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Housing Commission Updates to Chairman Brodock:

Council Members per OPMA consideration(s): | am sharing this information as well with the Council for

informational purposes only. | am not seeking discussion or deliberation by email - therefore no response
is requested.

Chair Brodock: Attached and below are a resubmission of the Montclair Housing Commission
recommendations to the Master Plan Reexamination (MPR) and a few updated recommendations

herein.

There is no need to recreate the prior recommendations since a majority remain to be pending.

Chair Brodock: Please share this information with the full Planning Board member roster.
on bcc, remaining council members

Further discussion for supporting context is recommended and requested, between the Planning
Board Members, any planning board sub-committee, and the Housing Commission members.

Generally the Housing Commission's Recommendations of December 13, 2023 still stand, although
updates to certain recommended categories data should be reviewed, discussed and updated. *(Below
is copied from an earlier email shared with staff and the housing commissioners).

*Which is; continue to collaborate supportively with the township planner, planning staff department and
planning board, (and the Zoning Board as appropriated), and includes the Housing Commission
December 13, 2023 Recommendations to support changes to RO and RO(a) and R1 and other like




zoning areas of which are housing commission long-term suggestions the Commission should support
and can continue to review and add more specifics for.

*Recommended Updates to the December 13, 2023 Housing Commission Recommendations (to be
discussed at the September 23, 2026 Housing Commission as an agenda Item for updates and any
agreed upon action):

* Review all recommendations of the December 13, 2023 report and request any substantive
information from staff updates for each (make necessary revisions based upon current
information as of September 2026), meaning refresh information or changes for each of the
recommendations as relevant currently.

*As such, recommendations to the Planning Board are a resubmission of the 2023 Housing Commission

recommendations along with a new recommendation to update the below linked report, via the 2020
Census and reconfirming certain updated statistical data and information for and regarding the Master

Plan Reexamination Report - Flexible, Affordable Urban/Suburban Lifestyles Subcommittee Report of
May 16, 2023. utilizes 2010 Census data.

The recommended purpose for obtaining and utilizing the 2020 Census data is to have the most recent
data. Most recent date would benefit everyone collaborating on these housing recommendations and
issues, and likely to be useful in future funding opportunities.

Attachments:

Document 1: In 2024 the housing commission submitted a full report to Mayor Baskerville, with cc to
township counselors and full planning board members. Inclusion Purpose - relevant to planning
considerations for MPR improvements.

Document 2: Development Recommendations from the Housing Commission, People with Disabilities
Committee, and Montclair Gateway to Aging in Place Committee. Inclusion Purpose - housing for people
with specific needs is relevant to the reexamination.

Several items correspond with the housing commission's December 13, 2023 recommendations and can
be useful points to prioritize now as they support the intent of the MPR improvements, and public
comments this round of 2026 public listening sessions.

Document 3: December 13, 2023 HC Recommendations, information should be amended accordingly, if
and as data points may have been amended. (also linked above). And MP Reexamination process
DRAFT Notes (Commissioner Scott)

Document 4: MPR - Flexible Affordable Urban/Suburban Lifestyles subcommittee report, should be
updated with 2020 Census Data. (also linked above).

Zoning reconsiderations - a top of list recommendation of the Housing Commission.

Below is the link to the Township's Master Plan Reexamination Report and affiliated sub reports and
Ward Outcomes. The Housing Commission was not able to review the First Ward Community Report, as



the report for the August 5, 2026 Meeting was not posted. Master Plan Reexamination Report Township
of Montclair,_ NJ

Please provide a copy of the Ward 1 August 5, 2026 Community Meeting Report and or post on the
website. Thank you.

| hope we can move these recommendations from discussion to action. The Master Plan reexamination
gives us an important opportunity to shape Montclair's future—let’s make sure we come together as
the brilliant team we are, and that we endeavor to use this opportunity.

Looking forward to next step discussions.

All The Best,
Deirdre Malloy, Housing Commission Chair
Montclair, New Jersey






December 11th, 2024

Dr. Renee Baskerville

Mayor, Township of Montclair
205 Claremont Avenue
Montclair, NJ 07042

Dear Mayor Baskerville,

As members of the Montclair Housing Commission, we write to you, the Township Council, and members of
the Planning Board to urge you to be housing champions and to make affordable housing a priority.

Affordable housing is one of the most important issues facing Montclair. Time and time again, we hear from
friends and neighbors about long-standing Montclair residents being priced out of their neighborhoods; of older
residents being unable to age in place or to downsize so that they can stay in the community that they raised
their families in; and of young people leaving Montclair because of the high cost of living.

Consider these facts: we have one of the largest populations of unhoused individuals in Essex County.! 40% of
our renters spend more than a third of their incomes just to keep a roof over their heads.” Per NJ DCA, 132
households live in units that need to be repaired (overcrowded or incomplete bathrooms or kitchens).’ Montclair
lacks more than 1200 rental units for households who make less than $50,000.* These statistics exist in a
community where the median sale price of a home is now about $1 million.” Montclair’s population and
demographics are evolving, with growing percentages of older residents (14%) and individuals with disabilities
(5.2%),% and increasing displacement of long-term, low-income residents.”

Our housing policy needs to evolve as well. The Montclair Housing Commission is charged with implementing
the Township’s Affordable Housing Strategy and monitoring the Township’s efforts in this area. Since 2004, to
fulfill its charge, the Township approved inclusionary zoning and accessory dwelling units (ADUs) ordinances
and rent control. In 2011, it passed resolutions R-11-247 and R-11-235 which reaffirmed its commitment to
preserve a population of broad diversity and provide affordable housing.

But there is more work to do. We have prepared the following recommendations for the Planning Board and the
Township Council to build upon these measures. These recommendations are based on prior housing plans and
studies conducted over the last 20 years. While they will make changes to the housing landscape in Montclair,
they will allow the Township to retain the qualities and charm that drew us all here in the first place.

| Monarch Housing Associates. “NJ Counts - Essex Caimty. Tanuarg 23,2024 October 2024.
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« Based on a 2024 evaluation prepared by a studio at the Edward J. Bloustein Schoal of Planning and Public Policy at Rutgers University.
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? Based on a 2024 evaluation prepared by a studio at the Edward J. Bloustein School of Planning and Public Policy at Rutgers University.













Montclair @

MEMORANDUM

TO: Planning Board

FROM: Montclair Housing Commission

RE: HOUSING ELEMENT AND FAIR SHARE PLAN

DATE: December 13,2023

As requested by the Planning Board, the Housing Commission has evaluated the 2009
Housing Element and Fair Share Plan as part of the Master Plan Reexamination
Report. The Housing Commissions started their review with an updated summary of
the Township’s affordable housing initiatives over the last 30 years. These initiatives
have created over 787 affordable housing units and include:

« Receiving over $2 million in grant funding to create affordable housing units
through rehabilitation programs.

o Establishing a local home improvement program leading to the rehabilitation of 8
units.

« Establishing an extension of affordability controls program that extended the
affordability controls on 19 units whose controls were expiring.

o Implementing two rental assistance programs and a first-time homebuyers
program that have provided assistance to over 30 income-eligible households.

« Creating 96 units of affordable housing in redevelopment areas.

e Creating 81 units of affordable housing through the Township’s Inclusionary
Zoning Ordinance.

e Operating a Section 8 Rental Assistance Program.

o Funding a Market to Affordable program that has created 18 affordable units.
« Donating municipal land for affordable housing development for seniors.
 Leasing municipal land for a homeless shelter.

« Facilitating the sale of NJ Transit property to developers of affordable housing.

The Housing Commission recommends that a new Housing Element and Fair Share
Plan be prepared because in 2025, New Jersey will enter the fourth round of affordable
housing obligations under the Mount Laurel Doctrine. The Township’s affordable
housing obligation will be reassessed based on New Jersey’s growing and changing
population to meet the needs of New Jersey residents. A new Housing Element and

Montclair is an affirmative action/equal opportunity employer.






TO: Planning Board December 13, 2023
RE: Housing Element and Fair Share Plan Recommendations Page 3

5. The existing Plan focuses on the role of HOMECorp in serving as the Township’s
affordable housing partner. HOMECorp, however, is facing significant financial and
administrative difficulties. The Plan should expand upon the need to identify a
variety of affordable housing organizations to partner with the Township to create
and maintain affordable housing in Montclair.

6. Affordable housing is generally limited to the 31 and 4" Ward, as indicated in the
attached map. The Plan should identify opportunities to provide affordable housing
in the 15t and 2" Ward. The Township’s current zoning regulations should be
evaluated to determine if it supports needed housing development types and where
such developments are located, e.g., set aside development areas in the first or

second ward.

7. The Plan should provide a comprehensive approach to housing that incorporates all
stakeholders including small and large landlords, developers, homeowners, tenants,
advocates for special needs populations, senior citizens, veterans and people who
are currently unhoused. These groups should be included in the preparation of a

new housing plan.

8. The Plan should include discussion of Transit Villages to support a range of housing
developments that accommodate the changing needs of the current population as
reflected by the Township’s demographics. This will also support the expansion of
affordable housing outside the 3rd and 4th wards. Zoning changes to allow more
varied development around train stations and along bus routes should be
considered.

9. The Housing Plan should address regulation of short-term rentals.

10. The Plan should incorporate elements of universal design in all future housing
developments (single family, multi-family, supportive housing, senior housing, etc.)
that reflect the needs of the current and future population in Montclair.

11. The Plan should include a section on implementation in response to current Court-
based review procedures.

Other Considerations

The Master Plan and other planning documents note that the Housing Commission
should review all new housing plans early in the development process. Qver time, this
has occurred inconsistently at best. The Housing Commission should be involved early
on as redevelopment projects are developed. Local provisions should be established to
ensure that the Commission provides early input on new redevelopment projects.

Similarly, the Housing Commission wants to provide input to the Planning Board during
their Master Plan subcommittee meetings on Land Use and Parking.



TO: Planning Board
RE: Housing Element and Fair Share Plan Recommendations Page 4

December 13, 2023

Montclair Affordable Housing Inventory 2023
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requirements, and that they will not be negotiated away. We encourage the Council that, in the future,
affordable and other types of housing needed by the residents are negotiated up from those bright lines
not down.

While the return for developers is significant as both a short-term and long-term investment, the pressure
on tenants has increased substantially with an average 20.78 percent increase in rents in Essex County
between 2020 and 2021°. Between 2010 and 2020, rents in Montclair increased by 35 percent’ and 41.8
percent for residents spend more than 30 percent of their income on rent'®. At the same time, the average
household income of renters nationally has decreased according to an analysis by the Joint Center of
Housing Studies at Harvard, which reports that “[d]eclines in residual incomes have significant
implications for household well-being. Even before the pandemic, nearly two-thirds of working-age
renters did not have enough to cover a basic standard of living after paying their rent each month,” and
that “lower-income households spending more than half of their incomes on rent spend less on vital
healthcare and food expenses than their unburdened counterparts!® 12.»

Given the current needs of people with disabilities for adequate housing (beyond merely accessible'?), the
housing needs of an aging population who desire to age in place, and the pressure on lower- and
moderate-income residents, we would like to make the following recommendations.

* The percentage of affordable housing be negotiated up from 20 percent to 30 percent or
more'?,

* That universal design concepts be fully incorporated into each unit, ingress and egress
areas, and areas of common space, as a standard design requirement’®,

* That a set aside of 13 percent of the affordable and workforce units are made for low-
income seniors and up to 20 percent of the affordable units and workforce are set aside for
low-income people with disabilities reflecting the township’s percentages of these
populations as noted above,

* That a set aside of the market-rate units be made for both seniors and people with
disabilities reflecting the township’s percentages of these populations as noted above (13
percent and up to 20 percent respectively).

* That every developer commits to maintaining the percentage of affordable and other set-
aside units negotiated no matter what the total number of units are finally approved.

As the township embarks on a review of the master plan and its housing elements, we encourage the
Council, the Planning Board, and other township entities to consider these guidelines, and the values
these guidelines reflect. And we encourage that these guidelines be incorporated in all current and future
negotiations with developers.

Respectfully submitted,
Montclair Housing Commission
People with Disabilities Commission

Montclair Gateway to Aging in Place

Notes and Sources

1. https://www.census. gov/quickfacts/montclairtownshipessexcountynewjersey

2. https://data.census.gov/table?q=income&g=060XX00US3401347500



S-and-older-2019.htm]

alizations/interactive/population-

6. https://www.census.gov/librarv/visu
7. Asymmetrical negotiations.

The developer of a project of a large project knows what the town’s zoning regs are, what the master plan looks like, what the tax rate is, and
whatever else is going to affect the developer’s project. They also know that in an Area in Need of Redevelopment, all of that is negotiable, and
the developer also knows the history of other similar developments in this town. The developer offers a plan, the township requests changes to the
plan, and for some of those changes the developer says they can’t do it because it just won’t "pencil out.” That is, they won’t be able to get an
adequate return.

The developer has all the information there is from the town. But the town doesn't know the developer’s costs (materials, labor, soft costs, cost of
money) how much of a return they need to make a go, no-go decision, how they’ve made the calculations, or what has been promised to the
investors and lenders. This is an asymmetric negotiation.

For every development the township puts a lot into the “bank” for the developers: a good school system, regional recognition of how great a place
Montelair is to live (a rich potential market), existing town-wide infrastructure, police, fire department, and so on. This bundle of goods
significantly lowers the developer’s risk, which banks use to assess their lending decisions.

Now, if the town never asks for the financials because of legal prohibitions, that’s one thing. But if' it’s only custom, for the sake of the town, it’s
time to change that custom and move towards a more symmetric negotiating field.

9. Analysis of US Census Date by the Department of Planning and Community Development, Township of Montclair

10. Ibid.

ats-first-rental-housing-unaffordability-united-states
e ;

13.

14. Set-Asides
A 20 percent set-aside is not a bad level and many other municipalities around NJ and around the nation with inclusionary zoning have far lower

percentages. But not all. Below are some with 25 percent (including two in NJ), 30 percent, 33 percent, and 50 percent.

25 percent

Port Hueneme, CA Mill Valley, CA Maui County, HI:
Newburyport, MA Chelmsford, MA Norwood, MA
Hardyston Township, NJ West Windsor, NJ New York, NY
Ashland, OR Bristol, RI Hopkinton, RI
New Shoreham, RI Kenmore, WA

30 percent

North Andover, MA City and County of San Francisco, CA

Newport Beach, CA Santa Barbara, CA

Westport, MA Greenwich, CT:

Newtown, CT: Brevard County, FL

Monroe county, FL

33 percent

Washington, D.C.

50 percent

Windham, NH (Workforce Housing Overlay District ~ Workforce Housing Overlay District)

Source: https://inclusionarvhousing.org/map/ and
https:/gsn.maps.arcis.c f Wi iewer/inde;
15. “Universal design is design that’s usable by all people. to the greatest extent possible, without the need for adaptation or specialized design.”
Each phrase is this sentence is described more completely at: htips.//universaldesign ore/definition

See also:
wps./fwww, saldesignresource.com/
https://www.progressiveae.com/expertise/universal-design/

https://www.cnu.org/publicsquare/2022/06/15/why -universal-design-critical-cnu
hitps://design nesu.edwresearch/center-for-universal-design/
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