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Executive Summary

The following 2025 Housing Element and Fair Share Plan (HE&FSP) of the Master Plan has
been prepared for the Borough of Westwood. This plan is designed to outline the manner
in which the Borough will address its affordable housing obligations for the Fourth Round
housing cycle. Ultimately, these obligations were derived from a variety of different
sources, including the Council on Affordable Housing (COAH), a prior settlement
agreement with Fair Share Housing Center (FSHC), and most recently from calculations
provided by the Department of Community Affairs (DCA). These numbers have also been
informed by local knowledge evidenced through a vacant land assessment and a
Structural Conditions Survey.

These obligations are summarized as follows:

Table 1: Affordable Housing Obligation Summary

Housing Cycles Obligation
Prior Round Obligation (1987-1999) 87

Third Round Obligation (1999-2025) 391
Fourth Round Obligation (2025-2035) 235
Present Need (Rehabilitation) Obligation (2025- | 19

2035)

Earlier Round Affordable Housing Obligations

Westwood has an enviable position and reputation with regard to planning for and then
delivering affordable housing going back to the 1970’s. The Borough has never found
itself the defendant in litigation over affordable housing matters. Instead, the Borough
has aggressively sought to secure funding for what in time became Westwood House.
Westwood House contains 182 income-restricted apartments, primarily restricted for
seniors, although there is a significant number of non-age restricted accessible
apartments. Household income of residents cannot exceed HUD's very low-income limit.
Westwood House will continue to maintain its affordability status until at least 2039, well
beyond the end of the Fourth Round housing cycle. A letter describing these aspects of
Westwood House, and the expiration of affordability controls, is included in the appendix
of this HE&FSP.

The Borough has also been receptive to providing housing for those among us with
developmental disabilities beyond what is offered through Westwood House. The
Borough has worked cooperatively with group home providers to provide safe, accessible
and affordable housing for this segment of society. Westwood has also capitalized on
unique opportunities to create affordable dwelling units through implementation of the
mandatory set aside ordinance. Further, Westwood has donated both land and money to
allow for the construction of affordable single-family housing within its borders.
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COAH assigned Westwood a Prior Round Obligation of eight-seven units for the Second
Round housing cycle. Based upon constructed affordable housing, Westwood was able to
claim 191 affordable housing credits, far in excess of the assigned 87-unit affordable
housing obligation. Westwood neither sought nor claimed bonus credits as part of the
191 credits, this number represents actual affordable dwellings in which low-income
households are residing. Westwood has affirmatively responded to the challenge and
generated a much greater number of affordable dwellings that even required of the
Borough in the Second Round housing cycle.

Third Round Obligation

Pursuant to a Settlement Agreement signed with FSHC and approved by the Court after a
hearing, the Borough was responsible for a Third Round Realistic Development Obligation
(“RDP”) of 1 unit and a total Unmet Need of three hundred and ninety units.

It is helpful to describe what realistic development potential means in the context of New
Jersey affordable housing. New Jersey assigns affordable housing obligations to
individual municipalities based on a state-wide statistical model. It is only after this so-
called state-wide need is determined that this need is distributed and assigned to
individual municipalities. There is little analysis of a host community’s ability to absorb
this assigned obligation prior to the distribution of the obligation. For this reason, similar
communities might be assigned widely divergent affordable housing obligations that
they may or may not be able to accommodate.

Realistic development potential is a term defined in Chapter 5:93 and 5:97, the
regulations adopted to direct implementation of the Fair Housing Act (N.J.S.A. C.52:27D-
301 et seq.) The realistic development potential is that portion of the assigned affordable
housing obligation that can realistically be addressed by a municipality during the current
housing cycle. In brief, the RDP is the upper limit of affordable housing that can be
realistically generated in a municipality. Since the realistic development potential
represents the maximum number of affordable housing that can be developed, at least a
portion of the originally assigned obligation in these communities is acknowledged as
being beyond the ability of a community to address. The portion of the state assigned
affordable housing obligation that is determined to be unrealistic for a municipality to
produce is classified as Unmet Need.

Addressing the 1-unit RDP obligation determined by the Court to be fair, Westwood
partnered with Habitat for Humanity. This partnership resulted in the construction of an
owner-occupied three (3) bedroom dwelling along Sand Road on property that the
Borough of Westwood owned and subsequently made available for affordable housing.
The property was donated by the borough at no cost to Habitat for Humanity. In a further
effort to assist Habitat, connection fees and construction costs were waived by the
Borough. This Sand Road dwelling insured Westwood was fully compliant with its
assigned Third Round realistic development potential.

Westwood can demonstrate affordable housing activities leading to the capture of 119
credits toward compliance of its Third Round Unmet Need obligation. These credits come
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from a variety of sites, including 104 credits from Westwood House. Westwood is also
eligible to receive affordable housing credits from the expanded assisted living facility
located along Old Hook Road owned and operated by Care One. The further
development of this site allowed Westwood to earn 2 affordable housing credits. An
additional four remaining sites provided additional crediting opportunities. Westwood,
through its affordable housing efforts, has managed to fully comply with the assigned
RDP obligation and satisfy a significant portion of the Unmet Need obligation. This is an
unusually high Unmet Need satisfaction level, one usually not met by an older suburban
community.

Table 2 below details the sites and number of affordable credits gained by Westwood in
addressing the Second and Third Round affordable housing obligation.

Table 2: Affordable Housing Crediting Components

Component Affordable Status
Credits
Westwood House 182 Completed
Mid Bergen Community Housing 3 Completed
Spectrum for Living 6 Completed
Habitat for Humanity 1 Completed
Third Round Unmet Need
National Institute Group Home 4 Completed
Care One at Valley Skilled Nursing 2 Completed
Cerebral Palsey of N. Jersey 4 Completed
Habitat for Humanity 1 Completed
Jefferson Realty 4 Completed
KRE-Irvington Street 1 Under Construction
106 Old Hook Road 2 Approved
TOTAL 210 Credits

Fourth Round Obligation

Governor Phil Murphy signed amendments to the New Jersey Fair Housing Act into law in
March 2024. These amendments greatly altered the manner in which municipalities, going
forward, would address their constitutional obligation to create realistic opportunities for

the construction of affordable housing.

Among many other changes, the 2024 amendments abolished the Council on Affordable
Housing ("COAH"). Since 1986, COAH has been the state administrative agency with the
primary responsibility for insuring municipalities satisfied their constitutional obligation to
produce and regulate affordable housing. Before the establishment of COAH, the Court
system was the primary mechanism for ensuring local municipalities complied with their
affordable housing responsibility. The 2024 amendments to the Fair Housing Act returned
jurisdiction to the Court system, but with a newly established dispute resolution program
and County level housing judges.
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Pursuant to the 2024 amendments, the Department of Community Affairs (‘"DCA") was
charged with determining each municipality’s Fourth Round affordable housing
obligation. These obligations included both a Present Need obligation and a Prospective
Need obligation. The Fourth Round housing cycle is a ten (10) year period beginning in
2025 and continuing through until the end of June 2035.

Westwood Fourth Round affordable housing obligation, as established by DCA, included
a Present Need (sometimes referred to as Rehabilitation Obligation) obligation of 19
units. Westwood's Prospective Need obligation was established by DCA at 235 dwelling
units of affordable housing.

Accordingly, the remainder of this 2025 HE&FSP is divided into the following sections:

R/
0.0

Section 1: Introduction

The first section of the 2025 HE&FSP provides an introduction to affordable
housing. It summarizes 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.

Section 2: Housing Element

Section 2 contains the Housing Element for the Borough of Westwood. It offers
an overview of its community, as well as background information regarding
Westwood's population, housing, and employment characteristics. The Housing
Element also provides a projection of the Borough's future housing stock and its
employment projections.

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 Fourth Round prospective need
obligations.
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Section 1: Introduction

The following section provides an introduction to affordable housing. It summarizes what
affordable housing is, offers a brief overview of the history of affordable housing in the
state, and explains the role of a municipal housing element and fair share plan.

What is Affordable Housing?

Affordable housing is income-restricted housing that is available for sale or for rent. Most
often, affordable housing is restricted to very-low, low-, and moderate-income
households. These categories are derived from the state’s median regional income limits.
New Jersey is divided into six different affordable housing regions. Westwood is located
in Region 1 which includes Bergen, Hudson, Passaic, and Sussex Counties.

Moderate-Income Low-Income Households Very Low-Income
Households Earn 50% of the region’s Households
Earn 80% of the region’s median income Earn 30% of the region’s
median income median income

Regional income limitations are typically updated every year, with different categories
established for varying household sizes. The table below identifies the 2024 regional
income limits by household size for Region 1. As shown, a moderate-income three-
person family with a total household income of not greater than $86,697 could qualify for
affordable housing in the Borough's region.

Table 3: 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 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
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arrangements such as supportive housing or group homes, and age restricted housing.

1975: Mount Laurel |

Every developing municipality has an
affordable housing obligation

1983: Mount Laurel Il

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

Development and Redevelopment Plan

1986: Mount Laurel llI

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

Development and Redevelopment Plan

2015: Mount Laurel IV

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

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
) that every developing municipality throughout
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 1), 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 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 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.
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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.

2017: Gap Period

Finds that gap period (1999-2015)
In May 2008, COAH adopted revised Third Round generates an affordable housing

regulations which were published and became obligation
effective on June 2, 2008. Coincident to this
adoption, 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
also indicated that COAH should adopt regulations
pursuant to the Fair Share methodology utilized in . .
Housing Rounds One and Two. The Supreme Court Esézzl:i;iimztg?iﬂ?fg Lr:)mi:;er
affirmed this decision in September 2013, which obligation. Being utilized outside of
invalidated much of the third iteration of the Third Mercer County for settlement purposes
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.

2018: Jacobson Decision

Deadlocked with a 3-3 vote, COAH failed to adopt
newly revised Third Round regulations in October 2024: A-4/5-50
2014. The Fair Share Housing Center, 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 adopts new legslation which
overhauls the FHA. COAH is elimianted,
New Jersey Supreme Court. The Court heard the and its duties are split between the DCA

motion in January 2015, and issued its ruling on anglitie AL

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 from the judiciary that their HE&FSP is
constitutionally compliant while receiving 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 local housing need as may be adjusted by new
housing-need numbers promulgated by the court or COAH.
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Subsequently, the Supreme Court ruled on January 18, 2017 that municipalities are also
responsible for obligations accruing during the so-called "gap period,” the period of years
between 1999 and 2015. However, 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).

The 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 is tasked to handle any disputes
regarding affordable housing obligations and plans.
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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 an
obligatory plan element. As established by NJSA
40:55D-62.a of the Municipal Land Use Law (MLUL),
a municipality must have an adopted HE&FSP in
order to enact its zoning ordinance. Thus, from a
public policy perspective, a HE&FSP is an essential
community document. Moreover, without a
HE&FSP, a municipality may be susceptible to a builder’s remedy lawsuit in which a
developer could file suit 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 deed restricted affordable housing.

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.

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

~10 ~
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Section 2: Housing Element

The following section provides the housing element for the Borough of Westwood. It
offers an overview of the community, as well as background information regarding its
population, housing, and employment characteristics. It also provides projections of
future growth of the Borough's housing stock and its employment prospects based on
current trends as captured and reported by state and federal governments.

Information Regarding Data Sources

The information contained in Section 2.2 entitled "Population Demographics,” Section
2.3 entitled “Inventory of Housing Stock,” Section 2.4 entitled "Employment
Demographics,” and Section 2.5 entitled “Housing & Employment Projections” was
obtained from a variety of publicly available data sources. These are summarized below:

1. United States Decennial
Census

The US Census is described in Article |, 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.

2. 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.

3. 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.

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.

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.

~11 ~
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2.1: Community Overview

The Borough of Westwood is located within the heart of the Pascack Valley, in the north
central portion of Bergen County. It is bounded by four other Pascack Valley
municipalities, including: the Township of River Vale to the east; the Borough of Hillside to
the north; the Township of Washington to the west, and the Borough of Emerson to the
south. Westwood is essentially a fully developed community with extremely limited
vacant land resources remaining for development. This conclusion is partially based on
the vacant land adjustment the Borough undertook for the Third Round housing cycle.
Westwood's vacant land analysis for the Third Round generated a Realistic Development
Potential of 1, demonstrating a nearly complete lack of land resources that are available
and appropriate for the development of affordable housing.

What is notable about the earlier vacant land adjustment, is that Fair Share Housing
Center, the Court appointed Special Adjudicator and later the Superior Court Judge
reviewing Westwood's submissions all agreed with Westwood's conclusion concerning
the scarcity of vacant developable land in the Borough. Stated differently, every outside
party that reviewed and examined the Borough's vacant land analysis independently
reached the same conclusion, Westwood, at the time of the Third Round, had almost no
remaining vacant developable land on which inclusionary housing could be constructed.

The total land area of the Borough is 1,994.13 acres (1,218.3 acres if streets/roads are
subtracted out). The Borough currently contains 3,664 tax parcels. The majority of the
Borough is characterized by residential development. In fact, over 740 acres of the
municipality’s total land area (61 percent) consists of residential uses. Single-family
residential accounts for the bulk of residential development, accounting for 55.8 percent
of the Borough's total land area. Multi-family residential developments occupy far less
land, comprising only 4.6 acres, or 7% percent, of the Borough'’s total land area.

Commercial land uses occupy 135.13 acres, or approximately 11.1 percent of the
Borough's total land area. Hospital land use contributes a singular parcel with 20.21 acres.
Industrial constitutes one of the largest non-residential land uses with 35 parcels covering
28 acres.

Land uses in the Public/Semi-Public classification comprise the second largest land use
category in Westwood, accounting for 245.71 acres, or 20.2 percent of the Borough'’s total
land area. Semi-public land uses, including places of worship and other non-profit
organizations, account for 4.8 percent of the Borough's total land area, while schools
comprise an additional 2.7 percent. Municipal property and public parking lots make up
most of this category with more than 12.8 percent.

The Borough contains one Class | railroad line that traverses the Borough north and
south. The rail line occupies more than 8.36 acres in the Borough. Vacant land makes up
4.3 percent of the total land use cover with 77 parcels of land.

~12 ~
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Recently, Westwood has taken action which has slightly increased the amount of vacant
land. Floodplain lands in Westwood were unwisely developed years ago. The owners of
these environmentally sensitive lands have faced repetitive flooding, putting both
borough residents and first responders in significant danger. Recognizing floodplain
development is not sustainable and to improve the natural functioning of the floodplains,
Westwood has been an active participant in the Department of Environmental
Protection’s Blue Acres program. This program assists municipalities in funding buyouts
of floodplain dwellings. Westwood has been successful in securing such funds in order to
purchase and demolish homes with a history of repetitive flooding, thus increasing
slightly the amount of vacant land in the Borough.

Table 4: Existing Land Uses

Land Use Acres % of Total Acres | Parcels | % of Total Parcels
Resi tial 1 & 2
esidential 1 & 679.95 55.81% 2911 79.45%
Family
Residential Multifamily 56.57 4.64% 256 6.99%
Multifamily Nursing o o
& Assisted Living 4.06 0.33% 1 0.03%
Commercial Commercial 114.92 9.43% 246 6.71%
Hospital 20.21 1.66% 1 0.03%
Municipal Property 155.59 12.77% 90 2.46%
Public/Semi- 175 lic school 3228 2.65% 8 0.22%
Public
Church & Charitable 57.84 4.75% 20 0.55%
Vacant 52.77 4.33% 77 2.10%
Industrial 28.17 2.31% 35 0.96%
Other
Rail 8.36 0.69% 2 0.05%
Other Exempt 7.58 0.62% 17 0.46%

Source: ArcGlIS Calculations

Regional access for Borough residents and visitors is provided by several county
roadways. Washington Avenue provides access westerly through Washington Township
where access to the Garden State Parkway southbound and in Ridgewood, Route 17 is
easily available. Harrington Avenue provides access to the Northern Valley through River
Vale. Kinderkamack Road is a road that has been in use prior to the arrival of European

~13 ~




BER-L-000663-25 06/13/2025 3:25:30 PM Pg 18 of 100 Trans ID: LCV20251758414

settlers. This road links Westwood with towns north and south, extending to and into
New York State and Hackensack to the south. Old Hook Road provides access between
Westwood and State Highway 9W and the Palisades Interstate Parkway toward the east.
Access is easily gained to northern Manhattan from either one of the just mentioned
highways via the George Washington Bridge. Old Hook Road in Westwood curves
northerly extending through the remaining Pascack Valley towns.

These county roadways provide linkages to the state’s regional highway network such as
Route 17 and Garden State Parkway northbound in the Borough of Paramus, Interstate
Route 80 in the Township of Saddle Brook or within Hackensack to the south. Route 80
can provide additional access to the New Jerey Turnpike if traveling easterly.
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Map 1: Community Overview
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Map 2: Existing Land Use
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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 of Westwood over the past
several decades.

This section is an analysis of demographic information is obtained from the 2010
Decennial Census 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. They 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. For example, the 2023 ACS includes data
collected from 2019, 2020, 2021, 2022 and 2023. The following provides an assessment of
population size, rate of population growth, age characteristics, as well as household size
and income levels. 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.

Population Changes

The Borough experienced a slight decline in population from 1970 to the 1990s. The
reduction in the population at that time could be attributable to the aging population
and households with children aging into adulthood and moving into new locations. The
Borough nearly regained the losses by the year 2000. The population slightly increased
from 2010 through the year 2023 and now sits at its all-time high in terms of population.

Table 5: Population Growth, 1950-2023

Year Population Population Change Percent Change
1950 6,766

1960 9,046 2280 33.7%
1970 11,105 2059 22.8%
1980 10,714 -391 -3.5%
1990 10,446 -268 -2.5%
2000 10,999 553 5.3%

2010 10,873 -126 -1.1%
2020 11,096 223 2.1%

2023 11,221 125 1.1%

Source: US Census Bureau,; 2023 American Community Survey Five-Year Estimate
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Age Characteristics

As shown in the age distribution table below, the Borough's age characteristics show a
slight decrease in median age from 42.1 years in 2010 to 41.7 according to the 2023 ACS
data. The largest age cohort in 2023 represented 17.7% of the population (35-44 age
group) while the largest cohort in 2010 was 18.2% (45-54 age group). The age groups
showing declines between the 2010 census and the 2023 ACS data appear to be 5 and
under, 25-34, 45-54 cohorts.

Table 6: Age Characteristics, 2010-2023

2010 2023
Age o o
G Pop % Pop %
Under5 [ 691 6.3% 424 3.8%
5to14 1,288 1.8 % 1,491 13.3%
15 to 24 1,061 9.7% 1,409 12.6%
25 to
24 1,308 12.0% 843 7.5%
35to
44 1,693 15.5% 1,988 17.7%
45 to
54 1,706 15.6% 1,430 12.7%
55 to
64 1,351 12.4% 1,437 12.8%
65 to
74 857 7.9% 1,096 9.8%
75 to
84 630 5.8% 861 77%
85 + 323 3.0% 242 2.2%
Total 10,908 | 100.0% 11,221 100%
Median
A 418 417
ge

Sources: 2010 & 2023 American Community Survey 5-Year Estimates.
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Household Tenure and Occupancy

The data shown on the following table indicates that the breakdown between the share
of owner occupied and rental occupied units since 2010 with the majority of units being
owner occupied. The percentage of owner-occupied dwellings has substantially increased
from 59.2% to 66.1% during the period of study. The number of housing vacancies have
increased slightly over this time frame from 4.3% in 2010 to 5.6% in 2023.

Table 7: Owner-Occupied and Renter-Occupied Units, 2010-2023

2010 2023
Category # of Units | % # of Units |%
Owner Occupied 2,745 59.2% 2,771 66.1
Renter Occupied 1,693 36.5% 1,424 33.9%
Vacant Units 198 4.3% 249 5.6%
Total 4,636 100.0% |4,195 100.0%

Source: US Census Bureau,; 2023 American Community Survey Five-Year Estimate

Average Household Size

The census data shown below presents data concerning how the Borough's average
household size grew from 2.29 in 2010 to 2.66 in 2023 while the Bergen County average
household size remained somewhat steady at 2.59 over the same time period. The total
population increased from 2010 to 2023, while the number of households experienced a
somewhat significant decrease over the same span, as indicated by the American
Community Survey estimates.

Table 8: Average Household Sizes, 2010-2023

Average Average
Year Total Number of Household Size Household Size
Population Households
Westwood Bergen County
2010 10,873 4,525 2.29 2.55
2023 11,221 4,195 2.66 2.59

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

Household Income

The following data from the 2010 census and the 2023 ACS indicates that the median
household income in Westwood greatly increased more than 113% from 2010 to 2023
increasing from $79,133 to $169,026.
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Table 9: Household Incomes, 2010-2023

Income Category 2010 20237
Number % Number %
Less than $10,000 77 1.7% 64 1.5%
$10,000 to $14,999 85 1.9% 23 0.5%
$15,000 to $24,999 241 5.3% 83 2.0%
$25,000 to $ 34,999 409 9.0% 140 3.3%
$35,000 to $ $49,999 608 13.4% 256 6.1%
$50,000 to $74,999 687 15.2% 301 7.2%
$75,000 to $99,999 646 14.3% 276 6.6%
$100,000 to $149,999 912 20.2% 667 15.9%
$150,000 to $199,000 461 10.2%
2,385 56.9%

$200,000 or more 399 8.8%
Total 4,525 100.0% 4,195 100.0%
Median Income (Household) $79,133 $169,026

Source: US Census Bureau,; 2023 American Community Survey 5-Year Estimates.

2.3: Inventory of Housing Stock

This section of the analysis provides an inventory of the Borough's housing stock. The
inventory details housing characteristics such as age, condition, purchase/rental value and
occupancy. It also estimates the number of affordable units that might be available to
low- and moderate-income households and the number of substandard housing units
capable of being rehabilitated. As previously noted, the latest information from the
American Community Survey consists of five-year estimates by the Census Bureau, not
actual counts and may not be directly comparable to census figures. With this in mind,
some might have a difficult time reconciling discrepancies with some of the figures. An
example is with the number of Westwood dwellings estimated by ACS in 2013 as 4,444. If
accurate, this would represent a substantial decline in the number of dwellings as
counted by the Census Bureau in 2010 (4,727). The suggestion that there are 283 fewer
dwelling units in 2023 than there were in 2010 does not match up with local experience.

Number of Housing Units

As illustrated in the table below, the overall number of housing units within the Borough
has continued to increase from the 1980s through 2010. 2023 saw the greatest decrease
in the total housing units, 283 units from 2010. We caution though the estimate of
number of housing units in 2023, may not be accurate.
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Year Hz:?::g N::; ‘:;:al % Change
1980 3,859

1990 4,260 401 10.4%
2000 4,610 350 8.2%
2010 4,727 117 2.5%
2023 4,444 -283 -6.0%

Source: US Census Bureau, 2023 ACS Five-Year Estimate

Units in Structure for Occupied Units

Information regarding the number of dwelling units in housing structures provides
insights into the types of housing which exist throughout the Borough. The following
table offers insights into the unit-composition of the Borough'’s housing stock since 2010.

The Borough's housing stock has historically been comprised of single-family detached
and attached dwellings. The 2023 ACS estimate data provided in the table below shows a
total of 2,924 single-family detached dwellings which accounts for 65.8 percent of all
housing units in the Borough. This percentage represents an increase from 2010 when
single-family dwellings accounted for approximately 56.7 percent of the housing stock.
There was a decrease from 2010 to 2023 in the number of structures containing 20 units
or more which represents 13 percent of overall units. The estimates suggest that 194
dwelling units in this classification were eliminated in the last 13 years. The data does not
match local experience and thus the Borough questions the reliability of the data.

Table 11: Units in Structure, 2010-2023

Units in Structure 2010 2023
No. % No. %

Single Family, Detached 2,681 56.7% 2,924 65.8%
Single Family, Attached 157 3.3% 17 0.4%
2 445 9.4% 263 5.9%
3or4 212 4.5% 295 6.6%
5t09 136 2.9% 154 3.5%
10 to 19 308 6.5% 184 41%
20+ 788 16.7% 594 13.4%
Other 0 0.0% 13 0.3%

Source: US Census Bureau; 2023 American Community Survey Five-Year Estimates.
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Purchase and Rental Value of Housing Units

The following tables identify purchase values and rental values for the specified owner-
occupied and renter-occupied dwellings in Westwood utilizing Census and American
Community Survey data.

As shown in Table 12A, the purchase values of the Borough's owner-occupied housing
stock in 2010 was slightly less than that of Bergen County but significantly higher than
the median value recorded for New Jersey. Table 12A demonstrates during the past
twenty-three years, the median value of the Borough's owner-occupied housing stock is
estimated to have increased approximately 28%, from $459,500 in 2010 to $587,200 in
2023. This represents a higher percentage increase than both the County (23.0%) and the
State (19.8%).

Table 13 presents data for 2010 and 2023 on rental costs in Westwood, Bergen County
and New Jerey. The current rent rates in Westwood are significantly higher than Bergen
County and both greatly exceed the average rental for New Jersey.

Table 12: Value of Owner-Occupied Units, 2010

2010
Value Range Number Percent
Less than $50,000 125 4.5%
$50,000 to $99,999 18 0.6%
$100,000 to $149,999 12 0.4%
$150,000 to $199,999 33 1.2%
$200,000 to $299,999 209 7.5%
$300,000 to $499,999 1388 49.9%
$500,000 to $999,999 995 35.8%
$1,000,000 or More 0 0.0%
Total 2780 100.0%
Westwood Median Value $459,500
Bergen County Median Value $482,300
New Jersey Median Value $357,000

Source: US Census Bureau; 2010 and 2023 American Community Survey Five-Year Estimates.
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Table 12A: Value of Owner-Occupied Units 2023

2023
Value Range Number Percent
Less than $50,000 78 2.8%
$50,000 to $99,999 19 0.7%
$100,000 to $149,999 13 0.5%
$150,000 to $199,999 0 0.0%
$200,000 to $299,999 53 1.9%
$300,000 to $499,999 665 24.0%
$500,000 to $999,999 1,943 70.1%
Total 2,771 100.0%
Westwood Median Value $587,700
Bergen County Median Value $593,200
New Jersey Median Value $427,600

Source: US Census Bureau; 2010 and 2023 American Community Survey Five-Year Estimates

Table 13: Specified Renter Occupied Housing Units by Rent, 2010-2023

2010 2023
Value Range Number Percent Number Percent
Less than $500 173 11.0% 50 37%
$500 to $999 93 5.9% 124 9.2%
$1,000 to $1,499 792 | 50.3% 18 13%
$1,500 to $1,999 188 14.0%
$2,000 to $2,499 518 32.9% 416 31.0%
$2,500 to $2,999 410 30.5%
$3,000 or more 138 10.3%
No Cash Rent 169 X 80 X
Total 1576 | 100.0% 1,344 | 100.0%
Borough Median Value $1,502 $2,351
Bergen County Median Value $1,236 $1,743
New Jersey Median Value $1,092 $1,498

Source: US Census Bureau; 2010 and 2023 American Community Survey Five-Year Estimates.

Deficient Housing Units

Neither the Census nor the ACS classify housing units as deficient. However, the Fair
Housing Act defines a “deficient housing unit” as housing which: is over fifty years old
and overcrowded; lacks complete plumbing; or lacks complete kitchen facilities.

Accordingly, the following tables are intended to provide insights into the extent to which
the Borough has deficient housing units. Table 14 examines the extent to which there is
overcrowding in the Borough's housing stock. Overcrowding is typically associated with
housing units with more than one occupant per room. As shown, the estimated number
of occupied housing units considered to be overcrowded is negligible
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Table 14: Occupants Per Room (2023)

Occupants per Room Owner-Occupied Renter-Occupied
0.50 or Fewer 2,061 829
0.51 to 1.00 684 595
1.01 to 1.50 26 0
1.51 to 2.00 0 0
2.01 or More 0 0
Total 2,771 1,424

Source: 2023 American Community Survey Five-Year Estimates.

Table 15 below identifies housing units with complete plumbing and kitchen facilities. As
shown, all occupied units in the Borough were identified as having complete plumbing
and kitchen facilities.

Table 15: Plumbing and Kitchen Facilities (2023)

Units with Complete Facilities | Units without Complete Facilities
Plumbing 4,195 0
Kitchen 4,195 0

Source: 2023 American Community Survey Five-Year Estimates.

2.4: Housing and Employment Projection

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

Recent Residential Development Activity

One way of examining the stability of a community's housing stock is by comparing the
number of residential building permits issued for new construction as well as demolition
permits issued every year. Since 2013, the Borough has annually issued an average of 3.7
building permits and 1.8 demolition permits. This results in an average positive net of 1.9
dwellings annually. This is reflective of the Borough'’s established development pattern.
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Table 16: Residential Building Permits and Demolition Permits

Building Permits
Year 1 & 2 Family | Multifamily | Mixed Use Total Demos Net
2013 4 0 0 4 5 -1
2014 3 0 0 3 3 0
2015 3 0 0 3 1 2
2016 4 0 0 4 1 3
2017 5 0 0 5 2 3
2018 3 0 0 3 2 1
2019 0 0 0 0 2 -2
2020 2 16 0 18 2 16
2021 1 0 0 1 1 0
2022 0 0 0 0 0 0
2023 0 0 0 0 1 -1
Total 25 16 0 41 20 21

Source: Department of Community Affairs

Covered Employment

Figure 1 and Figure 2 below provide data on the Borough’s covered employment trends
between 2004 and 2023, as reported by the New Jersey Department of Labor and
Workforce Development. “Covered employment” refers to any employment covered
under the Unemployment and Temporary Disability Benefits Law. Generally, nearly all
employment in the state is considered to be “covered employment.”

Figure 1 depicts the number of reported "employment units” within the Borough. An
“employment unit” is defined as an individual or organization which employs one or more
workers. As shown, the Borough experienced a fairly consistent loss of employment units
between 2003 and 2018. Since that time, however, the number of employment units has
remained fairly constant.

Similarly, employment levels have typically decreased since 2005. The most dramatic
decrease occurred between 2019 and 2020, wherein employment in the Borough
decreased by a reported 10.7%. This may be attributed to COVID-19 pandemic. Since that
time, employment in the Borough has increased. As of 2023, the Borough'’s reported
covered employment was 3,361 individuals.
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Figure 1: Covered Employment Units, 2013-2023
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Figure 2: Covered Employment, 2003-2023
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Section 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 Fair Housing Act (FHA).

The FHA now designates the Department of Community Affairs (DCA) as the entity
responsible for calculating the state’s regional needs. Specifically, N.J.S.A. 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, the 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 to be 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.

Furthermore, the 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, Westwood's Governing Body adopted a resolution which accepted
the DCA's present and prospective fair share obligation calculations for the Borough as
they pertain to the Fourth Round housing cycle. These obligations are summarized below.
That same resolution also noted that the Borough reserves the right to conduct a vacant
land adjustment (VLA) to determine its realistic development potential (RDP). This is
discussed in greater detail in the next subsection.

The Honorable Lina P. Corriston, J.S.C. on May 13, 2025 issued an Order establishing
Westwood's Fourth Round present need and prospective need obligations as set forth in
Table 17 below. This Order is included as Appendix A-1.

Table 17: Summary of Fair Share Obligation

Affordable Obligation Units
Present (Rehabilitation Need) Obligation 19
Fourth Round Obligation (2025-2035) 235
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3.2: Realistic Development Potential (RDP)

The Borough of Westwood is a fully developed community and is therefore entitled to
adjust its obligation in accordance with a procedure set forth in the FHA. Specifically,
N.J.S.A. 52:27D-310.1 permits municipalities perform a realistic development potential
(RDP) analysis by seeking a vacant land adjustment (VLA).

An RDP analysis is intended to determine which vacant 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 architectural lands; sites designated for active recreation; and
environmentally sensitive lands.

A VLA was previously conducted for the Borough's 2017 HE&FSP. This analysis identified
twenty-eight vacant parcels which totaled 5.92 acres. Only one such parcel (ID #27)
satisfied the minimum 0.83 acre threshold required under the Second Round Rules.
However, this property had been utilized to calculate the Borough's Prior Round RDP and
was therefore excluded from counting towards the Borough’s RDP again. Thus, the VLA
ultimately determined that the Borough's Third-Round RDP was one (1) affordable unit.
This RDP was affirmed by the Settlement Agreement signed between Westwood and
FSHC, included as Appendix 14.

A new VLA has been conducted for the Borough. For the sake of continuity, it identifies
those properties which were analyzed in the 2017 HE&FSP (utilizing the same
identification numbers) as well as additional properties which have become vacant since
the adoption of the prior HE&FSP. Next, wetland, steep slope, and floodplain information
pursuant to the applicable regulations were applied to these vacant sites. The remaining
acreage of sites minimally 0.83 acres in size was then calculated.

The analysis revealed that there are no newly vacant properties which meet the
aforementioned 0.83 acre threshold. Therefore, the Borough's RDP is zero affordable
units. A copy of the VLA can be found in Table 18, which follows on the next page.
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Table 18: Vacant Land Adjustment

ID | PCL PCL | Pre Enviro | Comments Contributing Developable Applied New RDP
Block | Lot | Area Area (ac) Density @20%
(units)
1 1606 9 0.01 Too small. Non- 0.01 0.00 0.00
Contributing to
RDP
2 1606 | 12 0.01 Too small. Non- 0.01 0.00 0.00
Contributing to
RDP
3 1606 |27 | 0.10 Too small. Non- 0.09 0.00 0.00
Contributing to
RDP
4 1802 20 0.05 Too small. Non- 0.05 0.00 0.00
Contributing to
RDP
5 1702 1 0.46 C1 Stream, Non- 0.00 0.00 0.00
Wetlands, Steep | Contributing to
Slopes, 100 Year | RDP
Floodplain, and
irregular shape.
6 1204 6 0.17 Too small. Non- 0.15 0.00 0.00
Contributing to
RDP
7 1803 9 2.81 C1 Stream, Non- 0.00 0.00 0.00
Wetlands, Steep | Contributing to
Slopes, 100 Year | RDP
Floodplain, and
irregular shape.
8 301 21 0.56 Steep Slopes Non- 0.06 0.00 0.00
Contributing to
RDP
9 1802 | 6 135 C1 Stream, Non- 0.38 0.00 0.00
Wetlands, Steep | Contributing to
Slopes, and 100 RDP
Year Floodplain.
10 | 2001 13 0.14 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
11 | 601 14 | 0.67 Too small. Non- 0.21 0.00 0.00
Contributing to
RDP
12 | 2001 26 0.11 Too small. Non- 0.11 0.00 0.00
Contributing to
RDP
13 | 1606 6 0.02 Too small. Non- 0.02 0.00 0.00
Contributing to
RDP
14 | 1701 20. | 7.32 Wetlands, 100 Non- 0.00 0.00 0.00
02 Year Floodplain, | Contributing to
RDP
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ID | PCL PCL | Pre Enviro | Comments Contributing Developable Applied New RDP
Block | Lot | Area Area (ac) Density @20%
(units)
C1 Streams, and
Steep Slopes
15 | 2203 11 0.84 Accounted forin | Non- 0.76 0.00 0.00
Prior RDP Contributing to
although is RDP
found to be
limited by steep
slopes in current
analysis
16 | 501 10 0.16 Too small Non- 0.16 0.00 0.00
Contributing to
RDP
17 | 504 9 2.80 Too small due to | Non- 0.00 0.00 0.00
environmental Contributing to
constraints. RDP
18 | 409 11 0.05 Too small. Non- 0.03 0.00 0.00
Contributing to
RDP
19 | 1908 16 0.06 Too small. Non- 0.06 0.00 0.00
Contributing to
RDP
20 | 2001 33 0.08 Too small. Non- 0.08 0.00 0.00
Contributing to
RDP
21 | 802 1 0.21 Too small. Non- 0.21 0.00 0.00
Contributing to
RDP
22 | 112 9 0.01 Too small. Non- 0.01 0.00 0.00
Contributing to
RDP
23 | 303 25 0.06 Too small. Non- 0.05 0.00 0.00
Contributing to
RDP
24 | 1901 16 0.06 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
25 | 1801 17 0.29 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
26 | 104 22 0.00 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
27 | 1702 13 1.71 Too small due to | Non- 0.00 0.00 0.00
environmental Contributing to
constraints. RDP
28 | 1903 4 0.04 Too small Non- 0.00 0.00 0.00
Contributing to
RDP
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PCL
Block

PCL
Lot

Pre Enviro
Area

Comments

Contributing

Developable
Area (ac)

Applied
Density

New RDP
@20%
(units)

29

802

0.17

Lot no longer
exists

Non-
Contributing to
RDP

0.17

0.00

0.00

30

1606

28

0.08

Too small.

Non-
Contributing to
RDP

0.08

0.00

0.00

31

1903

0.07

Too small.

Non-
Contributing to
RDP

0.00

0.00

0.00

32

1803

10

1.25

Too small due to
environmental
constraints.

Non-
Contributing to
RDP

0.00

0.00

0.00

33

908

0.03

Too small.

Non-
Contributing to
RDP

0.03

0.00

0.00

34

1702

14

1.49

Too small due to
environmental
constraints.

Non-
Contributing to
RDP

0.47

0.00

0.00

35

215

0.15

Too small.

Non-
Contributing to
RDP

0.15

0.00

0.00

36

302

42

0.14

Too small.

Non-
Contributing to
RDP

0.14

0.00

0.00

37

1908

17

0.06

Too small.

Non-
Contributing to
RDP

0.06

0.00

0.00

38

1606

23

0.42

Too small.

Non-
Contributing to
RDP

0.41

0.00

0.00

39

2208

19

0.30

Too small.

Non-
Contributing to
RDP

0.21

0.00

0.00

40

810

0.33

Too small.

Non-
Contributing to
RDP

0.00

0.00

0.00

41

303

0.05

Too small.

Non-
Contributing to
RDP

0.05

0.00

0.00

42

1409

22

0.64

Too small.

Non-
Contributing to
RDP

0.00

0.00

0.00

43

301

19

0.59

Too small.

Non-
Contributing to
RDP

0.14

0.00

0.00

44

104

12

0.14

Too small.

Non-
Contributing to
RDP

0.06

0.00

0.00
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ID | PCL PCL | Pre Enviro | Comments Contributing Developable Applied New RDP
Block | Lot | Area Area (ac) Density @20%
(units)
45 | 112 5 0.01 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
46 | 301 12 0.06 Too small. Non- 0.02 0.00 0.00
Contributing to
RDP
47 | 301 11 0.29 Too small. Non- 0.1 0.00 0.00
Contributing to
RDP
48 | 1205 19 0.03 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
49 | 2109 |3 0.10 Too small. Non- 0.09 0.00 0.00
Contributing to
RDP
50 | 2109 | 4 0.07 Too small. Non- 0.05 0.00 0.00
Contributing to
RDP
51 | 2110 10. | 0.54 Too small. Non- 0.54 0.00 0.00
01 Contributing to
RDP
52 | 1701 2 1.23 Too small due to | Non- 0.00 0.00 0.00
environmental Contributing to
constraints. RDP
53 | 1405 16 0.80 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
54 | 601 5 2.95 Too small due to | Non- 0.23 0.00 0.00
environmental Contributing to
constraints. RDP
55 | 1104 1 3.91 Too small due to | Non- 0.00 0.00 0.00
environmental Contributing to
constraints. RDP
56 | 504 10 6.33 Too small due to | Non- 0.00 0.00 0.00
environmental Contributing to
constraints. RDP
57 | 801 16 0.01 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
58 | 2201 2 1.38 Too small due to | Non- 0.00 0.00 0.00
environmental Contributing to
constraints. RDP
59 | 1301 5 0.70 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
60 | 601 4 0.76 Too small. Non- 0.00 0.00 0.00
Contributing to
RDP
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ID | PCL PCL | Pre Enviro | Comments Contributing Developable Applied New RDP
Block | Lot | Area Area (ac) Density @20%
(units)
61 | 801 17 0.15 Too small. Non- 0.14 0.00 0.00
Contributing to
RDP
62 | 2109 |20 | 0.02 Too small. Non- 0.02 0.00 0.00
1 Contributing to
RDP
TOTAL 0.00
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Map 3: Vacant Land Adjustment
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Section 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 are summarized as
follows:

Table 19: Affordable Housing Obligation Summary

Category Obligation
Prior Round Obligation (1987-1999) 87

Third Round Obligation (1999-2025) 391
Fourth Round Obligation (2025-2035) 235
Present Need (Rehabilitation) Obligation 19

4.1: Prior Round Obligations

The Borough was assigned a Second Round Obligation of eight-seven affordable units.
Westwood fully discharged this affordable housing responsibility through three (3)
distinct properties. Combined these three properties generated a total of 191 affordable
dwelling units as detailed herein: (1) Westwood House Block 801 Lot 1, 182 dwellings, (2)
Mid Bergen Community Housing Block 1601 Lot 13, 3 dwellings, and Spectrum for Living
Block 1607 Lot 24, 6 dwellings. Westwood's April 24, 2018 Settlement Agreement with
Fair Share Housing Center confirmed Westwood had fully satisfied the Second Round
Housing Cyle obligation. This Second Round affordable housing obligation was fully
satisfied through the components identified in Table 20. The location of these
developments are also identified in the Map 4 below.

Table 20: Plan Components Addressing Second Round Obligation: 87 Units

Plan Component Number of Bonuses Status

Credits

Prior Cycle Credits:

(191-87=104)

Westwood House- Block 801, Lot 18 (Rental) 182 NA Completed
1981
Mid Bergen Community Hsg- 3 NA* Completed
34 Kingsberry Avenue (B 1601, L 13) prior to
12/15/86
Post-1986 Credits:
e  Spectrum for Living- 14 Lester Avenue (B 6 0 Completed
1607, L 24) (Rental)
Total 191 0
Prior Round Credit Summary and Surplus 104 Surplus
credits
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4.2: Third Round Obligation

Westwood received a Third Round (including the so-called Gap period, 1999-2025)
affordable housing prospective need obligation of 391 units. Recognizing the Borough
lacked the land resources to implement such a large affordable housing obligation,
Westwood undertook a Third Round vacant land assessment.

This vacant land assessment was reviewed by both the Special Adjudicator and Fair Share
Housing Center. Ultimately, the vacant land analysis was incorporated into a Settlement
Agreement between Westwood and Fair Share Housing Center. After fully vetting all
aspects of the draft Settlement Agreement, which included Westwood's vacant land
adjustment, the Honorable Christine A. Farrington, J.S.C issued a Court Order on
September 6, 2018, approving the Settlement Agreement. The Court Order is included as
Appendix A-2. Westwood's Third Round RDP was established by the Court at 1 unit, with
the 390-unit balance now considered as Unmet Need.

Judge Christine A. Farrington on June 24, 2019, issued a Final Judgement of Compliance
and Repose to Westwood for its Third Round Housing Plan. Said order is included herein
as Appendix A-3

To affirmatively address the one-unit RDP and the Settlement Agreement, Westwood uses
two projects to address the requirements, one donated property along Sand Road which
provided Habitat for Humanity with the ability to construct an owner-occupied, deed
restricted, three-bedroom dwelling on the property. The second is a unit of credit from
the 5 affordable units constructed at the development by Jefferson Reality at 35 Jefferson
Avenue which provides a family rental unit of credit. This Jefferson Reality apartment
completely fulfilled Westwood's Third Round 1-unit family rental requirement of the RDP.
The Habitat for Humanity project, while a requirement of the Settlement Agreement, is
technically applied as an Unmet Need credit.

Westwood did not stop after fully satisfying its RDP. The Borough has 119 units of
housing credit to apply to the 390 Unmet Need obligation. Table 21 below explains and
allocates these credits to various approved and constructed developments here in
Westwood.

The Unmet Need obligation of the Third Round housing cycle was addressed through
operation of Westwood's mandatory set-aside ordinance. Two sites which included
housing were reviewed and approved by the Zoning Board after a comprehensive review.
The first of these sites was the Care One at Valley assisted living facility on Old Hook
Road. Two (2) affordable housing units were approved at this facility. Jefferson Reality at
35 Jefferson Avenue was approved with five (5) affordable housing units in the
inclusionary development.

In addition, the Zoning Board approved the subdivision of the swim club property along
Tillman Street. On the subdivided parcel, the Board subsequently approved the
construction of a four (4) bedroom group home. This group home is owned and operated
by Cerebral Palsey of North Jersey, Inc. The credit factor for group homes is the bedroom,
thus Westwood is entitled to four (4) credits towards its Unmet Need obligation.
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Table 21: Components Addressing Both RDP and Unmet Portion of Third Round Obligation

Total
Number of Rental Bonus ota.
Plan Component . . Credi Status
Units Credits
ts
Prior Round Surplus: Westwood House- 104 0 104 Surplus
Senior and Special Needs Dwelling Units
Constructed Surplus at Time of Housing
Plan:
Alternative Living: National Institute PPL-33 4 0 4 Completed
Pascack Road (B 1802, L 11) (Rental) 2015
Special Needs Units
Assisted Living: Care One at Valley 2 0 2 Completed
300 Old Hook Road (B 2001, L51 and 64) 2014
197 beds, 21 assisted w/10% Medicaid-
Senior Units
Jefferson Reality 35 Jefferson Avenue, 4 4 Completed
B.1503 L. 5.01 Total AF units 5, 1 applied to
RDP
Habitat for Humanity-Sand Road, B 1701, 1 1 Completed
L 22 & 22.01, New owner unit -3 bedroom
Alternative Living: Cerebral Palsey of NNJ 4 4 Completed
130 Tillman St. Block 2208 Lot 17.02
(4-bedroom group home)
Total Available Surplus Credits to Unmet 119 0 119
Need
Family Unit Development:
Jefferson Reality 35 Jefferson Avenue, B.1503 1 N/A 1 Completed
L. 5.01 Total AF units 5, 1 applied to RDP
Total Units Addressing 1 unit RDP 1 N/A 1 Addressed
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4.3: Fourth Round Obligation

As mentioned earlier in this HE&FSP, on May 13, 2025, the Honorable Lina Corriston,
J.S.C. fixed Westwood's Fourth Round Affordable Housing obligation, as set forth below:

Present Need Obligation 19 units
Prospective Need Obligation 235 units.

The following sections summarize the Borough's plan to address these allocations.

4.4: Fourth Round Present Need Obligation

To address the Present Need obligation, sometimes referred to as the Rehabilitation
Obligation, Westwood will perform a so-called Structural Conditions Survey. The Borough
will take this action as the Rehabilitation obligation assigned to the Borough appears
greater than local knowledge and experience would indicate is a correct obligation.

As an example of local knowledge, Westwood also performed a Structural Conditions
Survey as part of its Third Round planning analysis. Through this survey Westwood was
able to demonstrate the previous assigned 48-unit rehabilitation obligation was greater
than local conditions warranted. Westwood remains confident that upon completion of
the upcoming Structural Conditions Survey, the Present Need obligation will likely be half
or less of the 19-unit assigned obligation.

Regardless of the final determination concerning Westwood's Fourth Round Present Need
obligation, the Borough will continue to fund its rehabilitation program from funds
deposited in the Development Fee Trust Fund. These funds are deposited in a fund which
can only be used for affordable housing purposes. The rehabilitation of deteriorated
dwellings occupied by low-and moderate-income households is an approved use of
funds. The local funded program will specifically, but not exclusively focus on deteriorated
renter-occupied dwellings.

Further, Westwood will continue to partner with the Bergen County Housing Authority on
rehabilitating owner-occupied dwellings. These on-going programs have proven to be
the most effective and efficient way to rehabilitate deficient housing units occupied by
low-and moderate-income households in the Borough. These programs will be
continued.

Westwood's draft Spending Plan makes the provision for authorizing the expenditure of
funds as described above.
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4.4: Fourth Round Prospective Need and Unmet Need

As a component of Westwood's response to the Third Round obligation, Westwood by

means of a vacant land adjustment process was able to conclusively demonstrate that it
lacked the land resources to fully implement its prospective need obligation. The Court-
approved vacant land adjustment process created a 1-unit RDP obligation for the Third

Round.

The Borough has updated the vacant land assessment and has concluded it does not
contain any additional land that is identified as vacant that was not already included in
the Third Round vacant land assessment. After completing the vacant land assessment,
the Borough does not have the vacant land resources necessary to discharge its assigned
Fourth Round Prospective Need obligation of 235 units. Accordingly, Westwood has a
Fourth Round RDP of zero units. Since Westwood has a zero-unit RDP, no changes are
needed to satisfy this portion of the affordable housing obligation. Therefore the
Prospective Need obligation remains but is modified into a 235-unit Unmet Need
obligation through the vacant land adjustment.

Westwood, like all vacant land communities, is responsible for taking actions to address
the Unmet Need aspect of its Fourth Round obligation. Westwood previously successfully
implemented actions to address it's Third Round Unmet Need obligation. These included
adoption of overlay ordinances, and the adoption of a mandatory set aside ordinance
which will establish deed restricted affordable housing in applicable multifamily
developments. Westwood will maintain and enforce these ordinances going forward to
continue to create a realistic opportunity for the construction of affordable housing here
in the Borough.

These programs have incrementally captured housing opportunities such as the case
where Westwood's Zoning Board has approved an inclusionary housing development at
106 Old Hook Road. This development will produce one affordable housing unit.
Although approved, construction has yet to begin at this property designated as Block
1802 Lot 25.

Further, Westwood's Zoning Board has approved the construction of an inclusionary
development located at Irvington Street and Broadway and designated on the borough
tax map as Block 802 Lots 1 & 2. This development, currently under construction, will
produce an additional 1-unit of affordable housing.

With these approvals, Westwood has continued to address the remaining portion of its
affordable housing obligation, otherwise known as unmet need.

Included within this HE&FSP are a number of appendices not called out in the body of
the documents. Generally, these appendices are documents produced by Westwood
indicate the Borough's continued commitment to the production, approval and
regulation of affordable housing fully consistent with the requirements of the FHA. We
have also included a copy of the draft 2025-2025 Spending Plan which the Governing
Body will use to direct spending towards applicable programs.
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Map 4: Prior, Third and Fourth Round Components Map
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4.6: Consistency with State Planning Initiatives

As noted in Section 1, a HE&FSP must 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 of 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, town, and other urban areas.

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;

7
°n
®
£
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5

%

Promote growth in compact forms;

Stabilize older suburbs;

Redesign areas of sprawl; and;

Protect the character of existing stable communities.

5

%

7
X4

>

X3

8

Accordingly, this HE&FSP is consistent with the intents of the PA-. 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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Appendices

A-1

A-2

A-3

A-4.
A-5
A-6
A-7
A-8
A-9
A-10
A-11
A-12
A-13
A-14
A-15
A-16
A-17
A-18
A-19

A-20

May 13, 2025 Court Order establishing Fourth Round obligations.

Judge Christine Farrington Order dated 9/6/2018 Approving Settlement
Agreement

Final Judgement of Compliance and Repose dated 6/24/2019 issued by Judge
Farrington

Signed Settlement Agreement for Third Round

LB-RM Overlay Zone Ordinance

RW-RM Overlay Zone Ordinance

Affordable Housing Mandatory Set-aside Ordinance

Affordable Housing Amendment to Mandatory Set-aside Ordinance
Affordable Housing Development Fee Ordinance

Affordable Housing Ordinance

Resolution Adopting Affirmative Marketing Plan

Resolution Adopting Third Round Spending Plan

Resolution Appointing a Municipal Housing Liaison

Resolution Appointing an Administrative Agent

Westwood House Documentation

Board of Adjustment Approval Resolution for Care One.

Zoning Board Resolution Approving Jefferson Realty Use Variance.
Zoning Board Resolution Approving KLR Use Variance.

Zoning Board Resolution Approving 106 Old Hook Road Use Variance

Draft Spending Plan 2025-2035
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