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I.   INTRODUCTION 
 
A. AFFORDABLE HOUSING IN NEW JERSEY  

 
The New Jersey Supreme Court ruled in 1975, in a decision now commonly referred to as 
“Mount Laurel I,” that developing municipalities in New Jersey have a constitutional obligation to 
provide a realistic opportunity for the construction of low and moderate income housing.  Then 
in 1983 in the “Mount Laurel II” decision, the Supreme Court went further, creating an incentive 
for private developers to enforce the Mount Laurel doctrine by suing municipalities that have not 
chosen to comply with the Mount Laurel principles. Needing a mechanism to implement the 
Mount Laurel doctrine, the legislature adopted the Fair Housing Act (N.J.S.A. 52:27D-310) in 
1985, and created the Council on Affordable Housing as the administrative alternative to dealing 
with affordable housing cases through the courts.  COAH was given the responsibility to 
establish housing regions, estimate low and moderate income housing needs, set criteria for 
municipalities to determine and address their fair share affordable housing numbers, and review 
and approve housing elements and fair share plans.   
 
On December 20, 2004, COAH’s first version of the Third Round rules became effective. At that 
time the Third Round was to cover the time period from 1999 to 2014, since the First and 
Second Round covered the 1987 to 1999 period.  The Third Round affordable housing delivery 
period was to run from January 1, 2004 through January 1, 2014. After much legal debate on 
the Third Round Rules, on March 10, 2015, the Supreme Court ruled that the New Jersey 
Council on Affordable Housing (COAH) failed to act, and as a result, the Courts assumed 
jurisdiction over municipal compliance with the Mount Laurel doctrine and the Fair Housing Act.  
 
The Township’s Third Round Housing Element and Fair Share Plan was prepared utilizing the 
Prior Round Rules (N.J.A.C. 5:91 Procedural and N.J.A.C. 5:93 Substantive) as well as the 
guidance provided in the March 10, 2015 Supreme Court Order and the Township’s January 29, 
2018 Settlement Agreement  - In the Matter of the Township of Elk, County of Gloucester, Dock 
No. GLO-L-913-15. 
 
On March 20, 2024, Governor Murphy signed A4/S50 into law ushering in substantial 
amendments to the New Jersey Fair Housing Act (FHA) and significantly altering the manner in 
which municipalities will determine their Fourth Round “fair share” obligations, maintain 
immunity from Mount Laurel lawsuits, respond to objections, and secure approval of their Fourth 
Round Housing Element and Fair Share Plans. The new affordable housing legislation, A-4 and 
S-50, establishes processes for calculating municipal housing obligations, compliance filing 
deadlines, procedures for challenges and dispute resolution mechanisms. The legislation 
includes considerable amendments to the New Jersey Fair Housing Act and significantly 
changes the manner in which municipalities will determine their Fourth Round “fair share” 
obligations, maintain immunity from Mount Laurel lawsuits, respond to objections, and secure 
approval of their Fourth Round Housing Element and Fair Share Plans.  

 
The amended FHA does the following: 
 

1. Abolishes the Council on Affordable Housing (COAH); 
 
2. Requires the DCA to calculate municipal “fair share” numbers; 
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3. Establishes a process for municipalities either to accept the DCA’s numbers or to 
determine and substantiate their own present and prospective fair share 
obligations based on the formulas established in the bill; 

 
4. Creates parameters for fair share plans, such as age-restricted unit maximums, 

“family-rental” minimums, bonus credit maximums, etc.; 
 
5. Identifies various compliance techniques; 
 
6. Provides criteria for municipalities to secure and maintain Fourth Round 

“temporary immunity” from exclusionary zoning/builder’s remedy lawsuits during 
the process; 

 
7. Permits interested parties to file formal challenges to the numbers and fair share 

plans, which will be addressed by the new “Affordable Housing Dispute 
Resolution Program;” 

 
8. Provides a process for fair share plan approval either through the DCA or the 

courts via declaratory judgment actions; and 
 
9. Delineates ongoing post-approval municipal monitoring and reporting 

requirements. 
 
The amended FHA also establishes a series of deadlines for actions to be taken prior to, and 
after, the beginning of Fourth Round in July of 2025. These are: 
 
January 31, 2025:  Deadline for Towns to adopt their numbers via “Binding Resolution” (with or 
without using the DCA’s numbers) thereby establishing temporary immunity.  
 

This was completed via Resolution No.33-125, adopted by Township Committee on 
January 21, 2025 and filed with the Program in a Declaratory Judgment action under the 
caption, In the Matter of the Elk Township’s Determination of Fourth Round Affordable 
Housing Obligations, Docket No.: GLO-L-104-25 (“DJ Action”). (Appendix 1) 

 
February 28, 2025: Deadline to challenge the town’s Binding Resolution and adopted numbers.   
 
 No challenge was made by Elk Township. 
 
March 1, 2025: If no challenges are filed by interested parties, the Town’s numbers are 
established by default and immunity remains in effect.   
 
 No challenges were filed by interested parties. 
 
April 1, 2025: Deadline for the Affordable Housing Dispute Resolution Program (“AHDRP”) to 
settle the number challenge(s).    
 
 Not applicable to Elk Township. 
 
June 30, 2025: Deadline to adopt and endorse a Housing Element and Fair Share Plan and file 
with the AHDRP to maintain temporary immunity. 
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July 1, 2025: First day of Fourth Round 
 
August 31, 2025: Deadline to challenge the validity of a Town’s Housing Element and Fair 
Share Plan. 
 
December 31, 2025: Deadline for the Town to settle the challenge or provide an explanation as 
to why it will not make all, or some of the requested changes, or both. 
 
March 15, 2026:  Deadline for the Fourth Round of affordable housing obligations, the 
implementing ordinances and resolutions, proposed, and incorporating any changes from the 
program, shall be adopted. Failure to meet the March 15 deadline shall result in the municipality 
losing immunity from exclusionary zoning litigation. 
 
It is noted that the Mayor and Committee of Elk Township adopted Resolution No.81-2025: 
Resolution of the Mayor and Committee of the Township of Elk Directing the Combined 
Planning and Zoning Board of Adjustment to Prepare a Housing Element and Fair Share Plan 
and Spending Plan to Address the Township of Elk’s 4th Round Affordable Housing Obligations 
(Appendix 2). 
  
B. HOUSING ELEMENT AND FAIR SHARE PLAN REQUIREMENTS 
 
The Township must prepare and submit both a Housing Element (an element of Master Plan) 
and Fair Share Plan (describing how the Township will address the obligation).  The 
requirements of the Housing Element are outlined below (N.J.A.C. 5:97-2.1, 2.3 and N.J.S.A. 
52:27D-310).   
 
The Housing Element must review and analyze the Township’s housing stock, demographic and 
employment characteristics, leading into the Fair Share Plan, which will demonstrate how the 
Township will endeavor to provide for its Fair Share obligation.  The Housing Element must 
provide an analysis demonstrating that the plan will provide a realistic opportunity to meet the 
housing Township’s obligations and identify which ordinances must be revised to incorporate 
the provisions for low and moderate income housing.  A municipality's housing element must be 
designed to achieve the goal of access to affordable housing to meet present and prospective 
housing needs, with particular attention to low and moderate income housing.  
 
1. Housing Element Requirements under the Fair Housing Act: 

 
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;  

 

                                                                                                                                                                                               GLO-L-000104-25   06/26/2025 9:03:32 AM   Pg 6 of 97   Trans ID: LCV20251856282 



 
Elk Township Housing Element and Fair Share Plan Page 4  
June 2025 

 
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; and  

 
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.  

 
C.  MUNICIPAL SUMMARY 
The land area of Elk Township is 19.69 square miles or approximately 12,366 acres and is 
located in south central Gloucester County.  Elk Township is bordered by Harrison Township 
and Glassboro Borough to the north, Clayton Borough and Franklin Township to the east, Upper 
Pittsgrove Township to the south and South Harrison Township to the west.   
 
The 2023 population estimate for Elk is 4,426 persons based on 2023 U.S. Census Bureau data 
population estimate.  
 
D.  FAIR SHARE OBLIGATIONS  
 
1. Prior Round (1987-1999) and Third Round (1999-2025) Obligations 
 
As a result of the Township’s January 29, 2018 Settlement Agreement - In the Matter of the 
Township of Elk, County of Gloucester, Dock No. GLO-L-913-15, the Township’s affordable 
housing obligation was determined to be: 
 

Elk Township  
Affordable Housing Obligations 1987-2025 
(January 29, 2018 Settlement Agreement) 

Rehabilitation (Present Need 2015) 9  

Prior Round (1987 – 1999) 127  

Third Round (Prospective Need 1999-2025) 282  
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2. Fourth Round Obligations (2025-2035)  
 
Under the Affordable Housing Obligations for 2025-2035 (Fourth Round) Methodology and 
Background as issued by the New Jersey Department of Community Affairs (NJDCA), the 
Township’s Fourth Round (2025-2035) obligations are: 
 

Elk Township  
Affordable Housing Obligations 

(NJDCA) 
Rehabilitation (Present Need 2025) 17 

Fourth Round (Prospective Need 2025-2035) 214 
 

 
E.  AFFORDABLE HOUSING HISTORY 
 
A Summary of Elk’s historic affordable housing timeline is provided below: 
 
First and Second Round Obligation 

The Township of Elk’s first round participation may be summarized as follows: 
 

1. On February 9, 1990 Elk Township submitted a Round I Housing Element and Fair 
Share Plan to the Council on Affordable Housing.  The Round 1 obligation consisted of 
29 rehabilitations and 92 new units. 
 

2. On December 4, 1991 COAH issued Administrative Order No. 8, which required Elk 
Township to complete and submit certain information within 60 days.  The Township 
complied with the requirements as confirmed by the COAH review report dated 
December 9, 1992.   

 
3. The Housing Element was amended by the Planning Board on April 2, 1992 and the 

Township Committee re-petitioned COAH for substantive certification on April 2, 1992.   
 

4. On February 3, 1993 Elk received substantive certification of its Round I Housing 
Element and Fair Share Plan (HEFSP). It was determined by COAH that wastewater 
treatment capacity in Elk constituted a scarce resource (since only 250,000 gpd had 
been allocated), and thereby approved a durational adjustment, which was to remain in 
effect until adequate wastewater treatment capacity becomes available to serve the 
inclusionary housing site.   Certification expired in 1999. 

 
5. Elk Township’s cumulative Rounds I and II new construction obligation for the period of 

1987 through 1999 was 127. 
 

6. The Housing Element and Fair Share Plan were readopted on January 21, 1999 with a 
resolution indicating that the existing inclusionary zoning continued to provide a realistic 
opportunity for the cumulative Rounds I and II obligation.  Township Committee adopted 
a resolution on February 4, 1999 endorsing the HEFSP, and filed the Plan with COAH, 
but there was no petition for certification (required within 2 years of filing).   
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Third Round Obligation 
 
COAH first proposed third round substantive and procedural rules in October, 2003. 35 N.J.R. 
4636(a); 35 N.J.R. 4700(a).Those rules remained un-adopted and COAH re-proposed both the 
substantive and procedural third round rules (N.J.A.C. 5:94 and 5:95) in August of 2004 and 
adopted the same effective on December 20, 2004. (the "2004 Regulations") 
 
The Township of Elk’s third round participation may be summarized as follows: 
 

1. On November 10, 2005 the Planning Board adopted a new Housing Element and Fair 
Share Plan responding to the first iteration of the Round III COAH rules (resolution 2005-
36).  The Round III HEFSP was endorsed by Township Committee on November 14, 
2005 (resolution128-2005), and was submitted to COAH on November 29, 2005. 
 

2. On May 27, 2007 COAH provided the Township with a preliminary review.  The 
Township and COAH staff corresponded via phone and email.  The Township formally 
responded with supplementary information on September 13, 2007. At that time COAH 
was not in a position to grant substantive certification because a January 2007 Court 
decision had already required COAH to reexamine the Round III methodology and 
propose revised rules.   

 
3. COAH adopted new Round III rules in June of 2008, which became effective on October 

20, 2008.   
 

4. On December 17, 2008 Elk Planning Board adopted a new Housing Element and Fair 
Share Plan that addressed the cumulative Rounds I, II, and III obligations.  The HEFSP 
was endorsed by Township Committee on December 18, 2008 and submitted to COAH 
on December 30, 2008. No objections were filed. 

 
5. Elk’s HEFSP was deemed complete by COAH on March 4, 2009. 

 
6. Elk’s updated Mandatory Development Fee Ordinance was approved by COAH on 

March 26, 2009 and was adopted by Ordinance 2009-4 on April 20, 2009. 
 

7. Township staff and professionals corresponded informally with COAH staff through 2009 
and early 2010. 
 

8. On April 29, 2010 Elk representatives met with COAH Director Sean Thompson and 
COAH planner Dennis Funaro to discuss the status of their review and some of the 
complexities in Elk’s plan (infrastructure issues and agreements among developers). 

 
9. On August 9, 2010 COAH issued a report and requested additional information.  The 

deadline to respond was October 8, 2010.  On September 29, 2010 the Township was 
granted a 90 day extension to respond to the request for additional information (until 
January 6, 2011). 

 
10. On October 8, 2010 the Appellate Division invalidated the Round III methodology. 
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11. It didn’t appear prudent to continue down the path with COAH until there was some 
certainty about the Round III rules.  On December 28, 2010 the Township requested an 
extension/stay through June 2011.  A response to this request was not received. 

 
12. In November 2011 the Planning Board’s affordable housing subcommittee met to 

discuss the status of the Fair Share Plan and the inclusionary aspects of the Silvergate 
Planned Unit Development project in particular. 

  
13. Since 2011, though the formal COAH review process stalled, the Township has 

continued to work with developers to ensure the continued viability of inclusionary 
housing opportunities. 

 
14. Despite the efforts of several developers to plan for and develop residential and 

commercial space in the eastern portion of Elk Township (within the Route 55 corridor), 
growth in Elk Township has been slow (the population in 1990 was 3,806; the population 
in 2010 was 4,216; and the 2014 estimate was 4,234).  Elk Township has maintained 
opportunities for the inclusion of affordable units along with market rate development 
opportunities. 

 
15. On March 3, 2016, Township representatives participated in a Court mediation with 

representatives of Fair Share Housing.  
 

16. On April 13, 2016, the Township Combined Planning and Zoning Board adopted the Elk 
Township, Gloucester County, New Jersey – Housing Element and Fair Share, Revised 
April 5, 2018.  

 
17. Negotiations continued through 2017 and in January 2018 all parties agreed on the 

terms of a settlement on January 29, 2018.  
 

18. January 29, 2018 Settlement Agreement - In the Matter of the Township of Elk, County 
of Gloucester, Dock No. GLO-L-913-15. 
 

19. January 25, 2025 Final Judgment of Compliance of Repose – In the Matter of the 
Application of the Township of Elk, County of Gloucester, Docket No. GLO-000913-15. 
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II. HOUSING ELEMENT ANALYSIS 

A.  EXISTING HOUSING STOCK 
 
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. 
 
According to the Census estimate, in 2023 there were 1,560 year-round housing units in Elk, of 
which 1,416 were occupied and 144 were vacant, in 2023 the vacancy rate of was 0 for 
homeowners and 0% for rentals.   
 
1.  Age of Housing Stock 
 
The Elk Township housing stock is older than the majority of the County stock and the number 
of persons per household is slightly larger than that of the county.  
 

 Persons Per Household 
2023 

% Housing Stock 
Built 1939 or Earlier 

Elk Township 3.07 13.2 
Gloucester County 2.67 9.8 

                     Source: U.S. Census Bureau, 2023 ACS 
 

Elk Township 
Age of Housing Stock 

Year Constructed Number of units Percent of Total in Year 2023 
2020 or later 11 1560 
2010-2019 201 0.7 
2000 to 2009 351 12.9 
1990 to 1999 89 22.5 
1980 to 1989 168 5.7 
1970 to 1979 158 10.8 
1960 to 1969 278 10.1 
1950 to 1959 82 17.8 
1940 to 1949 16 5.3 
1939 or earlier 206 1.0 

 
According to the residential building permit data from the New Jersey Department of Community 
Affairs, 2 residential certificates of occupancy were issued in 2023 in the Elk Township.   
 
2.  Condition and Substandard Units 
 
Of the 1,416 housing units in existence estimated by the 2023 American Community Survey, 
zero (0) units were reported to be without complete plumbing facilities and zero (0) units were 
lacking complete kitchen facilities.  There are 21 units within the Township that have more than 
one (1) occupants per room. An assessment of the number of substandard units capable of 

                                                                                                                                                                                               GLO-L-000104-25   06/26/2025 9:03:32 AM   Pg 11 of 97   Trans ID: LCV20251856282 



 
Elk Township Housing Element and Fair Share Plan Page 9  
June 2025 

being rehabilitated may be made by considering the number of homes without complete 
plumbing and kitchen facilities since this information is provided in the Census sample data, but 
there are other factors to consider as well. Occupied housing units with a low market value 
relative to the average in the area may be an indicator of potential for rehabilitation.  COAH has 
also used “crowding” and the age of the housing units to estimate the number of units in need of 
rehabilitation.  There are surely at least a few units that are in need of rehabilitation, within the 
Township.  
 
The table below presents a breakdown of the Township’s housing stock by number of rooms as 
they relate to County averages.  The Township has a higher percentage of homes with more 
than six rooms than Gloucester County overall, with the median number of rooms in the 
Township at 7.0 per housing unit. 

 
Elk Township 

Number of Rooms in Housing Units 
Elk # of Rooms Elk # of Units Elk  % Gloucester County % 
1 0 0 1 
2 0 0 1.2 
3 25 1.6 5.8 
4 36 2.3 10.4 
5 368 23.6 13.2 
6+ 1131 72.5 68.4 
Median for Elk 7.0 rooms 6.6 rooms 

 
 
3.  Ownership and Rental Characteristics 
 
A majority, 88.1 percent, of Elk’s population live in owner occupied housing units, while 11.9 
percent of the population lived in rented housing units according to the 2023 ACS.  90 percent 
of the total housing units in Elk Township are single family dwellings (rented and owned), 10 
percent are mobile homes. 
 
Year Round Housing Units Owner-occupied Rental 

Occupied Vacant Total No. % No. % 

1,416 144 1,560 1,247 88.1 169 11.9 
 
4.  Occupancy Characteristics and Housing Type 
 
The vacancy rate for year round units is low in the Township, 0% vacancy for owner-occupied 
units and 0% vacancy for rental units.  The average household size in the Township is 3.13 
persons per owner occupied units and 2.63 for renter occupied units. 
 
The number of bedrooms in a home is often reflective of the size of a home.  The municipalities 
with a newer housing stock, have a larger percentage of units with more bedrooms.  This is 
reflective of the trend toward larger, more sprawling homes in America over the last several 
decades.  Elk has an older stock of homes and therefore lends itself to a larger percentage of 
homes with two to three bedrooms.  
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 Bedroom Distribution 
Percent of Housing Stock With: 
One or less Bedrooms 2 - 3 Bedrooms 4+ Bedrooms 

Elk Township 3.9% 56.2% 39.9% 

 

Gloucester County 8.7 60 31.3 
       Source: U.S. Census Bureau, 2023 ACS 
 
 

Percent Distribution of Housing Units by Structure Type 
Elk Township 
 Number of units Percentage 
1 (detached) 1378 88.3 

1 (attached) 26 1.7 

2 0 0 

3-4 0 0 

5-9 0 0 

10-19 0 0 

20+ 0 0 

Mobile 156 10 

Other 0 0 

Total 1560 100 
Source: U.S. Census Bureau, 2023 ACS 
 
 

Selected Housing or Housing-Related Value Characteristics 

 Median  
Value  
Housing 

Median  
Contract 
Rent 

Median 
Household 
Income 

Rental  
Vacancy 
Rate (%) 

Elk Township $320,100 $1,181 $97,474 0% 
 Source: U.S. Census Bureau, ACS 2023 5 Year Estimate 
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B.  DEMOGRAPHIC CHARACTERISTICS   
 
According to the 2010 US Census, between 2000 and 2014, Elk’s population began to increase. 
The population estimate as of 2023 is 4,426 people, a 26% increase since 2000.   
 
1.  Historic Population Trends 
 
Elk Township’s population increased consistently since the 1940’s, with a slight dip between 
1990 and 2000, from 1,656 people in 1940 to 4,246 people in 2023. The US Census estimates 
an increase of 5% between 2010 and 2023. The table below shows the population changes 
from 1940 through 2023.   
 

Elk Township, Gloucester County Population 

1940 1950 1960 1970 1980 1990 2000 2010 2020 2023* 

1,656 2,074 2,635 2,707 3,187 3,806 3,514 4,216 4,424 4,426 

Table 6. New Jersey Resident Population by Municipality 1930-1990; * US Census, estimate 
 
2. Recent Population Change 

 
Between 2010 and 2023, the population in Elk increased from 4,216 to 4,426, an increase of 
210 people or 5%.   
 
3.  Population Density 
 
In 2023, the population density in Elk Township was estimated to be 224.78 people per square 
mile, which is significantly less than Gloucester County’s and State’s population density overall.  
 

Elk Township and Surrounding Municipalities 
Density Indicators  
 Square 

Miles 
Population 
per sq mile 

Housing units 
per sq mile 

Elk  19.69 224.78 79.23 
    
Gloucester 
County 

337.18 903.09 348.57 

New Jersey 8,722.58 1,062.42 432.88 
         Source: Calculated from U.S. Census Bureau, 2023 ACS 
 
4.  Age of Population 
 
The table below provides a breakdown of Elk’s population by age cohorts and gender in 2023.  
The largest age cohort is the 45-54 years of age bracket, with 19.6% of the total population.  
This is consistent with the Township’s median age of 44.4 years.  The second largest age 
cohort is the 5-14 range with 16.2% of the population.  With the highest age cohorts being 45-
64, over 30% of the population, this indicates that the over 65 population will continue to grow, 
assuming that the older residents chose to stay in Elk as they reach retirement age.     
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Elk Township 
Summary Population Characteristics 2023 
 Number of People % of Total 
Male 2,215 50 
Female 2,111 50 
Total 4,426 100.0 
 
Under 5 138 3.1 
5 - 14 716 16.2 
15 - 24 525 11.9 
25 - 34 272 6.1 
35  - 44 645 14.6 
45  - 54 868 19.6 
55  - 64 558 12.6 
65+ 704 15.9 
 
Median Age 44.4 N/A 

                                           Source: U.S. Census Bureau, 2023 ACS 
 
5.  Household Characteristics 
 
The next table includes family and household characteristics of the Township.  In 2023, there 
were 1,416 households and 1,165 families in Elk with an average of 3.07 persons per 
household.  The table below indicates that Elk is comprised of a majority of married/ couple 
family households (63.3%) with the second largest household type being householders living 
alone at 11% .  
 

 Number of  
Households Percent 

Family Households  1,165 82.3 

Married Couple Family 897 63.3 

Male Householder, no spouse 100 7.1 

Female householder, no spouse 168 11.9 

Non Family Households  251 17.7 

Householder living alone 156 11 

Householder not living alone 95 6.7 

Total Households 1,416 100 
Source: U.S. Census Bureau, 2023 ACS 
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6.  Income Level & Poverty Status 
 
Elk has higher percentages of households in higher income brackets than the County overall.   
The Township had an estimated 2023 household median income of $144,470, compared with 
the Gloucester County household median income of $102,807.  0.4% percent of Elk’s families 
had household incomes below the federal poverty level.   
 
Regulations define low income (those earning up to 50% of the median household income for 
the region) and moderate income households (those earning from more than 50% to 80% of the 
median household income for the region).  The figures are adjusted for household size and the 
municipality’s geographic location since cost of living differs among regions.   
 
Elk is located within Region Five, which includes Camden, Gloucester and Burlington Counties.  
The 2025 income guidelines for Region Five (based on household size) range from $66,880 
(one person household) to $95,520 (four person household) for the upper limits of what is 
considered moderate income; and $41,800 (one person household) to $78,850 (eight person 
household) for the upper limit of what is considered low income.  Median  income for the region 
ranges from $83,600 to $157,700. 
 
Elk Township 
2023 Household Income 
 Elk Township Gloucester County New Jersey 

 Households Elk % Households Gloucester 
County % Households State % 

 Less than 
$10,000 14 1 3,591 3.2 140,262 4 

10,000 - 
14,999 18 1.3 2,279 2.0 99,362 2.9 

15,000   - 
24,999 26 1.8 2,449 2.2 82,366 2.4 

25,000    - 
34,999 28 2.0 2,820 2.5 93,036 2.7 

 35,000  - 
49,999 57 4.0 5,659 5.1 184,753 5.3 

50,000  - 
74,999 52 3.7 8,409 7.5 276,601 8.0 

75,000  - 
99,999 131 9.3 15,720 14.1 448,192 12.9 

100,000 - 
149,999 163 11.5 13,305 11.9 397,939 11.4 

50,000 - 
199,999 229 16.2 22,593 20.2 627,526 18.0 

200,000+ 698 49.3 34,971 31.3 1,128,318 32.4 
 Source: U.S. Census Bureau, 2023 American Community Survey 5-year Estimates 
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Elk Township 2023 Income Levels 

 
 Elk Township  Gloucester County New Jersey 

Median Household Income  $144,470 $102,807 $101,050 

Median Family Income $179,087 $127,695 $123,892 

Poverty Status (Percent of people) 3.8 7.6 9.8 
Poverty Status  
(Percent of families) 0.4 5.6 7.1 

  Source: U.S. Census Bureau, 20123 American Community Survey 5-year Estimates 
 
7. Employment Status of Residents 
 
Of the 3,514 estimated residents aged sixteen and over in 2023, 2,192 were estimated to be in 
the labor force (62.4%).  4.2 percent of the labor force were estimated to be unemployed in 
2023 (148).  The mean travel time to work for Township residents is 28.1 minutes. 
 
The employment data included in the US Census for the Elk Township residents provides a 
picture of what types of work Township residents are involved in, but does not indicate where 
those jobs are located.  As indicated in the table below, the most significant employment 
activities of the employed residents are Educational, Health and Social Services with 23.4%, 
and Retail Trade with 16.3%.  

 
 Elk 
Industry Code Jobs % 
1 Agriculture, Forestry, Fisheries & Mining 19 0.9 
2 Construction 166 8.1 
3 Manufacturing 202 9.9 
4 Wholesale Trade 123 6.0 
5 Retail Trade 334 16.3 
6 Transportation, Warehousing, Utilities 118 5.8 
7  Information 57 2.8 
8 Finance, Insurance, Real Estate, Rental 116 5.7 
9 Prof., Sci., Mgmt., Admin Services 167 8.2 
10 Educ. Health, Social Services 479 23.4 
11 Arts, Entertainment, Recreation, Food 74 3.6 
12 Other Services 48 2.3 
13 Public Administration 141 6.9 

Source: U.S. Census Bureau, 2023 ACS 
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Employment of Elk Residents 
 
 # Persons % ET % Gloucester County 
Management, Professional. & Related 1,002 49.0 45.3 
Service 211 10.3 13.4 
Sales and Office 366 17.9 22.0 
Natural resources, Construction & Maintenance 190 9.3 8.1 
Production, Transp. & Material Moving 275 13.5 11.1 
Total 2,044 100 100 

   Source: U.S. Census Bureau, 2023 Census 
 
C. EMPLOYMENT 
 
1.  Employment Trends and Outlook 
 
The Delaware Valley Regional Planning Commission publishes employment projections.  
Employment in Elk Township is expected to rise through 2050, with 15% increase. 
 

 Elk Township, DVRPC Projected Employment 
Year 2020 2025 2030 2035 2040 2050 Change 

2025-50 
% 
change 

Projected 
Employment 

1230 1527 1501 1489 1552 1751 224 15 

Source:  DVRPC 2040 Employment Forecasts, 2020-2050 
 

D.  PROJECTED HOUSING STOCK  
 
Residential growth in Elk has been stagnant since 2009 through 2023 
 

Historic Trend of Certificates of Occupancy and Demolition Permits 
  ‘09 ‘10 ‘11 ‘12 ‘13 ‘14 ‘15 ‘16 ‘17 ‘18 ‘19 ‘20 ‘21 ‘22 ‘23 
COs Issued 2 1 0 1 0 0 3 26 19 11 0 0 3 2 2 
Demolitions 0 0 0 1 0 0 2 7 9 5 4 2 2 0 0 
Net 2 1 0 0 0 0 1 19 10 6 -4 -2 1 2 2 

Source: New Jersey Construction Reporter and Municipal construction office records 
 
E. FAIR SHARE CAPACITY 

 
1.  Land Capacity 
 
Elk Township is comprised of the following diverse State Planning Areas: PA 2  Suburban, PA 3 
Fringe, PA 4 Rural, PA 4B Rural Environmental Sensitive, PA 5 Environmentally Sensitive, and 
Park. 
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Municipalities can rely on a Vacant Land Adjustment (VLA) when there is a lack of sufficient 
land to meet the new construction obligation.  A municipality is also entitled to rely on COAH 
regulations to adjust the new construction obligation downward pursuant to N.J.S.A 52:27D- 311 
(m). The adjusted number is known as the realistic development potential (RDP). The RDP 
represents the portion of the new construction affordable housing obligation that can 
theoretically be addressed with inclusionary development. 
 
The portion of the new construction obligation for which there is insufficient land is known as the 
“unmet need”. The unmet need is calculated as the difference between the outstanding new 
construction obligation and the RDP. 
 
The Township performed a Vacant Land Analysis (VLA) which resulted in the identification of   
78 parcels containing 280.43 acres of vacant residentially zoned property.  Excluding 
environmentally sensitive wetland areas, 167.11 acres is projected to be suitable for 
development.  These 167.11 acres excludes the entirety of the vacant land associated with the 
Silvergate development area (which is also known as the Villages at Still Run Redevelopment 
Area) and the Aura I, II and III development areas.    
 
At the Township’s currently prescribed zoning, a total of 211 residential units can be developed 
on the above delineated 167.11 acres.   It is noted that currently prescribed zoning was utilized 
in this analysis as these 78 vacant parcels do not have the availability of public water or sanitary 
sewer and must rely on on-site wells and septic systems as delineated below under 2.  
Availability of Existing and Planned Infrastructure.    
 
Of these 78 parcels, 9 parcels can accommodate residential development of 5 or more 
residential units.  
 
These 9 parcels include: 
 

Block Lot Property Location 
Lot Area 
(Acres) 

Developable 
Land - Non-
wetland 
(acres) Zone 

Dwelling 
Units Per 
Acre in 
Zone 

Potential 
Dwelling 
Units 

48 3 862 BUCK RD 2.369492 2.369492 RE 0.4 5 
59 11 UNION ST 8.754552 2.037514 RE 0.4 5 
37 7 717 HARDINGVILLE RD 2.48186 2.454589 RE 0.4 6 
54 31 AURA RD 2.435145 2.435145 RE 0.4 6 
33 12.18 840 CLEMS RUN 3.434581 3.434581 RE 0.4 8 
39 12 E OF WHIG LN 28.506275 5.01743 RE 0.4 12 
51 7 WILLOW GROVE RD 6.385895 4.89394 RE 0.4 12 
17 9 ELK RD 5.718557 5.718557 RE 0.4 14 
175 4 ELK RD 7.308122 5.81051 RE 0.4 14 

 
As delineated in the table above, it is projected that 82 potential residential units can be 
development as for sale dwellings units.   Utilizing an affordable housing set aside of 20%, it 
would be realistic that 16 affordable family housing units would result.  Therefore, the 
Township’s Realistic Development Potential (RDP) for new construction affordable units as part 
of an inclusionary housing development is calculated at 16 units. 
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2.  Availability of Existing and Planned Infrastructure 
 
A “Silvergate & Aura Water and Sanitary Sewer Infrastructure Agreement”, dated June 28, 2018 
currently exists that allows for New Jersey American Water (NJAW) to provide for the water and 
sewer services to all of the Silvergate development area (which is also known as the Villages at 
Still Run Redevelopment Area) and all unbuilt areas of the Aura development which includes 
Aura II and Aura III (which is also known as the Amended Aura III Redevelopment Plan Area).   
This agreement is attached as Appendix 3.   
 
With the exception of isolated properties that currently have public water and sewer through 
shared service agreements with adjacent municipalities, the remainer of the Township relies on 
private wells and septic systems for water and sanitary sewer.  This limits development 
opportunities above the zoning currently prescribed by Township Ordinance. 
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III.  Elk Township’s Fair Share Plan 
 
A.  CONTENTS OF A FAIR SHARE PLAN 
 
The Fair Share Plan contains the following information: 
 
• Description of existing credits intended to satisfy the obligation; 
• Description of mechanisms that will be used to meet any outstanding obligation; and 
• An implementation schedule that sets forth a detailed timetable for units to be provided. 
 
In adopting its housing element, a municipality may provide for its fair share of low and 
moderate income housing by means of any technique or combination of techniques that provide 
a realistic opportunity for the provision of the fair share. As per N.J.A.C. 5:93, these potential 
techniques include but are not limited to: 
 
• Rehabilitation of existing substandard housing units; 
• ECHO units (as a Rehabilitation credit); 
• Municipally-sponsored and 100% affordable developments; 
• Zoning for inclusionary development; 
• Alternative living arrangements; 
• Accessory apartment program; 
• Purchase of existing homes; 
• Write-down/buy-down programs; and 
• Assisted living residences. 
 
B. REGIONAL INCOME LIMITS 
  
Dwelling units are affordable to low and moderate income households if the maximum sales 
price or rental cost is within their ability to pay such costs, based on a specific formula. The 
State provides income limits based upon the median gross household income of the affordable 
housing region in which the household is located. A moderate income household is one with a 
gross household income equal to or more than 50%, but less than 80%, of the median gross 
regional household income. A low income household is one with a gross household income 
equal to 50% or less of the median gross regional household income. Very-low income 
households are those with a gross household income equal to 30% or less of the median gross 
household income. Elk is located in Region 5, which contains Burlington, Camden, and 
Gloucester Counties. 
 
Using the 2025 regional income limits, a four-person household moderate income is capped at 
$95,520. Two-person households could make up to $76,480 and be considered a moderate 
income household or earn up to $47,800 and be considered a low income household. See the 
table on the following page for greater detail. 
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2025 REGIONAL INCOME LIMITS FOR REGION 5 
 1 Person 2 Person 3 Person 4 Person 

Median $83,600.00 $95,600.00 $107,500.00 $119,400.00 
Moderate $66,880.00 $76,480.00 $86,000.00 $95,520.00 
Low $41,800.00 $47,800.00 $53,750.00 $59,700.00 
Very Low $25,080.00 $28,680.00 $32,250.00 $35,820.00 

              Source:  UHAC 2025 Affordable Housing Regional Income Limits by Household Size 
 

C.  REHABILITATION OBLIGATION COMPLIANCE 
 
The Opinion issued by the Supreme Court of New Jersey on March 10, 2015 states that “the 
Appellate Division also approved a methodology for identifying substandard housing that used 
fewer surrogates [or indicators] to approximate the number of deficient or dilapidated housing 
units”. The Order states that three indicators was not an abuse of discretion. The three 
indicators utilized are old and over-crowded units, homes with incomplete plumbing and housing 
units with incomplete kitchens. 
 
Pursuant to the “NJDCA Affordable Housing Obligations for 2025-2035 (Fourth Round 
Methodology and Background)”, the Township has a rehabilitation requirement of 17 which will 
addressed through funds in the Affordable Housing Trust Fund and through continued 
participation in Gloucester County’s rehabilitation program, which is administered with the use of 
CDBG and HOME funds and utilizing the Township’s Affordable Housing Trust Fund. 
 
N.J.A.C. 5:93-5.2(g) and (h) requires $10,000 to be spent per unit and a six-year control on 
affordability for owner-occupied units Rental units are required to have ten-year controls on 
affordability. Additionally a major system must be repaired in order for a home to qualify as a 
credit. Section II of this report indicates the condition of houses from the most recently available 
census data.  
 

1 The rules specifically require a minimum of $2,000 per unit to be spent on 
administration and $8,000 per unit to be spent on the rehabilitation activity, which 
totals at least $10,000. 

 
2  A major system is defined by N.J.A.C. 5:93-5.2(b) as weatherization, a roof, 

plumbing (including wells), heating, electricity, sanitary plumbing (including septic 
systems) and/or a load bearing structural system. 
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D.  PRIOR ROUND OBLIGATION COMPLIANCE (1987 - 1999) 
 
The Township had a Prior Round obligation of 127 units and satisfied this obligation utilizing 95 
of the 96 affordable family rental units under Silvergate Phase VI planned under the Villages at 
Still Run Redevelopment Area (formerly Silvergate General Development Plan).  Also a total of 
32 associated bonus credits were claimed.  This resulted in a total of 127 credits to satisfy the 
prior round obligation. 
 
E. THIRD ROUND OBLIGATION COMPLIANCE (1999 - 2025) 
 
The Township had a third round obligation of 282 units and satisfied this obligation per the 
following: 
 

1. Silvergate Phase IV, 48 affordable rental units as part of the planned 192 total 
apartments under the Villages at Still Run Redevelopment Area (formerly Silvergate 
General Development Plan).  Credit taken for 48 affordable family rental units and 33 
associated bonus credits for a total of 81 credits. 

 
2. Aura I, 44 affordable units. 218 unit planned and approved development and by the 

"conversion law" all units are family for sale or rental.   44 affordable family units are 
required as part of the overall development.  Per the conditions of the Elk Township 
Combined Planning and Zoning Board, the affordable housing units for Aura I must be 
constructed as part of the Aura II development.   Credit taken for 44 affordable family for 
sale or rental units. 

 
3. Aura II (Formerly Part of Latham Park), 8 affordable family for sale or rental units.  These 

units will be built in conjunction with the Aura I affordable units.  Credit taken for 8 
affordable family for sale or rental units. 

 
4. Aura III, (formerly part of Latham Park).  In December 2024 the Elk Township Combined 

Planning and Zoning Board granted Preliminary and Final Major Subdivision and 
Preliminary and Final Site Plan review for approval of the construction of 962 residential 
housing units consisting of 685 single-family age-restricted units and 276 multi-family 
residential units. The development is divided into three (3) sections, The Willows, The 
Carriages and The Reeds. The Willows at Orchard Glen consist of 186 single family 
age-restricted detached dwellings. The Carriages at Orchard Glen consist of 250 active 
adult single family detached dwellings and 250 active adult twin dwellings (34 of which 
are affordable). The Reeds Apartments are garden style apartments that consist of 276 
units (76 of which are affordable).    Credit taken for 34 affordable senior for sale units 
and 39 of the 76 affordable family rental units. 
 

5. 416 Ewan Rd.,  Robins Nest.  Supportive needs group home.  Credit taken for 4 units 
and associated 4 bonus credits for a total of 8 credits. 
 

6. 125 Daylight Dr.,   Kelsch Homes.  Supportive needs group home.  Credit taken for 5 
units and associated 5 bonus credits for a total of 10 credits. 
 

7. 148 Iredell Land, ARC.  Supportive needs group home.  Credit taken for 4 units and 
associated 4 bonus credits for a total of 8 credits. 
 

                                                                                                                                                                                               GLO-L-000104-25   06/26/2025 9:03:32 AM   Pg 23 of 97   Trans ID: LCV20251856282 



 
Elk Township Housing Element and Fair Share Plan Page 21  
June 2025 

8. 311 Elk Road,  Wounded Warriors.  Supportive needs group home.  Credit taken for 7 
units and associated 7 bonus credits for a total of 14 credits. 

 
9. 685 Aura Rd.,   Scioto Properties.  Supportive needs group home.  Credit taken for 4 

units and associated 4 bonus credits for a total of 8 credits. 
 

10. 355 Union Street,  Volunteers of America.  Supportive needs group home.  Credit taken 
for 7 units and associated 7 bonus credits for a total of 14 credits. 
 

11. 103 28th Ave,  Scioto Properties.  Supportive needs group home.  Credit taken for 3 
units and associated 3 bonus credits for a total of 6 credits. 
 

12. 414 Whig Lane Kelsch Homes, Supportive needs group home.  Credit taken for 4 units 
and associated 4 bonus credits for a total of 8 credits. 
 

The above provides 211 units and 71 bonus credits for a total of 282 credits. 
 
F. FOURTH ROUND OBLIGATION COMPLIANCE (2025 - 2035) 
 
The Township has a Fourth Round obligation of 214 units.  The following credits are taken 
against this obligation: 
 

1. Aura III, (formerly part of Latham Park).  In December 2024 the Elk Township Combined 
Planning and Zoning Board granted Preliminary and Final Major Subdivision and 
Preliminary and Final Site Plan review for approval of the construction of 962 residential 
housing units consisting of 685 single-family age-restricted units and 276 multi-family 
residential units. The development is divided into three (3) sections, The Willows, The 
Carriages and The Reeds. The Willows at Orchard Glen consist of 186 single family 
age-restricted detached dwellings. The Carriages at Orchard Glen consist of 250 active 
adult single family detached dwellings and 250 active adult twin dwellings (34 of which 
are affordable). The Reeds Apartments are garden style apartments that consist of 276 
units (76 of which are affordable).    37 of the 76 affordable family rental units 
 

2. Silvergate Phase VI, 1 of the 96 affordable family rental units resulting in 1 credit. 
 

The above provides for a total of 38 credits.   
 
Based on the Township’s Fourth Round Obligation of 214 units, the calculated Realistic 
Development Potential of 16 units, and the above delineated 38 credits, the Township has 
calculated unmet need of 160 units (214 Fourth Round obligation – 16 unit RDP – 38 above 
delineated credits). 
 
To facilitate the calculated Realistic Development Potential and address the calculated unmet 
need, the Township intends to amend the Township’s Ordinance Chapter 40 AFFORDABLE 
HOUSING, Section 40.3 Applicability by deleting existing item C. in its entirety and replacing 
same with the following: 
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C. Any property in the Township of Elk that is currently zoned for residential use or 
subsequently receives a zoning change, use variance approval, or a redevelopment plan 
to permit residential development shall provide an affordable housing set-aside of 15% if 
the affordable units will be for rent and 20% if the affordable units will be for sale. This 
affordable housing set-aside shall apply to all residential developments of 5 units or 
more. No property shall be subdivided so to avoid compliance with this requirement.  
Any residential development of 4 units or less units shall provide an affordable housing 
development fee in accordance with Article II Mandatory Development Fees.  Moreover, 
this provision governs municipal actions only and shall not entitle any property owner or 
developer to such action by the Township. All affordable units created pursuant to this 
subsection shall be governed by the provisions of this chapter.   This shall apply to all 
residential developments unless the affordable housing requirements of a residential 
development is otherwise prescribed by the most recent adopted Housing Element and 
Fair Share Plan. 

  
1. Very Low Income Housing 

 
In 2008, P.L. 2008, c. 46 was signed by the Governor, which made a number of changes to the 
affordable housing rules. In fact, it amended the Fair Housing Act (hereinafter “FHA”) to include 
a requirement that at least 13% of affordable housing units must be made available to very-low 
income households. Specifically, the FHA reads: 
 
The council shall coordinate and review the housing elements as filed pursuant to section 11 of 
P.L.1985, c.222 (C.52:27D-311), and the housing activities under section 20 of P.L.1985, c.222 
(C.52:27D-320), at least once every three years, to ensure that at least 13 percent of the 
housing units made available for occupancy by low-income and moderate income households 
will be reserved for occupancy by very low income households, as that term is defined pursuant 
to section 4 of P.L.1985, c.222 (C.52:27D-304). 
 
"Very low income housing" means housing affordable according to federal Department of 
Housing and Urban Development or other recognized standards for home ownership and rental 
costs and occupied or reserved for occupancy by households with a gross household income 
equal to 30% or less of the median gross household income for households of the same size 
within the housing region in which the housing is located. 

 
Elk Township’s very-low income obligation remains at 13% of the affordable housing obligation 
not constructed. 
 
2. Preservation of Multigenerational Family Continuity 

 
Pursuant to the 2024 Fair Housing Act, an analysis was conducted to evaluate the extent to 
which municipal ordinances and local factors promote or impede the preservation of 
multigenerational family continuity, as recommended by the Multigenerational Family Housing 
Continuity Commission (established under P.L.2021, c. 273). The Commission’s primary 
objective is to facilitate senior citizens’ ability to reside with their extended families, in so doing 
strengthening multigenerational family ties. 
 
A review of the Township’s ordinances reveals no provisions that would diminish this objective.  
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3. State Development and Redevelopment Plan Consistency 
 

This Housing Element and Fair Share Plan is consistent with the 2001 State Development and 
Redevelopment Plan (SDRP) and the draft proposed SDRP as the proposed projects and 
zoning mechanisms will provide a meaningful opportunity for the construction of affordable 
housing. 
 
4. Conclusion 
 
Elk Township will continue to grow in a planned and careful manner. The Township has already 
planned for a large amount of affordable homes and will continue to plan for responsible 
development in the future. It has always been Elk Township’s intent to be inclusionary in its 
housing policies.  The Township has prepared a plan that provides opportunities for the 
provision of affordable housing, but its implementation will require continued cooperation among 
the Township, developers, Gloucester County, and non-profit organizations.   
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Elk Township Housing Element and Fair Share Plan   
June 2025 

 
APPENDIX 5 

 
(Additional Appendices to be Included by March 15, 2026) 
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