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EEXECUTIVE SUMMARY 

The 2025 Borough of Upper Saddle River Housing Element and Fair Share Plan (HE&FSP) of the Master 
Plan is designed to address how the Borough will fulfil its affordable housing obligations. These 
obligations and the way they are addressed are derived from a variety of sources, including regulatory 
provisions from the Council on Affordable Housing (COAH), prior settlement agreements with Fair Share 
Housing Center (FSHC), and the most recent New Jersey legislation on the 4th Round of the affordable 
housing issue and associated calculations provided by the Department of Community Affairs (DCA). 

These obligations are summarized as follows: 

Table 1: Affordable Housing Obligation Summary 
Category  Obligation  

First & Second Round Obligation (1987-1999) 206 units; reduced to 107 units 
through VLA/RDP 

Third Round Obligation (1999-2025) 526 units; reduce to 78 units through 
VLA/RDP 

Fourth Round Present Need (Rehabilitation) Obligation 0 

Fourth Round Prospective Need  (Future) Obligation (2025-2035) 233 units reduced to 0 units through 
VLA/RDP 

 

First and Second Round Obligation 
Upper Saddle River has prepared a number of Housing Elements and Fair Share Plans over the years to 
affirmatively address its affordable housing obligations. The Borough adopted a combined 1st and 2nd 
Round HE&FSP in 1998, which was prepared to address the Borough’s 1987-1999 pre-credited housing-
need obligation of 206 units. The Plan indicated the Borough was entitled to a Vacant Land Adjustment 
(VLA), but did address a significant portion of its affordable housing obligation through a regional 
contribution agreement with Jersey City, development of 106 affordable units in five different projects 
in the Borough, and 41 rental bonus credits for a total of 164 units of credit.  The plan components are 
set forth in the accompanying Table 2. All components have been completed.    Additionally, to address 
the Borough’s unmet need of 42 units, the Borough adopted the following ordinances: 

1. Block 1301 Lot 3 – Overlay Zone.  The Borough adopted an overlay zone that established a 
maximum gross density of 20 units per acre on the 2.9-acre site developed with an office 
building in 1986.  The Zone permits a maximum building height of 3 stories and requires an 
affordable housing set-aside of 20%. 

 
2. Marron and Company Site (Block 1304 Lots 6, 9 and 10) – Overlay Zone.  The Borough adopted 

an overlay zone that permits a gross density of 22 units per acre on this 4.9-acre tract.  The 
Zone permits a maximum building height not to exceed 2 ½ stories and requires an affordable 
housing set-aside of 20%. 
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3. Block 1304 Lot 7.01 – Overlay Zone.  The Borough adopted an overlay zone that permits a 

maximum gross density of 20 units per acre.  The Zone permits a maximum building height of 
2 ½ stories and requires a 20% affordable housing set-aside. 

 
4. Block 1301 Lots 1.04, 1.11, 1.15, 1.16, 1.18, 1.19, 1.20, 1.21, 1.22, 1.23, 1.24 and 1.25.  The Borough 

adopted an overlay zone that permits a maximum gross density of 20 units per acre and 25 
units per acre for tracts greater than 3 acres in area.  The Zone requires a 20% affordable 
housing set-aside. 

 
5. Mandatory Set-Aside Ordinance.  The Borough adopted a mandatory affordable housing set-

aside ordinance requiring new multifamily residential development of five units or more to 
include a minimum 20% affordable housing set-aside. 

COAH granted substantive certification of the Plan in 2000.  

TTable 2: 1987-1999 First and Second Round Affordable Housing Components 
Component Affordable Units Status 
Regional Contribution Agreements: 
 
     Jersey City RCA  
      

 
 
17 
  

 
 
Completed 
 

Inclusionary Development 
 
     Crescent Village 
     Pinnacle Properties 
     Lancaster 
     Porcelanosa 
     160-168 E. Crescent Ave 
     Rental Bonus Credits 

 
 
24 
18  
7 
52 of 69  
5 of 25 
41 

 
 
Completed 
Completed 
Completed 
Completed 
Completed 
Completed 
 

Total 
Prior Round Unmet Need 

164 
   42 

-- 
 

 

Third Round Obligation 
Pursuant to a Settlement Agreement signed with FSHC, the Borough had a Third Round affordable 
housing obligation of 526 units which, through the result of a vacant land adjustment, resulted in a 
Realistic Development Potential (RDP) of 78 units and a total Unmet Need of 444 units. The Borough’s 
approved 3rd Round Plan notes that the unmet need mechanisms noted above reflect the Borough’s 
unmet need policy for both the Prior Round and the Third Round. 
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TTable 3: 2015-2025 Third Round Affordable Housing Components 
Component Affordable Units Status 
Inclusionary Development: 
 
     Mack-Cali/Toll Brothers 
     172-176 E. Crescent Ave 
     160-168 E. Crescent Ave 
     Porcelanosa 
     Rental Bonus Credits 
 

 
 
22 
  3 
20 of 25 
17 of 69 
20 
 

 
 
Completed 
Completed 
Completed 
Completed 

     Total Units 
     Third Round Unmet Need 

82* 
444 

 

With crediting the Borough has achieved 4 more credits than called for through its RDP calculation. 

Fourth Round Obligation 
The Borough has a 4th Round rehabilitation obligation of zero and a prospective need of 233 affordable 
housing units.  A vacant land adjustment analysis undertaken for the 4th Round indicates the Borough 
has a zero-unit RDP.  Irrespective of that, the Borough shall designate a site at 10 Mountainview Road 
as an inclusionary development site.  This 18.8-acre parcel is presently developed with an office building.  
The Borough intends to pursue a non-condemnation Area in Need of Redevelopment designation for 
this site and prepare a redevelopment plan calling for the site’s redevelopment for inclusionary 
development at a density of 7 units per acre which is consistent with the surrounding multi-family 
residential densities.  This would result in a total of 132 dwelling units on-site including 26 affordable 
units.  Details associated with this site’s redevelopment as an inclusionary development with a 20 percent 
set-aside for affordable housing are set forth in the body of this report.      
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STRUCTURE OF REPORT 

This 2025 HE&FSP is divided into the following sections: 

 Section 1: Introduction 
The first section of the 2025 HE&FSP introduces what constitutes affordable housing. identifies 
what affordable housing is, offers an overview of the history of affordable housing in the state, 
and explains the role of a housing element and fair share plan as a component of the municipal 
master plan. 

 Section 2: Housing Element 
Section 2 contains the Housing Element for the Borough. It offers an overview of the community, 
with information regarding the Borough’s existing land use, population, housing, and 
employment characteristics. It also provides a projection of the Borough’s housing stock and 
employment projections through the 4th Round period.   

 Section 3: Fair Share Obligation 
Next, Section 3 provides an overview of the Borough’s fair share obligation. It includes a brief 
history of the methodologies utilized to calculate affordable housing obligations throughout 
the state. 

 Section 4: Fair Share Plan 
Finally, Section 4 details the manner in which the Borough has addressed its prior obligations 
and how it will address its 4th Round prospective need obligations.  
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SSECTION 1: INTRODUCTION 

The following section introduces what constitutes affordable housing. It identifies what affordable 
housing is, offers an overview of the history of affordable housing in the state, and explains the role of 
a housing element and fair share plan as a component of the municipal master plan. 

1.1: What is Affordable Housing? 

Affordable housing is income-restricted housing that is available for sale or for rent. Generally speaking, 
it is defined as housing for very-low, low-, and moderate-income households (noted below), although 
there are exceptions, such as specific types of special-needs housing. The categories are derived from 
the state’s median regional income limits (which for the current year are noted in the table below).  

New Jersey is segmented into six different affordable housing regions. Upper Saddle River is located in 
Region 1 which includes Bergen, Hudson, Passaic, and Sussex Counties.  

   
Moderate-Income 

Households 
Earn 80% of the region’s 

median income 

Low-Income Households 
Earn 50% of the region’s 

median income 

Very Low-Income Households 
Earn 30% of the region’s 

median income 

Regional income limitations are typically updated annually by the state, based on household size. The 
table below identifies the 2024 regional income limits by household size for Region 1. As an example, 
as shown, a three-person family with a household income of up to $86,697 could qualify for affordable 
housing in region. 

Table 4: 2024 Affordable Housing Region 1 Income Limits by Household Size 
Income Level 2 Person  3 Person  4 Person  5 Person  

Median $96,329 $108,371 $120,412 $130,045 

Moderate $77,064 $86,697 $96,329 $104,036 

Low $48,165 $54,185 $60,206 $65,022 

Very-Low $28,899 $32,511 $37,568 $39,013 

One of the most common forms of affordable housing is inclusionary development, in which a certain 
percentage of units within a multifamily or townhouse development are reserved for affordable housing. 
Nevertheless, affordable housing can be found in a variety of other forms, including but not limited to 
one hundred percent affordable housing developments, deed-restricted accessory apartments, assisted 
living facilities, alternating arrangements such as supportive housing or group homes, and age restricted 
housing.  
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1.2: What is the History of Affordable Housing in New Jersey? 
The history of affordable housing in New Jersey can be traced back 
to 1975, when the Supreme Court first decided in So. Burlington 
Cty. NAACP v. Township of Mount Laurel (known as Mount Laurel 
I) that every developing municipality in New Jersey had an 
affirmative obligation to provide for its fair share of affordable 
housing. In a subsequent decision in 1983 (known as Mount Laurel 
II), the Court acknowledged that the vast majority of municipalities 
had ignored their constitutional obligation to provide affordable 
housing.  

As such, the Court refined this obligation to establish that every 
municipality had an obligation, although those within the growth 
area of the State Development and Redevelopment Plan (SDRP) 
had a greater obligation. The Court also called for the state’s 
legislature to enact legislation that would save municipalities from 
the burden of having the courts determine their affordable 
housing needs. The result of this decision was the adoption of the 
Fair Housing Act (FHA) in 1985 as well as the creation of the New 
Jersey Council on Affordable Housing (COAH), which became the 
state agency responsible for overseeing the manner in which New 
Jersey’s municipalities address their low and moderate income 
housing needs. 

COAH proceeded to adopt regulations for the First Round 
obligation, which covered the years 1987 to 1993. It also 
established the Second Round housing-need numbers that 
cumulatively covered the years 1987 through 1999. Under both the 
First and Second Rounds, COAH utilized what is commonly 
referred to as the “fair share” methodology. COAH utilized a 
different methodology, known as “growth share,” beginning with its 
efforts to prepare Third Round housing-need numbers. The Third 
Round substantive and procedural rules were first adopted in 
2004.  

 2015: Mount Laurel IV

COAH defunct and moribund. All 
affordable housing matters to be heard 

by courts

1986: Mount Laurel III

Every municipality has an obligation if 
any portion of municipality was within 
the “Growth Share Area” of the State 

Development and Redevelopment Plan

1983: Mount Laurel II

Every municipality has an obligation, with 
a particulkar emphasis on towns in the 

“Growth Share Area” of the State 
Development and Redevelopment Plan

1975: Mount Laurel I

Every developing municipality has an 
affordable housing obligation
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These regulations were challenged and in January 2007, the 
Appellate Division invalidated various aspects of these rules and 
remanded considerable portions of the rules to COAH with the 
directive to adopt revised regulations. 

In May 2008, COAH adopted revised Third Round regulations 
which were published and became effective on June 2, 2008. At the 
same time, COAH proposed amendments to the rules they had just 
adopted, which subsequently went into effect in October 2008. 
These 2008 rules and regulations were subsequently challenged, 
and in an October 2010 decision the Appellate Division invalidated 
the Growth Share methodology and indicated that COAH should 
adopt regulations pursuant to the Fair Share methodology utilized 
in Rounds One and Two. The Supreme Court affirmed this decision 
in September 2013, which invalidated much of the third iteration of 
the Third Round regulations and sustained the invalidation of 
growth share. As a result, the Court directed COAH to adopt new 
regulations pursuant to the methodology utilized in Rounds One 
and Two. 

Deadlocked at a 3-3 vote, COAH failed to adopt newly revised 
Third Round regulations in October 2014. FSHC, who was a party 
in both the 2010 and 2013 cases, responded by filing a motion in 
aid of litigants’ rights with the New Jersey Supreme Court. The 
Court heard the motion in January 2015 and issued its ruling on 
March 20, 2015. The Court ruled that COAH was effectively 
dysfunctional and consequently returned jurisdiction of affordable 
housing issues back to the trial courts where it had originally been 
prior to the creation of COAH in 1985. 

This 2015 Court decision created a process in which municipalities may file a declaratory judgment 
action seeking a declaration that their HE&FSP is constitutionally compliant and receive temporary 
immunity from affordable housing builders’ remedy lawsuits while preparing a new or revised HE&FSP 
to ensure their plan continues to affirmatively address their housing need as adjusted by new housing-
need numbers promulgated by the court or COAH. 

 

2024: A-4/S-50

New Jersey adopts new legslation which 
overhauls the FHA. COAH is elimianted, 
and its duties are split between the DCA 

and the AOC. 

2018: Jacobson Decision

Established methodology in Mercer 
County for determining housing 
obligation. Utilized statewide for 

settlement purposes

2017: Gap Period

Finds that gap period (1999-2015) 
generates an affordable housing 

obligation
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The Supreme Court subsequently ruled on January 18, 2017 that municipalities are also responsible for 
obligations accruing during the so-called “gap period,” the period between 1999 and 2015 when COAH 
was not able to adopt 3rd Round regulations.  The Court stated that the gap obligation should be 
calculated as a never-before calculated component of Present Need, which would serve to capture Gap 
Period households that were presently in need of affordable housing as of the date of the Present Need 
calculation (i.e. that were still income eligible, were not captured as part of traditional present need, 
were still living in New Jersey and otherwise represented a Present affordable housing need). 

On March 20, 2024, the State of New Jersey adopted a package of affordable housing bills which 
overhauled the Fair Housing Act. This legislation ultimately eliminated COAH and split its duties and 
functions between the Department of Community Affairs (DCA) and the Administrative Office of the 
Courts (AOC). 

DCA was designated by the legislation as the entity responsible for calculating the state’s regional needs 
as well as each municipality’s present and prospective fair share obligations pursuant to the Jacobson 
Decision. However, the legislation makes clear that these numbers are advisory and that each 
municipality must set its own obligation number utilizing the same methodology. Meanwhile, the 
Affordable Housing Dispute Resolution Program (the “Program”) within the AOC was directed to handle 
any disputes regarding affordable housing obligations and plans as part of the first step in the new 
process. 
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1.3: What is a Housing Element and Fair Share Plan? 
A Housing Element and Fair Share Plan (HE&FSP) serves as the blueprint for how a municipality will 
address its fair share of affordable housing. It is designed to help a community broaden the accessibility 
of affordable housing.  

While technically a discretionary component of a municipal 
master plan, a HE&FSP is nevertheless effectively an 
obligatory plan element. As established by NJSA 40:55D-
62a of the Municipal Land Use Law (MLUL), a municipality 
must have an adopted HE&FSP to enact a zoning ordinance. 
Thus, from a public policy perspective, a HE&FSP is an 
essential document that also ensures that the municipality 
has the right to zone. Moreover, without a HE&FSP, a municipality may be susceptible to a builder ’s 
remedy lawsuit in which a developer could file a lawsuit to have a specific piece of property rezoned to 
permit housing at higher densities than a municipality would otherwise allow, provided a certain 
percentage of units are reserved as affordable units. 

The Fair Housing Act (FHA), which was adopted in 1985 and has been amended multiple times since 
then, establishes the required components of a HE&FSP. These are summarized as follows: 

1. An inventory of the municipality’s housing stock by age, condition, purchase or rental value, 
occupancy characteristics, and type, including the number of units affordable to low- and 
moderate-income households and substandard housing capable of being rehabilitated. 

 

2. A projection of the municipality’s housing stock, including the probable future construction of 
low- and moderate-income housing, for the next ten years, taking into account, but not 
necessarily limited to, construction permits issued, approvals of applications for development 
and probable residential development of lands. 

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

limited to, household size, income level and age. 

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

 
5. A determination of the municipality’s present and prospective fair share for low- and moderate-

income housing and its capacity to accommodate its present and prospective housing needs, 
including its fair share for low- and moderate-income housing. 

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

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

The Municipal Land Use Law (MLUL) 
is the enabling legislation for municipal 
land use and development, planning, 
and zoning for the State of New Jersey.  
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for, low- and moderate-income housing, including a consideration of lands of developers who 
have expressed a commitment to provide low- and moderate-income housing. 

 

7. An analysis of the extent to which municipal ordinances and other local factors advance or 
detract from the goal of preserving multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity Commission. 

 
8. For a municipality located within the jurisdiction of the Highlands Water Protection and Planning 

Council, an analysis of compliance of the housing element with the Highlands Regional Master 
Plan of lands in the Highlands Preservation Area, and lands in the Highlands Planning Area for 
Highlands conforming municipalities. 

 
9. An analysis of consistency with the State Development and Redevelopment Plan, including 

water, wastewater, stormwater, and multi-modal transportation based on guidance and 
technical assistance from the State Planning Commission. 
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SSECTION 2: HOUSING ELEMENT 

The following section represents the Borough’s housing element of the Borough master plan. It offers 
an overview of the community’s characteristics regarding existing land use, population, housing, and 
employment. It also provides a projection of the local housing stock and its employment projections. 

 

United States Decennial 
Census 
The US Census is described in Article I, Section 2 of 
the Constitution of the United States, which calls for 
an enumeration of the people every ten years for the 
apportionment of seats in the House of 
Representatives. Since the time of the first Census 
conducted in 1790, it has become the leading source 
of data about the nation’s people and economy. 
Please note that all incomes reported in the Census 
are adjusted for inflation. 

New Jersey Department of 
Community Affairs (DCA) 
The New Jersey Department of Community Affairs is 
a governmental agency of the State of New Jersey. Its 
function is to provide administrative guidance, 
financial support, and technical assistance to local 
governments, community development 
organizations, businesses, and individuals to improve 
the quality of life in New Jersey. 

 

American Community Survey (ACS) 
The American Community Survey is a nationwide 
ongoing survey conducted by the US Census Bureau. 
The ACS gathers information previously contained 
only in the long form version of the decennial census, 
such as age, ancestry, educational attainment, 
income, language proficiency, migration, disability, 
employment, and housing characteristics. It relies 
upon random sampling to provide ongoing, monthly 
data collection. Please note that all incomes reported 
in the ACS are adjusted for inflation. 

New Jersey Department of Labor and 
Workforce Development 
The New Jersey Department of Labor and Workforce 
Development is a governmental agency of the State 
of New Jersey. One of its roles is to collect labor 
market information regarding employment and 
wages throughout the state.  

 

New Jersey Department of Health 
The New Jersey Department of Health is a 
governmental agency of the State of New Jersey. The 
department contains the Office of Vital Statistics and 
Registry, which gathers data regarding births, deaths, 
marriages, domestic partnerships, and civil unions. 

 

2.1: Community Overview 
Upper Saddle River occupies an area of 5.26 square miles (3,366 acres in the northernmost portion of 
Bergen County. It is bordered by New York State to the north and five New Jersey municipalities 
including the Boroughs of Montvale and Woodcliff Lake to the east; Saddle River to the south, and 

Information Regarding Data Sources 
The information contained in Section 1.2 entitled “Population Demographics,” Section 1.3 entitled “Inventory of 
Housing Stock,” Section 1.4 entitled “Employment Demographics,” and Section 1.5 entitled “Housing & Employment 
Projections” was obtained from a variety of publicly available data sources. These are summarized below: 
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Ramsey and the Township of Mahwah to the west. The Borough is essentially a fully developed 
community with scant vacant land remaining for development. 

The Borough is predominantly a residential community, with a development pattern that consists 
primarily of detached single-family dwellings along with a number of townhouse and multi-family 
developments.  Residential development accounts for 92 percent of the Borough’s total land area. 
Commercial and industrial development, accounting for 3 percent of the Borough’s land area, is 
concentrated for the most part along the Route 17 corridor in the southwesterly portion of the Borough. 
There are also nearly 2 percent of the land area devoted to municipal, public school, and church and 
charitable use.  The following Table 4 and the Borough’s accompanying Existing Land Use Map further 
illustrate the Borough’s distribution of land uses.  

Regional access to the community is provided by several county and state roadways. Route 17 extends 
through the Borough and provides immediate access to Route 287 to the north as well as to the New 
York State Thruway.  It also provides quick access to the central and southerly portions of the County.  
East and West Saddle River Roads provide north-south access to nearby municipalities, and Lake Street 
provides a regional east-west link to surrounding areas. 

TTable 5: Existing Land Uses 

Land Use Acres % of Total Acres Parcels % of Total Parcels 

Residential 

Low Density 1136.22 56.98% 1884 74.9% 

Multifamily 6.20 0.31% 426 16.9% 

Multifamily Assisted 
Living 10.64 0.53% 1 0.0% 

Commercial Commercial 24.36 1.22% 41 1.6% 

Farm/Nursery/Golf 
Course 25.86 1.30% 9 0.4% 

Public/Semi-
Public 

Municipal Property 241.15 12.09% 37 1.5% 

Public School 64.01 3.21% 6 0.2% 

Church & Charitable 21.77 1.09% 6 0.2% 

Other 

Vacant 25.30 1.27% 65 2.6% 

Industrial 104.40 5.24% 24 1.0% 

Rail 21.18 1.06% 9 0.4% 

Other Exempt  2.06 0.10% 7 0.3% 

Source: ArcGIS Calculations
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2.2: Demographic and Population Data 
Analyzing demographic and population data is a necessary and integral step in planning for the future 
needs and demands of a community. As such, the following section outlines the demographic changes 
experienced by the Borough over the past several decades. 

This section provides demographic and socio-economic information for Upper Saddle River. This data 
is obtained from Decennial Census data as well as the 2010 and 2023 American Community Survey 
(ACS) 5-year estimates. The ACS data consists of estimates based upon data averages across a five-
year span, otherwise known as “period” estimates. These are not actual counts, rather they are 
representative of data collected over a period of time and thus may not be directly comparable to 
decennial census figures. The information set forth below regards an assessment of population size, 
rate of population growth, age characteristics, as well as household size and income levels and related 
information. Each of these items is described in detail below. This information is vital for the Borough to 
carefully plan for the current and future needs of its residents and the community.  

Inventory of Housing Stock 
This section of the Housing Element provides an inventory of the Borough’s housing stock, as required 
by the Municipal Land Use Law and the new legislation regarding affordable housing. The inventory 
details housing characteristics such as age, condition, purchase/rental value, and occupancy. It also 
details the number of affordable units available to low- and moderate-income households and the 
number of substandard housing units capable of being rehabilitated. 

11. Number of Dwelling Units and Related Housing Data 

As shown in the table below, the Borough’s housing stock grew by more than 6 percent between 1990 
and 2000, from 2,410 units to 2,560 units. However, the rate of growth has slowed recently. Estimates 
for 2023 suggest that Upper Saddle River’s housing stock increased by only 2% since 2010.  

Table 6: Dwelling Units (1980-2023) 

Year Total Dwelling Units  Numerical 
Change 

Percentage 
Change 

1980 2,330 280 13.7% 

1990 2,410 80 3.4% 

2000 2,560 150 6.2% 

2010 2,668 108 4.2% 

2023 2,715 47 2% 

Sources: 2003 Bergen County Data Book, U.S. Census – 1980, 1990 & 2000, 2010 & 2023 American Community Survey 5-Year Estimates. 

The following table provides additional detail regarding the tenure and occupancy of the Borough’s 
housing stock. As shown below, 87.4% of the Borough’s housing stock was estimated to be owner-
occupied in 2023, down from more than 94.4% in 2000. This reduction is a function of multi-family 
rentals that have been built in the community over the last decade. The number of rental units increased 
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from 81 units in 2000 to an estimated 251 units in 2023, representing an increase in terms of the total 
housing stock from 3.2% to 9.2%. 

TTable 7: Housing Units by Tenure and Occupancy Status (1990 to 2023) 

Category 
1990  2000  2010  2023  

No. Units  Percent  No. Units  Percent  No. Units  Percent  No. Units  Percent  

Owner-Occupied Units 2,224 92.3% 2,416 94.4% 2,279 85.4% 2,372 87.4% 

Renter-Occupied Units 100 4.1% 81 3.2% 221 8.3% 251 9.2% 

Vacant Units 86 3.6% 63 2.5% 168 6.3% 92 3.4% 

Total Units  2,410  100.0%  2,560  100.0%  2,668  100.0%  2,715  100.0%  

Sources: U.S. Census – 1990 & 2000 2010 & 2023 American Community Survey 5-Year Estimates. 

2. Housing Characteristics 

The following tables provide additional information on the characteristics of the Borough’s housing 
stock, including data on the number of units in structures and the number of bedrooms. As shown 
below, the housing stock is predominantly characterized by single-family detached units, which 
represented nearly 88.9% of all dwelling units in 2023. This is a decrease from previous periods and 
reflects the creation of additional multi-family units of varied housing types since 2000. 

Table 8: Units in Structure (1990 to 2023) 

Units in Structure  
1990  2000  2010  2023  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

  1-unit, detached 2,386 99.0% 2,493 97.4% 2,440 91.5% 2414 88.9% 

  1-unit, attached 5 0.2% 8 0.3% 64 2.4% 191 7.0% 

  2 units 11 0.5% 29 1.1% 84 3.1% 0 0.0% 

  3 or 4 units 2 0.1% 15 0.6% 0 0.0% 29 1.1% 

  5 to 9 units 1 0.0% 8 0.3% 24 0.9% 18 0.7% 

  10 to 19 units 1 0.0% 0 0.0% 0 0.0% 49 1.8% 

  20 or more units 0 0.0% 0 0.0% 19 0.7% 14 0.5% 

  Mobile home 0 0.0% 7 0.3% 37 1.4% 0 0.0% 

  Boat, RV, van, etc. 4 0.2% 0 0.0% 0 0.0% 0 0.0% 

Total  2,410  100.0%  2,560  100.0%  2,668  100.0%  2,,414  88.9%  

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 
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TTable 9: Number of Bedrooms in Housing Units (1990 to 2023) 

Number of 
Bedrooms 

1990  2000  2010  2023  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Zero 0 0.0% 0 0.0% 0 0.0% 0 0% 

One 8 0.3% 8 0.3% 62 2.3% 0 0% 

Two 115 4.8% 88 3.4% 126 4.7% 147 5% 

Three 546 22.7% 643 25.1% 478 17.9% 636 23% 

Four 1,198 49.7% 1,090 42.6% 1,141 42.8% 1,080 40% 

Five or More 543 22.5% 731 28.6% 861 32.3% 852 31% 

Total  2,410  100.0%  2,560  100.0%  2,668  100.0%        22,715  100.0%  

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 

3. Housing Age 

The following table details the age of the Borough’s housing stock. As shown, two-thirds of the 
Borough’s housing units were constructed prior to 1980; only 34.7% were built between 1980 and 2023. 

Table 10: Year Structure Built 

Year Built  Number of Units  Percent  

2020 or Later 102 3.8% 

2010 to 2019 108 4.0% 

2000 to 2009 359 13.2% 

1990 to 1999 208 7.7% 

1980 to 1989 164 6.0% 

1970 to 1979 352 13.0% 

1960 to 1969 752 27.7% 

1950 to 1959 455 16.8% 

1940 to 1949 25 0.9% 

1939 or earlier 190 7.0% 

Total  2,715  100.0%  

Sources: U.S. Census – 2023 American Community Survey 5-Year Estimates. 
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44. Housing Conditions 

An inventory of the Borough’s housing conditions is presented in the following tables. The first table 
identifies the extent of overcrowding in the Borough, defined as housing units with more than one 
occupant per room. The data indicates that the number of occupied housing units considered 
overcrowded in 2023 is zero. 

Table 11: Occupants Per Room (1990 to 2023) 

Occupants Per Room  
1990  2000  2010  2023  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

1.00 or less 2,320 99.8% 2,497 100.0% 2,500 100.0% 2,623 100.0% 

1.01 to 1.50 3 0.1% 0 0.0% 0 0.0% 0 0.0% 

1.51 or more 1 0.0% 0 0.0% 0 0.0% 0 0.0% 

Total  2,324  100.0%  2,497  100.0%  2,500  100.0%  2,6623 100.0%  

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 

The table below presents other key characteristics of housing conditions, including the presence of 
complete plumbing and kitchen facilities and the type of heating equipment used. As shown, all units 
in the Borough have complete kitchen facilities. No dwelling unit was determined to be lacking plumbing 
facilities, and every unit utilized standard heating facilities. 

Table 12: Equipment and Plumbing Facilities (190 to 2023) 

Facilities 
1990  2000  2010  2023  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Kitchen:                       
Complete Facilities 

2,316 99.7% 2,497 100.0% 2,618 98.1% 2,623 100.0% 

Lacking Complete 
Facilities 

8 0.3% 0 0.0% 50 1.9% 0 0.0% 

Plumbing:                    
Complete Facilities 

2,316 99.7% 0  0.0% 2,618 98.1% 2,623 100.0% 

Lacking Complete 
Facilities 

8 0.3% 0 0.0% 50 1.9% 0 0.0% 

Heating Equipment:  
Standard Heating 
Facilities 

2,316 99.7% 2,497 100.0% 2,500 100.0% 2,623 100.0% 

Other Means, No 
Fuel Used 

8 0.3% 0 0.0% 0 0.0% 0 0.0% 

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 
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55. Purchase and Rental Values 

As shown in the following table, 15.9% of Upper Saddle River’s rental housing stock had monthly rents 
under $1,000 in 2000. By 2023, 95.6% of rents are greater than $1,500, with the median rent reported 
at $3,500+. There was a significant decrease in the percentage of households that paid no cash rent 
from 2010 to 2023; 18.1% in 2010 compared to 0.0% in 2023. The Borough’s median rent is higher than 
the median monthly rent of Bergen County as a whole ($1,863).  

Table 13: Gross Rent of Renter-Occupied Housing Units (1990 to 2023) 

Gross Rent 
1990  2000  2010  2023  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Less than $200 8 8.7% 0 0.0% 0 0.0% 

0 0.0% $200 to $299 0 0.0% 0 0.0% 0 0.0% 

$300 to $499 0 0.0% 0 0.0% 0 0.0% 

$500 to $749 8 8.7% 0 0.0% 0 0.0% 
0 0.0% 

$750 to $999 17 18.5% 13 15.9% 0 0.0% 

$1,000 to $1,499 59 64.1% 7 8.5% 53 24.0% 11 4.4% 

$1,500 or More ---  0.0% 62 75.6% 128 57.9% 240 95.6% 

No Cash Rent 0 0.0% 0 0.0% 40 18.1% 0 0.0% 

Total  92  100.0%  82  100.0%  221  100.0%  251  100.0%  

Median Gross Rent   $1,220   $1,929   $2,000+ $33,500+ 

Bergen County Median Gross Rent  $662   $872   $1,236  $1,8863 

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 
Note: 1990 US Census did not include a “$1,500 or More” gross rent category 

The table below shows that approximately 66.2% of Upper Saddle River ’s owner-occupied units had a 
value of $1,000,000 or more in 2023. The Borough’s median value in 2023 was 4 times the County’s 
median value in 2000, and 2 times higher than the County median in 2023. 
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TTable 14: Value of Owner-Occupied Housing Units (1990 to 2023) 

Value Range 
1990  2000  2010  20223 

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Less than $50,000 3 0.1% 11 0.5% 0 0.0% 10 0.4% 

$50,000 to $99,999 1 0.0% 0 0.0% 0 0.0% 0 0.0% 

$100,000 to $149,999 9 0.4% 8 0.3% 40 1.8% 20 0.8% 

$150,000 to $199,999 10 0.5% 15 0.6% 15 0.6% 0 0.0% 

$200,000 to $299,999 119 5.7% 106 4.6% 12 0.5% 0 0.0% 

$300,000 to $499,999 1011 48.8% 639 27.6% 104 4.6% 24 1.0% 

$500,000 to $999,999 919 44.4% 1,383 59.7% 1195 52.4% 748 31.5% 

$1,000,000 or More  --- 0.0% 155 6.7% 913 40.1% 1,570  66.2% 

Total  2,072  100.0%  2,317  100.0%  2,279  100.0%  2,372   100.0%  

Median Value   $479,200  $603,900  $938,000  $11,101,800 

Bergen County Median Value  $227,700  $250,300  $482,300  $5593,200   

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 
Note: 1990 US Census did not include a “1,000,000 or More” Value Range 

6. Number of Affordable to Low- and Moderate-Income Households 

Upper Saddle River is placed in COAH Housing Region 1, which is comprised of Bergen, Passaic, Hudson 
and Sussex counties. Based on the current regional income limits prepared by Affordable Housing 
Professionals of New Jersey, the median household income for a three-person household is 
approximately $85,637. A three-person moderate-income household, defined as 80% of the median 
income, would have an income not exceeding $68,510. 

An affordable sales price for a three-person moderate-income household earning 80% of the median 
income is estimated at approximately $150,000. This estimate is based on the UHAC affordability 
controls outlined in N.J.A.C. 5:80-26.3. In 2023, the percentage of housing units in the Borough valued 
at less than $150,000 was 0.12%. For renter-occupied housing, an affordable monthly rent for a three-
person household is estimated at approximately $1,890. According to the most recent ACS data, 
approximately 4.4% of the Borough’s rental units had a gross rent less than $1,500. 

7. Substandard Housing Capable of Being Rehabilitated 

The number of units in a community that are in need of rehabilitation and are not likely to experience 
“spontaneous rehabilitation” has been provided by the Mercer County Trial. Upper Saddle River’s 
rehabilitation share is zero units.  
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Population Analysis 
The MLUL requires that Housing Element provides data on the municipality’s population, including 
population size, age and income characteristics. 

11. Population Size 

As seen in the table below, the Borough experienced its greatest population growth in the 1960s and 
1970s. Between 1980 and 1990, the Borough’s population shrank by nearly 10%. Nevertheless, since that 
time the Borough has experienced a continual population increase. By 2023, the Borough’s population 
was estimated to be approximately 8,354 persons. 

Table 15: Population Growth (1920 to 2023) 
Year  Population  Population Change  Percent Change  

1920 251 - - 

1930 347 96 38.2% 

1940 510 163 47.0% 

1950 706 196 38.4% 

1960 3,570 2,864 405.7% 

1970 7,949 4,379 122.7% 

1980 7,958 9 0.1% 

1990 7,198 -760 -9.6% 

2000 7,741 543 7.5% 

2010 8,208 467 6.0% 

2023 8,354 146 1.8% 

Sources: U.S. Census; 2023 American Community Survey. 

2. Age Characteristics  

The Borough’s age characteristics are outlined in the table below. As shown, the age of Borough’s 
population has relatively remained consistent since 1990. Upper Saddle River’s median age has 
increased slightly since 1990 from 40.1 to 41.7 years in 2023. The number of children under the age of 
19 years has been increasing since 1990 from 19% of the Borough’s population to more than 28.6% in 
2023.  
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TTable 16: Age Characteristics (1990 to 2023) 

Age 
1990  2000  2010  20223 

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Under 5 years 420 5.8% 579 7.5% 417 5.1% 598 7.2% 

5 to 19 years 948 13.2% 1,449 18.7% 2,251 27.4% 1,792 21.5% 

20 to 24 years 959 13.3% 566 7.3% 281 3.4% 506 6.1% 

25 to 34 years 700 9.7% 494 6.4% 345 4.2% 755 9.0% 

35 to 44 years 1,234 17.1% 1,491 19.3% 1,135 13.8% 882 10.6% 

45 to 54 years 1,277 17.7% 1,358 17.5% 1,664 20.3% 1,432 17.1% 

55 to 64 years 998 13.9% 884 11.4% 1,037 12.6% 1,260 15.1% 

65 to 74 years 464 6.4% 585 7.6% 627 7.6% 713 8.5% 

75 to 84 years 172 2.4% 260 3.4% 335 4.1% 276 3.3% 

85 years and over 26 0.4% 75 1.0% 116 1.4% 140 1.7% 

Total  7,198  7,741  8,208  8,3554 

Median Age  40.1  40.1  42.9  41.77 

Source: U.S. Census – 1990, 2000, 2010; 2023 American Community Survey. 

3. Average Household Size 

The average household size for the Borough has remained stable at 3.1 persons per household over 
the past few decades. 

Table 17: Average Household Size (1960 to 2023) 

Year Total Population  Number of 
Households 

Average Household 
Size 

1960 3,570 960 3.72 

1970 7,949 2,002 3.97 

1980 7,958 2,277 3.49 

1990 7,198 2,324 3.1 

2000 7,741 2,497 3.1 

2010 8,208 2,639 3.1 

2023 8,354 2,623 3.18 

Sources: U.S. Census – 1990, 2000, 2010; 2023 American Community Survey 
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44. Household Income 

Detailed household income figures are shown in the table below. As shown, 82.8% of the Borough’s 
households had an income of $100,000 or more in 2023, which represents a slight increase from 2010. 
The Borough’s median household income in 2023 of $246,713 was nearly double the median household 
income of Bergen County as a whole. 

Table 18: Household Income (2010 & 2023) 

Income Category 
2010  2023  

Number  Percent  Number  Percent  

Less than $10,000 19 1% 59 2.2% 

$10,000 to $14,999 14 1% 11 0.4% 

$15,000 to $24,999 44 2% 17 0.6% 

$25,000 to $34,999 80 3% 10 0.4% 

$35,000 to $49,999 86 3% 90 3.4% 

$50,000 to $74,999 109 4% 167 6.4% 

$75,000 to $99,999  240 10% 96 3.7% 

$100,000 to $149,999 468 19% 358 13.6% 

$150,000 to $199,999 325 13% 316 12.0% 

$200,000 or more 1,115 45% 1,499 57.1% 

Total  2,500  100..0%  2,623  100.0%  

Median Household Income  $1755,399 $2246,713  

Bergen County Median  $811,004 $1123,715 

Sources: 2010 & 2023 American Community Survey 5-Year Estimates. 
 

5. Housing Cost-Burden 

Households that pay more than 30% of their income for housing are considered cost burdened and 
may have difficulty affording necessities such as food, clothing, transportation and medical care. Despite 
Upper Saddle River’s affluence, the data from the 2023 ACS reveals that approximately 33.9% of owner-
occupied households and 59.36% of rental households had housing costs of 30% or more. 
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TTable 19: Housing Cost as Percentage of Income (2010 & 2023) 

Percentage of Income  

2010  2023  

Owner--occupied  Renter  Owner--occupied  Renter  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Less than 20 percent 896 39.32% 77 34.84% 1,251 52.7% 67 26.69% 

20 to 29 percent 466 20.45% 70 31.67% 318 13.4% 35 13.94% 

   30 percent or more 917 40.24% 34 15.38% 803 33.9% 149 59.36% 

Occupied Units  2,279  100.0%  221  100.0%  2,3372 100.0%  251  100.0%  

Sources: 2010 & 2023 American Community Survey 5-Year Estimates. 

2.3 Employment Analysis 

The MLUL requires that the Housing Element includes data on employment levels in the community. 
The following tables present information on the Borough’s employment characteristics. 

1. Employment Status 

The following table provides information on the employment status of Borough residents age 16 and 
over. The unemployment rate in 2023 was 5.1%. This was equal to twice the 2023 unemployment rate 
of Bergen County (3.9%). 

Table 20: Employment Status, Population 16 and Over (1990 to 2023) 

Employment Status 
1990  2000  2010  2023  

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

In labor force 3,679 64.5% 3,523 62.7% 3,457 60.3% 4,220 64.3% 

Civilian labor force 3,668 64.3% 3,523 62.7% 3,457 60.3% 4,220 64.3% 

              Employed 3,568 62.5% 3,376 60.1% 3,359 58.6% 3,887 59.2% 

              Unemployed 100 1.8% 147 2.6% 98 1.7% 333 7.9% 

% of civilian labor force - 2.7% - 4.2% - 2.8% - - 

Armed Forces 11 0.2% 0 0.0% 0 0.0% 0 0.0% 

Not in labor force 2,029 35.5% 2,096 37.3% 2,278 39.7% 2,345 35.7% 

Total Population 16 and Over  5,708  5,619  5,7735 6,5565 

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 
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22. Employment Characteristics of Employed Residents 

The following two tables detail information on the employment characteristics of employed Upper 
Saddle River residents. Table 21 details occupation characteristics, while Table 22 details industry 
characteristics. 

Table 21: Employed Residents Age 16 and Over, By Occupation (1990 to 2023) 

Occupation  
1990  2000  20100 20223 

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Management, Professional and 
related occupations 1,886 52.9% 2,057 60.9% 1,817 54.1% 2661 68.5% 

Service Occupation 249 7.0% 123 3.6% 208 6.2% 308 7.9% 

Sales and Office Occupations 1,125 31.5% 986 29.2% 1,184 35.2% 713 18.3% 

Farming, fishing and forestry 
occupations 

56 1.6% 0 0.0% 

89 2.6% 134 3.4% 
Construction, extraction and 
maintenance 

152 4.3% 127 3.8% 

Production, transportation and 
material moving occupations 100 2.8% 83 2.5% 61 1.8% 71 1.8% 

Total  3,568  100.0%  3,376  100.0%  3,359  100.0%  3,887  100.0%  

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 

Table 22: Employed Residents Age 16 and Over, by Industry (1990 to 2023) 

Industry 
1990  2000  20100 20223 

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Agriculture, forestry, fishing, 
hunting and mining 56 1.6% 0 0.0% 17 0.5% 0 0.0% 

Construction 123 3.4% 156 4.6% 123 3.7% 182 4.7% 

Manufacturing 182 5.1% 318 9.4% 366 10.9% 122 3.1% 

Wholesale trade 118 3.3% 314 9.3% 225 6.7% 213 5.5% 

Retail trade 194 5.4% 295 8.7% 377 11.2% 309 7.9% 

Transportation and 
warehousing, and utilities 

87 2.4% 51 1.5% 47 1.4% 92 2.4% 

Information 0 0.0% 162 4.8% 94 2.8% 200 5.1% 
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IIndustry  
1990  2000  20100 20223 

Number  Percent  Number  Percent  Number  Percent  Number  Percent  

Finance, insurance, real estate 
and rental and leasing 

324 9.1% 588 17.4% 686 20.4% 491 12.6% 

Professional, scientific, 
management, administrative 
and waste management 
services 

1,220 34.2% 564 16.7% 560 16.7% 1151 29.6% 

Educational, health and social 
services  

484 13.6% 654 19.4% 553 16.5% 637 16.4% 

Arts, entertainment, 
recreation, accommodation 
and food services 

83 2.3% 113 3.3% 196 5.8% 376 9.7% 

Other services 683 19.1% 91 2.7% 46 1.4% 55 1.4% 

Public administration  14 0.4% 70 2.1% 69 2.1% 59 1.5% 

Total  3,568  100.0%  3,376  100.0%  3,359  100.0%  3,887  100.0%  

Sources: U.S. Census – 1990 & 2000; 2010 & 2023 American Community Survey 5-Year Estimates. 

2.4: Housing and Employment Projections 

The following section identifies the extent to which recent development has occurred in the community, 
to assist in the determination of future residential and employment projections. 

1. Probable Future Employment and Regional or Community Factors Impacting Upon Future 
Municipal Employment 

Employment has fluctuated over the past ten years in the Borough, between a high of 4,938 in 2015 
and a low of 2,319 in 2021 in the midst of the COVID pandemic. The number of jobs in the Borough has 
remained low since that time. As of 2023, there were a reported 2,743 jobs in the Borough, which 
represents a decrease of 44% since 2015. This is the result of both Pearson Education vacating its offices 
at One Lake Street the vacation of the building at 10 Mountainview Road as well as the devastating 
effects of the COVID-19 pandemic. Assuming the current climate continues and recognizing the limited 
availability of vacant land for new non-residential development, only minor changes in employment 
characteristics are anticipated. 
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TTable 23: Covered Employment Trends 2014 to 2023 

Year Number of Jobs  
Change in  
Number of Jobs  Percent Change  

2014 4,917 - - 

2015 4,938 21 0.4% 

2016 4,695 -243 -5.2% 

2017 4,081 -614 -15.0% 

2018 3,733 -348 -9.3% 

2019 3,148 -585 -18.6% 

2020 2,648 -500 -18.9% 

2021 2,319 -329 -14.2% 

2022 2,579 260 10.1% 

2023 2,743 164 6.0% 

Sources: Department of Labor and Workforce Development 

 

2. Projection of the Municipality’s Housing Stock 

With limited acreage remaining in the municipality that may be developed for residential use, it is 
anticipated that the Borough’s residential growth shall remain modest, as reflected in the recent annual 
data shown on the following table.   
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TTable 24: Trend in Residential Development 
Analysis of Certificates of Occupancy and Demolition Permits, 2004 to 2023 

Year COs  Issued  
Demo Permits 

Issued 
Net Growth  

2004 22 33 -11 

2005 15 35 -20 

2006 14 24 -10 

2007 14 16 -2 

2008 8 8 0 

2009 11 7 4 

2010 7 9 -2 

2011 3 4 -1 

2012 2 5 -3 

2013 6 16 -10 

2014 3 19 -16 

2015 6 3 3 

2016 8 0 8 

2017 5 0 5 

2018 5  6  -1  

2019 3  5  -2  

2020 0  0  0  

2021 0  6  -6  

2022 47  8  39  

2023 50  8  42  

20  YR Total  229  212  17  

20 YYR Average 11.45  10..6                 -  

 YYearly Average    0.85  

Sources: New Jersey Department of Community Affairs 
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SSECTION 3: FAIR SHARE OBLIGATION 

The following section provides an overview of the Borough’s fair share obligation. It includes a brief 
overview of the methodology utilized to calculate affordable housing obligations throughout the state. 

3.1: Summary of Fair Share Obligation 
On March 20, 2024, the State of New Jersey adopted a package of affordable housing bills which 
overhauled the FHA.  The FHA now designates the Department of Community Affairs (DCA) as the 
entity responsible for calculating the state’s regional needs. Specifically, NJSA 52:27D-304.2 establishes 
the methodology to be utilized by the DCA to determine the state’s regional prospective needs of low- 
and moderate-income housing for the ten-year period spanning from July 1, 2025 to June 30, 2035. In 
summary, their projected household change for this period is estimated by establishing the household 
change experienced in each region between the most recent federal decennial census and the second-
most recent decennial census. This household change, if positive, is then divided by 2.5 to estimate the 
number of low- and moderate-income homes needed to address low- and moderate-income 
household change in the region for the next ten years. This methodology resulted in a statewide 
prospective need of 84,698 low- and moderate-income units. 

DCA is also the entity responsible for calculating each municipality’s present and prospective fair share 
obligations. However, the FHA makes clear that these calculations are advisory and that each 
municipality must set its own obligation number utilizing the same methodology. 

On January 23, 2025, the Borough adopted Resolution #47-25 (see Appendix for copy) which accepted 
DCA’s present need number but sought to reduce its prospective fair share obligation need number to 
201. These obligations are summarized below. That same resolution also noted that the Borough 
reserved the right to conduct a vacant land adjustment to determine its realistic development potential. 
This is discussed in greater detail in the next subsection. 

 
Table 25: Summary of Fair Share Obligation 

Affordable Obligation Units 
Present (Rehabilitation Need) Obligation 0 
Fourth Round Obligation (2025-2035) DCA: 233; USR sought adjustment to 201  
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3.2: Realistic Development Potential (RDP) 

Upper Saddle River is a fully developed community and is therefore entitled to adjust its obligation in 
accordance with a procedure set forth in the FHA. Specifically, NJSA 52:27D-310.1 permits municipalities 
to perform an RDP analysis by preparing a VLA.  

An RDP analysis is intended to determine which sites in a municipality are most likely to develop for 
low- and moderate-income housing. Municipalities may present documentation that eliminates a site 
or part of a site from its inventory of vacant land .Such eliminating factors include: lands dedicated for 
public uses other than housing since 1997; park lands or open space; vacant contiguous parcels in 
private ownership of a size which would accommodate fewer than five housing units; historic and 
architecturally important sites listed on the State Register of Historic Places or the National Register of 
Historic Places; preserved agricultural lands; sites designated for active recreation; and environmentally 
sensitive lands. 

The Borough’s 2020 Third Round affordable housing obligation is informed by a VLA and the imposition 
of an RDP analysis, which was undertaken pursuant to COAH’s Second Round Rules, N.J.A.C. 5:93-4.2.  
In accordance with those regulations, the VLA first identified all vacant parcels of minimally .83 acres in 
size based on COAH’s minimum presumptive density of 6 units per acre. Next, environmental constraints 
were imposed such as wetlands, steep slopes, and flood plains pursuant to the applicable regulations. 
The remaining developable acreage was then calculated in determining the Borough’s RDP.  

The vacant land analysis revealed that there are 45.47 total acres of qualifying developable land in the 
Borough which meet the minimum criteria to be considered as a site contributing to RDP.  It was 
therefore concluded that the Borough has an RDP of 78 units, and this was agreed to by the Borough, 
Court Special Master and FSHC following a thorough review of property in the Borough.  This VLA is 
shown on an accompanying table.  

A new VLA has been conducted for the Borough. The analysis revealed that there are no newly vacant 
properties which meet the aforementioned 0.83 acre threshold. Therefore, the Borough’s RDP for the 
4th Round is zero affordable units.  

 

                                                                                                                                                                                               BER-L-000586-25   06/12/2025 4:21:53 PM   Pg 36 of 72   Trans ID: LCV20251747593 



 

35
 

TTa
bl

e 
26

: 2
02

0 
Va

ca
nt

 L
an

d 
Ad

ju
stm

en
t 

Bl
oc

k 
Lo

t 
Pr

op
er

ty
 

Ad
dr

es
s 

O
w

ne
r 

Co
m

m
en

ts
 

Ar
ea

 (a
c)

 
D

ev
el

op
ab

le
 

Ar
ea

 (a
c)

 
RD

P 
(d

u/
ac

) 
RD

P 
(u

ni
ts

) 

20
3 

1 
29

 H
IL

LS
ID

E 
AV

E 
W

O
HR

LE
 

(T
RS

TE
), 

RO
GE

R 
J  

Th
re

e 
lo

ts
 w

ith
 c

om
m

on
 o

w
ne

r 
co

m
bi

ne
d.

 S
om

e 
st

ee
p 

slo
pe

s 
on

 L
ot

 2
. 

In
fil

l 
sit

e 
in

 s
in

gl
e -

fa
m

ily
 

de
ta

ch
ed

 h
ou

sin
g 

ne
ig

hb
or

ho
od

 o
n 

th
e 

N
ew

 Y
or

k 
St

at
e 

bo
rd

er
. 

1.
64

 
0.

60
 

6.
0 

1 

20
3 

2 
31

 H
IL

LS
ID

E 
AV

E 

20
3 

3 
39

 H
IL

LS
ID

E 
AV

E 

50
3 

6 
39

 P
AR

KE
R 

PL
 

GU
EM

BE
L, 

HE
ID

I 
&

 
LO

N
GO

, J
AM

ES
 

Q
ua

lif
ie

s 
fo

r R
DP

 A
na

ly
sis

. I
nf

ill
 s

ite
 in

 s
in

gl
e-

fa
m

ily
 

de
ta

ch
ed

 h
ou

sin
g 

ne
ig

hb
or

ho
od

.  
1.

74
 

1.
70

 
6.

0 
2 

60
1 

1.
01

 
1-

15
 L

AK
E 

ST
 

TO
LL

 B
RO

S 
Fo

rm
er

 M
ac

k-
Ca

ll 
sit

e 
un

de
r 

de
ve

lo
pm

en
t 

by
 T

ol
l 

Br
os

., 
w

ith
 5

.3
 a

cr
es

 o
f c

on
st

ra
in

ed
 la

nd
 {w

et
la

nd
s 

an
d 

st
re

am
). 

Si
te

 Is
 s

uf
fic

ie
nt

ly
 la

rg
e 

to
 e

st
ab

lis
h 

its
 

ow
n 

la
nd

 u
se

 c
ha

ra
ct

er
. A

dj
ac

en
t 

to
 O

rc
ha

rd
 H

ill
 

to
w

nh
ou

se
s 

ac
ro

ss
 

La
ke

 
St

re
et

 
to

 
th

e 
so

ut
h 

de
ve

lo
pe

d 
at

 a
bo

ut
 6

 u
ni

ts
/a

cr
e 

in
 e

ar
ly

 2
00

0'
s a

nd
 

in
clu

sio
na

ry
 

Pi
nn

ac
le

 
Pr

op
er

tie
s 

Ea
st

 
an

d 
W

es
t 

de
ve

lo
pe

d 
at

 7
.8

 u
ni

ts
/a

cr
e.

 O
ffi

ce
 a

nd
 r

es
id

en
tia

l 
us

es
 t

o 
th

e 
no

rth
w

es
t 

fro
nt

in
g 

on
 E

. 
Cr

es
ce

nt
 

Av
en

ue
. 

Sk
ym

ar
k 

Co
ur

t 
in

clu
sio

na
ry

 
to

w
nh

ou
se

 
de

ve
lo

pm
en

t 
to

 
th

e 
no

rth
 

de
ve

lo
pe

d 
at

 
9.

4 
un

its
/a

cr
e 

in
 m

id
-2

00
0'

s. 
 S

in
gl

e-
fa

m
ily

 d
et

ac
he

d 
ho

us
es

 to
 th

e 
no

rth
 a

nd
 e

as
t b

uf
fe

re
d 

by
 w

oo
ds

 a
nd

 
w

et
la

nd
s.  

38
.6

5 
31

.3
5 

8.
0 

50
 

80
5 

1.
02

 
43

0 
W

ES
T 

SA
DD

LE
 R

IV
ER

 R
D 

M
AC

 
DO

N
AL

D,
 

RA
YM

O
N

D 
&

 H
EL

EN
 

Q
ua

lif
ie

s 
fo

r R
DP

 A
na

ly
sis

. (
Bo

ro
ug

h 
an

al
ys

is 
fo

un
d 

0.
91

 a
cr

e 
of

 d
ev

el
op

ab
le

 a
re

a,
 il

lo
gi

ca
lly

 la
rg

er
 th

an
 

th
e 

lo
t a

re
a;

 d
ev

el
op

ed
 a

re
a 

ad
ju

st
ed

 to
 m

at
ch

 lo
t 

ar
ea

) 
Su

rro
un

de
d 

by
 

sin
gl

e-
fa

m
ily

 
de

ta
ch

ed
 

re
sid

en
tia

l l
an

d 
us

es
.  

0.
86

 
0.

86
 

6.
0 

1 

81
0 

8.
08

 
44

3 
EA

ST
 S

AD
DL

E 
RI

VE
R 

RD
 

RO
SE

N
TH

AL
, K

AR
EN

 
Q

ua
lif

ie
s 

fo
r 

RD
P 

An
al

ys
is.

 S
ur

ro
un

de
d 

by
 s

in
gl

e-
fa

m
ily

 d
et

ac
he

d 
re

sid
en

tia
l l

an
d 

us
es

.  
0.

88
 

0.
85

 
6.

0 
1 

90
1 

3 
38

2 
EA

ST
 S

AD
DL

E 
RI

VE
R 

RD
 

JM
N

 
IN

VE
ST

M
EN

TS
 

LL
C  

Q
ua

lif
ie

s 
fo

r 
RD

P 
An

al
ys

is.
 

En
vi

ro
nm

en
ta

l 
Co

ns
tra

in
ts

: 
St

ee
p 

Sl
op

es
. 

Ap
pr

ox
im

at
el

y 
45

8 
sq

ua
re

 fe
et

 a
re

 c
on

st
ra

in
ed

. S
ur

ro
un

de
d 

by
 s

in
gl

e-
fa

m
ily

 d
et

ac
he

d 
re

sid
en

tia
l l

an
d 

us
es

.  

0.
86

 
0.

86
 

6.
01

 
1 

                                                                                                                                                                                               BER-L-000586-25   06/12/2025 4:21:53 PM   Pg 37 of 72   Trans ID: LCV20251747593 



 

36
 

Bl
oc

k 
Lo

t 
Pr

op
er

ty
 

Ad
dr

es
s 

O
w

ne
r 

Co
m

m
en

ts
 

Ar
ea

 (a
c)

 
D

ev
el

op
ab

le
 

Ar
ea

 (a
c)

 
RD

P 
(d

u/
ac

) 
RD

P 
(u

ni
ts

) 

90
6 

8 
25

 P
EA

CH
 T

RE
E 

PL
 

VO
SK

IA
N

, M
IC

HA
EL

 J 
Q

ua
lif

ie
s 

fo
r 

RD
P 

An
al

ys
is.

 S
ur

ro
un

de
d 

by
 s

in
gl

e-
fa

m
ily

 d
et

ac
he

d 
re

sid
en

tia
l l

an
d 

us
es

.  
1.

04
 

0.
93

 
6.

0 
1 

91
9 

1.
02

 
AS

H 
RD

 
W

AS
KO

, J
O

SE
PH

 P
 &

 
PA

UL
IN

E 
E  

Q
ua

lif
ie

s 
fo

r 
RD

P 
An

al
ys

is.
 S

ur
ro

un
de

d 
by

 s
in

gl
e-

fa
m

ily
 d

et
ac

he
d 

re
sid

en
tia

l l
an

d 
us

es
. 

0.
93

 
1.

03
 

6.
0 

1 

12
11

 
10

.0
3 

3 
ST

EV
EN

SO
N

 C
T 

TH
IE

, C
HA

RL
ES

 H
. 

Q
ua

lif
ie

s 
fo

r 
RD

P 
An

al
ys

is.
 

En
vi

ro
nm

en
ta

l 
Co

ns
tra

in
ts

: 
St

ee
p 

Sl
op

es
. 

Ap
pr

ox
im

at
el

y 
1,

17
0 

sq
ua

re
 fe

et
 a

re
 c

on
st

ra
in

ed
. S

ur
ro

un
de

d 
by

 s
in

gl
e-

fa
m

ily
 d

et
ac

he
d 

re
sid

en
tia

l l
an

d 
us

es
.  

0.
88

 
0.

84
 

6.
0 

1 

13
01

 
1.

11
 

PA
RK

 W
AY

 
TR

IA
N

GL
E 

LA
N

D 
DE

VE
LO

PM
EN

T  
Q

ua
lif

ie
s 

fo
r 

RD
P 

an
al

ys
is.

 C
om

m
er

cia
l u

se
s 

to
 t

he
 

w
es

t, 
no

rth
 a

nd
 e

as
t. 

De
ve

lo
pa

bl
e 

va
ca

nt
 w

oo
de

d 
lo

t t
o 

th
e 

so
ut

h.
 

1.
91

 
1.

91
 

16
.0

 
6 

13
01

 
1.

15
 

23
 P

AR
K 

W
AY

 
FO

CK
E 

&
 C

O
, I

N
C.

 
Q

ua
lif

ie
s 

fo
r 

RD
P 

an
al

ys
is.

 C
om

m
er

cia
l u

se
s 

to
 t

he
 

w
es

t 
an

d 
ea

st
. D

ev
el

op
ab

le
 v

ac
an

t 
w

oo
de

d 
lo

t 
to

 
th

e 
no

rth
. 

 
Sm

al
l-l

ot
 

sin
gl

e-
fa

m
ily

 
de

ta
ch

ed
 

re
sid

en
tia

l u
se

s t
o 

th
e 

so
ut

h 
in

 R
am

se
y 

Bo
ro

ug
h.

 

1.
86

 
1.

86
 

16
.0

 
6 

13
04

 
7.

01
 

10
0 

RO
UT

E 
17

 
AT

RI
M

EC
 

RE
AL

TY
 

CO
RP

 
Q

ua
lif

ie
s f

or
 R

DP
 A

na
ly

sis
. (

De
ve

lo
pe

d 
ar

ea
 a

dj
us

te
d 

to
 2

.0
 a

cr
es

 a
s 

Bo
ro

ug
h 

di
d 

no
t 

Id
en

tif
y 

an
y 

en
vi

ro
nm

en
ta

l c
on

st
ra

in
ts

 a
nd

 n
on

e 
ar

e 
sh

ow
n 

by
 

th
e 

Re
m

ai
ni

ng
 L

an
ds

 a
pp

). 
Fr

on
ts

 o
n 

no
rth

bo
un

d 
Ro

ut
e 

17
. C

om
m

er
cia

l u
se

s 
to

 t
he

 n
or

th
 a

nd
 w

es
t. 

Ho
te

l t
o 

th
e 

so
ut

h.
 S

in
gl

e-
 fa

m
ily

 d
et

ac
h 

ho
us

e 
to

 
th

e 
ea

st
, b

uf
fe

re
d 

by
 w

oo
ds

.  

2.
00

 
1.

73
 

16
.0

 
6 

13
06

 
1.

03
 

20
 P

LE
AS

AN
T 

AV
E 

GA
N

ZH
O

RN
, A

RT
HU

R 
S 

&
 E

LI
ZA

BE
TH

 M
 

Q
ua

lif
ie

s. 
Co

ns
tra

in
ed

 b
y 

flo
od

pl
ai

n 
an

d 
slo

pe
s. 

41
,2

71
 s

.f.
 r

em
ai

n 
un

co
ns

tra
in

ed
. 

Su
rro

un
de

d 
by

 
sin

gl
e -

fa
m

ily
 d

et
ac

he
d 

re
sid

en
tia

l l
an

d 
us

es
. 

1.
73

 
0.

95
 

6.
0 

1 

TO
TA

L 
54

.9
8 

45
.4

7 
11

0.
01

 
78

 

  

                                                                                                                                                                                               BER-L-000586-25   06/12/2025 4:21:53 PM   Pg 38 of 72   Trans ID: LCV20251747593 



 

37 

SSECTION  4: FAIR SHARE PLAN 

The following Fair Share Plan outlines the components and mechanisms the Borough will utilize to 
address its affordable housing obligations. These obligations include are summarized in the following 
table. 

Table 27: Affordable Housing Obligation Summary 
Category  Obligation  

First & Second Round Obligation (1987-1999) 206 units; reduced to 107 units 
through VLA/RDP 

Third Round Obligation (1999-2025) 526 units; reduce to 78 units 
through VLA/RDP 

Fourth Round Present Need (Rehabilitation) Obligation   0 

Fourth Round Prospective Need Obligation (2025-2035) 233 units reduce to 0 units 
through VLA/RDP 

 

4.1: Prior (3rd Round) Obligation 
As noted above, the Borough was assigned a 3rd Round RDP Obligation of 78 units. This obligation was 
affirmatively addressed as noted above and as summarized in the accompanying table.  
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TTable 28: 1987-1999 First and Second Round Affordable Housing Components 
1987--1999 First and Second Round 
Affordable Housing Components  

Affordable Units  Status  

Regional Contribution Agreement with 
Jersey City RCA       

17 
  

Completed 
 

Inclusionary Development 
     Crescent Village 
     Pinnacle Properties 
     Lancaster 
     Porcelanosa 
     160-168 E. Crescent Ave 
     Rental Bonus Credits 

 
24 
18  
7 
52 of 69  
5 of 25 
41 

 
Completed 
Completed 
Completed 
Completed 
Completed 
Completed 

Total 
Prior Round Unmet Need 

164 
   42 

-- 
 

 
Table 29: 3rd Round Affordable Housing Components 

3rrd RRound Componentss Affordable Units  Status  

Inclusionary Development: 

    Mack-Cali/Toll Brothers 

     172-176 E. Crescent Ave 

     160-168 E. Crescent Ave 

     Porcelanosa 

     Rental Bonus Credits 

 

22 

  3 

20 of 25 

17 of 69 

20 

 

Completed 

Completed 

Completed 

Completed 

Completed 

     TTotal Units 

      Third Round Unmet Need 

82*  

444 

 

 

With crediting the Borough has achieved 4 more credits than called for through its RDP calculation.   
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The legislation requires that the 4th Round Plan must identify the status of prior rounds’ plans and, the 
municipality shall “demonstrate how any sites that were not built in the prior rounds continue to present 
a realistic opportunity, which may include proposing changes to the zoning on the site to make its 
development more likely, and which may also include the dedication of municipal affordable housing 
trust fund dollars or other monetary or in-kind resources.” 

While all of the above noted sites to address RDP have been developed, it is noted that none of the 
overlay zones designed to address unmet need have yet been constructed with affordable units.  
Irrespective of that, they all still represent a realistic opportunity for development and are being retained 
in the Borough’s plan for affordable housing to address unmet need.  Specifically, these sites remain: 

1. Approvable. The Borough has already approved overlay zoning for these sites permitting 
inclusionary multifamily development. 

2. Available. There are no known title issues which would prohibit the development of these sites.  

3. Developable. The sites are located in a water and sewer service area 

4. Suitable. The sites are located in close proximity to the Borough’s commercial shopping centers, 
other multifamily uses, and numerous NJ Transit bus stops and train station in the surrounding 
area. 

 
Additionally, the zones include reasonably high permitted densities that are attractive to developers, 
and the related ordinance regulatory controls are sufficient to accommodate development and do not 
serve to impede or discourage potential developers to the area. 
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4.2: Fourth Round Obligation 
Present Need Obligation 
The Borough was assigned a Present Need (Rehabilitation) Obligation of zero units. As such, the 
Borough is not required to provide any mechanisms to address this component of its obligations. 

Prospective Need Obligations 
While the Borough has a zero RDP for its 4th Round, it remains interested in encouraging additional 
affordable housing construction.  The Borough is also aware that the FHA-2 includes language which 
requires VLA municipalities to satisfy at least 25 percent of their 4th Round RDP obligation through 
redevelopment.  Specifically, amended Section 1 of P.L.1995, c.231 (C.52:27D-310.1) of FHA-2 states: 

Any municipality that receives an adjustment of its prospective need obligations for the fourth 
round or subsequent rounds based on a lack of vacant land shall as part of the process of 
adopting and implementing its housing element and fair share plan identify sufficient parcels 
likely to redevelop during the current round of obligations to address at least 25 percent of the 
prospective need obligation that has been adjusted, and adopt realistic zoning that allows for 
such adjusted obligation, or demonstrate why the municipality is unable to do so. 

For the 4th Round, Upper Saddle River’s “prospective need obligation that has been adjusted“ (i.e., its 
RDP obligation) is 0 units. As such, this indicates this section does not apply to the Borough.  However, 
the Borough does have a developed site that it proposes as a potential inclusionary development parcel.   

The property in question is at 10 Mountainview Road.  The site is located along the east (north-bound) 
side of Route 17, on the southerly side of Mountainview Road. It occupies an area of 18.85-acres.  The 
property has a significant amount of street frontage along Mountainview Road and has limited frontage 
on Route 17. The site’s locational context within the Borough is shown on the accompanying map.  

The property is developed with a now dilapidated, deteriorating and vacant multistory office building. 
Bordering the property on the north is an inclusionary townhouse community developed by the 
Pinnacle Co. Bordering the property on the southeast is a multi-story, multifamily inclusionary housing 
complex. To the east and fronting Pine Hill Drive and Secor Road are single-family dwellings generally 
on wooded lots.  
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MMap 4: Aerial of 10 Mountainview Road 
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A draft Non-Condemnation Area in Need of Redevelopment Report is being prepared to commence 
the process to redevelop this property.  The analysis of compliance with the applicable statutory criteria 
focuses on the deteriorating nature of the site’s building.  The information from the Borough revealed 
the substantive nature of code violations that exist on-site.  Significantly, the analysis finds the site 
satisfies, at a minimum, criterion “a” and “b” of the Local Redevelopment and Housing Law (LRHL). The 
property is developed with a building that exhibits characteristics indicating the building is substandard, 
unsafe, unsanitary, and dilapidated to such a degree as to be conducive to unwholesome working 
conditions.  Additionally, the fact that utilities have been cut off to the building, and the fact the building 
is and has been vacant, indicates there has been a discontinuance of the use of the building, and its 
abandonment has resulted in it being allowed to fall into so great a state of disrepair as to be 
untenantable.  In support of these conclusions is a report from the Borough of Upper Saddle River Fire 
Prevention Bureau, enumerating twenty-nine code violations that details the magnitude of the building’s 
deficiencies which have resulted in the building‘s utilities being cut off, and the building being boarded 
up, all reflecting characteristics that warrant the ‘area in need’ designation. The Fire Prevention Bureau’s 
Notice of Violations and Order to Correct are provided in the appendix of this report. 

The plan for this site would allow the site to be developed for an inclusionary development at 7 dwelling 
units per acre.  A preliminary draft set of area and bulk standards has been prepared and set forth in 
the accompanying table.  It identifies a minimum lot size consistent with the property’s lot area, notes 
specified setbacks from external lot lines and internal building setbacks, provides building and 
impervious coverage standards, permitted building heights, and related design standards, all consistent 
with the manner in which the Borough has regulated other similar developments in the immediate 
vicinity of the site.  
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TTable 30: Preliminary Draft Zoning Regulations for 10 Mountainview Road 

Requirements Proposed 
Standard  

Min. Lot Area (ac) 18 

Minimum Setback from External Lot Lines (ft): 

     Front Yard 
     Side Yard 
     Rear Yard 
   

50 
40  
40  

Minimum Setback from Internal Roadways (ft) 25 

Minimum Distance between buildings (ft): 

     Front-to-Front 
     Front-to-Rear 
     Front-to-Side 
     Side-to-Side 
     Side-to-Rear 
     Rear-to-Rear  

75 
60 
50 
50 
50 
75 

Minimum Open Space (%) 50 

Minimum Accessory Building Setback (ft) to: 

     Principal Building  
     Front Lot Line 
     Other Lot Lines 

 

40 
75 
40  

Maximum Density (units/ac) 7 

Maximum Building Coverage (%) 25 

Maximum Impervious Coverage (%) 50 

Maximum Building Length (ft) 180 

Minimum Parking Standards Pe RSIS 

Maximum Number of units in structure 8 

Maximum Building Height (st/ft)* 3/38 

  

*Affordable units shall be interspersed amongst the townhouse buildings and shall not be allocated to a separate building. 
Affordable units in any individual townhouse row shall be limited to two units, which may be designed as one-over-one flats.  
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4.3: Consistency with State Planning Initiatives 

As noted, state regulations require HE&FSP’s to also include: 

 An analysis of the extent to which municipal ordinances and other local factors 
advance or detract from the goal of preserving multigenerational family 
continuity as expressed in the recommendations of the Multigenerational 
Family Housing Continuity Commission, and; 

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

Accordingly, the following subsection analyzes the consistency between this HE&FSP to 
the above referenced state planning initiatives. 

Multigenerational Family Housing Continuity Commission 
The Multigenerational Family Housing Continuity Commission was established by the 
State of New Jersey in 2021. As noted in NJSA 52:27D-329.20, one of the primary duties 
of the Commission is to “prepare and adopt recommendations on how State 
government, local government, community organizations, private entities, and 
community members may most effectively advance the goal of enabling senior citizens 
to reside at the homes of their extended families, thereby preserving and enhancing 
multigenerational family continuity, through the modification of State and local laws and 
policies in the areas of housing, land use planning, parking and streetscape planning, 
and other relevant areas.” 

As of the date of this HE&FSP, the Multigenerational Family Housing Continuity 
Commission has not yet adopted any recommendations. 

State Development and Redevelopment Plan 
As established by NJSA 52:18A-200(f ), the purpose of the State Development and 
Redevelopment Plan (SDRP) is to “coordinate planning activities and establish Statewide 
planning objectives in the following areas: land use, housing, economic development, 
transportation, natural resource conservation, agriculture and farmland retention, 
recreation, urban and suburban redevelopment, historic preservation, public facilities 
and services, and intergovernmental coordination.” 

As such, the SDRP establishes a number of goals and strategies related to a number of 
different topics, including economic redevelopment. One such goal is to revitalize 
existing urban centers by directing growth and development to those areas. Specifically, 
the SDRP seeks to revitalize the State’s cities and towns by protecting, preserving, and 
developing the valuable human and economic assets in cities, towns, and other urban 
areas. 
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As indicated by the SDRP’s Policy Map, the entirety of the Borough is located in the PA-
1 Metropolitan Planning Area, wherein development and redevelopment is intended to 
be directed. The intent of this Planning Area is to: 

 Provide for much of the state’s future redevelopment. 
 Revitalize cities and towns. 
 Promote growth in compact forms. 
 Stabilize older suburbs. 
 Redesign areas of sprawl; and, 
 Protect the character of existing stable communities. 

Accordingly, this HE&FSP is consistent with the intents of the PA-.1.  Specifically, it is 
designed to encourage redevelopment and growth in a compact form, while also 
protecting the character of the existing community. 
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AAPPENDICES 
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BOROUGH OF UPPER SADDLE RIVER 

BERGEN COUNTY, NEW JERSEY 
 

RESOLUTION ADOPTING AN AFFIRMATIVE MARKETING PLAN  

FOR THE BOROUGH OF UPPER SADDLE RIVER 
 

 
WHEREAS, in accordance with applicable Council on Affordable Housing (“COAH”) 

regulations, the New Jersey Uniform Housing Affordability Controls (“UHAC”)(N.J.A.C. 5:80-
26., et seq.), and the terms of a Settlement Agreement between the Borough of Upper Saddle River 
and Fair Share Housing Center (“FSHC”), which was entered into as part of the Borough’s 
Declaratory Judgment action entitled  “In the Matter of the Borough of Upper Saddle River, 
County of Bergen, Docket No. BER-L-6121-15, which was filed in response to Supreme Court 
decision In re N.J.A.C. 5:96 and 5:97,  221 N.J. 1, 30 (2015) (“Mount Laurel IV”), the Borough 
of Upper Saddle River is required to adopt by resolution an Affirmative Marketing Plan to ensure 
that all affordable housing units created, including those created by rehabilitation, are affirmatively 
marketed to very low, low and moderate income households, particularly those living and/or 
working within Housing Region 1, which encompasses the Borough of Upper Saddle River; and 

 
NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Council of the Borough 

of Upper Saddle River, County of Bergen, State of New Jersey, do hereby adopt the following 
Affirmative Marketing Plan: 

Affirmative Marketing Plan 

A. All affordable housing units in the Borough of Upper Saddle River shall be marketed in 
accordance with the provisions herein unless otherwise provided in N.J.A.C. 5:93-1, et seq. 

B. The Borough of Upper Saddle River has a Gap (1999-2015) and Prospective Need (2015-
2025) affordable housing obligation. This Affirmative Marketing Plan shall apply to all 
developments that require an Affirmative Marketing Plan or will contain very low, low and 
moderate-income units, including those that are part of the Borough’s current Housing 
Element and Fair Share Plan, and those that may be constructed in future developments not 
contemplated in the Borough’s Housing Element and Fair Share Plan. This Affirmative 
Marketing Plan shall also apply to any rehabilitated rental units that are vacated and re-
rented during the applicable period of controls for identified rehabilitated rental units. 

C. The Affirmative Marketing Plan shall be implemented by the Administrative Agent under 
contract to the Borough of Upper Saddle River. All of the costs of advertising and 
affirmatively marketing affordable housing units shall be borne by the 
developer/seller/owner of the affordable unit(s). 
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D. In implementing the Affirmative Marketing Plan, the Administrative Agent, acting on 
behalf of the Borough, shall undertake all of the following strategies: 

1. Publication of one advertisement in a newspaper of general circulation within the 
housing region. 

2. Broadcast of one advertisement by a radio or television station broadcasting 
throughout the housing region. 

3. At least one additional regional marketing strategy using one of the other sources 
listed below. 

E. The Affirmative Marketing Plan is a regional marketing strategy 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 housing units which are being marketed by a 
developer or sponsor of affordable housing. The Affirmative Marketing Plan is also 
intended to target those potentially eligible persons who are least likely to apply for 
affordable units in that region. It is a continuing program that directs all marketing activities 
toward Housing Region 1 in which the Borough is located and covers the entire period of 
deed restriction for each restricted housing unit.  

F. The Affirmative Marketing Plan is a continuing program intended to be followed 
throughout the entire period of restrictions and shall meet the following requirements: 

1. All newspaper articles, announcements and requests for application for very low, 
low and moderate-income units shall appear in the Star Ledger. 

2. The primary marketing shall take the form of at least one press release and a paid 
display advertisement in the above newspaper during the first week of the 
marketing program.  Additional advertising and publicity shall be on an “as needed” 
basis. The developer/owner shall disseminate all public service announcements and 
pay for display advertisements. The developer/owner shall provide proof of 
publication to the Administrative Agent. All press releases and advertisements shall 
be approved in advance by the Borough’s Administrative Agent. 

3. The advertisement shall include a description of the: 

i. Location of the units; 

ii. Direction of the units; 

iii.  Range of prices for the units; 
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iv. Size, as measured in bedrooms, of units; 

v. Maximum income permitted to qualify for the units; 

vi. Location of applications; 

vii. Business hours when interested households may obtain an application; and 

viii. Application fees. 

4. Newspaper articles, announcements and information on where to request 
applications for very low, low and moderate income housing shall appear in at  least 
three locally oriented weekly newspapers within the region, one of which shall be 
circulated primarily in Bergen County and the other two of which shall be circulated 
primarily outside of Bergen County, but within the housing region. 

5. Advertisements will be broadcast on Spectrum Cable.  

6. Applications, brochure(s), sign(s), and/or poster(s) used as part of the affirmative 
marketing program shall be available/posted in the following locations: 

i. Borough Municipal Building 

ii. Borough Public Library 

iii. Borough Website 

iv. Developer’s Sales/Rental Office 

v. Bergen County Administration Building 

Applications shall be mailed by the Administrative Agent to the prospective 
applications upon request. Locations of applications, brochures, and flyers to 
affirmatively market the program are listed in the attached Appendix. 

7.  Also, applications shall be made available at the developer’s sales/rental office and 
shall be mailed to prospective applicants upon request.  When on-line preliminary 
applications are utilized, if prospective applicants do not have internet access they 
will be given a phone number to call the Administrative Agent, who will then enter 
all pre-application information online during the phone call. The Administrative 
Agent shall develop, maintain and update a list of community contact person(s) 
and/or organization(s) in Bergen, Hudson, Passaic and Sussex Counties that will 
aid in the affirmative marketing program with particular emphasis on contacts that 
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will reach out to groups that are least likely to apply for housing within the region, 
including major regional employers.   

i. Quarterly informational flyers and applications shall be sent to each of the 
following agencies for publication in their journals and for circulation 
among their members: 

Eastern Bergen County Board of Realtors (411 Rte. 17 South, Hasbrouck 
Heights, NJ 07604) 

Sussex County Association of Realtors (115 DeMarest Rd., Sparta, NJ 
07871) 

Passaic County Board of Realtors (204 Berdan Ave., Wayne, NJ 07470) 

Hudson County Board of Realtors (110a Meadowlands Pkwy., Ste. 103, 
Secaucus, NJ 07094) 

ii. Quarterly informational circulars and applications shall be sent to the 
administrators of each of the following agencies in the counties of  Bergen, 
Hudson, Passaic and Sussex: 

Welfare or Social Service Board 

Office on Aging or Division of Senior Services 

Housing Authority 

Community Action Agencies 

Community Development Departments 

iii. Quarterly informational circulars and applications shall be sent to the chief 
personnel administrators of all the major employers within the region as 
listed in the attached Appendix in accordance with the Region 1 Affirmative 
Marketing Plan. 

iv. The Administrative Agent will also provide specific direct notice to the 
following community and regional organizations whenever affordable 
housing units become available in the Borough to the organizations listed 
in the attached Appendix, including those listed below: 

Fair Share Housing Center (510 Park Boulevard, Cherry Hill, NJ 08002) 
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New Jersey State Conference of the NAACP (4326 Harbor Beach Blvd. 
#775, Brigantine, NJ 08203) 

The Latino Action Network (P.O. Box 943, Freehold, NJ 07728) 

The Bergen County NAACP (P.O. Box 1136, Englewood, NJ 07631) 

Bergen County Urban League (12 Tenafly Rd., Ste. 104, Englewood, NJ 
07631) 

Bergen County Housing Coalition (389 Main St., Hackensack, NJ 07601) 

8. A random selection method to select occupants of very low, low and moderate 
income housing will be used by the Administrative Agent in conformance with 
N.J.A.C. 5:80-26.16(l). The Affirmative Marketing Plan shall provide a regional 
preference for all households that live and/or work in Housing Region 1 comprised 
of Bergen, Hudson, Passaic and Sussex Counties. 

9. The Administrative Agent shall administer the Affirmative Marketing Plan. The 
Administrative Agent has the responsibility to income qualify very low, low and 
moderate income households; to place income eligible households in very low, low 
and moderate income units upon initial occupancy; to provide for the initial 
occupancy of very low, low and moderate income units with income qualified 
households; to continue to qualify households for re-occupancy of units as they 
become vacant during the period of affordability controls; to assist with outreach 
to very low, low and moderate income households; and to enforce the terms of the 
deed restriction and mortgage loan as per N.J.A.C. 5:80-26.1, et seq. 

10. Whenever appropriate, the Administrative Agent shall provide or direct qualified 
very low, low and moderate income applicants to counseling services on subjects 
such as budgeting, credit issues, mortgage qualifications, rental lease requirements 
and landlord/tenant law and shall develop, maintain and update a list of entities and 
lenders willing and able to perform such services. 

11. All developers/owners of very low, low and moderate income housing units shall 
be required to undertake and pay the costs of the marketing of the affordable units 
in their respective developments, subject to the direction and supervision of the 
Administrative Agent. 

12. The implementation of the Affirmative Marketing Plan for a development that 
includes affordable housing shall commence at least 120 days before the issuance 
of either a temporary or permanent certificate of occupancy. The implementation 
of the Affirmative Marketing Plan shall continue until all very low, low and 
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moderate income housing units are initially occupied and for as long as affordable 
units exist that remain deed restricted and for which the occupancy or re-occupancy 
of units continues to be necessary.  Please note that in addition to complying with 
this Borough-wide Affirmative Marketing Plan that the Administrative Agent shall 
also review and approve a separate Affirmative Marketing Plan for every new 
affordable development in River Edge that is subject to N.J.A.C. 5:80-26.1 et seq.  
That document shall be completed by the owner/developer and will be compliant 
with the Borough’s Affirmative Marketing Plan as presented herein, and 
incorporate development specific details and permitted options, all subject to the 
Administrative Agent’s review and approval.  The development specific 
affirmative marketing plans will use the standard form for Region 1, which is 
included in the attached Appendix. 
 

13. The Administrative Agent shall provide the Affordable Housing Liaison with the 
information required to comply with monitoring and reporting requirements 
pursuant to N.J.A.C.5:80-26-1, et seq. and the Order granting the Borough a Final 
Judgment of Compliance and Repose. 

 
 BE IT FURTHER RESOLVED that the appropriate Borough officials and professionals 
are authorized to take all actions required to implement the terms of this Resolution. 

 
BE IT FURTHER RESOLVED that this Resolution shall take effect pursuant to law. 
 

APPROVED this _____ day of ____, 2020. 
 
 
ATTEST: 
 
 
________________________________ 
  Joy Convertini, Borough Clerk 
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