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INTRODUCTION 

Location and Context 

Geography  

Middle Township is a Township of approximately 82.92 square miles, located in central Cape May County 
along the Garden State Parkway and US Route 9, and borders the Delaware Bay to the West and various 
Bays to the East. The Township is surrounded by the municipalities of Avalon Borough, Dennis Township, 
Lower Township, North Wildwood City, Sea Isle City, Stone Harbor Borough, Wildwood City and West 
Wildwood Borough, all within Cape May County. The Township is within the Ocean City metropolitan 
statistical area and part of the greater Philadelphia-Wilmington-Camden, PA-NJ-DE-MD combined 
statistical area. The Township is approximately twenty (20) miles from Ocean City and seventy-five (75) 
miles from Philadelphia. Since 1745, the township’s neighborhood of Cape May Court House has held the 
county seat of Cape May County. 

Middle Township is the largest municipality in Cape May County, occupying approximately 83 square miles 
in the center of the County, in the southern tip of New Jersey. The primary transportation corridors in the 
Township are Route 9, which runs north/south through the Township and connects the centers of Rio 
Grande, Burleigh, and Cape May Court House with other points along the shore region and up to Hudson 
County. The Garden State Parkway generally parallels Route 9, and connects the Township to all points 
along the eastern portions of the State. Additional State and Cape May County highways connect adjacent 
municipalities and villages in the Township to Route 9 and the Garden State Parkway to make up the 
majority of the Township’s network of thoroughfares.   

Although the Township is 83 square miles in area and with over 70 square miles being land, much of this 
land is undevelopable wetlands and flood hazard areas given the amount of marshes and low-lying lands. 
Approximately half of the lands in the Township are environmentally constrained. The majority of the 
existing development and remaining developable areas of the Township are located in close proximity to 
Route 9 and the Garden State Parkway corridor, which are generally located on the higher ground uplands 
of the Township. The majority of the Township is located within the Coastal Area Facilities Review Act 
(CAFRA) subject area, which requires special permitting from the New Jersey Department of 
Environmental Protection (NJDEP) for larger development projects. Some of the northern areas of the 
Township are also located within the Pinelands National Reserve, such as the Beaver Swamp Fish and 
Wildlife Area.   

History and Demographics  

Middle Township was formed as a precinct on April 2, 1723, and was incorporated by Township Act of 
1798 of the New Jersey Legislature as one of New Jersey's initial 104 townships. From 1885 through 1920 
several portions of the township have used to North Wildwood, Avalon, Wildwood, and Stone Harbor.  

The Township now has a population of 20,380 people according to 2020 Census population data. This is 
an increase from the 2010 Census count of 18,911, but the rate of increase of 7.68% is smaller than the 
average population increase of 19.63 % each decade since 1820. Population growth is projected to decline 
for the next several decades. Population projections from the South Jersey Transportation Planning 
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Organization (SJTPO) show that the Township will remain 20,000 people at 19,253 by 2050 and 18,307 by 
2060.  

Of the approximately 20,400 people in Middle, census data indicates that about 78 percent identify as 
white, 8 percent identify as African American or black, 2 percent as Asian, 5 percent as “Some Other Race” 
and 7 percent two or more races. Approximately 10 percent of the population of any race is considered 
Hispanic.  

Census data also indicates a median household income of approximately $91,040 (2023 ACS 5-Year 
estimate) for the Township. This is slightly lower than the median household income for the state of New 
Jersey which is approximately $100,000. 

State Planning Context  

 

According to the State Development and Redevelopment Plan, which provides guidance to municipalities 
and state agencies in making land use decisions, portions of Middle Township fall into four different 
categories, or Planning Areas. These Planning Areas are intended either encourage growth and 
development (Planning Areas 1-2), or to discourage growth and encourage conservation of lands (Planning 
Areas 3-5).  

The lands in Middle Township are designated within the Fringe Planning Area (PA-3), Rural Planning Area 
(PA-4), and Environmentally Sensitive Planning Area (PA-5), and lands that are state parks.  

Fringe Planning Area (PA3) - Within the Fringe Planning Area, the State Plan encourages the protection of 
natural resources and growth in designated Centers. 

Rural Planning Area (PA4) - Within the Rural Planning Area, the State Plan encourages the protection of 
existing, stable communities’ character, the development of a viable agricultural industry, and growth in 
designated Centers  

Figure 1 State Plan Planning Areas and Designated Center Boundaries 
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Environmentally Sensitive Planning Area (PA5B) - Within the Environmentally Sensitive Planning Area, the 
State Plan encourages the protection of environmental resources, especially large contiguous tracts of 
land, and limited development outside of designated Centers.   

Park – These are lands that are not just environmentally sensitive, but are conserved as wildlife 
management areas, such as the marshes between the barrier islands and the mainland.  

There are seven designated centers in Middle Township according to the State Plan Policy Map of the 
State Development and Redevelopment Plan. These designated centers are the areas where the State 
Plan permits more intensive growth and economic development in compact clusters within areas that are 
otherwise designated for limited growth or conservation. 

• Cape May Court House – This area in the northern/central portions of the Township serve as the 
County Seat of Cape May County, and includes much of the County government infrastructure.   

• Rio Grande – Whitesboro – Burleigh – Just south of Cape May Court House is another designated 
center, generally located along Route 9.   

• Goshen – This is a small designated village in the northwestern end of the Township at the 
intersection of Route 47 and Swainton-Goshen Road.   

• Del Haven – This is a small community located along Bayshore Road on the Delaware Bay in the 
southwestern end of the Township.   

• Green Creek – This village is located at the intersection of Route 47 and Burleigh Road in the 
southwestern end of the Township.   

• Swainton – This is a small village in the northern end of the Township along Route 9 at the 
intersection with Avalon Boulevard.  

• Hildreth – The areas of uplands within the bay along the north side of Wildwood Boulevard is the 
Hildreth Village. This is an area of approximately 30 acres.  
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Affordable Housing 

In 1975, the New Jersey Supreme Court decided that developing municipalities in New Jersey had a 
constitutional obligation to provide a realistic opportunity for its fair share of low-and moderate-income 
housing. That case, known as “Mount Laurel I,” became the seminal case in New Jersey fair share housing 
obligations. In 1983, frustrated with the lack of voluntary compliance, the Supreme Court sought to create 
an incentive for voluntary compliance. In what would become known as “Mount Laurel II,” the Supreme 
Court introduced the concept of a builder’s remedy suit, an enforcement action to compel compliance. 
The Court also called for the State Legislature to enact legislation that would save municipalities from the 
inefficiency of having the courts determine their affordable housing needs. 

First and Second Rounds 

In 1985, the Legislature adopted the Fair Housing Act, P.L. 1985, c.222 (“FHA”). The FHA created the New 
Jersey Council on Affordable Housing (COAH) and charged COAH with the responsibility of adopting 
regulations by which municipalities could determine their fair share responsibilities and the means by 
which they could satisfy those responsibilities. The Legislature also sought to promote voluntary 
compliance and empowered municipalities to submit to COAH’s jurisdiction and voluntarily comply under 
the protections of the COAH process from builder’s remedy lawsuits.  

Pursuant to the FHA, COAH adopted regulations for the first housing cycle in 1986; which covered the 
years 1987 through 1993 (“First Round”) and for the second housing cycle in 1994; which covered the 
years 1993 through 1999 (“Second Round”). Under both the First and Second Rounds, COAH utilized what 
is commonly referred to as the “fair share” methodology. The Second Round reevaluated the First Round 
obligations and combined them in later rounds to be called the ”Prior Round” obligations. 

Third Round 

In 2004, COAH adopted rules to address affordable housing from 1999 through 2014 (“Third Round”). 
COAH utilized a different methodology in the Third Round known as “growth share.” The “growth share” 
approach created a nexus between the production of affordable housing and future residential and non-
residential development within a municipality, based on the principle that municipalities should provide 
affordable housing opportunities proportionate to their market rate residential growth, and that, along 
with employment opportunities there should be proportionate opportunities for affordable housing. This 
methodology was challenged in court. In January 2007, the New Jersey Appellate Division invalidated key 
aspects of COAH’s Third Round rules and ordered COAH to propose and adopt amendments to its rules to 
address any deficiencies. 

In July 2008, the Legislature amended the FHA (P.L. 2008 c. 46), including the imposition of a non-
residential construction fee, the elimination of regional contribution agreements, and the addition of the 
category of very low-income housing. Bookending the FHA’s amendment, COAH adopted new Third 
Round rules in May 2008 and amendments in October 2008. COAH’s rules were again challenged in court. 
In October 2010, the Appellate Division invalidated the “Growth Share” methodology and returned New 
Jersey to the “fair share” methodology of the First and Second Rounds. In September 2013, the Supreme 
Court affirmed the Appellate Division’s decision. 
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In October 2014 COAH was deadlocked and failed to adopt their newly revised Third Round regulations. 
Fair Share Housing Center, who was a party to earlier cases, responded by filing a motion in aid of litigants’ 
rights with the New Jersey Supreme Court. In March 2015, the Supreme Court ruled that COAH had failed 
and returned jurisdiction of affordable housing issues back to the trial courts as it had been prior to 
COAH’s creation.  

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

Fourth Round 

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

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

Middle’s History of Compliance  

The Township first adopted a Third-Round compliance plan in December of 2005 which was based on 
regulations adopted by COAH in 2004. COAH then adopted amended regulations in 2008, and the 
Township adopted an amended Housing Plan in 2008 to comply with the new Growth Share regulations. 
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As a result of the courts invalidating the Growth Share methodology, the Township’s previously adopted 
Housing Plan was no longer valid to address its Third-Round fair share obligations.  

The Township petitioned the court for a Declaratory Judgment on June 13, 2019 seeking a judgment of 
compliance with the Fair Housing Act and the Mount Laurel Doctrine. As a part of this Declaratory 
Judgment Process, the Township entered into negotiations with Fair Share Housing Center to establish 
the obligation numbers for the Township, and to identify and agree upon the appropriate mechanisms to 
address these obligations. In January of 2022, the Township reached a settlement agreement addressing 
both the “number” for the Township’s Third Round fair share obligation of low-and moderate-income 
housing, as well the mechanisms the Township will use to satisfy this obligation. The Settlement 
Agreement was approved by the Honorable John C. Porto pursuant to a duly noticed Fairness Hearing on 
March 25, 2022.  

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

In April of 2022, the Planning Board of the Township adopted a Third Round Housing Plan Element and 
Fair Share Plan, consistent with the terms of the Settlement Agreement. The Housing Plan addressed the 
Third Round obligations and provided recommendations for zoning changes to address the obligations. 
The Township Council enacted those recommendations primarily through an amendment to the 
Township’s TR Town Residential zoning district to permit increased density and building height while 
requiring a mandatory set aside of affordable housing for residential development. The Township was 
granted a final Judgment of Compliance and Repose by the Court on October 6, 2022.  

A copy of the Third Round Judgment of Compliance and Repose can be found in Appendix A-2.   

In January of 2025, the Township Committee adopted Resolution 77-25 establishing its Fourth Round 
obligation numbers in accordance with the amended Fair Housing Act adopted by the Legislature and 
signed by the Governor in March of 2024. The resolution establishing Fourth Round obligation numbers 
was submitted to the Program through a declaratory judgment action, beginning the process of 
demonstrating and certifying the Township’s compliance with the Fourth Round of affordable housing 
obligations. Middle Township did not receive any challenges or objections to its determination of its 
Fourth Round obligations. As a result, the Township’s obligations have been established for the Fourth 
Round as a present need (rehabilitation obligation) of 51 units, and a present need (new construction) 
obligation of 81 units.  

A copy of Resolution 77-25 establishing the Township’s Fourth Round obligations can be found in 
Appendix B-1.  

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

According to the Municipal Land Use Law, N.J.S.A. 40:55D-1, et. seq. (MLUL), a municipality is required to 
adopt a Housing Plan Element of the Master Plan (N.J.S.A. 40:55D-28.b(3)), as well as a Fair Share Plan for 
addressing its low- and moderate-income housing obligations in accordance with the Fair Housing Act, 
N.J.S.A. 52:27D-301 et seq. (FHA).   

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

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

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

Pursuant to the Fair Housing Act, P.L. 1985, c. 222, as amended by P.L. 2024, c.2, a municipality’s housing 
plan element shall be designed to achieve the goal of access to affordable housing to meet present and 
prospective housing needs, with attention to low- and moderate-income housing. This updated Housing 
Plan Element and Fair Share Plan for the Township of Middle has been prepared in a manner that is 
consistent with the FHA and MLUL requirements, and contains the following, as required by the FHA:   

a. An inventory of the municipality’s housing stock by age, condition, purchase or rental value, 
occupancy characteristics, and type, including the number of units affordable to low- and 
moderate-income households and substandard housing capable of being rehabilitated, and in 
conducting this inventory the municipality shall have access, on a confidential basis for the sole 
purpose of conducting the inventory, to all necessary property tax assessment records and 
information in the assessor’s office, including but not limited to the property record cards; 

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

c. An analysis of the municipality’s demographic characteristics, including but not necessarily limited 
to, household size, income level and age; 

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

e. A determination of the municipality’s present and prospective fair share for low- and moderate-
income housing and its capacity to accommodate its present and prospective housing needs, 
including its fair share for low- and moderate-income housing, as established pursuant to section 
3 of P.L.2024, c. 2 (C.52:27D-304.1); 

f. A consideration of the lands that are most appropriate for construction of low- and moderate-
income housing and of the existing structures most appropriate for conversion to, or rehabilitation 
for, low- and moderate-income housing, including a consideration of lands of developers who have 
expressed a commitment to provide low- and moderate-income housing; 
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g. An analysis of the extent to which municipal ordinances and other local factors advance or detract 
from the goal of preserving multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity Commission, adopted 
pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 (C.52:27D-329.20); 

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

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

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

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

As required by N.J.S.A. 52:27D-310, all housing elements must contain a discussion of the municipality’s 
demographic, housing, and economic characteristics. The following subsections fulfill this requirement by 
providing a profile of the Township’s demographic, housing and employment characteristics based on 
information from the US Census Bureau, and the New Jersey Department of Labor and Workforce 
Development.  

                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 16 of 134   Trans ID: LCV20251876558 



Middle Township – Fourth Round Housing Plan Element & Fair Share Plan 

June 2025  9 | P a g e  

Demographics 

Population Trends 

Middle Township has experienced steady growth over the past few decades. According to the 2020 U.S. 
Census, the township's population reached 20,380 residents, reflecting a 7.68% increase from the 18,911 
residents recorded in 2010. This growth follows a 15.28% rise from the 2000 census population of 16,405. 
In contrast, Cape May County has seen a consistent decline in population. The county's population 
dropped by 4.95% between 2000 and 2010, and by 4.69% from 2010 to 2020. Table 1 below presents the 
population trends for both Middle Township and Cape May County from 2000 to 2020. Population 
projections from the South Jersey Transportation Planning Organization (SJTPO) show that the Township 
will increase to 20,781 people by 2030 but will decrease under 20,000 people at 19,253 by 2050 and 
18,307 by 2060. 

Table 1: Population Trends, 2000 - 2020 
  

2000 

 

2010 

 

2020 

Percent 
Change 

2000-2010 

Percent 
Change 

2010-2020 
Middle Township 16,405 18,911 20,380 15.28% 7.68% 

Cape May County 102,326 97, 265 92,701 -4.95% -4.69% 
Source: US Census Bureau Decennial Census (Table DP-1) 
**Projections from South Jersey Transportation Planning Organization (2060) 

 

Population Composition by Age 

The age composition of Middle Township has undergone significant shifts since 2000. According to the 
U.S. Census Bureau's Decennial Census Estimates, several age groups have experienced notable changes. 
The population of children in elementary and middle school decreased, with those aged 5 to 9 dropping 
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Figure 1: Population Over Time in Middle Township, NJ
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from 7.4% (1,215) to 5.4% (1,106), and those aged 10 to 14 declining from 8% (1,308) to 5.3% (1,081). 
Additionally, the adult population in the 35 to 44 age group decreased from 17.2% (2,287) to 11.2% 
(2,287).  

In contrast, the older population saw significant growth, particularly in the 55 to 59, 60 to 64, and 65 to 
74 age groups. The most notable increase occurred in the 60 to 64 age group, which expanded from 4.8% 
(795) in 2000 to 8.3% (1,697) in 2020. Tables 2 and 3 provide a detailed breakdown of the population by 
age group for both Middle Township and Cape May County from 2000 to 2020. 

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

Change 
2000-2020 Number Percent Number Percent 

Total population 16,405 100% 20,380 100% 24.23% 

Under 5 years 934 5.7% 961 4.7% 2.89% 

5 to 9 years 1,215 7.4% 1,106 5.4% -8.97% 

10 to 14 years 1,308 8.0% 1,166 5.7% -10.86% 

15 to 19 years 988 6.0% 1,081 5.3% 9.41% 

20 to 24 years 708 4.3% 952 10.9% 34.46% 

25 to 34 years 1,722 10.5% 2,220 16.3% 28.91% 

35 to 44 years 2,814 17.2% 2,287 11.2% -18.72% 

45 to 54 years 2,114 12.9% 2,372 11.6% 12.20% 

55 to 59 years 827 5.0% 1,626 8.0% 96.61% 

60 to 64 years 795 4.8% 1,697 8.3% 113.45% 

65 to 74 years 1,456 8.9% 2,914 14.3% 100.14% 

75 to 84 years 1,078 6.6% 1,466 7.2% 35.99% 

85 years and over 446 2.7% 532 2.6% 19.28% 
Source: US Census Bureau, Decennial Census (Table DP-1) 

Cape May County has seen significant changes in its population's age composition over the past two 
decades. Notably, the populations of preschool-aged children, adolescents, young adults, and working-
age adults all experienced declines. The most pronounced decrease occurred in the 35 to 44 age cohort, 
which fell from 15.4% (15,728) in 2000 to 11.7% (9,023) in 2020. At the same time, the county’s older 
population grew substantially, especially in the 60 to 64 and 65 to 74 age groups. The percentage of people 
aged 60 to 64 increased from 5.7% (5,834) to 9.3% (8,878), while those aged 65 to 74 rose from 10.4% 
(10,680) to 16.4% (15,639). Furthermore, the 75 to 84 and 85 and older cohorts also saw steady growth 
between 2000 and 2020. 

This shift toward an aging population in Cape May County reflects a broader demographic trend, one that 
is also evident in Middle Township. Both the township and the county are experiencing an overall increase 
in the elderly population, indicating a wider regional shift toward an aging demographic. 
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Table 3: Population by Age Cohort, Cape May County, 2000 - 2020 
 2000 2020 % Change 

2000-2020 
Number Percent Number Percent  

Total population 102,326 100% 95,263 100% -6.90% 

Under 5 years 5,178 5.1% 3,878 4.1% -25.10% 

5 to 9 years 6,438 6.3% 4,524 4.7% -29.72% 

10 to 14 years 7,292 7.1% 4,933 5.2% -32.35% 

15 to 19 years 5,993 5.9% 4,702 4.9% -21.54% 

20 to 24 years 4,547 4.4% 4,494 4.7% -1.16% 

25 to 34 years 10,111 9.9% 9,599 10.1% -5.06% 

35 to 44 years 15,728 15.4% 9,023 11.7% -42.63% 

45 to 54 years 14,408 14.1% 10,807 11.3% -24.99% 

55 to 59 years 6,025 5.9% 7,803 8.2% 29.51% 

60 to 64 years 5,834 5.7% 8,878 9.3% 52.18% 

65 to 74 years 10,680 10.4% 15,639 16.4% 46.43% 

75 to 84 years 7,511 7.3% 8,014 8.4% 6.69% 

85 years and over 2,581 2.5% 2,969 3.1% 15.03% 
Source: US Census Bureau, Decennial Census (Table DP-1) 

The median age of Middle Township residents has increased steadily from 40 years in 2000 to 46.8 years 
in 2020. While this is lower than the county median age of 51.5 years in 2020, which went up from 42.6 
years in 2000, it still exceeds the state median age of 39.9 years, which rose from 36.9 years in 2000. 
Although all three regions, Middle Township, Cape May County, and the state, have all experienced an 
increase in median age over this period, Middle Township and Cape May County stand out with notably 
higher median ages. Cape May County has the highest median age at 51.5 years, followed by Middle 
Township at 46.8 years, both surpassing the state average. 

Table 4: Median Age, 2000 – 2020 

 2000 2020 Percent Change 
Middle Township 40.0 46.8 17.00% 

Cape May County 42.6 51.5 20.89% 

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

Households 
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Middle Township's steady population growth has been accompanied by an increase in the number of 
households. A household is defined as one or more individuals, related or not, living together in a single 
housing unit. According to the 2023 ACS 5-Year Estimates, Middle Township had approximately 8,843 
households. Of these, the largest proportion, 36.6% were two-person households, followed by 26.2% with 
one person, 21.1% with four or more people, and 16.2% with three people. 

In comparison, Cape May County reported 42.4% two-person households, 29% one-person households, 
16.8% four-person households, and 11.8% three-person households. The average household size in the 
Township was 2.22 people, which is higher than the County's average of 1.96, but lower than New Jersey's 
average of 2.61, according to the ACS estimates. 

Table 5: Household Characteristics, Middle and Cape May County 
 Middle Cape May County 

Number Percent Number Percent 
Total Households 8,843 100% 47,516 100% 
1-person 2,320 26.2% 13,791 29.0% 
2-persons 3,235 36.6% 20,139 42.4% 
3-persons 1,431 16.2% 5,590 11.8% 
4 or more persons 1,857 21.0% 7,996 16.8% 
Average Household Size 2.22 people 1.96 people 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Table S2501& B25010) 

Family households are defined as two or more individuals living together in the same residence, related 
by blood, marriage, or adoption. In Middle Township, of the 8,843 total households, 6,060 (68.5%) are 
family households, while 2,783 (31.5%) are non-family households. By contrast, Cape May County has a 
lower proportion of family households at 63.5%, with a higher proportion of non-family households at 
36.5%. 

Among family households in Middle Township, approximately 72.7% are married couples, compared to 
78.5% in Cape May County. Among the remaining family households in Middle Township, 8% are headed 
by single male householders, while 19.3% are headed by single female householders. The average family 
size in the Township is 2.22 people, which is slightly smaller than the County's average of 2.33 people. 

The remaining family households in Cape May County are split with 5.6% headed by single male 
householders and 13.1% by single female householders which closely mirrors the proportions in Middle 
Township. Additionally, 11.3% of households in Middle Township are headed by individuals aged 65 or 
older, totaling 999 households. This is lower than 15.4% of households in Cape May County headed by 
individuals in this age group. 

Table 6 provides a more detailed comparison of household types in Middle Township and Cape May 
County. 
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Table 6: Household by Type, Middle and Cape May County 
 Middle Cape May County 

Number Percent Number Percent 
Total Households 8,843 100% 47,516 100% 
Average Family Size 2.22 people 2.33 people 
Total Families 6,060 68.5% 30,163 63.5% 
Married Couple Family 4,403 72.7% 23,666 78.5% 

With own children under 18 years 2,058 46.7% 5,744 24.3% 

No children under 18 years 2,345 53.2% 17,922 75.7% 

Male householder, no wife present 489 8.0% 2,545 5.6% 

With own children under 18 years 173 35.4% 881 34.6% 

No own children under 18 years 316 64.6% 1,664 65.3% 

Female householder, no husband present 1,168 19.3% 3,952 13.1% 

With own children under 18 years 488 41.8% 1,318 33.4% 

No own children under 18 years 680 58.2% 2,634 66.6% 

Nonfamily Households 2,783 31.5% 17,353 36.5% 
65 years and over 999 11.3% 7,317 15.4% 
Source: US Census Bureau, American Community Survey 5-year Estimates 2019 to 2023 (Table S1101) 

Housing Conditions  

Existing Housing Units 

According to the 2023 American Community Survey (ACS), Middle Township's housing stock is largely 
owner-occupied, with 80% of occupied housing units being owner-occupied and 20% renter-occupied. A 
significant portion of the housing stock is relatively new, with homes built after 2000 accounting for a 
large share of the total housing units. Of the Township's 10,397 total housing units, 8,843 (85.1%) are 
occupied, while 1,554 (14.9%) are vacant. Among the occupied units, 7,075 (80.0%) are owner-occupied, 
and 1,768 (20.0%) are renter-occupied. 

Building activity in Middle Township saw significant spikes during certain periods, notably between 2000 
and 2009, in the 1960s, and during the 1980s. However, construction has slowed considerably since 2019, 
likely due to the housing market’s slower recovery following the pandemic and its ongoing impacts on the 
construction industry. The median year of construction for the Township's housing stock is 1985. 
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Table 7: Housing Units in Middle Number Percent 
Total Housing Units 10,397 100% 
Occupied Housing Units 8,843 85.1% 

Owner Occupied 7,075 80.0% 
Renter Occupied 1,768 20.0% 

Vacant Housing Units 1,554 14.9% 
For Rent 10 0.64% 
Rented Not Occupied 0 0.0% 
For Sale Only 20 1.28% 
Sold, not occupied 0 28.3% 
For Seasonal, Recreational or Occasional use 1,287 82.8% 

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

 

Housing Type and Size 

Middle Township's housing stock is largely composed of single-family detached homes, which make up 
approximately 72.3% of the total housing units. Duplexes and low-density multifamily units represent the 
majority of the Township's multifamily housing, accounting for 12.4% of all units. High-density housing, 
with 10 or more units, comprises just 1.5% of the total housing stock. Notably, mobile homes make up 
about 11.7% (1,219 units) of the Township's housing units, a significantly higher percentage compared to 
the county's 3.1%. The Township's housing inventory is primarily comprised of 3-bedroom homes, which 
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represent 50.6% of all units, followed by 2-bedroom homes at 24.2%, and 4-bedroom homes at 16.9%. 
Additionally, approximately 3.2% of the housing stock consists of homes with 5 or more bedrooms 

Housing Values and Contract Rents 

According to the ACS 5-Year Estimates, only 16.2% of Middle Township’s housing units were valued at 
over $500,000, significantly lower than the County average of 34.5%. A detailed breakdown of home 
values for owner-occupied units in the Township is available in Table 9. Additionally, 10.1% of Middle 
Township's owner-occupied homes were valued at less than $100,000, which is double the County’s 
average of 5.0%. The median value of an owner-occupied home in the Township is $310,900, notably 
lower than the County’s median of $395,000.  

Table 8: Housing Units by Type Number Percent 

Total Housing Units 10,397 100.0% 

1-unit detached 7,522 72.3% 

1-unit, attached 952 9.2% 

2 units 249 2.4% 

3 or 4 units 78 0.8% 

5 to 9 units 217 2.1% 

10 to 19 units 63 0.6% 

20 or more units 97 0.9% 

Mobile home 1,219 11.7% 

Boat, RV, Van etc 0 0.0% 

Bedrooms   

No bedroom 69 0.7% 

1 bedroom 465 4.5% 

2 bedrooms 2,517 24.2% 

3 bedrooms 5,263 50.6% 

4 bedrooms 1,755 16.9% 

5 bedrooms or more 328 3.2% 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 
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Table 9: Value of Owner-Occupied Housing Units 

 Middle Cape May County 

 Number Percent Number Percent 

Total 7,075 100.0% 188,578 100.0% 
Less than $50,000 418 5.9% 3,202 1.7% 

$50,000 to $99,999 298 4.2% 2,703 1.4% 

$100,000 to $149,999 167 2.4% 1,760 0.9% 

$150,000 to $199,999 596 8.4% 2,797 1.5% 

$200,000 to $299,999 1,885 26.6% 12,780 6.8% 

$300,000 to $499,999 2,567 36.3% 55,119 29.2% 

$500,000 to $999,999 977 13.8% 88,909 47.1% 

$1,000,000 and greater 167 2.4% 21,308 11.3% 

Median Value $310,900 $395,000 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Rental prices in Middle Township varied widely, with most rents falling into two primary ranges: $500 to 
$999 and $1,500 to $1,999 per month. According to the ACS 5-Year Estimates, the median gross rent in 
Middle Township was $1,576, which is notably higher than the county median of $1,345. The largest share 
of renter-occupied units in Middle Township (30.3%) had rents between $1,500 and $1,999, surpassing 
the county’s most common rent range of $1,000 to $1,499 (29.3%). Additionally, Middle Township had no 
rental units priced under $500 per month, while approximately 5.3% of rental units in the county fell 
below this threshold. Furthermore, about 101 rental units in Middle Township were classified as not 
requiring cash rent payments, compared to 743 such units across the county. Table 10 provides a detailed 
comparison of gross rents between Middle Township and the county, based on the 2023 ACS 5-Year 
Estimates. 

Table 10: Gross Rent Paid 
 Middle Cape May County 
 Number Percent Number Percent 

Total 1,667 100% 8,446 100.0% 
Less than $500 0 0.0% 446 5.3% 

$500 to $999 388 23.3% 1,981 23.5% 

$1,000 to $1,499 369 22.1% 2,475 29.3% 

$1,500 to $1,999 505 30.3% 2,168 25.7% 

$2,000 to $2,499 379 22.7% 1,097 13.0% 

$2,500 to $2,999 0 0.0% 180 2.1% 

$3,000 or more 26 1.6% 99 1.2% 
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No rent paid 101  743  

Median Contract Rent $1,576 $1,345 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Units Affordable to Low- and Moderate-Income Households 

A moderate-income household is a household whose gross family income is more than fifty percent (50%) 
of the median income, but less than eight-percent (80%) of median income for households of the same 
size within the housing region.  A low-income household is a household whose gross family income is 
equal to or less than fifty-percent (50%) of the regional median gross household income for a household 
and a very-low income household is classified as earning less than thirty-percent (30%) of the median area 
income of the same size within the housing region.   

Units are considered affordable to low and moderate-income households if the maximum sales price or 
rent is set within a specified formula as per UHAC regulations, which is determined by the amount that a 
low- or moderate-income household can likely afford to pay. Middle Township is located within is Region 
6, which encompasses Atlantic, Salem, Cumberland and Cape May counties.  The median household 
income in Middle Township in 2023 was $91,040. The median annual income for a household of 3 persons 
in Region 6 is $92,500.  

Regional income limits for Region 6 are shown in the Table below. 

2025 Affordable Housing Regional Income Limits By Household Size (Persons) 
 

1  1.5  2  2.5 3  4  

 

4.5 5  

 

6  7  8 

Median  $71,900 $77,050 $82,200 $87,350 $92,500 $102,700 $106,850 $111,000 $119,200 $127,400 $135,600 

Mod $57,520 $61,640 $65,760 $69,880 $74,000 $82,160 $85,480 $88,800 $95,360 $101,920 $108,480 

Low $35,950 $38,525 $41,100 $43,675 $46,250 $51,350 $53,425 $55,500 $59,600 $63,700 $67,800 

Very Low  $21,570 $23,115 $24,660 $26,205 $27,750 $30,810 $32,055 $33,300 $35,760 $38,220 $40,680 

Source: AHPNJ, 2025 Regional Income Limits  

Based on the qualifying formula in N.J.A.C. 5:80-26, the monthly cost of shelter which includes mortgage 
(principal and interest), taxes, insurance and homeowners or condominium association fees, may not 
exceed twenty-eight percent (28%) of gross monthly household income based on a five percent (5%) down 
payment for the sale of an affordable home.  In addition, moderate-income sales units must be available 
for at least three different price points and low-income sales units available for at least two different price 
points. The maximum sales prices must now be affordable to households earning no more than seventy-
percent (70%) of median income. The sales prices for a project of more than 5 affordable units must 
average fifty-five percent (55%) of regional median income.   

Under UHAC regulations, rents including utilities may not exceed thirty-percent (30%) of gross monthly 
income for the low or moderate income household. The average rent must now be affordable to 
households earning fifty-two percent (52%) of regional median income. The maximum rents must be 
affordable to households earning no more than sixty-percent (60%) of regional median income. In 
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averaging fifty-two percent (52%), one rent shall be established for very-low-income units, one rent may 
be established for low-income units and one rent for moderate-income units, for each bedroom 
distribution.  The utility allowance must be consistent with the utility allowance approved by DCA for its 
Section 8 program.   

In addition, at least thirteen percent (13%) of all restricted units must be affordable to households earning 
no more than thirty-percent (30%) of median income.   

Housing Conditions 

According to the 2023 ACS, overcrowding in Middle Township is minimal, with only 1.59% (141 units) of 
owner-occupied units experiencing overcrowding, and no renter-occupied units exceeding one person per 
room. The data also indicates that just 0.2% of the units in the Township lack complete plumbing facilities, 
and only 0.5% lack kitchen facilities. Housing deficiencies are key factors in evaluating overall housing 
conditions and identifying areas where municipal rehabilitation efforts may be needed. A detailed 
breakdown of housing deficiencies, based on the 5-year ACS data, is provided in Table 11. 

Table 11: Housing Deficiency Characteristics, 2023 
Housing Units with 1.01 or More Persons Per Room 
 Count Percent 
Total Occupied Housing Units 8,843 100.0% 
Owner-Occupied  141 1.59% 

Renter-Occupied 0 0.0% 

Plumbing Facilities 
Total Occupied Housing Units 8,821 99.8% 

Lacking complete plumbing facilities 22 0.2% 

Kitchen Equipment 
Total Occupied Housing Units 8,797 99.5% 

Lacking complete kitchen facilities 0 0.0% 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables B25014, S2504) 

Housing Stock 

According to the New Jersey Department of Community Affairs (DCA), Middle Township issued permits 
for the construction of 773 new residential units between January 2013 and December 2023. During this 
same period, the Township approved 8 demolition permits for residential properties. After accounting for 
these demolitions, the net increase in residential units is 765. 

A closer look at housing trends reveals significant growth, particularly in 1- and 2-family homes. Permits 
for these types of units surged from just 49 in 2020 to 94 in 2023, representing a nearly twofold increase. 
In contrast, permits for multifamily housing remained unchanged, with only one permit issued in both 
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2021 and 2023. These trends suggest a strong and expanding market for 1- and 2-family homes in Middle 
Township, while multifamily housing has shown little growth. 

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

Family 
Multi 

Family 
Mixed 
Use 

Total New 
Construction 

Total 
Residential 
Demolitions 

Net 
Units 

Added 

2013 100 0 0 100 0 100 

2014 50 7 0 57 0 57 

2015 61 8 1 70 3 67 

2016 79 0 0 79 1 78 

2017 108 0 0 108 0 108 

2018 43 8 4 55 0 55 

2019 28 0 0 28 0 28 

2020 49 0 0 49 3 46 

2021 69 1 0 70 1 69 

2022 62 0 0 62 0 62 

2023 94 1 0 95 0 95 

Total 743 25 5 773 8 765 
Source: NJ DCA, Construction Reporter 2013 to 2023  

Economic Conditions 

Employment Status 

The 5-year ACS estimates offer valuable insights into the employment patterns of residents aged 16 and 
older. Middle Township’s working-age population totaled 16,794, with approximately 10,032 individuals 
actively participating in the labor force. Around 40.3% of the Township’s working-age residents were not 
engaged in the labor force at the time of the estimates, slightly below the county's rate of 41.3%. Of those 
in the labor force, 59.6% were employed in civilian occupations, while 0.1% served in the armed forces. 
The unemployment rate in Middle Township stood at 8.4%, notably higher than the county’s rate of 4.7%. 

Table 13: Employment Status, 2023 
 Middle Cape May County 
 Number Percent Number Percent 
Population 16 years and over 16,794 100.0% 80,472 100.0% 

In labor force 10,032 59.7% 47,225 58.7% 

Civilian Labor Force 10,008 59.6% 46,959 58.4% 

Employed 9,171 54.6% 44,748 55.6% 
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Unemployed 837 5.0% 2,211 2.7% 

Armed Forces 24 0.1% 266 0.3% 

Not in Labor Force 6,762 40.3% 33,247 41.3% 

Unemployment Rate 8.4% 4.7% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Worker Classification 

About 65.5% of Middle Township’s workforce were employed in private wage and salary positions, while 
6.7% were self-employed. Government employees made up 27.8% of the workforce, and there were no 
unpaid family workers reported. A detailed breakdown of worker classifications is available in Table 14. 

Table 14: Classification of Workers in Middle, 2023 
 Number Percent 
Total 9,171 100.0% 
Private Wage and Salary Worker 6,009 65.5% 

Government Worker 2,550 27.8% 

Self-Employed Worker 612 6.7% 

Unpaid Family Worker 0 0.0% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Workforce by Sector 

An analysis of employed individuals aged 16 and older by economic sector reveals the broad spectrum of 
industries in which Middle Township's workforce is engaged. The largest sector, comprising 22.4% of the 
workforce (2,051 employees), is in educational services, healthcare, and social assistance. Following 
closely, the arts, entertainment, and recreation, along with accommodation and food services, employed 
15.2% of residents (1,392 employees). The public administration and construction sectors each 
represented approximately 12.5% (1,147 employees) and 9.5% (872 employees) of the Township's 
workforce, while the retail trade sector made up 9.3% (855 employees). 

Table 15: Workforce by Sector, 2023 
Industry Number Percent 

Civilian employed population 16 years and over 9,171 100.0% 

Agriculture, forestry, fishing and hunting and mining 144 1.6% 

Construction 872 9.5% 

Manufacturing 432 4.7% 

Wholesale trade 211 2.3% 

Retail trade 855 9.3% 
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Transportation and warehousing, and utilities 245 2.7% 

Information 124 1.4% 

Finance and insurance, and real estate and rental and 
leasing 

529 5.8% 

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

768 8.4% 

Educational services, health care and social assistance 2,051 22.4% 

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

1,392 15.2% 

Other services, except public administration 401 4.4% 

Public administration 1,147 12.5% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Occupations by Type 

Table 16 provides a breakdown of occupations within the Township's employed civilian labor force. The 
largest segment, representing 37.4% (3,429 employees) of the workforce, is in management, business, 
science, and arts occupations. Service occupations follow closely, employing 25.7% (2,360 employees) of 
the labor force. Sales and office occupations account for approximately 19.4% (1,778 employees) of the 
workforce. The smallest sector is production, transportation, and material moving occupations, which 
make up just 5.8% (534 employees) of the labor force. 

Table 16: Occupations by Type, 2023 
 Number  Percent 

Employed Civilian population 16 years and over 9,171 100.0% 

Management, business, science, and arts occupations 3,429 37.4% 

Service occupations 2,360 25.7% 

Sales and office occupations 1,778 19.4% 

Natural resources, construction, and maintenance occupations 1,070 11.7% 

Production, transportation, and material moving occupations 534 5.8% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Commuting to Work 

As shown in Table 17, the majority of Middle Township residents (78.3%) commute to work by private 
automobile, slightly above the county’s 67.5%. Approximately 9% of residents work from home, while 
public transportation (excluding taxicabs) is the least common commuting method, used by just 1.3% of 
residents, compared to 2% in the county. Notably, around 1.6% of Township residents walk to work, a 
much lower proportion than the county’s 4.3%. 
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According to ACS data, the majority of Middle Township residents (82.5%) have a commute of less than 
30 minutes, surpassing the county's rate of 73.7%. Similarly, 62.8% of Township residents commute for 
less than 20 minutes, compared to 52.2% in the county. Table 18 offers a detailed comparison of travel 
times to work between the Township and the county. 

Table 17: Means of Commute, 2023 
 Middle Cape May County 
 Number Percent Number Percent 
Workers 16 years and over 7,030 100.0% 325,092 100.0% 

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

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

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

Walked 365 5.2% 4,775 1.5% 

Other means 387 5.5% 6,996 2.2% 

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

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

Table 18: Travel Time to Work, 2023 

 Middle Cape May County 
 Number Percent Number Percent 

Total 8,281 100.0% 36,879 100.0% 

Less than 10 minutes 1,631 19.7% 8,977 24.3% 

10 to 19 minutes 3,599 43.5% 10,273 27.9% 

20 to 29 minutes 1,597 19.3% 7,943 21.5% 

30 to 44 minutes 790 9.5% 4,790 13.0% 

45 to 59 minutes 158 1.9% 2,034 5.5% 

60 to 89 minutes 287 3.5% 1,103 3.0% 

90 or more minutes 219 2.6% 1,759 4.8% 

Mean travel time to work (minutes) 20.1 23.3 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03, B08303) 
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FAIR SHARE PLAN 

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

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

The Fair Share Plan for the Township of Middle is broken up into four sections;  

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

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

The Township’s Prior Round obligations were determined by COAH, and the Third Round obligation was 
established by a negotiated settlement with Fair Share Housing Center, which the Court approved. The NJ 
Department of Community Affairs issued a report, dated October 2024, wherein it established the 
Township’s Present need and Round 4 Prospective Need. The Township accepted these obligations and 
adopted through a binding resolution committing to the DCA’s numbers ort.  

Consideration of Lands Suitable for Affordable Housing  

The New Jersey Fair Housing Act (N.J.S.A. 52:27D-310(f)) requires that the Housing Element provide a 
narrative that includes “a consideration of the lands that are most appropriate for construction of low and 
moderate income housing and of the existing structures most appropriate for conversion to, or 
rehabilitation for, low and moderate income housing, including a consideration of lands of developers 
who have expressed a commitment to provide low and moderate income housing.”  

Middle’s current land use and development patterns show several clusters of development along the 
Garden State Parkway, US Route 9, and State Road 47 and around the historic downtown of the village of 
Cape May Court House. Existing development is clustered along these transportation corridors. The 
Township is mostly undeveloped, with development, employment opportunities, and civic and 
commercial uses concentrating along US Route 9 and State Road 47. The rest of the Township primarily 
comprises of Wetlands, Flood Hazard Areas, agricultural uses, and low-density residential uses.  
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Within Middle, the lands most suitable for development are those within the State Plan Designated Center 
and Core boundaries where development is permitted at a greater intensity. These designated centers 
and cores are also the only areas of Middle Township within a designated sewer service area.  

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

Multigenerational Family Housing Continuity 

The FHA requires the Housing Element and Fair Share Plan to provide an analysis of the extent to which 
municipal ordinances and other local factors advance or detract from the goal of preserving 
multigenerational family continuity as expressed in the recommendations of the Multigenerational Family 
Housing Continuity Commission, adopted pursuant to paragraph (1) of subsection f. of 23 section 1 of 
P.L.2021, c.273 (C.52:27D-329.20). At this time, the Commission has made no recommendations for the 
Township to consider.  
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Fair Share Obligation 

Affordable Housing obligations are broken down into two distinct categories: “present need” or 
rehabilitation obligation; and “prospective need” or new construction obligation.  

Present Need 

“Present need” is not a specifically defined term in the amended Fair Housing Act. The municipal “present 
need” obligation is determined by estimating the current amount of homes in the Township that are likely 
occupied by low or moderate income households, and are deficient in some way, meaning that the house 
is over 50 years old and overcrowded, lacks complete plumbing facilities, or lacks a complete kitchen. 
More specifically:  

“A municipality's present need obligation shall be determined by estimating the existing deficient 
housing units currently occupied by low- and moderate-income households within the municipality, 
following a methodology comparable to the methodology used to determine third round present need, 
through the use of datasets made available through the federal decennial census and the American 
Community Survey, including the Comprehensive Housing Affordability Strategy dataset thereof.” 

(N.J.A.C. 52:27D-304.3.7.b) 

The present need, or rehabilitation obligation is the estimate of the need for substantial repairs to existing 
homes in the Township that are currently occupied by low or moderate income households. The report 
from the Department of Community Affairs determined that Middle Township has a Present Need of 51 
units.  

Prospective Need  

The FHA at N.J.A.C. 52:27D-304 defines “prospective need” as: 

"Prospective need" means a projection of housing needs based on development and growth which is 
reasonably likely to occur in a region or a municipality, as the case may be, as a result of actual 
determination of public and private entities.  Prospective need shall be determined by the methodology 
set forth pursuant to sections 6 and 7 of P.L.2024, c.2 (C.52:27D-304.2 and C.52:27D-304.3) for the 
fourth round and all future rounds of housing obligations. 

According to the calculations for the state prepared by NJDCA in their October 2024 report titled 
“Affordable Housing Obligations for 2025-2035 (Fourth Round) Methodology and Background”, and as 
adopted by the Township in Resolution #75-25, Middle Township has an 81 unit Fourth Round Prospective 
Need obligation. When combined with the prospective needs from the previous rounds, Middle Township 
has the following cumulative affordable housing obligations:  

• Prior Round / First and Second Round (1987-1999) = 454 units 
• Third Round (1999 – 2025) = 320 units 
• Fourth Round (2025-2035) = 81 units 
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Present Need (Rehabilitation) Obligation 

The Township has a rehabilitation obligation, or present need, of 51 units.   

The Township has previously established a municipal rehabilitation program funded by Community 
Development Block Grants (CDBG). Between 2011 and 2021 at the time of the Township’s last Housing 
Plan adoption, over 100 homes had been rehabilitated by this municipal program. As a part of the Third 
Round Settlement Agreement, the Township at the time had a rehabilitation obligation of 48 units that 
was more than satisfied by the program, and a potential surplus of rehabilitation credits.  

The Township will continue to pursue rehabilitation of eligible homes through this municipal program. At 
its current pace, the Township has rehabilitated an average of 10 homes per year.  

Through the municipal rehabilitation program, the Township will satisfy its 51 unit rehabilitation 
obligation.    
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Prior Round Obligation (1987-1999) 

The Township has a requirement of 454 units in order to satisfy its Prior Round (1987 – 1999) obligation. 
In accordance with previous COAH rules found at N.J.A.C. 5:93, the Township must meet the following 
minimum and maximum requirements in addressing the 454 total unit obligation.  

• Age Restricted Units: The maximum number of age restricted credits comes from the following 
formula:  

25% x (Prior Round Obligation + Rehabilitation Share – Prior Cycle Credits – Rehabilitation Credits) 

o 0.25 x (454 + 48 – 3 – 48 = 112.75 (round down to 112) 

o A maximum of 112 credits may come from age-restricted senior housing 

• Rental Units: The minimum number of rental credits comes from the following formula:  

25% x (Prior Round Obligation – Prior Cycle Credits) 

o 0.25 x (454 – 3) = 112.75 (round up to 113) 

o A minimum of 113 units must be rental units.  

• Rental Bonus Credits: The maximum number of bonus credits shall be equal to the Township’s 
rental obligation.  

o 113 bonus credits may be claimed for rental units.  
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Prior Round Compliance Mechanisms 

In accordance with the Township’s Court approved Judgment of Compliance for the Third Round, the 
Township has addressed its Prior Round Obligation through the development projects and mechanisms 
listed below:  

Prior Round Compliance Mechanisms 
Project Type Status Credits Bonus 
Conifer Green Heron Point Family Rental Completed 80 80 
Conifer American Dream/Meadowlark Run Family Rental Completed 79 34 
Existing Group Homes Special Needs Completed 63 0 
Town Residential Zoning District Family In Progress 56 0 
Rio Grande Redevelopment Family Proposed 44 0 
Habitat for Humanity Homes Family For-Sale Completed 15 0 
Prior Cycle Credits Family For-Sale Completed 3 0 
  Total 340 114 
Total Credits 454 

With 454 credits applied to the Prior Round, this satisfied the Prior Round obligations.  

Each of these projects and mechanisms were previously approved by the Court as a part of the Township’s 
Round 3 Judgment of Compliance and Repose.  

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

PRIOR CYCLE (1980-1986) CREDITS 

The Township has three prior cycle credits that it will claim towards its prior round obligation. These are 
homes that had received funding from the New Jersey Balanced Housing Program, and were completed 
between 1980 and 1986. Although there were 9 homes in the Township that received this funding, only 
the following three homes were deemed eligible for credits by the previously approved Housing Plan:  

• Block 1021, Lot 3 – 307 Allen Street 
• Block 1033, Lot 15 – 200 East Wiley Street 
• Block 1084, Lot 4 – 505 Wildwood Avenue 

FAMILY RENTAL 

Conifer Green Heron Point – 80 Units + 80 Bonus Credits = 160 Credits 
Block 56.01, Lot 46 
Location: 8 Railroad Avenue 
Status: Completed 

The Green Heron Point project is an existing 100% affordable family rental project developed by 
Conifer within Middle Township. The development is constructed and occupied and consists of 80 
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apartments in a garden apartment style setting on Railroad Avenue. The project has the following 
breakdown of units:  

Conifer Green Heron Point 
 1 Bed 2 Bed 3 Bed Totals Percent 
Very Low Income 8 0 0 8 10% 
Low Income 0 27 15 42 52.5% 
Moderate Income 5 13 12 30 37.5% 
Totals 13 40 27 80 100% 

As these are family rental units, the Township shall claim 80 rental bonus credits with this project. 

Conifer American Dream / Meadow Lark Run – 79 Units + 33 Bonus Credits = 112 Credits 
Block 1523, Lots 3 and 4 
Location: 
4006 Route 9 / Sycamore Lane 
Status: Completed 

The Conifer Piloting American Dreams / Meadowlark Run project is an existing 100% affordable family 
rental project, with 80 units built and administered by Conifer Realty. The development consists of 79 
affordable units and 1 unit for the superintendent. The project has the following breakdown of units:  

Conifer Meadow Lark Run 
 1 Bed 2 Bed 3 Bed Totals Percent 
Very Low Income 8 0 0 8 10.1% 
Low Income 0 27 15 42 53.2% 
Moderate Income 4 13 12 29 36.7% 
Totals 12 40 27 79 100% 

As these are family rental units, the Township shall claim the remaining 33 bonus credits with this 
project. 

FAMILY FOR SALE 

Habitat for Humanity – 15 family for sale credits 
Various Locations  
Completed 

The Township has 15 single-family homes that have been developed by Habitat for Humanity. Each of 
these homes are on lands that were previously owned by the Township and transferred to Habitat for 
the purposes of constructing affordable housing units.  The following properties have been 
transferred to Habitat for Humanity and developed with single family homes with either 3 or 4 
bedrooms each.   

• Block 96.01, Lot 10 - 109 Swainton Goshen Rd 
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• Block 472, Lot 83 - 317 Indian Trail 
• Block 475.01, Lot 10 - 137 Indian Trail 
• Block 645, Lot 1 - 703 Reeves St 
• Block 908, Lot 1.02 - 511 Langston Ave 
• Block 942, Lot 3 - 311 W Anna St 
• Block 949, Lot 3.01 - 311 Sumner St 
• Block 949, Lot 3.02 - 307 Sumner St 
• Block 949, Lot 3.03 - 303 Sumner St 
• Block 965, Lot 10 - 209 Reeves St 
• Block 1048, Lot 9 - 101 E Anna St 
• Block 1058, Lot 6 - 11 Cochran St 
• Block 1081, Lot 4 - 201 Wildwood Ave 
• Block 1081, Lot 6 - 3 Tennessee Ave 
• Block 1086, Lot 4 - 705 Wildwood Ave 

15 credits of family housing shall be claimed by the Township for these units. 

SPECIAL NEEDS HOUSING  

The Township has 63 bedrooms of special needs housing located within 14 different existing group 
home facilities.   

Special Needs Housing Facilities 

Facility Block Lot Address Bedrooms 

ARC of Cape May County 473 57 22 LOMURNO LANE 3 

ARC of Cape May County 4.02 15 31 CARDINAL DRIVE 4 

ARC of Cape May County 12.01 116 23 W BEAVER DAM RD 4 

ARC of Cape May County 52 26 747 GOSHEN RD 4 

ARC of Cape May County 163.01 198 9 CARRIAGE LANE 4 

ARC of Cape May County 163.08 5 111 E WOODLAND AVE 3 

ARC of Cape May County 472 69 8 WHIPPOORWILL LANE 4 

ARC of Cape May County 1411 8 50 W SECLUDED LANE 6 

ARC of Cape May County 1423 4 9 OSLO AVE 13 

CAP Counseling Services 99.02 121 819 RTE 9 N 4 

Cape Housing 1 Inc 350 33 17 W SHELLBAY AVE 3 

Devereaux Foundation 5 24.02 500 RTE 47 N 4 

Devereaux Foundation 163.01 271 70 RTE 47 S 3 

Mental Health Services of CMC 38.01 16 119 RTE 47 N 4 

Totals 63 
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Rio Grande Redevelopment Area – 44 credits 
Block 1434, Lots 2, 3, 4, 8, and 9.  
NJ Route 47 (Delsea Drive) at Railroad Ave 
Status: Proposed 

The Rio Grande redevelopment area is a 22 acre tract consisting of just 5 parcels in the Rio Grande 
area of the Township. The tract is currently vacant and cleared, and was previously used as concrete 
plant. The lands are available, and 4 of the 5 properties are owned by one entity.  

The site of the redevelopment area is suitable for development with multi-family housing, as its 
location is within a designated sewer service area and has direct frontage on a State highway. 
Surrounding the site are a mix of residential and commercial uses. West of the area is a single-family 
neighborhood, while east of the site is commercial development including a grocery store.  

According to NJDEP records, there are no wetlands present on this site, making the site developable.  

The Township has adopted a redevelopment plan for this area to permit multi-family residential 
development at a gross density of 10 units per acre. This site could be developed with a total of 220 
total units, which would represent a potential for 44 affordable dwellings on site. The redevelopment 
plan requires that at least 20% of all residential units be set-aside for low and moderate income 
households, and that the income and bedroom distribution be consistent with UHAC. In addition, the 
Township will require that at least 13% of the affordable units will be reserved for very low income 
households.  

The Township will claim 44 affordable credits through the amended Rio Grande Redevelopment Plan. 

Town Residential (TR) Inclusionary Zoning – 56 Credits applied to Prior Round (274 total) 
Multiple Properties 

As a part of the Third Round Settlement Agreement, Middle Township expanded the areas in the 
Township within the TR Town Residential Zoning District and amended the permitted uses and density 
of the district to permit inclusionary multifamily development at 12 units per acre. The TR zoning 
district encompasses several areas within the Township’s designated centers and sewer service area, 
and together is over 640 acres in size. Most of the district is also minimally encumbered by wetlands 
or other environmental constraints.  

Within the TR district, there are several large vacant tracts of land that if developed to the capacity of 
12 units per acre, and with the mandatory 20% set aside of affordable units, would yield up to 274 
affordable dwellings.  

TR Zone Vacant Land Capacity 
Block Lot Acres Wet Available 

Uplands 
Max 

Density 
Total 
Units 

AH Units 

1453 12 1.17 0 1.17 12 14 3 

358 5 1.21 0.1 1.11 12 14 3 
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1421 1 3.15 0 3.15 12 37 7 

358 8 3.49 0 3.49 12 41 8 

1523 9 25.48 6.5 18.98 12 305 61 

322.01 58 6.74 0 6.74 12 80 16 

163.01 209 3.69 0 3.69 12 44 9 

163.01 227 11.61 0 11.61 12 139 28 

1434 29 41.29 13.6 27.69 12 495 99 

1434 30 3.95 0 3.95 12 47 9 

971 8 2.10 0.41 1.69 12 25 5 

971 10 2.00 0.1 1.90 12 24 5 

971 9 1.00 0.05 0.95 12 12 2 
971 11 4.40 0.6 3.80 12 52 10 
1434 31 3.60 0.5 3.10 12 43 9 
Totals 

 
114.88 21.86 93.02 

 
1,372 274 

Outside of these vacant properties, there are many additional smaller vacant lots and many 
underutilized properties that also offer the potential for inclusionary development. There are over 
1,000 properties in the TR zone that are currently developed with only a single-family home, including 
15 properties over 1 acre in size developed with just a single unit. The new zoning of up to 12 units an 
acre could provide a substantial economic incentive for these single-family home owners to sell their 
properties to a developer to build to the maximum capacity. The TR zone is not built-out and has 
significant capacity for development with inclusionary housing.  

56 credits will be applied to the Prior Round prospective need obligation from the TR district 
inclusionary zoning, with the remaining credits being applied to the Third Round and Fourth Round 
obligations.  

Since the adoption of the amended ordinance in 2022 to permit increased density in the TR zone in 
exchange for a 20% affordable set aside, there have been three projects approved within the district 
that included affordable housing. Within these three projects, 68 affordable units will be constructed.  

• In March of 2025, the Zoning Board approved a project by Tower and Atlantic Cape Builders 
consisting of 90 total residential units on Block 358, Lots 2, 3, 4, 5, and 8. This project included 
the mandatory 18 unit set aside (20%), with half of those being low income units as well as 2 
very low income units. The project is located partially in the TR district, and partially in the TB 
Town Business district. Since a portion of the project is located outside of the TR district, a d-
1 use variance was necessary to permit the project under the zoning standards found in the 
TR district. A copy of the Resolution of Approval for this project can be found in Appendix E-
1.  

• The Planning Board approved a 116 townhouse unit site plan by the Jasick Group for property 
on Block 163.01, Lot 227 on Dias Creek Road. The approval indicates that 24 units will be deed 
restricted as affordable units. This will include 12 moderate income units, 9 low income units, 
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and 3 very low income units. A copy of the resolution of approval for this project can be found 
in Appendix E-2.  

• In May of 2023, a project consisting of 128 garden apartments on Block 1523, Lot 9, on Rio 
Grande Avenue, was approved by the Zoning Board. With the mandatory 20% set aside, this 
will yield 26 affordable units on site, with 13 of them being moderate income units, 10 as low 
income units, and 3 very low income units. As the site contained a communications tower 
that will remain, a use variance was required and granted to permit multiple principal uses on 
the same site. A copy of the resolution of approval for this project can be found in Appendix 
E-3.  
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Third Round Obligation 

The Township had a Third-Round prospective need obligation of 320 affordable housing units. The 
Township must meet the following minimum and maximum requirements to address its Third Round 
Obligations:  

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

o 320 units x 0.5 = 160 

o A minimum of 160 units must be affordable to low income households.  

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

o The Township has an obligation to provide at least 42 units for very-low-income 
households, with at least 21 of those units being available to families.  

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

o 320 x 0.5 = 160 

o A minimum of 160 units must be available to families.  

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

o 320 x 0.25 = 80   

o A minimum of 80 units must be rental units, and at least 40 of those units must be non-
age-restricted units that are available to families.  

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

o 320 x 0.25 = 80  

o The Township may claim a maximum of 80 credits from senior units.  

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

o Rental obligation = 80 

o The Township may claim bonus credits for rental units up to 80 bonus credit units.  
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Third Round Compliance Mechanisms 

The Township was previously approved by the Courts to satisfy its 320 unit Third Round obligation 
through the following mechanisms:  

Third Round Credits 

Project Type of Unit Units Bonus  Total  

Indian Trail Redevelopment  Family Rental 80 80 160 

Town Residential Zoning District Family  157 0 157 

Oyster at Shunpike Family for sale 3 0 3 

Totals  240 80 320 

The Township’s Third Round Plan was approved by the Courts in 2022 and the Township was granted a 
judgment of compliance and repose.  

The Township provided a realistic opportunity for the development of affordable housing through the 
adoption of inclusionary zoning or redevelopment plans on the following sites:  

FAMILY RENTAL PROJECTS 

Indian Trail Redevelopment – 80 Credits + 80 Bonus Credits = 160 Credits  
(Blocks 169-211) 
Location 
Status: Proposed 

The Indian Trail redevelopment area is a large open area in the Burleigh section of the Township that 
has previously been designated as an area in need of redevelopment. The majority of the area was 
designated as a condemnation redevelopment area. The area as a whole is approximately 225 acres 
in size, and is largely undeveloped. The area is made up of numerous contiguous blocks and lots on 
“paper streets”, many of which are small “newspaper lots”. The site is located partially within the 
designated sewer service area. 99 acres of the redevelopment area are within a Sewer Service Area. 
All proposed development for this redevelopment area is proposed within the portion of the area that 
can be connected to public water and sewer.    

The lands within the redevelopment area are available. Although there are many lots within the 
redevelopment area, the majority of the small properties are either currently owned by the Township, 
or by one single other private entity, making assemblage of property feasible. The majority of the 
area, including all of the properties is owned by a single private entity, is a condemnation 
redevelopment area, so acquisition of private property for redevelopment purposes is a potential 
option for the Township in order to assemble the area into one large developable tract if necessary.   

For the 99 acres of land that is within a designated sewer service area, only 0.5 acres of this is 
potentially encumbered by wetlands according to NJDEP records and mapping. This leaves a 98.5 acre 
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tract of developable land for construction of housing. Given the location of this area within and 
adjacent to the sewer service area and the Township’s designated center in the Burleigh section, this 
is a suitable location for a large residential development.  

The Township adopted a redevelopment plan for this area that would permit a total of 402 units on 
site, with 80 units set aside for low and moderate income housing. The Redevelopment Plan will also 
require an appropriate income and bedroom distribution, in compliance with UHAC, and also require 
a minimum of 13% of all affordable units be reserved for very-low income households.    

Through this redevelopment plan, the Township claimed 80 credits and 80 rental bonus credits for a 
total of 160 credits.  

Town Residential (TR) Inclusionary Zoning – 157 Credits applied to Third Round (274 credits total) 
Multiple Properties 
Status: Proposed 

As discussed above in the Prior Round Compliance Mechanisms, the Township amended its current 
zoning ordinance for the Town Residential (TR) district to allow for inclusionary development at up to 
12 units per acre of gross density and rezoned 10 large vacant properties in the R Residential district 
to the TR zoning district to create a realistic opportunity for development of up to 274 affordable 
dwellings within the TR district when only considering the existing vacant lands. 56 credits are being 
applied to the Prior Round Obligation, 157 credits are being applied to the Third Round, and the 
remaining 61 credits will be applied to the Township’s Fourth Round Obligation.   

FAMILY FOR SALE 

Oyster at Shunpike – 3 Credits  
Block 348.02, Lot 3  
Location: Oyster Road at Shunpike Road    
Status: Completed  

A residential development was previously approved for this +/-34 acre tract at the intersection of 
Shunpike Road and Oyster Road. The project in total includes 20 homes on 23 total lots within the 
subdivision, and has a set aside of 15%, creating three new affordable units. Although the initial 
approval was in 2007, construction on this project started in Spring 2022.  

 

The analysis of the satisfaction of the Township’s obligations for Rounds 1 through 3 is summarized above 
and was approved by the entry of a Judgment of Compliance and Repose. In contrast, the Township is 
proposing to satisfy its Round 4 obligations as set forth below and not through pre-approved compliance 
techniques.   
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Fourth Round Obligation 

Middle has a Fourth Round prospective need (new construction) obligation of 81 affordable housing units. 
Being able to claim up to 20 bonus credits, the Township must plan for the construction of at least 61 
actual affordable housing units if the full allotment of bonus credits are applied. This Plan proposes the 
actual construction of up to 158 affordable housing units, notwithstanding any potential for bonus credits.  

The Township must meet the following minimum and maximum requirements in addressing the 81 unit 
obligation, in accordance with N.J.A.C.52:27D-311.l. 

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

o 158 x 0.5 = 79 

o A minimum of 79 units must be affordable to low income households.  

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

o 158 x 0.13 = 20.54 

o The Township has an obligation to provide at least 21 units for very-low-income 
households, with at least 11 of those units being available to families.  

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

o 158 x 0.5 = 79 

o A minimum of 79 units must be available to families.  

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

o 158 x 0.25 = 39.5 

o A minimum of 40 units must be rental units, and at least 20 of those units must be non-
age-restricted units that are available to families.  

• Age Restricted Units: A maximum of 30 percent (30%) of the Township’s credited units towards 
the obligation can be from age-restricted senior units.  

o 81 x 0.3 = 24.3 

o The Township may claim a maximum of 24 credits from age-restricted senior units.  

• Bonus Credits: The Township may claim bonus credits for a maximum of 25% of the obligation.   
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o 81 x 0.25 = 20.25 

o The Township may claim a maximum of 20 bonus credits.  

In accordance with N.J.A.C.52:27D-311.k, bonus credits may be claimed for the following types of 
affordable units:  

1. 1.0 bonus credits for special needs housing or permanent supportive housing;  

2. 0.5 bonus credits for any affordable housing created in partnership with a non-profit housing 
developer;  

3. 0.5 bonus credits for affordable housing created within ½ mile of a transit station, or within 1 mile 
of a transit station if the site is located within a garden state growth zone.  

4. 0.5 bonus credits for age-restricted housing, provided that no more than 10% of the age restricted 
housing receives bonus credit.  

5. 0.5 bonus credits for each three-bedroom affordable unit beyond the minimum requirement for 
three-bedroom units.  

6. 0.5 bonus credits for each affordable unit constructed on land that was previously developed and 
utilized for retail, office, or commercial space;  

7. 0.5 bonus credits for each affordable rental unit that has its affordability controls extended for a 
new term of affordability, and the municipality contributes funding towards the costs necessary 
for this preservation.  

8. 1.0 bonus credit for each affordable unit in a 100% affordable development in which the 
municipality contributes toward the costs of the project, either from financial donations, property 
donations, provided that the municipality funds at least 3% of the cost of the project.  

9. 0.5 bonus credits for each affordable unit for very low income families beyond the 13% minimum 
requirement.  

10. 1.0 bonus credits for each market rate unit that is converted to an affordable unit. 
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Fourth Round Compliance Mechanisms 

The Township proposes to satisfy its 81 unit obligation through the following projects:  

Fourth Round Credits 

Project Type of Unit Units Bonus Total 

Habitat for Humanity Family for sale 5 2.5 7.5 

TR Town Residential Inclusionary Zoning  Family 61 0 60 

Hildreth Village Family 80 17 97 

SDK Properties Family 12 0 12 

Totals 158 19.5 177.5 

Below is a description of each project or program that will satisfy the Township’s Fourth Round 
Prospective Need obligation:  

FAMILY RENTAL  

Town Residential (TR) Inclusionary Zoning – 61 Credits applied to Fourth Round (274 credits total) 
Multiple Properties 
Status: Proposed 

As discussed above in the Prior Round Compliance Mechanisms, the Township amended its zoning 
ordinance for the Town Residential (TR) district to allow for inclusionary development at up to 12 
units per acre of gross density and rezoned 10 large vacant properties in the R Residential district to 
the TR zoning district to create a realistic opportunity for development of up to 274 affordable 
dwellings within the TR district. 56 credits are being applied to the Prior Round Obligation, 157 credits 
were applied to the Third Round, and the remaining 61 credits will be applied to the Township’s Fourth 
Round Obligation.  

Hildreth Village / Cardile Tract – 80 Credits + 17 bonus credits 
Block 1438.01, Lots 3 and 4 
Status: Proposed 

This site consists of approximately 30 acres located on Wildwood Boulevard near the bridge to the 
City of Wildwood in the southeastern end of the Township. The tract is currently vacant and cleared, 
and was the previous site of a recreation use that included a race track. The tract itself is a designated 
center on the State Plan Policy Map, granting it additional development capacity and permitting 
additional density under CAFRA regulations than would not otherwise be permitted on 
environmentally sensitive lands. The site is currently on the known contaminated sites list of NJDEP, 
and environmental remediation of the property and putting it to productive use is in the City’s best 
interest.  
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A developer has proposed to construct 400 total units on the site, which would be a density of 
approximately 8 units per acre, and would have an affordable housing set aside of 20%. This would 
yield 80 affordable units on the site. The developer is currently in the process of obtaining 
development permits through CAFRA.  

As per previous COAH regulations, the Fair Share Plan must demonstrate site suitability for proposed 
new units that are not yet fully approved, as required by N.J.A.C. 5:93 -5.3. To qualify as a suitable site 
under COAH standards, a site must be available, approvable, developable and suitable. 

• Available – the site is currently vacant and cleared, and is two adjacent properties that are 
under the control of one development entity.  

• Suitable – the site is surrounded by marshlands and marina uses along the bay. There are no 
adjacent industrial uses or nuisance uses that would make the site unsuitable for residential 
use.  

• Developable - the site is located within a designated center per the State Plan making it 
eligible for CAFRA permitting, and is 30 acres of uplands located along a highway with easy 
access to the mainland in Rio Grande, and to Wildwood on the barrier islands. 

• Approvable – the Township will amend the Hildreth Village zoning district to ensure that the 
project will be approvable.  

The current zoning on the site, the HV Hildreth Village district, currently permits multi-family 
development at a density of 8 units per acre under certain conditions. The Township will amend the 
zoning to remove the conditional requirements for the increased density, and to require a 20% set 
aside for affordable housing within the HV district.  

A conceptual plan for the proposed development can be found in Appendix E-5, and a draft ordinance 
to amend the HV district can be found in Appendix E-6.  

SDK Properties: 12 credits 
Block 355.01, Lots 6 and 7 
Location: 1101 Route 9 South 
Status: Approved  

The Township’s Zoning Board approved a 60 unit multi-family development project on June 12, 2025. 
The project will consist of 48 market rate townhouse units and 12 affordable apartments on the 7.6 
acre property located at the corner of Route 9 and Johnstown Lane in the Mayville section of the 
Township. Middle Township will apply 12 credits from this project.  

FAMILY FOR SALE  

Habitat for Humanity: 5 credits + 2.5 bonus credits 
Block 942, Lot 7 
Location: 316 Sumner Street 
Status: Proposed  

                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 49 of 134   Trans ID: LCV20251876558 



Middle Township – Fourth Round Housing Plan Element & Fair Share Plan 

June 2025  42 | P a g e  

Habitat for Humanity has approached the Township with a proposal to construct 5 for sale affordable 
dwellings on property at 316 Sumner Street. The property is 1.8 acres in size and appears to be free 
of wetlands or other environmental encumbrances.  Proposed for the site are 5 single family homes. 
The project is intended to be financed in part through NJHMFA funds, and Habitat has requested that 
the Township waive permitting fees and application fees, requested aid from the Township for 
infrastructure costs, as well as is requesting a property tax abatement in support of the project. The 
proposal initially consisted of 5 duplex style dwellings, but has since been reduced to 5 detached single 
family homes.  

The Township will claim 5 credits from this project, as well as 0.5 bonus credits for each unit as the 
project involves a partnership with a not-for-profit developer.  

• Available – the site is currently vacant and partially cleared. There are no known 
encumbrances on the land.  

• Suitable – the site is surrounded by single family residential uses, and has frontage on an 
improved street as well as the Township’s bike path, making it accessible.  

• Developable - the site is located within the Rio Grande designated center per the State Plan, 
and is not encumbered by wetlands, flood hazard area, or other environmental constraints.  

• Approvable – the current zoning of the site permits single family residences.  

A copy of the pro-forma and resolution of support for the project can be found in Appendix E-4.  

 

  

                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 50 of 134   Trans ID: LCV20251876558 



Middle Township – Fourth Round Housing Plan Element & Fair Share Plan 

June 2025  43 | P a g e  

Summary of Fair Share Plan 

Middle Township has fully satisfied its Prior Round and Third Round obligations through projects 
previously approved by the courts and was granted a Third Round judgment of compliance and repose. 
All compliance mechanisms included in the Third Round plan that was approved are still in place and the 
Township has been making progress in approving inclusionary development projects within the TR district.  

Maps of the existing and proposed projects can be found in Appendices D-1, D-2, and D-3.  

The following is a summary of the Township’s compliance mechanisms for the Fourth Round:  

The Township has a Fourth Round prospective need obligation of 81 units, which is more than satisfied 
through the following:   

• Low/Moderate Income Split: At least half of the actual units (79) must be available to low income 
households, with at least 20 units available to very low income households.  

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

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

• Family Units: At least half of the actual units (79) must be available to families with children. The 
following units will be available to families with children:  

o Habitat for Humanity — 5 units 

o TR District Zoning – 60 units  

o Hildreth / Cardile Site – 80 units  

o SDK Properties – 12 units 

o In total, this Plan proposes as much as 158 affordable units available to families with 
children.  

• Rental Units: At least 25% of the actual units (40) must be rental units. The following housing 
units are proposed as rental credits:  

o TR District Zoning – Although not formally required to be rental units, many of the 60 
units proposed within the TR District are likely to be family rental units. To date, projects 
approved within the TR district have been family rental projects.  

o It is also anticipated that the 80 proposed affordable units on the Cardile Tract, and the 
12 units recently approved for the SDK Properties project will be family rental units.  

• Bonus Credits: The Township may claim up to 25% of its obligation through bonus credits (20). 
The following projects are being claimed for bonus credits:  
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o Habitat for Humanity – 2.5 bonus credits from the 5 units as a project where the Township 
has partnered with a not-for-profit developer to produce affordable housing.  

o Cardile Tract – The affordable units on the Cardile Tract may be eligible for up to 17 
additional bonus credits as lands that were previously developed and utilized for 
commercial space.  
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AFFORDABLE HOUSING ADMINISTRATION 

Affordable Housing Ordinances 

Through the Township’s Zoning Ordinance at Chapter 250-801 through 250-of the municipal code, Middle 
provides requirements and standards for low and moderate income housing. The ordinance was last 
amended in June of 2022 following the approval of the Township’s Third Round Fair Share Plan. The 
ordinance mirrors the requirements of the Fair Housing Act and the Uniform Housing Affordability 
Controls (UHAC) regarding marketing, administration, and income and bedroom distribution for 
affordable units.  

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

The Township has also adopted a development fee ordinance found in Section 250-29 of the Township 
Code that requires all non-residential developments and residential developments that do not provide 
affordable housing to make a contributions to the Township’s Affordable Housing Trust Fund at the time 
of construction and occupancy of new developments.   

Residential projects that do not provide affordable housing on site are required to make a contribution 
equal to 1.5% of the equalized assessed value of the project.  

Non-residential projects are required to make a contribution equal to 2.5% of the equalized assessed value 
of the project.  

Any residential project that provides for an increase in the permitted density and receives a ‘d’ variance, 
is required to make a contribution equal to 6% of the equalized assessed value of the residential units 
that are realized through the density increase.  

Affordable Housing Trust Fund 

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

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

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

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

Municipal Housing Liaison 

The Township has appointed Suzanne Schumann as the municipal staff member to serve as the municipal 
housing liaison.  

See Appendix C-1 for a copy of the resolution.    

Administrative Agent  

The Township has contracted with Triad Associates as the qualified professional entity to serve as the 
designated administrative agent for the Township, and will continue to work with a qualified 
administrative agent to ensure that all affordable housing units are properly affirmatively marketed and 
that all buyers or tenants of a unit are properly income qualified.  

Several existing projects are administered independently by qualified administrative agents.  

The Administrative Agent coordinates with the Township’s Municipal Housing Liaison, the designated staff 
member responsible for affordable housing.  

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

A copy of the resolution appointing an administrative agent can be found in Appendix C-2.  

Income Levels 

Middle Township is in COAH’s Region 6, which includes Atlantic, Cape May, Cumberland, and Salem 
Counties. Moderate-income households are those earning between 50% and 80% of the regional 
median income. Low-income households are those with annual incomes that are between 30% and 50% 
of the regional median income. Very-low income households are a subset of “low income” households, 
and are defined as households earning 30% or less of the regional median income.  
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APPENDICES 

A. Prior Compliance Documents 

1. Settlement Agreement with Fair Share Housing Center 

2. Third Round Final Judgement of Compliance  

B. Fourth Round Obligations 

1. Resolution 77-25 Establishing Fourth Round Obligations 

C. Administrative Documents 

1. Resolution Appointing Municipal Housing Liaison 

2. Resolution Appointing Administrative Agent 

3. DRAFT Affordable Housing Trust Fund Spending Plan 

D. Affordable Housing Maps 

1. Prior Round Projects 

2. Third Round Projects 

3. Fourth Round Projects 

E. Crediting Documents 

1. Tower and Atlantic Cape Resolution of Approval  

2. Jasick Group Resolution of Approval 

3. BGJ1 Project Resolution of Approval  

4. Habitat for Humanity Project Documents 

5. Cardile Tract Concept Plan 

6. DRAFT Ordinance to amend HV District 
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                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 56 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 57 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 58 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 59 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 60 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 61 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 62 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 63 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 64 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 65 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 66 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 67 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 68 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 69 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 70 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 71 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 72 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 73 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 74 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 75 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 76 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 77 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 78 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 79 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 80 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 81 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 82 of 134   Trans ID: LCV20251876558 



                                                                                                                                                                                               CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 83 of 134   Trans ID: LCV20251876558 



Middle Township – Fourth Round Housing Plan Element & Fair Share Plan 

 

 

June 2025  Appendices 

APPENDIX A-2 

Third Round Final Judgment of Compliance and Repose 
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CARLUCCIO, LEONE, DIMON, DOYLE & SACKS, LLC 

9 Robbins Street 

Toms River NJ 08753 

(732) 797-1600 

mjedziniak@cldds.com 

Attorneys for Declaratory Plaintiff, Township of Middle 

By: Michael A. Jedziniak (Attorney ID: 012832001) 

 

 

 

 

IN THE MATTER OF THE 

APPLICATION OF THE TOWNSHIP OF 

MIDDLE, COUNTY OF CAPE MAY 

SUPERIOR COURT OF NEW JERSEY 

LAW DIVISION: CAPE MAY COUNTY 

 

DOCKET NO.:  CPM-L-27-19 

 

CIVIL ACTION – MOUNT LAUREL 

 

FINAL JUDGMENT OF COMPLIANCE 

AND REPOSE 

 

 

 

THIS MATTER having come before the Court upon the filing of a Verified Compliant 

for Declaratory Judgment in accordance with In re Adoption of N.J.A.C. 5:96 & 5:97 by N.J. 

Council on Affordable Housing, 221 N.J. 1 (2015), (“Mount Laurel IV”) filed by Petitioner the 

Township of Middle (hereinafter “Township”) by Carluccio, Leone, Dimon, Doyle & Sacks, 

LLC, Michael A. Jedziniak, Esq. appearing on behalf of declaratory plaintiff; and Laura Denker, 

Esq. appearing on behalf of interested party Fair Share Housing Center (“FSHC”); and the Court 

having appointed Hon. Steven P. Perskie, J.S.C. (ret.) as Special Master; and, on or around 

January 27, 2022, the Township and FSHC having executed a Settlement Agreement which, 

among other things, set forth the Township’s Round 3 fair share obligations and the means in 

which it would satisfy same; and, on March 25, 2022, the Court having approved said Settlement 

Agreement by way of duly-noticed Mount Laurel Fairness Hearing pursuant to and in 

accordance with East/West Venture v. Bor. of Fort Lee, 286 N.J.Super. 311, 328-329 (App. Div. 

1996); and, on September 16, 2022, the Court having conducted a duly-noticed Mount Laurel 
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Compliance Hearing for the purposes of reviewing the Township’s adopted and endorsed Round 

3 Housing Plan Element and Fair Share Plan (“Fair Share Plan”), Spending Plan, implementing 

ordinances,  and other crediting documentation; and the Township having executed and filed an 

Affidavit of Public Notice to demonstrate that sufficient notice of, and the opportunity to be 

meaningfully heard at, the Compliance Hearing had been provided to all interested parties and 

the public in general; and no comments, questions, or objections having been filed or raised by 

any interested party or member of the public; and the Court having entered the Township’s 

comprehensive Compliance Binder into evidence during the Compliance Hearing; and credible 

testimony having been provided by the Township’s consulting planner; and positive comments 

having been provided by the Township’s Special Mount Laurel Counsel, counsel for Fair Share 

Housing Center, and the Special Master; and the Court having considered all testimony, 

comments, and the representations of counsel; and for the reasons placed on the record by the 

Court at the conclusion of the September 16, 2022 Compliance Hearing; and good cause having 

been shown. 

IT IS on this _____ day of October, 2022, ORDERED AND ADJUDGED as follows: 

1. The Public and all interested parties received sufficient notice of the Compliance 

Hearing and the opportunity meaningfully heard during same.  

2. Judgment is hereby entered in favor of Petitioner, the Township of Middle, Cape 

May County for a Final Round 3 Judgment of Compliance and Repose. 

3. As set forth in the Settlement Agreement and established by the Fairness Order 

entered on March 25, 2022, , the Township’s cumulative Round 3 Fair Share is comprised of:  

a. A Present Need/Rehabilitation Share obligation of Forty-Eight (48); 

 

b. A  “Prior Round” obligation of Four Hundred Fifty-Four (454); and  
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c. A cumulative Round 3 “new construction” obligation of Three Hundred 

Twenty (320). 

 

4. Having reviewed all relevant documentation, testimony, representations, and 

comments, the Court finds and declares that Middle Township’s Round 3 Fair Share Plan, 

including but not limited to its implementing ordinance and crediting documentation, creates the 

requisite “realistic opportunity” to satisfy its fair share obligations as set forth in Paragraph 3 

above.    

5. The Court therefore finds that the Township’s Round 3 Fair Share Plan is 

constitutionally compliant and is approved without conditions. 

6. The Parties shall continue to comply with the terms and conditions set forth in the 

court-approved Settlement Agreement. 

7. Reporting and Monitoring obligations of the Township: 

a. On October 1, 2023, and every anniversary thereafter through July 1, 

2025, the Township shall provide an annual reporting on the status of all 

affordable housing activity within the municipality by posting the completed 

reports on the municipal website and providing a copy to FSHC. 

 

b. On October 1, 2023, and every anniversary thereafter through July 1, 

2025, the Township shall provide an annual reporting on the status of all 

affordable housing trust fund activity by posting the completed reports on the 

municipal website and providing a copy to FSHC. 

 

c. On October 1, 2023, the Township shall post on its municipal website, 

with a copy provided to FSHC and Fair Share Housing Development, a status 

report as to its satisfaction of its very low-income requirements. Such posting 

shall invite any interested party to submit comments to the municipality and Fair 

Share Housing Center on the issue of whether the municipality has complied with 

its very low-income housing obligation under the terms of the Settlement 

Agreement. 

 

8. The Court further approves the Township’s Mount Laurel Spending Plan as 

adopted and endorsed by the Township Committee by way of resolution during a public meeting 

on September 19, 2022. 

 CPM-L-000027-19   10/06/2022 10:07:12 AM   Pg 3 of 4   Trans ID: LCV20223558220                                                                                                                                                                                                CPM-L-000040-25   06/27/2025 12:42:38 PM   Pg 87 of 134   Trans ID: LCV20251876558 



4 

 

9. Subject to the good faith implementation of its Round 3 Fair Share Plan, Middle 

Township shall be legally immune from any and all exclusionary zoning lawsuits through July 2, 

2025 or such additional time as the Court may award. 

10. If necessary, FSHC shall retain the right to intervene for purposes of moving to 

enforce the terms of the Settlement Agreement, the Township’s Round 3 Fair Share Plan, and 

this Judgment of Compliance and Repose    

11. A copy of this Judgment shall be served on the Special Master, all counsel of 

record and the official service list within seven days of receipt by counsel for Petitioner.  

    

 

 

      

 

_________________________________________        

                   HONORABLE JOHN C. PORTO, J.S.C. 
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