 4.2% 
2015 2 2 100.0% 0 0.0% 0 0.0% 450 399 88.7% 49 10.9% 2 0.4% 
2016 9 9 100.0% 0 0.0% 0 0.0% 582 371 63.7% 205 35.2% 6 1.0% 
2017 10 10 100.0% 0 0.0% 0 0.0% 564 410 72.7% 150 26.6% 4 0.7% 
2018 3 3 100.0% 0 0.0% 0 0.0% 356 339 95.2% 16 4.5% 1 0.3% 
2019 3 3 100.0% 0 0.0% 0 0.0% 305 304 99.7% 0 0.0% 1 0.3% 
15-YR 

TOTAL 87 87 100.0% 0 0.0% 0 0.0% 6,827 5,770 84.5% 854 12.5% 203 3.0% 
15-YR 
AVG. 6 6 100.0% 0 0.0% 0 0.0% 455 385 84.6% 57 12.4% 14 3.0% 

10-YR 
TOTAL 44 44 100.0% 0 0.0% 0 0.0% 4,846 4,060 83.8% 697 14.4% 89 1.8% 
10-YR 
AVG. 4 4 100.0% 0 0.0% 0 0.0% 485 406 83.9% 70 14.4% 9 1.7% 

Data Source:  New Jersey Department of Community Affairs 

Colts Neck Township issued permits for 9,206 sft of total non-residential space annually as shown by the 
15-year average, of which over 90% was other non-residential space and about 10% was office space. 
There was no retail development within the Township in the past 15 years. In comparison, Monmouth 
County had a 15-year average of about 2.5 million sft per year, of which about 71% was other non-
residential, 18.5% was office space and 10.5% was retail space. 

 As defined by the NJ Department of Community Affairs, “other” non-residential development includes A-
1, A-2, A-3, A-4, A-5, multifamily / dormitories, hotel / motel, education, industrial, hazardous, 
institutional, storage, and signs, fences, utility & misc. For the purpose of this analysis, “signs, fences, 
utility & misc.” were not used since they do not represent the total development within the Township. 

Table 41: Comparison of Non-Residential Construction Permitted (in square feet) in Colts Neck 
Township and Monmouth County, 2000-2018 and 15-year and 10-year total and averages 



Housing Element and Fair Share Plan 
Colts Neck Township, Monmouth County, NJ 

 
 

 

 
 
Demographic, Employment and Housing Analysis  Page 33 
 

YEAR 
Colts Neck Township 

Total NonRes** Office Retail Other* 
Number SFT Number SFT Percent Number SFT Percent Number SFT Percent 

2005 35,052 7,400 21.1% 0 0.0% 27,652 78.9% 
2006 4,218 0 0.0% 0 0.0% 4,218 100.0% 
2007 32,765 9,953 30.4% 0 0.0% 22,812 69.6% 
2008 14,201 996 7.0% 0 0.0% 13,205 93.0% 
2009 1,631 0 0.0% 0 0.0% 1,631 100.0% 
2010 567 0 0.0% 0 0.0% 567 100.0% 
2011 9,415 0 0.0% 0 0.0% 9,415 100.0% 
2012 18,609 10,744 57.7% 0 0.0% 7,865 42.3% 
2013 5,158 0 0.0% 0 0.0% 5,158 100.0% 
2014 2,343 0 0.0% 0 0.0% 2,343 100.0% 
2015 2,696 0 0.0% 0 0.0% 2,696 100.0% 
2016 1,667 0 0.0% 0 0.0% 1,667 100.0% 
2017 410 0 0.0% 0 0.0% 410 100.0% 
2018 2,742 0 0.0% 0 0.0% 2,742 100.0% 
2019 6,619 0 0.0% 0 0.0% 6,619 100.0% 

15-YEAR TOTAL 138,093 29,093 21.1% 0 0.0% 109,000 78.9% 
15-YEAR AVG. 9,206 1,940 7.7% 0 0.0% 7,267 92.3% 
10-YEAR TOTAL 50,226 10,744 21.4% 0 0.0% 39,482 78.6% 
10-YEAR AVG. 5,023 1,074 21.4% 0 0.0% 3,948 94.2% 

 

YEAR 
Monmouth County 

Total NonRes** Office Retail Other* 
Number SFT Number SFT Percent Number SFT Percent Number SFT Percent 

2005 3,403,834 672,563 19.8% 531,289 15.6% 2,199,982 64.6% 
2006 4,701,669 937,008 19.9% 197,248 4.2% 3,567,413 75.9% 
2007 3,701,768 968,794 26.2% 400,940 10.8% 2,332,034 63.0% 
2008 1,985,290 318,481 16.0% 414,612 20.9% 1,252,197 63.1% 
2009 1,732,149 293,900 17.0% 61,926 3.6% 1,376,323 79.5% 
2010 1,519,039 343,680 22.6% 282,233 18.6% 893,126 58.8% 
2011 1,140,091 320,603 28.1% 104,300 9.1% 715,188 62.7% 
2012 1,618,402 249,063 15.4% 233,940 14.5% 1,135,399 70.2% 
2013 1,996,992 340,222 17.0% 177,855 8.9% 1,478,915 74.1% 
2014 1,608,864 282,481 17.6% 312,136 19.4% 1,014,247 63.0% 
2015 1,742,567 384,157 22.0% 160,413 9.2% 1,197,997 68.7% 
2016 3,519,714 547,984 15.6% 145,787 4.1% 2,825,943 80.3% 
2017 3,526,123 412,057 11.7% 110,882 3.1% 3,003,184 85.2% 
2018 3,478,590 414,509 11.9% 265,417 7.6% 2,798,664 80.5% 
2019 1,737,024 306,076 17.6% 115,411 6.6% 1,315,537 75.7% 

15-YEAR TOTAL 37,412,116 6,791,578 18.2% 3,514,389 9.4% 27,106,149 72.5% 
15-YEAR AVG. 2,494,141 452,772 18.5% 234,293 10.4% 1,807,077 71.1% 
10-YEAR TOTAL 21,887,406 3,600,832 16.5% 1,908,374 8.7% 16,378,200 74.8% 
10-YEAR AVG. 2,188,741 360,083 18.0% 190,837 10.1% 1,637,820 71.9% 

* “Other” does not include non-residential building permits issued for "signs, fences, utility and misc." 
** Total includes a limited number of uses and square feet permitted as indicated in the “Other” category 

Data Source:  New Jersey Department of Community Affairs  
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FORECASTS AND PROJECTIONS 

Colts Neck Township and Monmouth County are served by the North Jersey Transportation Planning 
Authority (NJTPO), one of New Jersey’s three metropolitan planning organizations. The NJTPA oversees 
more than $2 billion in transportation improvement projects within its region and provides a forum for 
interagency cooperation and public input. It also sponsors and conducts studies, assists County planning 
agencies and monitors compliance with national air quality goals.  

The NJTPA regularly publishes population and employment projections for its constituent municipalities 
and counties. Table 42, Long-Term Population, Household and Employment Projections 2015-2045, 
indicates a 0.3% annual increase in Colts Neck’s population and a 0.6% increase in Colts Neck’s households 
from 2015 to 2045, compared to 0.2% increase in population and 0.4% increase in households in 
Monmouth County. Employment is forecast to increase by 0.6% annually between 2015 and 2045 in Colts 
Neck and by 0.4% annually in Monmouth County. 

Table 42: Long-term Population, Household and Employment Forecasts, Colts Neck Township and 
Monmouth County, 2015-2045 

  Colts Neck Township Monmouth County 
Population  
2015 Population 10,185 631,442 
2045 Population 11,264 671,946 
Annualized % Population Change 2015-2045 0.3% 0.2% 
Households  
2015 Households 3,338 238,584 
2045 Households 3,992 265,293 
Annualized % Household Change 2015-2045 0.6% 0.4% 
Employment 
2015 Employment 2,917 265,560 
2045 Employment 3,540 295,002 
Annualized % Employment Change 2015-2045 0.6% 0.4% 

Data Source: North Jersey Transportation Planning Authority, Plan 2045: Connecting North Jersey, Appendix A Demographic Projections - Current 
NJTPA Board approved Municipal Forecasts November 13, 2017 

The Fair Housing Act requires that Housing Elements and Fair Share Plans include a 10-year projection of 
new housing units based on the number of building permits, development applications approved, and 
probable developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b).  

Annual building permits issued for new residential construction in Colts Neck during the years 2010 
through 2019 averaged about 6 units per year. If the 2010-2019 rate were to remain relatively constant, 
Colts Neck might see 60 new additional dwelling units by the end of the next ten-year period, or by the 
year 2029, specifically new housing units in 1- and 2-family units.  
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Table 43, New Housing Building Permits Issued and New Housing Projection, provides an estimate of 
anticipated residential growth based on the extrapolation of prior housing activity into the future. Factors 
such as the actual housing permits and demolitions, real estate business cycle and physical obstacles to 
development may result in a lower or higher actual number. 

Table 43: New Housing Building Permits Issued and New Housing Projection for Colts Neck Township, 
2018 

 Total Housing Units 1-& 2-family units Multifamily Units Mixed Use Units 
2010 3 3 0 0 
2011 4 4 0 0 
2012 4 4 0 0 
2013 3 3 0 0 
2014 3 3 0 0 
2015 2 2 0 0 
2016 9 9 0 0 
2017 10 10 0 0 
2018 3 3 0 0 
2019 3 3 0 0 

10-Year Average of 
Building Permits Issued 
for New Housing Units 

6.0 6.0 0.0 0.0 

10-Year Total Projection 
of New Housing Units 
(2019-2028) 

60 60 0 0 

Data Source:  New Jersey Department of Community Affairs 
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iv. Colts Neck further agrees as follows with regard to the effort to provide
water or sewer for the above-referenced sites:

1. The Township agrees to adopt resolutions endorsing the Inclusion
of the parcels that are the subject of a durational adjustment in the
appropriate sewer service area; to support and endorse, and If
necessary become a co-applicant on, any and all applications made
to Monmouth County, DEP, the M nasquan River Regional Sewer
Authority ("MRRSA"), any of MRRSA's constituent members, the
Ocean County Utilities Authority ("OCUA"), Ocean County and/or
any other body politic or utility authority necessary in order to
provide public sewer and water service to the parcels that are the
subject of a durational adjustment by tie-in to existing sewer
collection service through Freehold Township, Freehold Township
Public Works, Howell Wastewater Management Area and/or Wall
Township Sanitary Sewer Service (or in the case of the Area 1
Overlay Zoning, a closer available tie-in along Route 34 or another
location acceptable to both the developer and the Township) and
by tie-In to existing public potable water supply located in Freehold
Township (the "Proposed Connection Locations"); to adopt and
support resolutions related to the expansion of water franchise
areas; to endorse and join in any request made by any party with
an interest in the parcels that are the subject of a durational
adjustment to MRRSA or any of MRRSA's constituent members
regarding the procurement of a sewer allocation sufficient to service
the planned developments on the parcels; to endorse and join in 
any request made by any appropriate party to the Township of
Freehold In connection with the procurement of sewer and water
service from the Township of Freehold and/or Suez Water
Company so that public sewer and water service may be provided
to the parcels that are the subject of a durational adjustment by tie-
in to the Proposed Connection Locations; to join any appropriate
party as a plaintiff In any litigation necessary to procure public sewer
and/or water for the parcels that are the subject of a durational
adjustment by tie-In to the Proposed Connection Locations,
Including but not limited to any litigation against MRRSA, the ·
Township of Freehold, MRRSA's constituent members, the County
of Monmouth, the DEP, the County of Ocean, OCUA or any other
necessary party.

2. The Township shall cooperate with appropriate parties, and act In
good faith and with continuity of purpose to assist developers in
faclfltating the provision of public water and sewer to the parcels
that are the subject of a durational adjustment by tie-In to the
Proposed Connection Locations. Such cooperation shall Include,
but not be limited to, Introducing and recommending thirty (30) days
after a fairness hearing in this matter a resolution supporting
amendments sewer service areas and expansions of water
franchise areas, entering into agreements, and taking any other
reasonable steps necessary or required to help facilitate the
provision of public water and sewer to the parcels that are the
subject of a durational adjustment, placement within the appropriate
sewer service area, and Incorporation Into an approved Monmouth
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