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ROUND 4 

FREEHOLD TOWNSHIP HOUSING PLAN ELEMENT  

AND FAIR SHARE PLAN 
 

INTRODUCTION 

 

This Freehold Township Housing and Fair Share Plan addresses affordable housing planning 

requirements for Round 4 and summarizes the Prior Round (1987-1999) and Round 3 plans, which 

were awarded grants of substantive certification from the Council on Affordable Housing 

(“COAH”) and a Final Judgment of Compliance and Repose (“2023 Final JOR”) on February 22, 

2023, respectively (See Appendix 1).  

 

Freehold Township has prepared this Housing Plan Element and Fair Share Plan in accordance 

with the New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the New Jersey 

Fair Housing Act (N.J.S.A. 52:27D-310 et seq.) (“the FHA”).  The Municipal Land Use Law 

requires that a municipal master plan, including a Housing Plan Element is required to enable the 

municipality to exercise the power to zone and regulate land use.  

 

This Housing Plan and Fair Share Plan was also prepared in accordance with P.L. 2024, c.2. signed 

into law on March 20, 2024 which amended the FHA and established a new framework and 

regulations for affordable housing obligations in New Jersey.  As part of the new law, the New 

Jersey Department of Community Affairs (DCA) prepared a report in October 2024, calculating 

the Round (2025-2035) fair share methodology for each of the state’s municipalities including 

present need and prospective need.   

 

The Township adopted Resolution R-25-35 on January 28, 2025 committing to the DCA fourth 

round present need (rehabilitation) obligation of 39 units and prospective need obligation of 568 

units subject to the reservation of all rights (see Appendix 2).  On January 29, 2025 the Township 

filed a complaint for Declaratory Relief pursuant to the Administrative Office of the Courts (AOC) 

Directive #14-24 (See Appendix 3) requesting that the Affordable Housing Dispute Resolution 

Program (“the Program”): 

 

(1) review and establish the Township’s present and prospective affordable housing 

obligations; 

 

(2) provide continued immunity from all Mount Laurel lawsuits, including “builder’s 

remedy” lawsuits, through 2035;  

 

(3) review and approve the Township’s Housing Plan Element and Fair Share Plan; 

and issue a Certificate of Compliance to the Township. 

 

On April 1, 2025 the Honorable Linda Grass-Jones established an order fixing the municipal 

obligations for present need and prospective need for the fourth-round housing cycle. (Docket No. 

MON-L-398-25) (See Appendix 4). 
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HISTORICAL BACKGROUND 

 

Freehold Township adopted its first Housing Plan Element and Fair Share Plan on December 17, 

1986. The Plan was amended on May 7, 1987 and July 7, 1987 and addressed the Round 1 

obligation of 937 affordable housing units. The New Jersey Council on Affordable Housing 

(“COAH”) certified the amended plan on September 26, 1988. The Certified Housing Plan was 

again amended on June 20, 1990.   

 

On March 16, 1995 the Planning Board adopted a second Housing Element and Fair Share Plan 

which addressed the combined Round 1 & 2 obligation.  The combined pre-credited obligation 

consisted of 1,092 affordable housing units which included 1,036 new affordable housing units 

and 56 rehabilitation housing units. On September 8, 1994, COAH granted Freehold Township 

interim substantive certification of the Plan. A revised Housing Plan Element was adopted on May 3, 

1999 to address comments by COAH.  On December 12, 2001, COAH granted Substantive 

Certification to the Township for the combined Round 1 & 2 Housing Plan.  

 

After the time of the adoption of the Round 1 & 2 Freehold Township Housing Plan, COAH 

adopted Round 3 Rules on December 20, 2004. These Rules were quickly challenged in Court 

resulting in the invalidation of large components of the regulations.  More specifically, on January 

25, 2007 the New Jersey Superior Court, Appellate Division, affirmed in part, reversed in part and 

remanded portions of the Round 3 Rules back to COAH for reevaluation and for further 

rulemaking. COAH responded to the Appellate Court Order on January 22, 2008 when it published 

proposed new Round 3 Rules. The Revised Round 3 Rules were adopted by COAH on May 6, 

2008 and became effective June 2, 2008. At the date of adoption of the Round 3 Rules COAH 

simultaneously proposed amendments to the Rules. The amendments were adopted on September 

22, 2008 and became effective October 20, 2008.  

 

The amended 2008 Round 3 COAH Rules provided for projected affordable housing obligations 

based upon projected growth of new housing units and projected new jobs for the period January 

1, 2004 through December 31, 2018. COAH then applied ratios for affordable housing units that 

would be generated by these two growth components. COAH referred to these projections as 

“municipal growth share". 

 

Through this tortured history, Freehold continued to voluntarily comply with its affordable housing 

obligations. The Freehold Township Planning Board adopted a Round 3 Housing Plan on 

December 4, 2008 to comply with the second iteration of Round 3 Rules adopted by COAH in 

2008.  The Township Committee endorsed that Plan on December 16, 2008.  

 

After the adoption of the 2008 Housing Plan Element and Fair Share Plan, the COAH methodology 

for determining Prospective Need for the period 2004 through 2018 was invalidated in October 

2010 by an Appellate Division decision.  This decision rendered the Prospective Need 2008 fair 

share calculations invalid. 

 

Freehold Township adopted a revised Housing Plan Element on September 20, 2012. 
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In 2013, the New Jersey Supreme Court upheld and modified the 2010 Appellate Division ruling, 

which partially invalidated the COAH Rules for the period from 2004 through 2018 (N.J.A.C. 5:96 

and N.J.A.C. 5:97).  As a result, COAH was charged with adopting new affordable housing rules. 

COAH prepared revised Rules but, in a tie vote, the Council on Affordable Housing failed to adopt 

them.   

 

On March 10, 2015, due to COAH’s failure to adopt new Rules, the New Jersey Supreme Court 

effectively returned primary jurisdiction back to the trial courts for processing Mount Laurel 

compliance. To effectuate this ruling, the Supreme Court created transitional procedures for 

municipalities to petition designated trial judges for review of their plans voluntarily, or, in the 

alternative, wait to be brought under the jurisdiction of the Court via a “Constitutional Compliance 

Challenge”. The Supreme Court modeled the procedures on the Fair Housing Act and attempted 

to create a parallel track to what municipalities would have encountered at COAH. In this regard, 

the Court provided for periods of immunity during the processing of municipal plans. The March 

15, 2015 ruling was entitled, In “Re Adoption of N.J.A.C. 5:96, 221 N.J. 1 (2015)” (commonly 

referred to as “Mount Laurel IV”). 

 

Freehold Township voluntarily filed a declaratory judgment action (“DJ Action”) with Monmouth 

County Superior Court on July 2, 2015 thereby bringing itself under the jurisdiction of the Court 

for purposes of processing and ultimately approving the Township’s Housing Element and Fair 

Share Plan for Round 3. 

 

On November 8, 2019, the Township entered into the following agreements with developers to 

address the Township’s Round 3 obligations: 

 

(1) Township of Freehold and Fair Share Housing Center 

(2) Township of Freehold and Land Bank Freehold, LLC 

(3) Township of Freehold and K. Hovnanian Old GC, LLC 

(4) Township of Freehold and M&M at Main Street, LLC 

 

During the time period between the Supreme Court ruling in 2015 and settlement agreements 

adopted in 2019, Mercer County Assignment Judge Mary C. Jacobson issued an Opinion on March 

8, 2018 which addressed methodologies for determining four components that comprise regional 

and municipal fair share affordable housing obligations: Present Need, Prior Round Obligation, 

Gap Period Obligation and Prospective Need. This opinion set non-binding, but illustrative 

precedent for determining obligations throughout the State. This ruling has been utilized in 

defining the Township’s prior round obligations. 

 

On December 13, 2019 a Fairness Hearing, resulted in an Order, dated December 31, 2019 

approving the Settlements and finding that the agreements are reasonable and adequately protect 

the interests of the region’s low- and moderate-income households based upon the criteria set forth 

in East/West Venture v. Borough of Fort Lee, 286 N.J. Super. 311 (App. Div. 1996). In addition, 

the Court preliminarily found that the Agreements provide a realistic opportunity for the Township 

to meet its obligations under Mount Laurel IV and that the Agreements and the Township Housing 

Plan for addressing its affordable housing obligations is facially constitutionally compliant 

(Fairness Order prepared by the Honorable Linda Grosso-Jones, J.S.C. dated December 31, 2019.  
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The Freehold Township Planning Board adopted its Round 1-3 (and most recent) Housing Plan 

and Fair Share Element on July 9, 2020 and was revised on July 15, 2021.   

 

The Township entered into agreements or amended agreements with the following:   

 

(1) Amendment with FSHC - October 21, 2021  

(2) Agreement with M&M - October 12, 2021 

(3) Amendment with Parkside at Freehold (successor to WG Freehold) - January 10, 

2023 

 

On December 5, 2022, the Court approved the FSHC Settlement amendment and the Township 

amended HEFSP and on February 22, 2023, the Township was awarded a final JOR for Round 3 

(See Appendix 1). 

 

HOUSING PLAN REQUIREMENTS AND OBLIGATIONS 

 

Requirements  

 

Freehold Township has prepared this Housing Plan Element and Fair Share Plan in accordance 

with the following requirements:  

 

(1) Section 10 of the Fair Housing Act, N.J.S.A. 52:27D-310, requires that a Municipal 

Housing Plan Element be designed to achieve the goal of providing access to affordable 

housing to meet present and prospective housing needs, with particular attention to "low" 

and "moderate" income housing, containing at least: 

 

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; 

 

b. A projection of the municipality's housing stock, including the probable future 

construction of "low" and "moderate" income housing, for the next ten (10) 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 
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"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 rehabilitate for, "low" and "moderate" income housing, including 

consideration of properties of developers who have expressed a commitment to provide 

"low" and "moderate" income housing. 

 

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. 

 

(2) Addressing the requirements of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et. seq.) 

for preparation of a municipal "Housing Plan Element". The Municipal Land Use Law, 

N.J.S.A. 40:55D-1, et seq., provides that a municipal Master Plan must include a Housing 

Plan Element as a prerequisite for the adoption of zoning ordinances and any subsequent 

amendments to zoning ordinances. This Housing Plan Element and Fair Share Plan was 

prepared in accordance with N.J.S.A. 40: 55D-28.  

 

(3) Incorporating applicable provisions of the Substantive Rules of the New Jersey Council on 

Affordable Housing (COAH) for the periods beginning on June 6, 1994 (N.J.A.C.  5:93-

1.1 et. seq.) and on June 2, 2008 (N.J.A.C. 5:97-1.1 et. seq.), as required by the March 10, 

2015 decision of the New Jersey Supreme Court in Mount Laurel IV. 

 

(4) Mercer County Assignment Judge Mary C. Jacobson’s Opinion which addressed 

methodologies for determining four (4) components that comprise regional and municipal 

fair share affordable housing obligations: Present Need, Prior Round Obligation, Gap 

Period Obligation and Prospective Need. 
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(5) Freehold Township’s Settlement agreement with FSHC and others to address the 

Township’s prior round obligation, rehabilitation obligation and Round 3 Obligation which 

received Court approval. 

 

(6) Requirements of P.L. 2024, c. 2 that provides the framework and regulations for affordable 

housing including Round 4 (2025-2035) calculations for present and prospective need as 

presented in a report prepared by the DCA in October 2024 calculating the fourth round 

fair share methodology for each of the state’s municipalities including present need and 

prospective need.  

 

 

Obligation  

 

The Township’s affordable housing obligation is described as follows based upon the applicable 

provisions: 

 

A. Prior Round Obligations (including Gap period) - The prior round obligation covers the 

period from 1987 through 1999 [1,036 units] and GAP period 1999-2015. [1,509 units] 

(As calculated pursuant to the Jacobson Methodology) and as presented in the Township’s 

Round 1-3 Housing Plan Element and Fair Share Plan. A summary of the prior round 

obligation and how its addressed is provided in this Housing Plan for reference.  

 

B. Round 4 Present Need (“Rehabilitation Share”) – The present need is a measure of 

overcrowded and deficient housing that is occupied by low-and-moderate income 

households.  The present need was previously referred to as “rehabilitation share.”  (As 

calculated by NJ DCA as published in the “Affordable Housing Obligations for 2025-2035 

(Fourth Round) Methodology and Background) [39 units] 

 

C. Round 4 Prospective Need - Prospective need is a measure of low-and-moderate income 

housing needs based on development and growth that occurred or is reasonably likely to 

occur in a region or municipality.  The Prospective Need includes the Round 4 period from 

2025 through 2035. (As calculated by NJ DCA as published in the “Affordable Housing 

Obligations for 2025-2035 (Fourth Round) Methodology and Background) [568 units] 

 

This Housing Plan Element summarizes item A from the Prior Housing Plan Element and 

addresses items B and C in accordance with applicable law and regulations as described for the 

period 2025 through 2035 for Round 4. 
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TOWNSHIP OF FREEHOLD LOCATION AND LAND USES 

 

The Township of Freehold is situated in the west central area of Monmouth County and contains 

approximately 39 square miles or 24,512 acres of land area. The Township is the co-home to 

numerous Monmouth County facilities including administrative, penal, recreational, operational, 

nursing home and other facilities and major Monmouth County and New Jersey state park, 

recreation and wildlife management facilities. 

 

The Township is bordered to the east by Colts Neck and Howell Townships, to the west by 

Millstone and Manalapan Townships, to the north by Marlboro and Colts Neck Townships and to 

the south by Jackson Township in Ocean County. The Borough of Freehold is surrounded by the 

Township of Freehold and is located in the north central portion of the Township. Figure 1 shows 

the location of Freehold Township within Monmouth County.   

 

There are several major roadways in Freehold including the following: 

 

• Freeways - N.J. Route 33 extending in an east-west direction through the central portion 

of the Township from Manalapan Township to Howell Township and N.J. 18 which 

extends through the easterly portion of the Township from Colts Neck to Marlboro 

Township. 

 

• Principal Arterial Highways - U.S. Route 9 which extends in a north-south direction 

through the central portion of the Township and Monmouth County Route 537 which 

extends in a northeast-southwest direction from Jackson and Millstone Townships in 

the south through the Township and Freehold Borough to Colts Neck Township in the 

north central portion of the Township. 

 

The Township contains a variety of housing including single-family housing, multi-family housing 

and special needs housing. More specifically, the Township’s ordinances include a wide selection 

of single family residential lot areas ranging from R-9 (9,000 square feet lots) to R-E Rural 

Environmental (10 acre lots).  Residential uses also include planned adult communities, 

townhouses, apartments, assisted living and low and moderate income inclusionary housing 

developments. The Township has a mix of business and office uses and industrial, research, office, 

laboratory and retail commercial establishments. Approximately 16 percent of the Township 

contains public park and open space including the New Jersey Turkey Swamp Wildlife 

Management Area in the southern portion of the Township, Monmouth County and Township park 

and open space facilities throughout the Township, and Freehold Township and Freehold Area 

Regional school recreation and open space.  
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Figure 1 

LOCATION MAP 

Township of Freehold 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

FREEHOLD TOWNSHIP AND THE STATE DEVELOPMENT AND 

REDEVELOPMENT PLAN 

 

On June 12, 1992 the New Jersey State Planning Commission adopted "Communities of Place: 

The New Jersey State Development and Redevelopment Plan" (SDRP) designed to serve as a 

general guide for municipal and county master planning. The Plan was prepared, in part, through 

a Cross Acceptance Program which provided for coordination of state, regional, county, municipal 

and private interests. The SDRP was reviewed in 1999 and 2000 following a statewide Cross 

Acceptance II program, was updated, modified and then readopted in March 2001. On April 28, 

2004, the State Planning Commission released a preliminary State Plan document in conjunction 

with a Cross Acceptance III program. This program stalled and was not implemented.  

 

The New Jersey State Plan is being updated in 2025 by the N.J. Department of State Office of 

Planning Advocacy and the State Planning Commission (SPC). The draft Plan is being reviewed 

in phases through a process of “cross-acceptance” which is on-going and defined as a “process of 

updating the New Jersey State Development and Redevelopment Plan (State Plan) by comparing 
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statewide planning policies at various government levels with the purpose of attaining a high level 

of consistency among municipal, county, regional, and State agency plans with the State Plan.”1 

 

The current SDRP and proposed SDRP places Freehold Township in Planning Areas 2, 3 and 5.  

The developed central and northern portions of the Township of Freehold are located primarily in 

Planning Area 2 (Suburban Planning Area) of the SDRP.   A portion of the Township located north 

of Freehold Borough is designated Planning Area 3 (Fringe Planning Area). Environmentally 

sensitive areas along streams in the northern and central portion of the Township as well as the 

southern one-third of the Township are designated as Planning Area 5 (Environmentally Sensitive 

Planning Area).   

 

The Suburban Planning Area (Planning Area 2) of the State Plan indicates the following: 

 

"The Suburban Planning Area is generally located adjacent to the more densely developed 

Metropolitan Planning Area, but can be distinguished from it by a lack of high intensity Centers, 

by the availability of developable land, and by a more dispersed and fragmented pattern of 

predominantly low density development. Suburban Planning Areas are or will be served by 

regional infrastructure, except that, outside of Centers and major transportation corridors, there 

is limited, if any, availability of alternative modes of transportation to the automobile. These areas 

have generally been designated for growth in municipal master plans. As development expands, 

these services will become increasingly available if planned properly."  

 

In the Suburban Planning Area, the State Plan goals are intended to: 

 

• provide for much of the state's future development; 

• promote growth in Centers and other compact forms; 

• protect the character of existing stable communities; 

• protect natural resources; 

• redesign areas of sprawl; 

• reverse the current trend toward further sprawl; and 

• revitalize cities and towns. 

 

The Fringe Planning Area (Planning Area 3) is designated as areas that are predominantly rural 

landscape that is not prime agricultural or environmentally sensitive land and contains scattered 

small communities and free-standing residential, commercial and industrial development. 

 

In the Fringe Planning Area, the intent of the State Plan is to: 

• accommodate growth in SDRP Centers; 

• protect the environs primarily as open lands; 

• revitalize cities and towns; 

• protect the character of existing stable communities; 

• protect natural resources; 

 
1 Source:  2024 Updated Cross-Acceptance Manual Office of Planning Advocacy NJ Business Action 

Center NJ Department of State June 5, 2024. 
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• provide a buffer between more developed Metropolitan and Suburban Planning Areas 

and less developed Rural and Environmentally Sensitive Planning Areas; and 

• confine programmed sewers and public water services to Centers.  

 

The Environmentally Sensitive Planning Area (Planning Area 5) contains large contiguous land 

areas with valuable ecosystems, geological features and wildlife habitats. 

In the Environmentally Sensitive Planning Area, the intent of the State Plan is to: 

 

• protect environmental resources through the protection of large contiguous areas of 

land; 

• accommodate growth in Centers; 

• protect the character of existing stable communities; 

• confine programmed sewers and public water services to Centers; and 

• revitalize cities and towns.  

 

The State Plan also identifies State and County Park parcels. 

 

 

TOWNSHIP DEMOGRAPHIC CHARACTERISTICS AND HOUSING INVENTORY  

 

Housing Plans are required to provide demographic, housing and economic characteristics of the 

municipality in accordance with the Fair Housing Act, N.J.S.A. 52:27D-310. The following 

characteristics are provided by the 2020 U.S. Bureau of Census, the 2023 American Community 

Survey (ACS) 5-year estimates and the New Jersey Department of Labor as noted. 

 

Demographic Characteristics  

 

According to the 2023 ACS estimate, the population of the Township of Freehold was estimated 

to be 35,517, a decrease of 667 residents or -1.8 percent from the 2010 U.S. Census when the 

population was 36,184.    Figure 2 shows the population by age cohorts in 2010 and 2023 estimate 

including pre-school age (under 5), school age (5 to 19), working age (20 to 64) and seniors (65 

and Older).  
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Figure 2 

POPULATION BY AGE CHANGE (2010 and 2023) 

Township of Freehold 

 

  2010 2023 Change 

Age (Years) Number Percent Number Percent Number Percent 

Pre-School Age 

Under 5 1,726 4.8% 1,209 3.4% -517 -30.0% 

School Age 

5 to 9 2,344 6.5% 2,723 7.7% 379 16.2% 

10 to 14 2,895 8.0% 2,214 6.2% -681 -23.5% 

15 to 19 2,685 7.4% 2,633 7.4% -52 -1.9% 

Working Age 

20 to 24 1,843 5.1% 2,160 6.1% 317 17.2% 

25 to 34 3,613 10.0% 3,225 9.1% -388 -10.7% 

35 to 44 5,279 14.6% 4,345 12.2% -934 -17.7% 

45 to 54 6,717 18.6% 5,286 14.9% -1,431 -21.3% 
 

55 to 59 2,393 6.6% 3,176 8.9% 783 32.7%  

60 to 64 1,991 5.5% 2,431 6.8% 440 22.1%  

Seniors Age  

65 and Older 4,698 13.0% 6,115 17.2% 1,417 30.2%  

TOTAL 36,184 100.0% 35,517 100.0% -667 -1.8%  

 
Source: U.S. Bureau of Census 2010, and 2023 American Community Survey (ACS) 5-year estimates 

 

Additional key demographic features of the Township based on the 2023 ACS are as follows:  

 

(1) As of the 2023 ACS, there were 12,886 households and 9,141 families residing in the 

Township of Freehold. Of the family households 32.5 percent had children under the 

age of 18 living in the household, 59.4 percent were married couples living together, 

and 29.0 percent were non-families. The average household size was 2.68 persons and 

the average family size was 3.22 persons.  

 

(2)  The combined median age for both males and females in Freehold Township was 43.1 

years in 2023.  

 

(3) According to the 2023 ACS, the Freehold Township median household income was 

$125,739. Thirty (30.0) percent had a household income of $200,000 or more,  15.2 

percent had an income between $150,000 and $199,999, 12.8 percent had an income 

between $100,000 and $149,999, and 19.3 percent had a household income below 

$50,000. 
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(4) The 2023 ACS showed that the family income was $168,618 (+/- $9,640). The per 

capita income for the Township was $57,937 (+/- $2,722). Approximately 3.6 percent 

of families and 6.0 percent of all people in the Township were below the poverty line, 

including 9.9 percent of those under age 18, and 6.1 percent of those ages 65 or over.  

 

Housing Characteristics  

 

The housing stock of the Township of Freehold was comprised of 13,500 total units per the 2020 

U.S. Census.  This was an increase of 360 units from the 2010 Census when 13,140 units were 

recorded.  Other key housing characteristics from the 2020 U.S. Census includes the following: 

 

(1) The 2020 Census recorded 12,897 occupied housing units or 95.5 percent of the 

total 13,500 housing units in the Township.  Vacant housing units included 603 

units or 4.5 percent.  

 

(2) There were 10,376 owner occupied housing units or 80.5 percent and 2,521 renter 

occupied units or 19.5 percent. The average household size of owner-occupied 

housing units was 2.86. The average household size for the renter-occupied housing 

units was 2.07. 

 

(3) The vacancy rate was 1.0 percent for homeowners and 6.3 percent for rentals.  

 

(4) Of the 12,897 households 8,082 or 62.7 percent, were classified by the Census 

Bureau in 2023 as “family households” while 4,815 or 37.3 percent were “non-

family households” The Census Bureau defines a “family householder as a 

householder living with one or more people related to him or her by birth, 

marriage, or adoption. The householder and all people in the household related to 

him or her are family members.” A non-family householder is defined as “a 

householder living alone or with nonrelatives only”. 

 

Housing characteristics from the 2023 ACS include the following: 

 

(1) There were 17 housing units lacking plumbing facilities and 115 units lacking 

complete kitchen facilities. 

 

(2) Approximately 43.4 percent of the housing units in the Township were built between 

1980 and 1999; 17.6 percent or 2,336 housing units were added to the Township 

housing stock between 1970 and 1979; 16.4 percent or 2,176 units were added 

between 1960 and 1969; and 1,257 housing units were added in 1950 or earlier or 

9.5 percent.  Between 2010 and 2020 only 368 units (2.8 percent) were added to the 

housing stock which reflects the fact that there has been little residential growth in 

recent years and that the Township is almost fully developed. Figure 3 shows the 

age of housing stock by construction date. 
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Figure 3  

HOUSING CONSTRUCTION DATE (2023 Estimate) 

Township of Freehold  
 

Year Built Number Percent 

2020 or later 102 0.8% 

 2010 to 2019 266 2.0% 

 2000 to 2009 1,389 10.4% 

 1990 to 1999 3,027 22.8% 

 1980 to 1989 2,744 20.6% 

 1970 to 1979 2,336 17.6% 

 1960 to 1969 2,176 16.4% 

 1950 to 1959 732 5.5% 

 1940 to 1949 144 1.1% 

 1939 or earlier 381 2.9% 

TOTAL 13,297 100.0% 

 Source:  2023 American Community Survey (ACS) Five Year Estimates 

 

(3) The value of the housing stock for owner occupied units is shown in Figure 4 from the 

2023 ACS estimate.  Approximately 5,573 housing units, or 52.0 percent, were valued 

between $500,000 and $999,999; 3,073 housing units, or 28.7 percent, were valued 

between $300,000 and $499,999; while only 365, or 3.4 percent were valued at 

$1,000,000 or greater. 

 

Figure 4  

VALUE FOR OWNER OCCUPIED HOUSING UNITS (2023 Estimate) 

Township of Freehold 
 

Value Number Percent 

Less than $50,000 373 3.5% 

$50,000 to $99,999 197 1.8% 

$100,000 to $149,999 329 3.1% 

$150,000 to $199,999 250 2.3% 

$200,000 to $299,999 555 5.2% 

$300,000 to $499,999 3,073 28.7% 

$500,000 to $999,999 5,573 52.0% 

$1,000,000 or more 365 3.4% 

Owner-Occupied Units 10,715 100.0% 

Median Value $535,000  

 

Source:  2023 American Community Survey (ACS) Five Year Estimates 
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Figure 11 

FAIR SHARE OBLIGATION 

Freehold Township 

 

Freehold Township’s Fair Share Obligation Units 

 

A. 
Prior Round Obligation Round 1 and 2 – (1987 through 1999) 

 

Prior Round Obligation Round 3 – (1999 through 2025) 

1,036 

 

*1,509 

B. Round 4 Present Need Obligation (Rehabilitation Obligation)  39 

 

C. Round 4 Prospective Obligation (July 2, 2025 through June 30, 2035): 568 

 

* 1,509 units for the Round 3 obligation is subject to a vacant land adjustment and 

durational adjustment yielding a Realistic Development Potential (or RDP) of 835 

units and a Durationally Adjusted Need of 631 units and is further described in this 

Housing Plan Element. (835+674 = 1,509) 

 

Prior Rounds 1 & 2 Obligation and Credits  

 

The Council on Affordable Housing granted Substantive Certification to Freehold Township’s 

Round 1 & 2 Affordable Housing Plan on December 12, 2001 (COAH Resolution 197-99).  The 

Freehold Round 1 & 2 cumulative obligation was 1,092 units including 56 rehabilitation units and 

1,036 new units.  Figure 12 provides a summary of the Round 1 & 2 Fair Share Plan including all 

the components and credits that were applied to the 1,036 new unit obligation.  The total number 

of credits totaled 1,037 which exceeded the 1,036 unit obligation by one (1) credit.  The one (1) 

credit was applied to the Round 3 obligation2. 

 

The Round 1&2 credits are summarized as follows: 

Prior Cycle Credits – Credits without Controls Group Homes 

The Credits without Controls program credits (73) and two group homes including Ivy Hedge 

and ARC of Monmouth County (10 credits) were approved by the Council on Affordable 

Housing (COAH) on December 12, 2001 via Resolution #197-99 granting substantive 

certification. The COAH substantive certification is sufficient in determining creditworthiness 

of the projects. The Township was also approved for five (5) credits for a group home that was 

constructed in 1980 known as New Horizons in Autism.  

 
2 The Monmouth Crossing assisted living facility was developed by CentraState in Round 2 with 14 

affordable rental apartment units but was not utilized for credit at that time.  Upon the opening of the 30-

unit MS facility, Kershaw Commons, CentraState donated property for Kershaw Commons and 

extinguished the affordability deed restrictions at Monmouth Crossing. The result was a net increase of 16 

affordable apartment units at Kershaw Commons in Round 3. 
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Figure 15 

ROUND 4 OBLIGATION/ CREDITS 

Freehold Township 

 

Obligation  
Item Units 

Round 4 RDP   4 

Round 4 Prospective Need 568 units is reduced to 

4-unit RDP (4 RDP x 25%) = 1 units 
1 

Total Round 4 Prospective Need Obligation 

Required to Be Satisfied 
5 

  

Potential Credits Toward Obligation and/or Unmet Need 

Item Units 

Revised surplus credits from Round 3 to be 

applied to Round 4 prospective need 
59 

Continuing credits from existing affordable units 

with perpetual deed restrictions 
42 

Land Bank Site (Assisted Living – Route 9) 8 

Nestle Redevelopment Site N/A3 

Total Potential Credits At least 109 

 
3 Not Available at this time 
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obligations; (v)  an adjustment based upon any ruling in litigation involving 

affordable housing obligations; and (vi) any other applicable adjustment  

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Township continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to the Township of Freehold for the period beginning July 1, 2025 and 

ending June 30, 2035; and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

COUNT II 

 

DETERMINATION OF THE PRESENT AND PROSPECTIVE NEED OF THE 

TOWNSHIP OF FREEHOLD 

 

15. Freehold repeats and realleges each and every allegation set forth in the previous 

paragraphs of this DJ Action as if set forth herein in full. 

16. The Act adopted the methodology to calculate every municipality’s present and 

prospective need affordable housing obligation for the Fourth Round (2025-2035) and beyond. 

The Act directed the Department of Community Affairs (“DCA”) to apply the methodology and 

to render a non-binding calculation of each municipality’s present and prospective affordable 

housing obligations to be contained in a report to be issued not later than October 20, 2024. 

17. The DCA issued its report on October 18, 2024.1  

 
1 The report may be found here: https://www.nj.gov/dca/dlps/pdf/FourthRoundCalculation_Methodology.pdf 
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