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Executive Summary 

The following 2019 Housing Plan and Fair Share Element of the Master Plan outlines the manner in 
which the Township of Parsippany-Troy Hills, New Jersey will address its affordable housing 
obligation. Ultimately, the analysis contained herein establishes that the Township has an affordable 
housing obligation consisting of an Prior Round Obligation of six hundred and sixty four (664) units, 
a Present Rehabilitation Need of one hundred and ninety (190) units (seeking reduction to thirty five 
(35) units modified by rehabilitation of units since 2010) and a Gap (1999-2015) plus a Prospective 
Need (2015-2025) Obligation of one thousand three hundred and fourteen (1,314). The prior round 
obligation is fully met by Prior Round credits.  

Since the Township lacks sufficient vacant land for the total Prospective Need, it decided to pursue 
an adjustment to the Gap and Prospective Need in accordance with rules at N.J.A.C. 5:93-4.2 to 
reflect a lack of developable land. Under the supervision of the Court Master, the Township and 
FSHC entered into a Settlement Agreement on April 11, 2019 (hereinafter “Settlement Agreement”). 
On June 21, 2019, Superior Court Judge Honorable Michael C. Gaus J.S.C. entered an Order on July 
24, 2019, approving the FSHC Settlement Agreement. The Settlement Agreement identified an 
adjustment to the Township’s Third round Prospective Need to a Realistic Development Potential 
(RDP) of 857 units, later revised to 845 units. Leaving a balance of 469 units as what is termed 
“Unmet Need”.   

The RDP of 845 units is being addressed by some completed and approved credits and several 
proposed mechanisms as outlined in this plan. In addition to address Unmet Need, is being 
addressed by excess prior cycle credits, establishing several overlay zones and a Mandatory Set-
Aside Ordinance (MSO). 

Specific details as to how this obligation was calculated, as well as a background of the affordable 
housing process and an overview of the community, are contained within the body of this report. 

Introduction 

The following section provides a brief introduction for the 2019 Housing Plan and Fair Share Element 
for the Township of Parsippany-Troy Hills and includes: a historic overview of the courts and COAH; 
the Township’s historic response to its affordable housing obligations, and; the Third-Round affordable 
housing obligation and the Township’s response to it. 
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HISTORIC OVERVIEW OF THE COURTS AND COAH 

In 1975, the New Jersey Supreme Court decided So. Burl. Cty. N.A.A.C.P. v. Tp. Of Mt. Laurel, 67 N.J. 151 
(1975) (“Mount Laurel I”), in which it held that every developing municipality in the state had an 
affirmative constitutional obligation to provide for its fair share of affordable housing. After there was 
little movement by municipalities to produce affordable housing, the Supreme Court issued a second 
decision known as So. Burlington Ct. N.A.A.C.P. v. Mount Laurel Tp., 92 N.J. 158 (1983)(“Mount Laurel 
II”), in which it created the builder’s remedy lawsuit in an effort to get municipalities to comply with 
their constitutional affordable housing obligations. The Supreme Court also refined the constitutional 
obligation to focus primarily on those municipalities with portions of their boundaries within the 
growth area as shown on the State Development and Redevelopment Plan, and called for the state 
legislature to enact legislation that would save municipalities from the burden of having the courts 
determine their affordable housing needs. As a result, the state legislature adopted the Fair Housing 
Act in 1985, and this was followed by the establishment of the New Jersey Council on Affordable 
Housing (COAH), the State agency responsible for overseeing the manner in which the State’s 
municipalities address their low and moderate income housing needs. 

COAH adopted regulations establishing housing need numbers for the First Round obligation covering 
the years 1987 to 1993, and established Second Round housing-need numbers that cumulatively 
covered the years 1987 through 1999. Under both the First and Second housing rounds COAH utilized 
what is commonly referred to as the “fair share” methodology. 

COAH utilized a different methodology, called “growth share,” to prepare Third Round housing-need 
numbers. COAH first adopted Third Round substantive and procedural rules in 2004. These regulations 
were challenged, and in January of 2007, the Appellate Division invalidated various aspects of the 
regulations and remanded considerable portions of the rules to COAH with the directive to adopt 
revised rules.  

In May 2008, COAH proposed revised Third Round regulations, which became effective on June 2, 
2008.  On the same day, COAH proposed amendments to the rules it just adopted, and said 
amendments went into effect in October 2008. 

The rules and regulations adopted in 2008 were also challenged, and in October 2010, the Appellate 
Division concluded that COAH’s revised 2008 regulations suffered from many of the same deficiencies 
as the first iteration of COAH’s Third Round rules, and it therefore invalidated substantial portions of 
the 2008 Third Round regulations, including all regulations that dealt with the growth share 
methodology. See In re Adoption of N.J.A.C. 5:96 & 5:97, 416 N.J. Super. 462 (App. Div. 2010). The 
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Supreme Court affirmed this decision in September 2013, and on March 14, 2014, issued an order 
which required COAH to adopt new Round 3 regulations by October 22, 2014.  

Unfortunately, COAH failed to adopt their newly revised Third Round regulations, deadlocking with a 
3-3 vote in October of 2014. Fair Share Housing Center (“FSHC”), who was a party in both the 2010 
and 2013 cases, responded by filing a motion in aid of litigants rights with the New Jersey Supreme 
Court. The Supreme Court heard the motion in January 2015, and on March 10, 2015 issued In the 
Matter of the adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable Housing, 
221 N.J. 1 (2015)(“Mount Laurel IV”). In this decision, the Supreme Court held that COAH was effectively 
dysfunctional, and consequently, returned jurisdiction of affordable housing issues back to the trial 
courts, where it had been prior to the creation of COAH in 1986.      

The Mount Laurel IV decision also created a process for municipalities, like Parsippany-Troy Hills, that 
have endeavored to address their fair share obligations in the past, but could not obtain Third Round 
substantive certification of their Housing Element and Fair Share Plan (HE&FSP) because of COAH’s 
inaction, to instead work towards getting its plan approved via a Third Round Judgment of Compliance 
and Repose. These municipalities were entitled to file declaratory judgment actions seeking to declare 
their affordable housing plans constitutionally compliant and were also entitled to apply for temporary 
immunity from all Mount Laurel lawsuits, including builder’s remedy lawsuits, while they prepared a 
new or revised affordable housing plan.   

In response to the Mount Laurel IV decision, the Township of Parsippany-Troy Hills filed a Declaratory 
Judgment Complaint, along with a simultaneous motion for temporary immunity, on or about June 
5, 2015. The Court granted temporary immunity to the Township, which has been subsequently 
extended via the entry of a series of court orders until the most recent Superior Court Settlement 
Order.  

THE TOWNSHIP’S HISTORIC REPONSES TO ITS AFFORDABLE HOUSING OBLIGATION 

The Township’s initial effort to address its Mount Laurel obligation was set forth in the 1991 Housing 
Plan, whereby Parsippany-Troy Hills addressed its low and moderate income housing obligation of 
1,028 dwelling units through a mix of inclusionary development, credits for previously constructed 
lower-income housing, rehabilitation, and participation in a Regional Contribution Agreement (RCA) 
with the City of Newark. 
   
Following the 1991 Plan, the Council on Affordable Housing (COAH) adopted adjusted first and 
second round housing need numbers requiring the Township to provide for 727 affordable housing 
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units, including 664 new construction units and 63 rehabilitation units.  The Township prepared and 
submitted for certification a Housing Element and Fair Share Housing Plan dated March 7, 1995.  By 
COAH resolution dated August 7, 1996, the Township received second round substantive certification 
of its Housing Element and Fair Share Plan. The approval is summarized in the table below. As 
shown, each of these plan components have been implemented.       
 

Table 1: Prior Round Plan Components 
Township of Parsippany-Troy Hills, New Jersey  

Plan Component # of Units Status 
Prior Cycle Credits:   
Baldwin Oaks- Block 712, Lot 39 250 Completed 1980 
Brookside- Block 412, Lot 15 191 Completed 1981 
RCA to City of Newark: 294 committed, 269 

creditable 
Completed 2003 

Special Needs Housing:   
Cheshire – Block 484 Lot 8.01 6 Completed prior to 12/15/86 
ARC- Block 601, Lot 1 4 Completed prior to 12/15/86 
Rental Bonus Credits: 0  
Total 720  

 
To address the Township’s Third Round obligation, COAH adopted new substantive (N.J.A.C. 5:94) 
and procedural rules (N.J.A.C. 5:95) for the period beginning December 20, 2004, changing its 
methodology from a “fair share” formula to a “growth share” formula.  At the same time, COAH 
readjusted all municipal first and second round housing-need new-construction numbers.  
Parsippany-Troy Hills’ previous 664 unit first and second round new construction obligation was 
reduced to 439 units.   A 48-unit rehabilitation share was also assigned to the Township at that time. 
 
As detailed in the Third Round Housing Plan adopted on November 29, 2005, the Township’s third 
round “growth share” affordable housing obligation was projected to be 315 units, consisting of a 
267-unit growth share obligation for the period between 2004 and 2014 and 48 rehabilitation units.  
At that time, Parsippany-Troy Hills had addressed 41 of its 48-unit rehabilitation obligation and 
identified that they would continue to participate in the rehabilitation of units to meet its obligation.  
 
Parsippany-Troy Hills received extended substantive certification for their second-round plan from 
COAH on July 27, 2005. On December 16, 2005, the Township petitioned COAH for Third Round 
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substantive certification with its plan dated November 29, 2005.  This plan was never certified by 
COAH as in 2007 the Appellate Division issued an opinion on challenges to COAH’s Third Round 
rules, and affirmed in part, reversed in part, and remanded the matter to COAH for adoption of 
revised rules in conformance with its decision.  In re N.J.A.C. 5:94 & 5:95, 390 N.J. Super. 1 (App. Div.), 
certif. denied, 192 N.J. 71-72 (2007). 
 
In 2008, COAH adopted revised Third Round rules to address the 2007 court decision.  On June 7, 
2010, the Township filed a petition for substantive certification with COAH in accordance with its 
revised Third Round obligations.  Later in 2010, the Appellate Division again invalidated COAH’s 
revised Third Round rules, including the “growth share” methodology that COAH had promulgated 
in 2007 to determine municipalities’ fair share affordable housing obligations.  In re N.J.A.C. 5:96 & 
5:97, 416 N.J. Super. 462 (App. Div. 2010), aff’d as modified, 215 N.J. 578 (2013).  On September 26, 
2013, the Court affirmed the Appellate Division’s decision striking down COAH’s Third Round rules 
and ordered COAH to promulgate new regulations in accordance with its first and second round 
regulations.  In re N.J.A.C. 5:96 & 5:97, 416 N.J. Super. 462 (App. Div. 2010), aff’d as modified, 215 N.J. 
578 (2013). 
 
It is evident by the efforts noted above that the Township of Parsippany-Troy Hills has continuously 
strived to address their affordable housing requirements as determined by COAH.  Irrespective of 
ongoing changes in these requirements that have been totally out of the control of the Township, 
Parsippany-Troy Hills has actively sought to generate affordable housing using other mechanisms.  
The Township has actively managed spending to realize a considerable number of affordable 
housing using their Affordable Housing Trust Fund (see the attached Spending Plans) and sought to 
incorporate affordable units through municipal board review of new applications for development. 

THE CURRENT THIRD ROUND AFFORDABLE HOUSING OBLIGATION AND THE TOWNSHIP’S RESPONSE 

The state of the Third-Round affordable housing obligations for municipalities throughout New 
Jersey at present remains a fluid one, given the fact that neither the Courts, COAH, nor the 
legislature has come up with a definitive set of housing-need numbers that has been universally 
accepted.  Two sets of numbers have been promulgated.  These include numbers prepared by 
Econsult Solutions on behalf of a consortium of municipalities known as the Municipal Joint Defense 
Group, of which Parsippany-Troy Hills is a part, and numbers prepared by Dr. David Kinsey on behalf 
of FSHC.  The statewide affordable housing-need numbers vary dramatically. 

On March 8, 2018, an opinion was entered by the Honorable Mary C. Jacobson, A.J.S.C., in the 
consolidated declaratory judgment proceedings: In the Matter of the Municipality of Princeton, 
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Docket No. MER-L-1550-15 and In the Matter of West Windsor Township, Docket No. MER-L-1561-15, 
Superior Court of New Jersey, Law Division, Mercer County (collectively, the “Mercer Proceeding”).  
The opinion rendered in the Mercer Proceeding is titled: Opinion on Fair Share Methodology to 
Implement the Mount Laurel Affordable Housing Doctrine for the Third Round (the “Jacobson 
Opinion”).  The Jacobson Opinion considered, analyzed and, ultimately, determined the 
appropriateness of the competing methodologies advocated by Econsult Solutions and Dr. Kinsey to 
determine New Jersey state-wide, regional and municipal present need rehabilitation and present 
need Gap + Prospective Need (1999-2015) affordable housing obligations.  On March 28, 2018, 
state-wide and municipal obligations using the methodology found to be most appropriate by 
Judge Jacobson in the Jacobson Opinion (the “Jacobson Methodology”) were released.   

The following table compares the latest Econsult report’s fair share obligation numbers for 
Parsippany-Troy Hills (dated November 2017) against those assigned to Parsippany-Troy Hills in 
FSHC’s May 2016 report and the affordable housing obligations for Parsippany-Troy Hills as 
calculated in the March 2018 report using the Jacobson Methodology: 

Table 1: Fair Share Obligation Comparisons 
Township of Parsippany-Troy Hills, New Jersey 

Requirement Econsult FSHC Jacobson 

Rehabilitation Obligation: 189 196 190 

Prior Round Obligation (1987-1999): 663 664 664 

Gap + Prospective Need Obligation (1999-2025): 504 2,412 1,314 

   

Since the Town lacks vacant land, it decided to attempt to globally settle with FSHC, rather than 
engage in a trial with FSHC to determine fair share numbers.  Under the supervision of the Court, the 
Township and FSHC entered into a Settlement Agreement, which was executed by the Mayor of 
Parsippany-Troy Hills on April 11, 2018. Under the terms of the Settlement Agreement, FSHC and the 
Township agreed that Parsippany-Troy Hills would accept, for settlement purposes only, the following 
affordable housing obligations: 
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Table 2: Fair Share Obligation per Settlement Agreement 
Township of Parsippany-Troy Hills, New Jersey 

Requirement Need 

Rehabilitation Obligation:  190 

Prior Round Obligation (1987-1999): 664 

Gap(1999-2015)+ Prospective Need Obligation (1999-
2025): 

1,314 

 

The Settlement Agreement and resulting Court order also affirms, irrespective of the above, that the 
Township’s combined Prior and Third Round realistic development potential (RDP) is 845, which is 
based upon the Third Round Vacant Land Adjustment (“VLA”) analyses, and that its remaining Unmet 
Need is 469.  In addition, the Settlement Agreement details the manner in which the Township will 
address its affordable housing obligations, which can be summarized as follows. 

The Township will address its affordable housing need through existing affordable housing units and 
credits, inclusionary housing zones and overlay zones, and the creation of a Township-wide 
mandatory set-aside ordinance. To address the Prior Round Obligation of 664 units will be via credits 
from past affordable housing completions. In addition, the Township has a number of excess 
credits/plan components that can be applied to future rounds or address unmet need as determined 
to be appropriate. To address its Prior Round obligation, the Township seeks 395 credits and rental 
bonus credits (where applicable), from existing affordable housing units and 269 credits from a prior 
regional contribution agreement with the City of Newark (which has been reduced from the 
committed 294 units after further review, the remainder of the RCA funding was not requested by 
the City of Newark). To address its Third Round RDP, the Township seeks 271 credits and rental bonus 
credits (where applicable), from existing affordable units created under the Prior Round and 
approved inclusionary developments, 484 credits from proposed inclusionary developments, 58 
credits for alternative living arrangement bedrooms, 35 credits from a proposed market to affordable 
program and 10 credits from an accessory apartment program, inclusive of rental bonus credits 
(where applicable).   

To address its Unmet Need, the Plan provides a realistic opportunity for the development of 
affordable housing through the adoption of zoning or overlay zoning for inclusionary development. 
The Township will apply remaining Prior Round credits of 96 units and implement a number of 
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overlay zones providing up to approximately 303 credits or a total of 399 credits. The Township also 
provides a realistic opportunity for the development of affordable housing through the adoption of 
a Township-wide mandatory set-aside ordinance. This is discussed in more detail herein. 

In addition, the Township intends to address its rehabilitation obligation, proposed to be reduced to 
155 units (seeking credit for renovations since 2010), by administering an ongoing rehabilitation 
program to income qualified households for the rehabilitation of health and safety improvements 
Parsippany-Troy Hill’s residents funded by a Community Development Block Grant Program (CDBG). 
This is discussed in more detail herein. 

This plan is organized into three sections.  The first part of this plan, the Housing Element, contains 
background data on the Township’s physical, demographic, and housing characteristics.  The second 
section describes the Township’s obligation for the provision of affordable housing.  The Township’s 
plan for meeting its affordable housing obligation is contained in the final section, Fair Share Plan. 
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A. COMMUNITY OVERVIEW 

The Township of Parsippany – Troy Hills is located centrally in Morris County, bordered by eight 
municipalities including Mountain Lakes and Boonton to the north, Montville and East Hanover to 
the east, Hanover, Morris Plains and Morris Township to the South and Denville to the west.  Routes 
287, 80, 46 and 10 provide regional highway access for the community. 

The Township occupies an area of approximately 25 square miles consisting of a diverse range of 
land uses distributed throughout.  Residential development in the municipality is varied, though 55 
percent of which consists of single family detached dwellings and another 30 percent accounts for 
multifamily housing with 10 units or more.  Commercial development is mostly confined to office 
parks along Route 10 and other locations, retail development along Route 46 and Route 10, and 
neighborhood centers. 

B. INVENTORY OF MUNICIPAL HOUSING STOCK 

The following section of the Housing Element provides an inventory of the Township’s housing stock, 
as required by the Municipal Land Use Law (MLUL). This inventory details a number of housing 
characteristics including age, condition, purchase/rental value, and occupancy. It also details the 
number of affordable housing units available to low-and-moderate income households, as well as 
the number of substandard housing units capable of being rehabilitated. 

1. Number of Dwelling Units. As demonstrated in the table below, the Township’s housing stock 
experienced its greatest level of recent growth between 1960 and 1970. The number of 
dwelling units in the Township increased, from 20,066 in 2000 to 21,274 in 2010, a net gain of 
six percent. This gain is similar to the 1990s, which experienced a 5.8 percent increase in 
dwelling units.  
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Table 3: Dwelling Units Built (1939 or earlier to 2005 or later) 
Township of Parsippany–Troy Hills, New Jersey 

Year # of Structures 
Percentage of 

Structures 
2005 or later 181 0.8% 
2000 to 2004 1,071 5.0% 
1990 to 1999 1,536 7.2% 
1980 to 1989 1,911 8.9% 
1970 to 1979 3,993 18.7% 
1960 to 1969 6,394 29.9% 
1950 to 1959 3,887 18.2% 
1940 to 1949 1,468 6.9% 
1939 or earlier 947 4.4%  

21,388 100.0% 
Source: U.S. Census Bureau 

Ever since the building boom of the 1960s, dwelling unit growth per decade ranged from 5 
percent to 10 percent. Since 2010, housing unit construction has leveled off as shown in Table 4 
below, which details trends in housing permits. Reduced growth in recent years may largely be 
attributed to the Township’s relatively developed nature, as well as regional market forces.  

Table 4: Number of Housing Units 
Township of Parsippany–Troy Hills, New Jersey 

Year Units Percent Change 
1960 6,172  
1970 16,541 168.0% 
1980 17,715 7.1% 
1990 18,960 7.0% 
2000 20,066 5.8% 
2010 21,274 6.0% 

Source: U.S. Census Bureau 
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2. Housing Types. While Parsippany remains a community primarily developed with single-
family detached housing, its housing type composition is becoming more diversified. As 
shown in table 5, from 2010 to 2016, the share of single-family detached homes remained 
unchanged, while the share of single-family attached homes rose by 1.1 percent.  Although 
there was growth in the share of units in 2-4 family homes, the share of large multifamily 
structures (5+ units) declined.  

Table 5: Housing Types (2010 to 2016) 
Township of Parsippany–Troy Hills, New Jersey 

Units in Structure 
Share of Total 
Housing Units 

Percentage 
Point Change 

2010 2016 2010-2016 
Single Family, Detached 56.0% 56.0% 0.0 
Single Family, Attached 5.8% 6.9% 1.1 
2 to 4 4.4% 5.3% 0.9 
5 to 9 4.2% 2.9% -1.3 
10+ 29.2% 28.6% -0.6 
Other 0.4% 0.3% -0.1 

Source: U.S. Census Bureau 

As shown in Table 6, Parsippany-Troy Hills has a relatively even distribution of one, two, three, and 
four-bedroom homes. There are significantly fewer studios and five-plus bedroom homes. The table 
also shows a trend that homes are getting larger; the only category that increased in share by more 
than one percentage point since 2010 was four-bedroom homes. The biggest difference between 
Parsippany and Morris County are in the studio and five-plus category. Both of these housing types 
decreased in share within the Township but increased in the County. 

 
Table 6: Housing Unit Mix, (2010 to 2016) 

Township of Parsippany–Troy Hills and Morris County, New Jersey 

Bedrooms 
Share of Total Housing Units Percentage Point Change, 2010-2016 
Parsippany Morris County Parsippany Morris County 2010 2016 2010 2016 

Studio 0.8% 0.5% 1.0% 1.1% -0.3 0.2 
1 Bedroom 26.9% 26.0% 13.9% 13.5% -0.9 -0.4 
2 Bedroom 19.0% 19.3% 19.5% 19.3% 0.3 -0.2 
3 Bedroom 23.9% 24.2% 29.1% 29.7% 0.2 0.6 
4 Bedroom 23.9% 25.9% 28.6% 28.2% 2.0 -0.5 
5+ Bedroom 5.5% 4.1% 8.0% 8.3% -1.3 0.3 

Source: U.S. Census Bureau 
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Information on construction activity sheds further light on the Township’s housing trends. A 
total of 2,571 housing units have been authorized since 2000. From 2000 to 2006, 2,090 
residential building permits were issued. However, since 2006, only 481 units were authorized. 
There was a significant uptick in 2017, showing that the housing market has recovered from 
the Great Recession and its effects on construction trends on the county, state, and national 
levels. 

3. Housing Occupancy and Tenure. While the number of households in Parsippany has 
remained stable, the household composition has changed. As seen in Table 7, below, the 
share of family households has increased, while the share of nonfamily households (either 
roommates or individuals living alone) has decreased. This data correlates with Parsippany’s 
increase in average household size and, while the trend is similar to Morris County, 
Parsippany’s rate of growth family households was higher from 2010 to 2016.  

 
Table 7: Household by Type, (2010 to 2016) 

Township of Parsippany–Troy Hills and Morris County, New Jersey 

Household Type 

Share of Total Households Percentage Point Change,  
2010-2016 

Parsippany Morris County Parsippany Morris County 2010 2016 2010 2016 
Families 69.5% 71.2% 71.6% 72.1% 1.7 0.5 
Non-Families  
(roommates or living alone) 

30.5% 28.9% 28.4% 27.9% -1.6 -0.5 

Source: U.S. Census Bureau 

The following table provides additional details regarding the tenure and occupancy of the 
Township’s housing stock. As shown below, over 58 percent of the Township’s 2017 housing 
stock was estimated to be owner-occupied, a figure which has gradually increased 5 percent 
since 1990. Vacancy rates have also increased from 2.2 percent in 2000 to 5.5 percent in 2017. 
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Table 8: Housing Units by Tenure and Occupancy Status (1990-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Category 

1990 2000 2017 
No.  

Uni t s  Percent  
No.  

Uni t s  Percent  
No.  

Uni t s  Percent  
Owner-Occupied 
Units 10,665 56.3% 11,867 59.1% 12,168 58.7% 
Renter-Occupied 
Units 7,704 40.6% 7,757 38.7% 7,426 

35.8% 

Vacant Units 591 3.1% 442 2.2% 1,138 5.5% 

Total Units 18,960 100.0% 20,066 100.0% 20,732 100.0% 
Source: U.S. Census 1990, 2000; American Community Survey 5-Year Estimates: 2013-2017. 

4. Housing Characteristics. The following table provides additional information on the 
Township’s housing stock, including data on the number of units in structures and the 
number of bedrooms. As shown below, Parsippany–Troy Hill’s housing stock is predominantly 
characterized by single-family detached units, which represent 56 percent of all dwelling units 
from 1990 to 2016. Multifamily housing developments consisting of 10 or more categorize the 
next largest housing groups at 28.6 percent of the housing stock in 2016. This trend indicates 
the Township’s housing stock is becoming more diversified.  

 
Table 9: Housing by Type, (2010 to 2016) 

Township of Parsippany–Troy Hills and Morris County, New Jersey 

Units in Structure 
Share of Total 
Housing Units 

Percentage 
Point Change 

2010 2016 2010-2016 
Single Family, Detached 56.0% 56.0% 0.0 
Single Family, Attached 5.8% 6.9% 1.1 
2 to 4 4.4% 5.3% 0.9 
5 to 9 4.2% 2.9% -1.3 
10+ 29.2% 28.6% -0.6 
Other 0.4% 0.3% -0.1 

Source: U.S. Census Bureau 

5. Housing Age. The following table details the age of the Township’s housing stock. As shown, 
approximately 78 percent of the community’s dwelling units were constructed prior to 1980, 
with 66 percent being constructed from 1950 to 1980.  This data is consistent with the 
information provided in Table 3, indicating that new construction has generally resulted in an 
increase in the number of total housing units. Very few structures built before 1940 remain, 
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and there has been relatively little new construction since 2005. The age of the housing stock 
means that many homes are ripe for redevelopment, either through upgrades or 
replacement (i.e. teardowns).  

Table 10: Year Residential Structure Built, (2010 to 2016) 
Township of Parsippany–Troy Hills, New Jersey 

Year # of Structures 
Percentage of 

Structures 
2005 or later 181 0.8% 
2000 to 2004 1,071 5.0% 
1990 to 1999 1,536 7.2% 
1980 to 1989 1,911 8.9% 
1970 to 1979 3,993 18.7% 
1960 to 1969 6,394 29.9% 
1950 to 1959 3,887 18.2% 
1940 to 1949 1,468 6.9% 
1939 or earlier 947 4.4%  

21,388 100.0% 
Source: U.S. Census Bureau 

The number of dwelling units in the Township increased from 20,066 to 21,274 between 2000 
and 2010, or 6 percent. Ever since the building boom of the 1960s, dwelling unit growth per 
decade ranged from 5 percent to 10 percent. Since 2010, housing unit construction has 
leveled off indicating reduced growth in recent years, largely attributed to the Township’s 
relatively developed nature and regional market forces.  

6. Housing Conditions. An inventory of the Township’s housing conditions is presented in Tables 
12 and 13 below. The first table identifies the extent of over-crowding in the Township, 
defined as housing units with more than one occupant per room. The data indicates the 
number of occupied housing units considered to be overcrowded has been negligible since 
1990 and has decreased significantly since 2000. 
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Table 11: Occupants Per Room (1990-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Occupants 
Per Room 

1990 2000 2017 
Number Percent Number Percent Number Percent 

1.00 or less 17,927 97.6% 18,619 94.9% 19,176 97.9% 
1.01 to 1.50 265 1.4% 572 2.9% 356 1.5% 
1.51 or more 177 1.0% 433 2.2% 62 0.5% 
Total 18,369 100% 19,624 100.0% 19,594 100% 

Source: U.S. Census Bureau 

Table 13 below presents additional details regarding housing conditions, including the 
presence of complete plumbing and kitchen facilities as well as the type heating equipment 
used. As shown, the percentage of units with complete plumbing facilities has increased 
slightly from 1990 to 2017 to nearly 100 percent, while the percentage of units containing 
complete kitchen and plumbing facilities has remained fairly consistent since 1990. This 
suggests that the vast majority of housing units in the Township contains standard facilities as 
the likely result of its young housing stock. 

 
Table 12: Equipment and Plumbing Facilities (1990-2017) 

Township of Parsippany – Troy Hills, New Jersey 

Fac i l i t i es  
1990 2000 2017 

Number Percent  Number Percent  Number Percent  
Kitchen:                       

With Complete Facilities 18,815 99.2% 19,988 99.6% 20,511 98.9% 
Lacking Complete Facilities 145 0.8% 78 0.4% 221 1.1% 

Plumbing:                      
With Complete Facilities 18,788 99.1% 19,983 99.6% 20,648 99.6% 
Lacking Complete Facilities 172 0.9% 83 0.4% 84 0.4% 

Heating Equipment:          
Standard Heating Facilities 18,071 98.4% 19,405 98.9% 19,508 99.6% 
Other Means, No Fuel Used 298 1.6% 219 1.1% 86 0.4% 

       Source: U.S. Census 1990, 2000; American Community Survey 2017  

7. Purchase and Rental Values. As shown in the Tables 14 and 15, the Township has historically 
experienced rental values lower than the County median. Between 2000 and 2017, the 
Township’s median gross rent increased approximately 55 percent, compared to a 61 percent 
increase in the County’s median gross rent. By 2017, the median gross rent in the Township 
was reported at $1,276. Roughly 66 percent of rental units have rents between $1,000 to 
$1,499, with approximately 24 percent charging $1,500 or more.  



 
 

25 Westwood Avenue, Westwood NJ 07675 
p: 201.666.1811 | f: 201.666.2599 | e: jhb@burgis.com 18 

 

 

Table 13: Gross Rent of Specified Renter-Occupied Housing Units (1990-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Rent  
1990 2000 2017 

Number Percent  Number Percent  Number Percent  
Less than $200 295 3.8% 185 2.4% 155 2.1% 
$200 to $299 231 3.0% 174 2.2% 130 1.8% 
$300 to $499 113 1.5% 186 2.4% 121 1.6% 
$500 to $749 4,503 58.5% 1,092 14.1% 35 0.5% 
$750 to $999 1,865 24.2% 4,681 60.4% 97 1.3% 
$1,000 to $1,499 *568 7.4% 732 9.5% 4,925 66.3% 
$1,500 or More - - 590 7.6% 1,778 23.9% 
No Cash Rent 121 1.6% 106 1.4% 185 2.5% 
Total 7,696 100.0% 7,746 100.0% 6,930 100% 

Median Gross Rent  $698 $823 $1,276 
Morris County 
Median Gross Rent $724 $883 $1,420 

Source: U.S. Census 1990, 2000; American Community Survey  
* represents value of $1,000 or more per previous Census data categorization. 

 

Similarly, the values of owner-occupied units have remained lower than, and increased 
parallel to, the County median. From 2000 to 2017, the Township’s median home value 
increased 80 percent.  The number of homes with values greater than $500,000 increased 
from 47 units in 1990 to over 3,300 in 2017.  

Table 14: Value of Specified Owner-Occupied Housing Units (1990-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Value Range 
1990 2000 2017 

Number Percent Number Percent Number Percent 

Less than $50,000 86 0.9% 91 0.8% 251 2.1% 
$50,000 to $99,999 437 4.5% 132 1.2% 70 0.6% 
$100,000 to $149,999 1,233 12.8% 872 7.9% 228 1.9% 
$150,000 to $199,999 2,965 30.7% 2,693 24.5% 436 3.6% 
$200,000 to $299,999 3,765 38.9% 4,685 42.6% 1,403 11.5% 
$300,000 to $499,999 1,136 11.7% 2,303 21.0% 6,378 52.4% 
$500,000 to $999,999 *47 0.5% *212 1.9% 3,381 27.8% 
$1,000,000 or More - - - - 21 0.2% 

Total 9,669 100.0% 10,988 100.0% 12,168 100.0% 

Median Value  $202,700 $234,100 $421,800 

Morris County  
Median Value Not Available $257,400 $438,100 

        Source: U.S. Census 1990, 2000; American Community Survey. 
       * denotes values $500,000 or more per previous Census data categorization. 
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8. Number of Units Affordable to Low- and Moderate-Income Households. Based on Affordable 
Housing Professionals of New Jersey 2019 regional income limits (attached hereto as Appendix A-
5), the median household income for a three-person household in COAH Region 2, Parsippany – 
Troy Hills housing region comprised of Essex, Morris, Union and Warren Counties, is $90,961.  A 
three-person moderate-income household, established at no more than 80 percent of the 
median income, would have an income not exceeding $72,553. A three-person low-income 
household, established at no more than 50 percent of the median income, would have an income 
not exceeding $45,345. 
 
An affordable sales price for a three-person moderate-income household earning 80 percent of 
the median income is estimated at approximately $280,000. An affordable sales price for a three-
person low-income household earning 50 percent of the median income is estimated at 
approximately $150,000.    These estimates are based on the UHAC affordability controls outlined 
in N.J.A.C. 5:80-26.1 et seq. Approximately 19 percent of the Township’s housing units are valued 
at less than $300,000, and approximately 4 percent are valued at less than $150,000, according to 
the 2017 American Community Survey. 
 
For renter-occupied housing, an affordable monthly rent for a three-person moderate-income 
household is estimated at approximately $1,800. An affordable monthly rent for a three-person 
low-income household is estimated at approximately $1,100.  According to the 2017 American 
Community Survey, approximately 74 percent of the Township’s rental units had a gross rent less 
than $1,500, and approximately 7 percent of the rental units had a gross rent less than $1,000. 
 

9. Substandard Housing Capable of Being Rehabilitated. The number of units in a community that 
are in need of rehabilitation and are not likely to experience “spontaneous rehabilitation” has 
been provided, as detailed in other sections of this report. For Parsippany–Troy Hills, this figure is 
one hundred and ninety (190) units. This item is further explained in the Fair Share Plan section of 
this document. 

 

C. PROJECTION OF MUNICIPAL HOUSING STOCK 

The COAH regulations require a projection of the community’s housing stock, including the probable 
future construction of low- and moderate-income housing, for the ten years subsequent to the 
adoption of the Housing Element. This projection shall be based upon an assessment of data which 
minimally must include the number of residential construction permits issued, approvals of 
applications for residential development, and probable residential development of lands. Each of these 
items are identified and outlined below. 
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1. Housing Units Constructed During the Last Ten Years.  The table below provides data 

concerning residential building permits issued for new construction during the past ten years.  
During this period, a total of 456 residential building permits were issued for new construction, 
including 246 for one- and two-family residences and 213 for housing units within multi-family 
developments.  Over one-half of these building permits were issued in just two years, 2017 and 
2018.  Since 2009, the Township has issued, on average, approximately 46 permits per year. 

 
Table 15: Number of Residential Building Permits Issued for New Construction (2009 to 2018) 

Parsippany-Troy Hills, New Jersey 

Year Issued One & Two 
Family 

Multi-
Family 

Mixed-Use Total 

2009 12 0 0 12 
2010 16 0 0 16 
2011 7 0 0 7 
2012 19 0 0 19 
2013 34 0 0 34 
2014 24 0 0 24 
2015 64 0 0 64 
2016 21 0 0 21 
2017 26 212 0 238 
2018 23 1 0 24 
Total 246 213 0 459 

      Source: New Jersey Construction Reporter. 
 

2. Probable Residential Development of Lands. Considering the rate of residential growth 
experienced in Parsippany-Troy Hills over the past decade, the continuing economic 
stagnation following the Great Recession, and the fact that there are a limited amount of 
developable parcels remaining in the Township, it is anticipated that Parsippany-Troy Hills 
will continue to see only modest growth in one and two-family residential development 
over the next decade. The Township does, however, anticipate more multi-family residential 
development than Parsippany-Troy Hills has experienced over the past decade due to 
recent approvals for inclusionary residential development that have not yet been 
constructed, as well as modified zoning which will allow for additional inclusionary 
residential development, as discussed in more detail in the Fair Share Plan section of this 
document. 
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D. POPULATION ANALYSIS 

The MLUL requires that a Housing Element provide data on the municipality’s population, including 
population size, age and income characteristics. 

1. Population Size. As seen in Table 17, the Township’s population has remained relatively stable 
since its peak in 1970, fluctuating slightly thereafter. The community experienced its largest 
population increase between 1960 and 1970, increasing 116 percent, and experienced a 
decline from then until 2000.  Since, 2000 the Township’s population has increased 5.5 
percent. 

Table 16: Population Growth 
Township of Parsippany – Troy Hills, New Jersey 

Year Population 
Population 

Change 
Percent 
Change 

1930 6,631 - - 
1940 10,976 4,345 65.5% 
1950 15,290 4,314 39.3% 
1960 25,557 10,267 67.1% 
1970 55,112 29,555 115.6% 
1980 49,868 (5,244) (9.5%) 
1990 48,478 (1,390) (2.8%) 
2000 50,649 2,171 4.5% 
2010 53,238 2,589 5.1% 
2017 53,444 206 0.4% 

Source: U.S. Decennial Census; American Community Survey 5-Year Estimates: 2013-2017. 
 

2. Age Characteristics. The Township’s age characteristics are outlined in Table 18 below. As 
shown, the Township’s population is growing slightly older, which is consistent with suburban 
national trends. Parsippany–Troy Hills median age has increased from 34.5 in 2000 to 41.2 in 
2017. As of 2017, 21 percent of the Township’s population was under 19 years of age, while 
15.5 percent of the population was 65 years or older. 
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Table 17: Age Characteristics (1990-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Age 
1990 2000 2017 

Number Percent Number Percent Number Percent 
Under 5 years 2,740 6.8% 3,065 6.1% 2,661 5.0% 
5 to 19 years 7,999 19.8% 8,449 16.7% 8,591 16.1% 
20 to 24 years 3,808 9.4% 2511 5.0% 3,363 6.3% 
25 to 34 years 10,221 21.1% 8,662 17.1% 7,695 14.4% 
35 to 44 years 8,184 16.9% 9,161 18.1% 7,292 13.6% 
45 to 54 years 6,326 13.0% 7,681 15.2% 7,900 14.8% 
55 to 64 years 4,832 10.0% 5,429 10.7% 7,642 14.3% 
65 to 74 years 2,595 5.4% 3,362 6.6% 4,644 8.7% 
75 to 84 years 1,427 2.9% 1,757 3.5% 2,674 5.0% 
85 years and over 346 0.7% 572 1.1% 982 1.8% 
Total 40,478 50,649 53,444 
Median Age 34.5 37.6 41.2 
   Source: U.S. Census 1990, 2000; American Community Survey 5-Year Estimates: 2013-2017. 

 
3. Average Household Size. From 1980 to 2000, the average household size for the Township 

declined slightly each decade.  Since 2000, the average household size has increased to near 
its 1980 figure at approximately 2.67 people per household. 
 

Table 18: Average Household Size (1980-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Year 
Total  

Population 
Number of  

Households 

Average 
Household 

Size 
1980 49,868 17,374 2.78 
1990 48,478 18,960 2.56 
2000 50,649 20,066 2.53 
2017 53,444 19,594 2.67 

Source: U.S. Census 1990, 2000; American Community Survey 5-Year Estimates: 2013-2017 
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4. Household Income. Detailed household income figures are shown in Table 20 below. As it can 
be seen, the median income for the Township’s households increased by 35 percent from 
1989 to 1999 and 38 percent from 1999 to 2017. The Township’s median household income 
was slightly higher than that of Morris County in both 1989 and 2000 but reduced to 14 
percent less than the County median income in 2017. 

 

Table 19: Household Income Distribution (1989-2017) 
Township of Parsippany – Troy Hills, New Jersey 

Income Category 
1989 1999 2017 

Number Percent  Number Percent  Number Percent  

Less than $10,000 855 4.7% 811 4.1% 620 3.2% 

$10,000 to $14,999 596 3.3% 522 2.7% 359 1.8% 
$15,000 to $24,999 1,425 7.8% 1,018 5.2% 964 4.9% 
$25,000 to $34,999 2,774 15.2% 1,397 7.1% 867 4.4% 
$35,000 to $49,999 3,345 18.3% 2,830 14.4% 1,668 8.5% 
$50,000 to $74,999 4,677 25.7% 4,228 21.5% 3,156 16.1% 
$75,000 to $99,999  2,360 12.9% 3,250 16.6% 2,854 14.6% 
$100,000 to $149,999 1,587 8.7% 3,467 17.7% 4,327 22.1% 
$150,000 to $199,999 *614 3.4% *2,105 10.7% 2,181 11.1% 
$200,000 or more - - - - 2,598 13.3% 
Total 18,233 100.0% 19,628 100.0% 19,594 100.0% 

Median Household Income $50,475 $68,133 $93,915 

Morris County Median $49,249 $65,241 $107,034 
Source: U.S. Census 1990, 2000; American Community Survey 5-Year Estimates: 2013-2017 

* denotes values $150,000 or more per previous Census data categorization. 

 
5. Housing cost-burden. Households that pay more than 30 percent of their income for housing 

are considered cost burdened and may have difficulty affording basic necessities such as 
food, clothing, transportation, and medical care. The 2017 American Community Survey 
reveals that 33 percent of home owners and 29 percent of renters allocate 30 percent or 
more of their income toward housing. 
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Table 20: Housing Cost as Percentage of Income (2017) 
Township of Parsippany – Troy Hills, New Jersey 

Percentage of  
Income 

Owner-occupied Renter-occupied 
Number Percent  Number Percent  

Less than 20 percent 5039 41.5% 3,600 45.6% 

20 to 29.9 percent 3069 25.3% 2,000 25.3% 

30 percent or more 4022 33.2% 2,292 29.1% 
Occupied Units 12,130 100.0% 7,892 100.0% 

Sources: American Community Survey 5-Year Estimates, 2013 – 2017. 

E. EMPLOYMENT ANALYSIS 

The MLUL requires that a housing plan include data on employment levels with respect to its community. 
As such, the following tables present information on the Township’s employment characteristics. 

1. Employment Status. Table 22 provides information on the employment status of Township 
residents age 16 and over.  In 2017, 68 percent of the Township’s population of the age of 16 
was included in its labor force.  Of those in the labor force, 4.8 percent were unemployed in 
2017 as compared to 2 percent in 2000.  However, the unemployment rate of Parsippany–Troy 
Hills in 2017 was lower than both the County and State at 5.2 percent and 6.9 percent, 
respectively. 

 
Table 21: Employment Status- Population 16 & Over (1990-2017) 

Township of Parsippany – Troy Hills, New Jersey 

Employment  
Status  

1990 2000 2017 
Number Percent  Number Percent  Number Percent  

In labor force 30,247 75.5% 29,230 70.9% 30,359 68.2% 
Civilian labor force 30,237 75.5% 29,230 70.9% 30,338 68.2% 

Employed 29,295 73.2% 28,389 68.9% 28,218 63.4% 
Unemployed 942 2.4% 841 2.0% 2,120 4.8% 

Armed Forces 10 0.02% 0 0.0% 21 0.0% 
Not in labor force 9,790 24.5% 11,982 29.1% 14,134 31.8% 

Total Population 16 
and Over 40,037 41,212 44,493 

Source: U.S. Census 1990, 2000, American Community Survey 2006-2017 

2. Employment Characteristics of Employed Residents. The following two tables detail 
information on the employment characters of employed Parsippany – Troy Hills residents. 
Table 23 details occupation characteristics, while Table 24 details industry characteristics.   
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Table 22: Employed Residents Age 16 and Over, By Occupation (1990-2013) 
Township of Parsippany – Troy Hills, New Jersey 

Occupat ion 
1990 2000 2013 

Number Percent  Number Percent  Number Percent  
Management, Professional 
and related occupations 10,107 34.5% 13,363 47.1% 14,183 51.2% 

Service Occupations 2,406 8.2% 2,548 9.0% 3,092 11.2% 
Sales and Office 
Occupations 11,392 38.9% 8,115 28.6% 6,976 25.2% 

Farming, fishing and 
forestry occupations 193 0.7% 18 0.1% 23 0.08% 

Construction, extraction 
and maintenance 
occupations 

2,682 9.2% 1,722 6.1% 1,239 4.5% 

Production, transportation 
and material moving 
occupations 

2,515 8.6% 2,623 9.2% 2,215 8.0% 

Total 29,295 100.0% 28,389 100.0% 27,728 100.0% 
Source: U.S. Census 1990, 2000; American Community Survey 5-Year Estimates: 2009-2013. 

 
Table 23: Employed Residents Age 16 and Over, By Industry (1990-2013) 

Township of Parsippany – Troy Hills, New Jersey 

Indust ry  
1990 2000 2013 

Number Percent  Number Percent  Number Percent  
Agriculture, forestry, fishing, 
hunting and mining 403 1.4% 23 0.1% 23 0.1% 

Construction 1,359 4.6% 1,136 4.0% 1,156 4.2% 
Manufacturing 5,849 20.0% 4,835 17.0% 3,608 13.0% 
Wholesale trade 1,972 6.7% 1,489 5.2% 1,209 4.4% 
Retail trade 4,359 14.9% 3,258 11.5% 2,962 10.7% 
Transportation and warehousing, 
and utilities 2,987 10.2% 1,314 4.6% 1,190 4.3% 

Information - - 1,591 5.6% 1,211 4.4% 
Finance, insurance, real estate and 
rental and leasing 3,334 11.4% 2,827 10.0% 2,817 10.2% 

Professional, scientific, 
management, administrative and 
waste management services 

1,616 5.5% 4,282 15.1% 4,641 16.7% 

Educational, health and social 
services  3,382 11.5% 4,319 15.2% 5,485 19.8% 

Arts, entertainment, recreation, 
accommodation and food services *238 0.8% 1,556 5.5% 1,822 6.6% 

Other services 3,113 10.6% 983 3.5% 874 3.2% 
Public administration  683 2.3% 776 2.7% 730 2.6% 
Total 29,295 100.0% 28,389 100.0% 27,728 100.0% 

Source: U.S. Census 1990, 2000; American Community Survey 5-Year Estimates: 2009-2013. 
* Includes figures for entertainment and recreation.  Other employment categories not specifically represented in Census data.  
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E. HOUSING AND EMPLOYMENT PROJECTIONS 

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

1. Probable Future Employment and Regional or Community Factors Impacting Upon Future 
Municipal Employment. Employment in the Township has fluctuated consistent with the 
economic downturn beginning in 2007.  Climbing to its peak in 2006, the Township had 
57,012 jobs, the number of which declined each year thereafter until 2011 and rose to 53,577 
in 2014.  Assuming the current economic climate continues and recognizing the limited 
availability of vacant land for new non-residential developments, only minor changes in 
employment characteristics are anticipated. Based upon the fully developed character of the 
community’s non-residentially zoned areas which leaves few sites available for development, 
few additional jobs are anticipated to be created locally. 

 
Table 24: Covered Employment Trends 2004-2014 

Township of Parsippany – Troy Hills, New Jersey 

Year 
Number 
of  Jobs 

Change in 
Number of  

Jobs 
Percent 
Change 

2004 53,336 - - 

2005 55,492 2,156 4.0% 
2006 57,012 1,520 2.7% 

2007 55,248 (1,764) (3.1%) 
2008 54,934 (314) (0.6%) 

2009 50,144 (4,790) (8.7%) 
2010 49,234 (910) (1.8%) 

2011 49,143 (91) (0.2% 
2012 50,135 992 2.0% 

2013 52,044 1,909 3.8% 
2014 53,577 1,533 2.9% 

Source: Department of Labor and Workforce Development 

2. Projection of the Municipality’s Housing Stock. Since 2000, the Township has issued 1,627 
residential Certificate of Occupancies (CO’s) and 369 demolition permits, resulting in a net 
increase of 1,258 units. With limited acreage remaining in the municipality which may be 
developed for residential use, it is anticipated that the Township’s residential growth shall 
remain modest, as reflected in the recent annual data shown below.  
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Table 25:  Trend in Residential Development 
Analysis of Certificates of Occupancy and Demolition Permits, 2000 - 2018 

Township of Parsippany – Troy Hills, New Jersey 

Year 
COs 

Issued 

Demo 
Permits  

Issued 
Net 

Growth 
2000 136 17 119 
2001 241 12 229 
2002 200 19 181 
2003 167 22 145 
2004 264 28 236 
2005 104 42 62 
2006 117 30 87 
2007 95 22 73 
2008 28 24 4 
2009 88 10 78 
2010 12 16 (4) 
2011 14 5 9 
2012 6 21 (15) 
2013 20 31 (11) 
2014 17 21 (4) 
2015 10 23 (13) 
2016 23 0 23 
2017 47 1 46 
2018 38 25 13 

18 YR Total 1627 369 1258 
18 YR Avg. 86 19 66 

Source: New Jersey Department of Community Affairs 

3. Historical Trends in Non-Residential Development.  From 2000 to 2013, office space 
categorized the largest segment of non-residential development in the Township consisting 
of a total developed 1,489,488 square feet with its peak in 2002 when 758,424 square feet 
were built.  Storage and hotel/motel space were the second and third largest categories of 
non-residential development with 512,352 square feet and 342,463 square feet also built 
during that time period.  Comparatively little assembly, industrial and institutional space were 
developed from 2000 to 2013. 
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Table 26: Trend in Non-Residential Development 
Analysis of Certificates of Occupancy by Square Footage, 2000 – 2018 

Township of Parsippany – Troy Hills, New Jersey 

Yea r  O f f i ce  Re ta i l  

A - 1  
th ru   
A-5  

Hote l /  
Mote l  Educa t ion  Indus t r i a l  I n s t i tu t iona l  S to rage  

S igns ,  
Fences ,  

U t i l i t y  &  
Mi sc .  

2000 149,880 65,000 8,024 0 2,472 38,000 0 104,582 0 
2001 145,917 12,516 0 83,178 0 0 0 72,800 0 
2002 758,424 0 492 0 10,774 0 33,400 247,032 32,000 
2003 14,844 0 0 0 0 0 0 0 2,200 
2004 17,754 0 5,459 97,538 0 0 38,121 0 9,664 
2005 30,986 0 0 0 0 0 0 0 2,460 
2006 15,656 6,500 859 104,452 0 0 0 0 1,060 
2007 209,796 6,325 0 0 0 2,598 312 83,600 1,719 
2008 51,178 23,228 0 0 51,923 0 0 0 0 
2009 3* 3,417 0 57,294 27,506 0 0 0 0 
2010 66,818 1,052 12,000 0 14,325 0 0 0 0 
2011 0 922 0 0 0 0 0 0 0 
2012 0 0 0 0 0 0 0 0 0 
2013 28,232 0 0 0 0 0 0 4,338 2,880 
2014 8,595 0 0 0 7,500 0 0 0 1,110 
2015 57,252 0 0 0 0 0 0 0 0 
2016 16,700 13,085 13,119 0 0 0 0 0 0 
2017 2,556 0 0 0 0 0 0 0 576 
2018 51,221 514 1,350 0 0 0 0 0 500 

Total 1,625,809 132,559 41,303 342,462 114,500 40,598 71,833 512,352 54,169 

 

While office space was the largest segment of non-residential development from 2000 to 2018, it 
also overwhelming represented the use associated the most demolition permits during that period. 
This is likely the result of office market fluctuations and the rehabilitation of this use in Morris County 
and the State where some regions have seen office space shift from suburban office parks to more 
urbanized areas and the trend to improve building marketability.    
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Table 27: Trend in Non-Residential Development 
Analysis of Demolition Permits, 2000 – 2018 

Township of Parsippany – Troy Hills, New Jersey 

Year  Of f i ce Reta i l  
A-1  th ru   

A-5 
Hote l /  
Mote l  Educat ion Indust r ia l  Inst i tu t ional  S torage 

S igns ,  
Fences ,  

Ut i l i t y  
& Misc .  

2000 2 0 1 0 0 0 0 0 147 
2001 1 0 0 0 0 0 0 0 65 
2002 1 1 0 0 0 0 0 0 108 
2003 1 2 1 0 0 0 0 0 140 
2004 2 1 0 0 0 0 0 0 165 
2005 4 0 0 0 0 0 0 0 74 
2006 9 0 0 0 0 0 0 0 29 
2007 3 0 0 0 0 0 0 0 35 
2008 4 0 1 0 0 0 1 0 8 
2009 3 0 0 0 0 0 0 0 14 
2010 2 0 1 0 1 0 0 0 17 
2011 5 0 1 0 0 0 0 0 56 
2012 2 0 0 0 0 0 0 0 190 
2013 3 1 1 0 0 0 0 0 185 
2014 - - - - - - - - - 
2015 5 0 1 0 0 0 0 0 144 
2016 1 0 0 0 0 0 0 0 120 
2017 0 0 2 0 0 0 0 0 154 
2018 2 0 0 0 0 0 0 1 192 

Total 50 5 9 0 1 0 1 1 1843 
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Section II: Fair Share Obligation 
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A. SUMMARY OF FAIR SHARE OBLIGATION 

The state of the Third-Round affordable housing obligations for municipalities throughout New Jersey 
continues to be in flux, given the fact that neither the Courts, COAH, nor the legislature has come up 
with a definitive set of housing-need numbers that has been universally accepted. Thus far, two sets 
of numbers have been promulgated and widely discussed.  These include numbers prepared by 
Econsult Solutions on behalf of a consortium of municipalities known as the Municipal Joint Defense 
Group, of which Parsippany-Troy Hills is a part, and numbers prepared by Dr. David Kinsey on behalf 
of the Fair Share Housing Center (FSHC).  In addition, state-wide and municipal obligations for the 
present need rehabilitation obligation, as well as the Gap + Prospective Need obligation (1999-2015) 
have been calculated using the Jacobson Methodology. These housing-need numbers for the 
Township of Parsippany-Troy Hills are as follows: 

 
Table 28: Fair Share Obligation Comparisons 
Township of Parsippany-Troy Hills, New Jersey 

Requirement Econsult 

11/2017 

FSHC 

7/2016 

Jacobson 

3/2018 

Rehabilitation Obligation: 189 196 190 

Prior Round Obligation (1987-1999): 663 664 664 

Gap + Prospective Need Obligation (1999-2025): 504 2,412 1,314 

 
Ultimately, a Settlement Agreement, which was executed by the Township and FSHC on April 11, 2019, 
sets forth the extent of Parsippany-Troy Hills Rehabilitation, Prior Round, and Gap + Prospective Need 
Obligations.  Under the terms and conditions of the Settlement Agreement, and the Order approving 
same entered by the Court on June 21, 2019, the Township has the following obligations for the period 
from 1987 through July 2, 2025:  

 
Requirement Obligation per Settlement 
1. Rehabilitation Obligation: 190 
2. Prior Round Obligation (1987-1999): 664 
3. Gap + Prospective Need Obligation (1999-2025): 1,314 
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B. ADJUSTMENT TO REHABILITATION OBLIGATION 
 

The rehabilitation component of the affordable housing obligation is based on a municipality’s existing 
housing deficiencies.  It is defined as the number of deficient housing units occupied by low- and 
moderate-income households within a municipality.  A deficient housing unit is a unit with health and 
safety code violations that require the repair or replacement of a major system.  A major system 
includes any of the following:  weatherization, roofing, plumbing, heating, electricity, sanitary 
plumbing, lead paint abatement and/or load bearing structural systems.  
 
Whereas the FSHC Settlement Agreement establishes the Township’s Rehabilitation obligation at 190 
units, Parsippany-Troy Hills has participated in an ongoing rehabilitation program to income qualified 
households for the rehabilitation of health and safety improvements. The program is for Parsippany-
Troy Hill’s residents funded since 1977 by a Community Development Block Grant Program (CDBG). 
The Township intends to address its rehabilitation obligation of 190 units although it is seeking credit 
for 39 units which have been rehabilitated since 2010. A copy of the rehabilitation credits are attached 
hereto as Appendix A-1. The Township proposes to continue to participate in the CDBG program to 
address the remaining need of 151 units. 
 

B. VACANT LAND ADJUSTMENT 

Since Parsippany-Troy Hills lacks developable vacant land, it is entitled to adjust its Gap + Prospective 
Need (1999-2025) obligation in accordance with the Vacant Land Adjustment (VLA) procedures set 
forth in COAH’s Round 2 rules.  As provided therein, a Realistic Development Potential (“RDP”) Analysis 
is intended to determine which sites in a municipality are the most likely sites to develop for low- and 
moderate-income housing.  Accordingly, the FSHC Settlement Agreement establishes the Township’s 
Third Round RDP at 845 and its remaining Unmet Need at 469 units.  The calculation of the Township’s 
Third Round RDP is discussed in more detail below. 
 
The vacant land analysis presented herein first identified all privately-owned and publicly-owned 
vacant sites in the Township, which encompass a total of 5,200 acres. In an effort to be as inclusive as 
possible, during negotiations of the settlement agreement, the analysis of additional sites that are in 
the Township either having the potential to redevelop or included for development were identified 
during the negotiations of the settlement agreement. These properties are as follows:  
 

1. Block 408, Lot 4.01: This is a 2.91-acre parcel located at 440 Littleton Road and owned by 
440Littleton Road, LLC. The site is not vacant since it is an operating Cerbo’s plant and 
landscape nursery which in accordance with 5:93-4.2(d) is required to be included in the vacant 
land assessment although may not represent an acceptable site for affordable housing.  

 
2. Block 166, Lot 96: This is a 22.30-acre parcel located at 1050 Littleton Road and owned by St. 
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Christopher’s Church. The site is not vacant but there is a portion of the property in the rear 
encompassing 11.50 acres which is being actively marketed and is vacant. It is included in the 
vacant land assessment as it is available and of a size that meets the requirements. While it 
does not represent an appropriate site for affordable housing at this time, it is required to be 
included in the RDP calculations. 

 
3. Block 15, Lots 5 and 6: This is a 6.33-acre parcel located at 2889 Route 10 and owned by 2889 

Route 10, LLC. The site is not vacant but is included in the vacant land assessment as it is to be 
developed for inclusionary development during the third round and is required to be included 
as part of the negotiated settlement agreement.   

 
4. Block 734, Lot 51.29: This is a 6.56-acre parcel located at Schindler Court and owned by Sterling 

Mist, LLC. The site is not vacant but is included in the vacant land assessment as it is developed 
during the third round and is required to be included as part of the negotiated settlement 
agreement.   
 

5. Block 421, Lot 29.03: This is a 16.10-acre parcel located at 30 Waterview Boulevard and owned 
by Waterview Marketplace, LLC. The site is not vacant but is included in the vacant land 
assessment as it is being developed during the third round and is required to be included as 
part of the negotiated settlement agreement. 
 

6. Block 14, Lots 9, 9.1 and 10: These parcels, at 660 and 648 Old Dover Road, encompass 14.0 
acres and are owned by 700 Mountain Way, LLC. These parcels are not vacant but are approved 
for inclusionary development during the third round and is therefore required to be included 
as part of the negotiated settlement agreement. 
 

7. Block 245, Lot 18.1: This is a 0.87-acre parcel located at 181 Kingston Road and owned by Hreeji 
Gaja Laxmi, LLC. The site is not vacant but is included in the vacant land assessment as it is to 
be developed for inclusionary development during the third round and is required to be 
included as part of the negotiated settlement agreement. 
  

8. Block 136, Lot 44 and 76: This is a 27.47-acre parcel located at 100 and 120 Cherry Hill Road 
and owned by Morris Corporate Center VI Realty and Morris Corporate Center VI LLC. These 
parcels are vacant and are included as they are proposed for inclusionary development as part 
of the Fair Share Plan, therefore included in the RDP vacant land assessment. 
 

9. Block 181, Lot 19: This is a 25.95-acre parcel located at 1500 Littleton Road and owned by 
Parsippany-Littleton, LLC. The parcel is not vacant although, it is included as it is proposed for 
inclusionary development as part of the Fair Share Plan, therefore included in the vacant land 
RDP assessment. 
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10. Block 200, Lot 1.2: This is a 11.13-acre parcel located at 1515 Route 10 and owned by 1515 
Parsippany, LLC. The parcel is not vacant although, it is included as it is proposed for 
inclusionary development as part of the Fair Share Plan, therefore included in the vacant land 
RDP assessment. 
 

11. Block 200, Lot 8: This is a 2.51-acre parcel located at 169 Johnson Road and owned by A Council 
Trustee, J&P Weichert. The parcel is not vacant although, it is included as it is proposed for 
inclusionary development as part of the Fair Share Plan, therefore included in the vacant land 
RDP assessment. 
 

12. Block 202, Lots 3.1, 3.12 and 3.20: These parcels amount to 20.25-acres located at 1633 Littleton, 
2 and 3 Campus Drive and owned by various entities c/o Mack Cali Realty. The parcels are not 
vacant although, they are included as proposed for inclusionary development and a parcel for 
future open space acquisition as part of the Fair Share Plan, therefore included in the vacant 
land RDP assessment. 
 

13. Block 392, Lots 1 and 2: These parcels amount to 45.08-acres located at 800-900 and 100-700 
Parsippany Road and owned by various entities. The parcels are not vacant although, they are 
included as proposed for inclusionary development as part of the unmet need mechanisms in 
the Fair Share Plan, therefore included in the vacant land RDP assessment. 
 

14. Block 698, Lot 15.2, S01: These parcels amount to 22.08-acres located at 808 Route 46 and 
owned by Westmount-Arlington Plaza Joint Venture. The parcels are not vacant although, they 
are included as either proposed for inclusionary development as part of the unmet need 
mechanisms in the Fair Share Plan, therefore included in the vacant land RDP assessment. 
 

15. Block 766, Lots 6, 7, 8 and 9: These parcels amount to 8.54-acres located at 750 Edwards Road 
and owned by 750 Edwards Road , LLC and Corvelli Associates c/o Corvelli Brothers. The parcels 
are not vacant although, they are included as proposed for inclusionary development as part 
of the Fair Share Plan, therefore included in the vacant land RDP assessment. 
 

16. Block 767, Lots 36: This parcel amounts to 1.18-acres located at 887 Edwards Road and owned 
by Corvelli Associates, Inc. The parcels are not vacant although, they are included as proposed 
for inclusionary development as part of the Fair Share Plan, therefore included in the vacant 
land RDP assessment. 

 
The analysis then evaluated each site for size (a minimum of five dwelling units were required to be 
accommodated based on the applicable densities) and subtracted out environmentally constrained 
land (wetlands, steep slopes, streams, and flood plains) pursuant to the applicable regulations at 
N.J.A.C. 5:93-4.2. In addition, preserved open space were also eliminated from RDP analysis. The 
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remaining 126 acres of developable vacant land and the above noted developable area were then 
evaluated to determine the Township’s Third Round RDP.   
 
Ultimately, the cumulative developable area which qualified for RDP Analysis resulted in a total Third 
Round RDP for the Township of 845. The Township’s Vacant Land Assessment is presented in the 
accompanying map on the following page and the accompanying table attached hereto as Appendix 
A-3. The proposed method to address the Township’s Third Round RDP of 845 will be discussed in 
the Fair Share Plan section of this report.    
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Figure 1: Vacant Land Map-Quadrant A 
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Figure 2: Vacant Land Map-Quadrant B 
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Figure 3: Vacant Land Map-Quadrant C 
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Figure 4: Vacant Land Map-Quadrant D 
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Section III: Fair Share Plan  
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A. PLAN SUMMARY 

The Fair Share Plan identifies the manner in which the Township’s fair share affordable housing 
obligations – inclusive of a Rehabilitation obligation of 190, a Prior Round obligation of 664, and a 
Gap + Prospective Need obligation of 1,314 – are to be addressed. This is summarized below. 

 
1. Rehabilitation Obligation. The Township intends to satisfy its 190-unit Rehabilitation obligation 

through continued participation in an ongoing rehabilitation program funded by a Community 
Development Block Grant Program (CDBG). The Township intends to address its rehabilitation 
obligation of 190 units although it is seeking credit for 39 units which have been rehabilitated 
since 2010. This will be discussed in more detail later in this section. 
 

2. Prior Round Obligation (1987-1999). Parsippany-Troy Hills prior affordable housing plan 
completions exceed the Township’s Prior Round obligation of 664. As such, the Township has 
a remaining Prior Round obligation of zero and additional surplus units/credits that can be 
carried over to address its Gap + Prospective Need obligation.  This is detailed later in this 
section. 
 

3. Gap + Prospective Need Obligation (1999-2025).  Pursuant to the Township’s Settlement 
Agreement with FSHC, Parsippany-Troy Hills has a Gap + Prospective Need obligation of 1,314.  
This figure is comprised of an RDP of 845 and a remaining Unmet Need of 469.  The Township 
proposes to address its RDP with existing affordable housing units created under the Prior 
Round, affordable units built and/or approved in the Third Round, proposed inclusionary 
housing units, alternative living arrangements, accessory apartments, a Market to Affordable 
program and   rental bonus credits permitted in accordance with COAH’s Round 2 rules. The 
Township proposes to address its Unmet Need with excess credits, future alternative living 
arrangements, overlay zones, and the creation of a Township-wide mandatory set-aside 
ordinance. These mechanisms are detailed later in this section. 

 
As noted above, the Housing Element and Fair Share Plan can accommodate the entirety of the 
community’s affordable housing obligation through 2025 in a manner that affirmatively addresses 
affordable housing need, within the framework that seeks to reduce impacts to the overall character 
of the community. 

 

B. MINIMUMS/MAXIMUMS TO BE ADDRESSED 

This plan seeks to address the Township’s affordable housing obligation by application of COAH’s 
Round 2 rules. The Supreme Court in its 2015 Mount Laurel IV decision endorsed the use of COAH’s 
Round 2 rules.  As such, the following minimum requirements and maximum limitations, as set forth 
in COAH’s Round 2 rules, will be addressed within the plan: 
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1. Prior Round Obligation: 
 

a. Age-Restricted Units. Pursuant to N.J.A.C. 5:93-5.14.a.1, the Township is permitted to age-
restrict up to 25 percent of its 664-unit Prior Round obligation. This equates to a maximum 
of 166 age-restricted units.  
 

b. Rental Units. Pursuant to N.J.A.C. 5:93-5.15.a, the Township is required to address at least 
25 percent of its 664-unit Prior Round obligation with rental housing. This equates to a 
minimum of 166 rental units. 
 

c. Rental Bonus Credits. Pursuant to N.J.A.C. 5:93-5.15.d, the Township shall receive a 2:1 rental 
bonus credit for rental units made available to the general public, up to the 166-unit rental 
obligation. Age-restricted rental units may be eligible for rental bonus credits at a ratio of 
1.33:1; however, no more than 50 percent of the rental obligation shall receive a bonus for 
age restricted rental units. 

 
2. Third Round RDP Obligation: 

 
a. Age-Restricted Units. Pursuant to N.J.A.C. 5:93-5.14.a.2, the Township is permitted to age-

restrict up to 25 percent of its 845-unit Third Round RDP. This equates to a maximum of 
211 age-restricted units. 
 

b. Rental Units. Pursuant to N.J.A.C. 5:93-5.15.a, the Township is required to address at least 
25 percent of its 845-unit Third Round RDP with rental housing. This equates to a minimum 
of 212 rental units. At least one-half (totaling 106) of these rental units shall be made 
available to families. 

 
c. Rental Bonus Credits. Pursuant to N.J.A.C. 5:93-5.15.d, the Township shall receive a 2:1 rental 

bonus credit for rental units made available to the general public, up to the 212-unit rental 
obligation. Age-restricted rental units may be eligible for rental bonus credits at a ratio of 
1.33:1; however, no more than 50 percent of the rental obligation shall receive a bonus for 
age restricted rental units. 

 
d. Family Units. Pursuant to the FSHC Settlement Agreement, at least 50 percent of the units 

addressing the 845-unit Third Round RDP must be available to families. Given that 212 of 
the Township’s 845-unit RDP will be met with rental bonus credits, the 633 units addressing 
the Third Round RDP must minimally include 317 units that are available to families.   

 
The table below summarizes the above parameters for both the Prior Round and Prospective Need 
obligations 
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Table 29: Plan Minimums and Maximums 
Parsippany-Troy Hills, New Jersey 

Requirement Prior Round 
Obligation 

Third Round  
RDP 

Max. Age-Restricted Units  166 211 
Min. Rental Units  166 138 
Min. Rental Units Available to Families  -- 106 
Max. Rental Bonus Credits (Total, incl. Age-Restricted)  166 212 
Max. Rental Bonus Credits (Age-Restricted)  92 106 
Min. Units Available to Families  -- 317 
 

C. PLAN COMPONENTS 
 
This section of the plan details the projects, mechanisms and funding sources which will be used 
to meet the Township’s affordable housing obligations, as discussed above. The Plan Components 
Map included at the end of this document illustrates the location of all existing and proposed 
developments identified herein.  

1. Rehabilitation Obligation.  As established in Section II of this plan, Parsippany-Troy Hills 
Rehabilitation obligation is 190 units. The Township seeks credit for 39 units which have been 
rehabilitated since 2010 (see the Appendix for the reporting of these units). The Township 
intends to satisfy the remaining its 151-unit rehabilitation obligation through the ongoing 
rehabilitation program funded by a Community Development Block Grant Program (CDBG). In 
addition, the Township will establish a municipal Rehabilitation Program available to both 
owners and renters by contracting with a rehabilitation consultant to administer the program. 
The Township will utilize funds from the Township’s affordable housing trust fund to fund this 
program. The Township will commit an average of at least $10,000 per unit, consistent with 
COAH’s Round 2 rules. This will require a total commitment of minimally $1,510,000 towards 
this program. 
 
Pursuant to COAH’s rules that allow municipalities to utilize money collected from 
development fees for this purpose, the Township shall set aside the required $1,510,000 from 
its affordable housing trust fund account to be made available to income-qualified households 
to participate in the program. As of July 15, 2019, the Township of Parsippany-Troy Hills has a 
balance of $6,651,666 however, it is projected that an additional $1,506,493 (without interest), 
will be added to the affordable housing trust fund before the end of the Third Round. In the 
event that a shortfall of anticipated revenues occurs, the Township will handle the shortfall of 
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funds through an alternative funding source to be identified by the Township and/or bonding. 
A draft resolution of intent to bond is attached hereto as Appendix A-4. 
 

1. Prior Round Obligation (1987-1999).  Parsippany-Troy Hill’s Prior Round obligation is 664 units. 
The Township was granted prior round credit for 250 prior cycle credits for Baldwin Oaks senior 
housing apartments and for 6 prior cycle credits for 6 bedrooms in one group home, for a total 
of 256 prior cycle credits, as part of The Township of Parsippany-Troy Hills’s Prior Round 
HE&FSP, which received COAH substantive certification on August 7, 1996. A copy of the 1996 
COAH Compliance Report is attached hereto as Appendix A-2.  
 
As shown in the table below, in accordance with the settlement agreement due to limits 
imposed on prior cycle senior units, the Township is applying 166 of these prior cycle credits as 
senior units, toward the Prior Round obligation, leaving 84 surplus credits from Baldwin Oaks 
available to be applied to the Township’s third round obligation.  
 

Table 30: Plan Components Addressing Prior Round Obligation 
Parsippany-Troy Hills, New Jersey 

Township of Parsippany-Troy Hills Prior Round Compliance Mechanisms 
Credits 

Applicable 
Rental 
Bonus  

Total 
Applicable 

Credits 

Prior Cycle Credits: 100% Affordable Developments - Completed 166 0 166 

Baldwin Oaks (B 712, L 39) (Rental)-Age Restricted: 250 units 166 N/A* 166 

Alternative Living Arrangements- Completed/Proposed 84 84 168 

ARC (B 202, L 9.06) (Rental) Entin Rd. 6 6 12 

ARC (B 202, L 9.07) (Rental) Entin Rd 6 6 12 

Dept. of Special Ed-Roman Catholic-B 208, L 5 (Rental) Littleton Rd. 5 5 10 

CBH to Homeless Solutions (B 10, L 1.03) (Rental) Ruth Davis Drive 32 32 64 

JSDD of Metrowest (B 446, L 10) (Rental) Pleasant Terrace 5 5 10 
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Township of Parsippany-Troy Hills Prior Round Compliance Mechanisms 
Credits 

Applicable 
Rental 
Bonus  

Total 
Applicable 

Credits 

Advancing Opportunities, Inc. (B 518, L 25) (Rental) Hiawatha Blvd. 4 4 8 

Advancing Opportunities, Inc. (B 709, L 27) (Rental) 66 N. Beverwyck Rd. 4 4 8 

Community Hope Inc. (B 174, L 12) (Rental) 639 Tabor Road 6 6 12 

New Bridge & The Rose House (B 168, L 119) (Rental) Moraine Road 4 4 8 

Special Homes NJ & Monarch Associates (B 204, L 1) Littleton Rd. 4 4 8 

The Rose House Corp.-B 497, L 10 (Rental) Knoll Rd. 4 4 8 

Carmela Lunt Corp. Community Hope (B 756, L 5) (Rental) Deauville Dr. 4 4 8 

Regional Contribution Agreement: Newark (294 committed, 269 creditable)  269 N/A 269 

Inclusionary Developments- Completed or Proposed 31 30 61 

Mill Run Apartment (B 15, L 5&6) (Rental)-Route 10 16 16 32 

Palmar Assoc. LLC. (B 450, L 14, 15, 16 & 17) (For sale)-Interval Road (2 
available, 1 applied) 

1 0 1 

Weichert- Johnston Road- B 200, L 8 (Rental) (19 total available, 14 applied) 14 14 28 

Total 550 114 664 

Prior Round Credit Summary and Surplus (Age Restricted) (250-166=84)   84 surplus 

* COAH Second Round certification noted that rental bonuses for this alternative living facility is not eligible since it opened before 
December 15, 1986.  

2. RDP Obligation.  As established in Section II of this plan, Parsippany-Troy Hills has an RDP 
obligation of 845 for the period extending from 1999 to 2025. The Township proposes to satisfy 
the entirety of this obligation with a combination of existing affordable housing units and 
credits created under the Prior Round, affordable units built and/or approved in the Third 
Round, proposed inclusionary housing units, alternative living arrangements, a market to 
affordable program, an accessory apartment program and rental bonus credits permitted in 
accordance with COAH’s Round 2 rules. These components are identified in the following table, 
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with more detail on each development to follow in Section D below. 
 

Table 31: Plan Components Addressing Third Round 
Parsippany-Troy Hills, New Jersey 

Plan Component Units Bonus Total Status 

Prior Cycle Surplus Credits from Prior Round 211 - 211  

Baldwin Oaks- B 712, L 39 (Rental) 84 N/A 84 Completed 

Brookside- B 412, L 15 (Rental) 127 N/A 127 Completed 

Prior Cycle Credits: Alternative Living Arrangements- 
Completed 

10 - 10  

Cheshire (B 484, L 8.01) (Rental)- North Beverwyck Road 6 N/A* 6 Completed 

ARC (B 601, L 1) (Rental)- Hiawatha Blvd.-Prior Cycle 4 N/A* 4 Completed 

Applicable Units Built and/or Approved in Third Round 22 21 43  

700 Mountain Way- B 14, L 9, 9.1&10 (Rental) 15 15 30 Approved 

Kingston Road -B 245, L 18.1 (Rental) 2 2 4 Approved 

Palmar Assoc. LLC. (B 450, L 14, 15, 16 & 17) (For 
sale)-Interval Road (2 total, 1 available from Prior 
Round) 

1 0 1 Approved 

Special Homes of New Jersey- B 129, L 6 (Rental) 
Glenwood Place 

4 4 8 Completed 

Market to Affordable-Completed 1 0 1  

Habitat for Humanity. (B 528, L 1.1) (Ownership) (2002) 1 0 1 Completed 

Proposed Inclusionary Developments 310 191 501  

Stanberry Parsippany LLC. - B 200, L 1.02 (Rental) 67 34 101 Settlement 

Mack Cali- B 202, L 3.12 & 3.20 (Rental) 82 82 164 Settlement 
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Plan Component Units Bonus Total Status 

Westmount Plaza- B 698, L 15.2 (Rental) 63 63 126 Settlement 

750 Edwards Road LLC.- B 766, L 6, 7, 8, 9 (Rental) 23 12** 35 Settlement 

887 Edwards Road-B 767, L 36 (Rental) 5 - 5 Settlement 

Weichert- Johnston Road- B 200, L 8 (Rental) (19 
total, 5 available from Prior Round) 

5 - 5 Settlement 

SJP MC VI- Cherry Hill Road- B 136, L 44 & 76 
(Rental) 

65 - 65 Settlement 

Proposed-Alternative Living Arrangements 38 0 38  

Community Options: B 741, L 58 (Rental) @ 
Normandy Drive 

4 - 4 Proposed 

Community Options: 3 sites: (3) 4 bedrooms and (2) 
3 bedrooms (Rental) 

18 - 18  

Advancing Opportunities, Inc.: 2 sites @ 4 bedrooms 
(Rental) 

8 - 8 Proposed 

Avidd Community Services of NJ: B 598, L 12 (Rental) 
Minnehaha Blvd.  

4 - 4 Proposed 

Avidd Community Services of NJ: B 30, L 3.02 
(Rental) Circle Drive.  

4 - 4 Proposed 

Proposed Programs 45 0 45  

Market to Affordable Program  35 - 35 Proposed 

Accessory Apartment Program (Rental) 10  - 10 Proposed 

Totals: 637 212 849  

* COAH Second Round certification noted that rental bonuses for this alternative living facility is not eligible 
since it opened before December 15, 1986. ** Maximum 212 bonuses credits reached. 
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As demonstrated in the table below, the plan components proposed to address the RDP 
obligation fully satisfy the minimum/maximum requirements identified in COAH’s Second 
Round rules.  

Table 32: RDP Obligation Minimums and Maximums 
Parsippany-Troy Hills, New Jersey 

Requirement Required Proposed 
Max. Age-Restricted Units  211 211 
Min. Rental Units  138 412 
Min. Rental Units Available to Families  106 351 
Max. Rental Bonus Credits (Total, incl. Age-Restricted)  212 212 
Max. Rental Bonus Credits (Age-Restricted)  106 0 
Min. Units Available to Families  317 352 

 
3. Unmet Need.  The difference between the Township’s combined Prior Round and Third 

Round need number and its combined Prior Round and Third Round RDP obligations is 
what is known as Unmet Need. Whereas the RDP obligations must be affirmatively 
addressed by the Township (as outlined above), addressing Unmet Need involves a lower 
standard, as the entire Unmet Need obligation does not have to be fully satisfied by 2025. 
Pursuant to the Township’s Settlement Agreement with FSHC, Parsippany-Troy Hills has an 
Unmet Need of 469. The Township plans to address Unmet Need as follows: 

a. Existing and Proposed Units. The Township proposes to address a portion of its 
Unmet Need, with 99 credits summarized as follows: 

 
i. Brookside (B 412, L 15) - 64 of the 191 units in the age-restricted rental 

development are credited to the municipality's Third Round unmet need. 
ii. Vail Manor Senior (B 455, L 2&3) - All 35 units of the age-restricted rental 

development are credited to the municipality's Third Round unmet need. 
 

b. Overlay Zoning. The Township has agreed to create several new Overlay Zones, 
which, together, will create a realistic opportunity for an additional 303 affordable 
housing units in the Township, the credits for which units will be applied toward the 
Township’s Unmet Need. The proposed new Overlay Zones are as set forth below: 
 

i. Overlay Zone-1. The Township will create a new overlay zone district over a 
0.92-acre area along North Beverwyck Road to permit mixed-use 
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inclusionary residential development. The subject area is comprised of one 
tax parcel, identified as Block 607 Lot 1. The area is currently zoned for B-5 
Local Business District and is primarily developed with commercial bank use, 
including a parking and drive-up window lane. Surrounding land uses 
include a municipal parking area on property on the opposite side of 
Minnehaha Boulevard to the north; a commercial bank to the east; a mix of 
commercial uses to the south; as well as single family residential to the west. 
The area is depicted in the aerial photograph on the following page. 
 
The area is not constrained by environmental restrictions. The entirety of the 
area is in the PA1 – Metropolitan state plan area and is within the Township’s 
Sewer Service Area. 
 
The Township will retain the existing underlying B-5 Zone designation for 
the area but will adopt a new Overlay Zone for the area which will permit 
mixed use inclusionary residential development. The overlay zoning will 
permit the construction of dwelling units at a maximum density of 18 
dwelling units per acre on the second and third floors above 
retail/commercial uses on the first floor and will require a minimum 20 
percent set-aside for affordable housing. As such, it is anticipated that the 
proposed Overlay Zone will yield approximately 4 affordable units, all of 
which will be credited toward the Township’s Unmet Need.   
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Aerial 1: Proposed Overlay Zone-1  

Source: Morris County GIS 2019. 

 
ii. Overlay Zone-2. The Township will create a new overlay zone district over a 

1.73-acre area along North Beverwyck Road to permit mixed-use 
inclusionary residential development. The subject area is comprised of two 
tax parcels, identified as Block 497 Lots 6 & 7. The area is currently zoned 
for B-5 Local Business District and is primarily developed with commercial 
automobile repair and rental facility and a bar, including a parking area. 
Surrounding land uses include multifamily residential to the north and west 
of the lots; a mix of single family and commercial to the east; a mix of 
commercial uses to the south. The area is depicted in the aerial 
photograph below. 
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Aerial 2: Proposed Overlay Zone-2  

Source: Morris County GIS 2019. 

The area is not constrained by environmental restrictions. The entirety of 
the area is in the PA1 – Metropolitan state plan area and is within the 
Township’s Sewer Service Area. 

The Township will retain the existing underlying B-5 Zone designation for 
the area but will adopt a new Overlay Zone for the area which will permit 
mixed use inclusionary residential development. The overlay zoning will 
permit the construction of dwelling units at a maximum density of 18 
dwelling units per acre on the second and third floors above 
retail/commercial uses on the first floor and will require a minimum 20 
percent set-aside for affordable housing. As such, it is anticipated that the 
proposed Overlay Zone will yield approximately 7 affordable units, all of 
which will be credited toward the Township’s Unmet Need.   

iii. Overlay Zone-3. The Township will create a new overlay zone district over a 
23.7-acre net area along Lanidex Plaza to permit inclusionary residential 
development. The subject area is comprised of two tax parcels, identified 
as Block 392 Lots 1 and 2. The area is zoned for ROL Research Office and 
Laboratory Zone and is primarily developed with office uses, parking and 
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plaza areas. Surrounding land uses include the R.O.W. of Route 287 to the 
north; a historic residence and properties, office buildings to the east; 
single-family residential uses to the south; and the R.O.W. of Route 80 to 
the west. The area is depicted in the aerial photograph below. 

Aerial 3: Proposed Overlay Zone-3  

Source: Morris County GIS 2019. 

The site is minimally constrained by steep slopes although there are no 
known other environmental restrictions. The entirety of the area is in the 
PA1 – Metropolitan state plan area and is within the Township’s Sewer 
Service Area. 

The Township will retain the existing underlying ROL designation for the 
area but will adopt a new Overlay Zone for the area which will permit an 
inclusionary residential development. The overlay zoning will permit the 
construction of dwelling units at a maximum density of 25.3 dwelling units 
per acre up to 600 total dwelling units on portions of the property and will 
require a minimum 20 percent set-aside for affordable housing. As such, it 
is anticipated that the proposed Overlay Zone will yield approximately 120 
affordable units, all of which will be credited toward the Township’s Unmet 
Need 
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iv. Overlay Zone-4. The Township will create a new overlay zone district over a 
12.97-acre net area along Gibraltar Drive to permit a mixed-use 
inclusionary residential development. The subject area is comprised of one 
tax parcels, identified as Block 15.12 Lot 1. The area is zoned for O-T Office 
Transitional Zone and is developed with an office building, parking and 
open space areas. Surrounding land uses include the R.O.W. of Route 10 to 
the north; a mixed office and retail facility to the east; multi-family 
townhouses to the south; a mixed retail and office center to the west. The 
area is depicted in the aerial photograph below. 

Aerial 4: Proposed Overlay Zone-4  

Source: Morris County GIS 2019. 

The site is minimally constrained by steep slopes although there are no 
known other environmental restrictions. The entirety of the area is in the 
PA1 – Metropolitan state plan area and is within the Township’s Sewer 
Service Area. 
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The Township will retain the existing underlying O-T Zone designation for 
the area but will adopt a new Overlay Zone for a portion of the lot area 
which will permit inclusionary residential development. The overlay zoning 
will permit the construction of up to 233 total dwelling units at a maximum 
density of 18 dwelling units per acre and will require a minimum 20 percent 
set-aside for affordable housing. As such, it is anticipated that the Overlay 
Zone will yield up to 47 affordable units, all of which will be credited 
toward the Township’s Unmet Need.   

v. Overlay Zone-5. The Township will create a new overlay zone district over a 
31.16-acre net area at the easterly portion of the Arlington retail center to 
permit a mixed-use inclusionary residential development. The subject area 
is comprised of one tax parcels, identified as Block 698 Lot 15.2. The area is 
zoned for B-1 Highway Commercial and is developed with a retail center, 
parking and open space areas. Surrounding land uses include the R.O.W. of 
Route 10 to the south; commercial and multifamily residential to the east; 
single-family residential to the north; multifamily residential to the west. 
The area is depicted in the aerial photograph below. 

Aerial 5: Proposed Overlay Zone-5  

Source: Morris County GIS 2019. 
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The site is constrained by environmental features along the eastern side of 
the property although there remains development potential in the area of 
the existing center if redeveloped. The entirety of the area is in the PA1 – 
Metropolitan state plan area and is within the Township’s Sewer Service 
Area. 

The Township will retain the existing underlying B-1 Zone designation for the 
area but will adopt a new Overlay Zone for the lot which will permit 
inclusionary mixed-use residential development. The overlay zoning will 
permit the construction of up to 311 total dwelling units at a maximum 
density of 10 dwelling units per acre and will require a minimum 20 percent 
set-aside for affordable housing. As such, it is anticipated that the Overlay 
Zone will yield up to 63 affordable units, all of which will be credited toward 
the Township’s Unmet Need. 
 

vi. Overlay Zone-6. The Township will create a new overlay zone district over a 
25.95-acre net area along Littleton Road to permit an age restricted and 
assisted living inclusionary residential development. The subject area is 
comprised of one tax parcels, identified as Block 181 Lot 19. The area is 
zoned for ROL Research Office and Laboratory Zone and is developed with 
an office and laboratory facility, parking and open space areas. 
Surrounding land uses include the R.O.W. of Littleton Road and other office 
development to the south; single-family residential to the east; single-
family residential and a public park to the north; single-family residential to 
the west. The area is depicted in the aerial photograph below. 

The site is constrained by environmental features along the center of the 
property although there remains development potential in the area of the 
existing development and other upland areas adjacent to Littleton Road if 
redeveloped. The entirety of the area is in the PA1 – Metropolitan state 
plan area and is within the Township’s Sewer Service Area. 
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Aerial 6: Proposed Overlay Zone-6  

Source: Morris County GIS 2019. 

The Township will retain the existing underlying ROL designation for the area 
but will adopt a new Overlay Zone for the lot which will permit inclusionary 
age restricted and assisted living residential development. The overlay 
zoning will permit the construction of up to 250 age restricted units and 120 
assisted living units for a total of 370 units at a maximum density of 14.3 
dwelling units per acre and will require a minimum 20 percent set-aside for 
affordable housing for the age restricted units and a 10 percent set-aside for 
the assisted living residential units.  As such, it is anticipated that the Overlay 
Zone will yield up to 62 affordable units, all of which will be credited toward 
the Township’s Unmet Need. 

 
c. Township-Wide Mandatory Set-Aside Ordinance. Finally, to address Unmet Need, 

the Township will also adopt an ordinance which requires that any site that benefits 
from a subdivision or site plan approval, rezoning, use variance, redevelopment plan 
or rehabilitation plan approved by the Township or a Township land use board which 
results in multi-family or single-family attached development containing five or 
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more new dwelling units shall provide an affordable housing set-aside at a rate of 
20 percent, where affordable units will be for rent, or 20 percent, where affordable 
units will be for sale. This requirement will ensure that new multi-family or single-
family attached development in Parsippany-Troy Hills will provide its fair share of 
affordable units and assist with the Township’s continuous efforts to address its 
affordable housing obligation. The Township will not, however, be under any 
obligation to grant subdivision and site plan approvals, rezoning, use variances, 
and/or redevelopment or rehabilitation designations for any such construction and 
development applications will be required to otherwise conform to the Township’s 
zoning requirements. 

 
D. DEVELOPMENT SITES. 
 
Each of the Township’s existing and proposed affordable housing sites identified in Section C. above 
to address Parsippany-Troy Hills Prior Round and Gap + Prospective Need obligations are discussed 
in more detail below. The Plan Components Map included at the end of this plan illustrates the location 
of all existing and proposed developments identified for the Prior Round or Third Round RDP noted 
herein. 

1. Baldwin Oaks.  The Township is entitled to “prior cycle credits” from an existing Senior Citizen 
Housing Project, known as Baldwin Oaks Apartments completed in 1980, containing 250 units 
for income-qualified lower income seniors. Within the project all 250 units identified are 
restricted to affordable housing purposes and are subsidized under the HUD Section 8 
program. The Township’s August 7, 1996 COAH certification recognized and approved this 
development as prior cycle credits. Attached is a copy of the 1996 COAH certification wherein 
the prior cycle credits were approved. 
 
It is located along Baldwin Road, adjacent to the Parsippany High School. The 10.46-acre 
property is identified by municipal tax records as Block 712, Lot 39. The development, which 
was completed between 1990, contains a total of 250 senior apartment units all affordable.  
 
As detailed in Section C. above, the Township assigns 166 affordable senior unit credits from 
this development to Parsippany-Troy Hills Prior Round obligation and assigns credit for the 
remaining 84 affordable units to Parsippany-Troy Hills Third Round RDP obligation. The 
development has a current Section 8-Housing Assistance Payment Contract (HAP) for all units 
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which has an expiration date in 2035 for affordability controls. This property is depicted in the 
aerial photograph below.   

Aerial 7: Baldwin Oaks  

 
Source: Morris County GIS 2019. 

2. Brookside. The Township is entitled to “prior cycle credits” from an existing Senior Citizen 
Housing Project, known as Brookside Apartments completed in 1981, containing 191 units for 
income-qualified lower income seniors. Within the project all 191 units identified are restricted 
to affordable housing purposes and are subsidized under the HUD Section 8 program. The 
Township’s August 7, 1996 COAH certification recognized and approved this development as 
prior cycle credits. Attached is a copy of the 1996 COAH certification wherein the prior cycle 
credits were approved. 
 
The property is located along Parsippany Boulevard (NJ Route 202), adjacent to the Tivoli 
Gardens Garden Apartment complex. The 10.63-acre property is identified by municipal tax 
records as Block 412, Lot 15. The development, which was completed between 1991, contains a 
total of 191 senior apartment units all affordable.  
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As detailed in Section C. above, the Township assigns 127 affordable senior unit credits from 
this development to Parsippany-Troy Hills Third Round RDP obligation. This property is 
depicted in the aerial photograph below.   

Aerial 8: Brookside  

 
Source: Morris County GIS 2019. 

3. Cheshire-Alternative Living Home. Cheshire Homes Inc. operates a group home at North 
Beverwyck Road in the R-3 Single Family Residential zone. The 0.47-acre site is identified as 
Block 484 Lot 8.01 according to Township tax records. The home was established in 1986 and 
contains 6 special needs bedrooms. All residents are very low-income adults with mental illness 
and the facility is licensed by the Division of Mental Health Services. The Township’s August 7, 
1996 COAH certification recognized and approved this property as prior cycle credits. Attached 
is a copy of the 1996 COAH certification wherein the prior cycle credits were approved. As 
detailed in Section C. above, the Township assigns these Prior Cycle Credits toward Parsippany-
Troy Hills Prior Round obligations. This property is depicted in the aerial photograph below.   
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Aerial 9: Cheshire Home  

 
 Source: Morris County GIS 2019. 

4. ARC- Alternative Living Home. New Jersey Association of Retarded Citizens, Inc. operates a 
group home at North Beverwyck Road in the R-4 Single Family Residential zone. The 0.34-acre 
site is identified as Block 601 Lot 1 according to Township tax records. The home was established 
in 1983 and contains 4 special needs bedrooms. All residents are very low-income adults with 
mental illness and the facility is licensed by the Division of Mental Health Services. The 
Township’s August 7, 1996 COAH certification recognized and approved this property as prior 
cycle credits. Attached is a copy of the 1996 COAH certification wherein the prior cycle credits 
were approved. As detailed in Section C. above, the Township assigns these Prior Cycle Credits 
toward Parsippany-Troy Hills Third Round obligations. This property is depicted in the aerial 
photograph below.   
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Aerial 9: ARC Home- Hiawatha Boulevard  

 
Source: Morris County GIS 2019. 

5. ARC- Alternative Living Home. New Jersey Association of Retarded Citizens, Inc. operates a 
group home at 10 Entin Road in the SED-5 Special Economic Development Zone. The 1.52-acre 
site is identified as Block 202 Lot 9.06 according to Township tax records. The home was 
established in 2002 and contains 6 special needs bedrooms. All residents are very low-income 
adults with mental illness and the facility is licensed by the Division of Mental Health Services. 
As detailed in Section C. above, the Township assigns these credits toward Parsippany-Troy 
Hills Prior Round obligations. This property is depicted in the aerial photograph below.   

 

Aerial 10: ARC Home-10 Entin Road  

 
 Source: Morris County GIS 2019. 
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6. ARC- Alternative Living Home. New Jersey Association of Retarded Citizens, Inc. operates a 
group home at 14 Entin Road in the SED-5 Special Economic Development Zone. The 1.92-acre 
site is identified as Block 202 Lot 9.07 according to Township tax records. The home was 
established in 2005 and contains 6 special needs bedrooms. All residents are very low-income 
adults with mental illness and the facility is licensed by the Division of Mental Health Services. 
As detailed in Section C. above, the Township assigns these credits toward Parsippany-Troy 
Hills Prior Round obligations. This property is depicted in the aerial photograph below.  

Aerial 11: ARC Home-14 Entin Road  

 
  Source: Morris County GIS 2019. 

7. CBH to Homeless Solutions. Homeless Solutions Inc. is in the process of leasing 9 existing group 
homes on Ruth Davis Drive in the R-R Rural Residential Zone. The location of the homes is on 
the former Greystone Psychiatric Hospital grounds wherein the homes were former nursing 
residences that was acquired by Morris County. The overall tract is 63.2-acre tract is identified 
as Block 10 Lot 1.03 according to Township tax records. The homes were previously operated 
by Community Behavioral Health Care, Inc. as 9 group homes, each with 4 bedrooms for a total 
of 36 bedrooms and some of the homes received rehabilitation funding from the Township’s 
Affordable Housing Trust Fund. The homes are being converted to group homes with Homeless 
Solutions Inc. who is looking to operate 8 of the 9 homes as group homes for a total of 32 
bedrooms.  All residents are anticipated to be very low-income adults who are homeless, and 
the facility is licensed by the Division of Mental Health Services. As detailed in Section C. above, 
the Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations. This 
property is depicted in the aerial photograph below.   
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Aerial 12: CBH to Homeless Solutions-Ruth Davis Drive  

 
  Source: Morris County GIS 2019. 

8. JSDD of Metrowest. The Jewish Association for Special Needs owns the property at 5 Pleasant 
Terrace in the R-3 Single Family Residential Zone. The 0.31-acre site is identified as Block 446 
Lot 10 according to Township tax records. The home was established in 2008 and contains 5 
special needs bedrooms. All residents are very low-income adults with mental illness and the 
facility is licensed by the Division of Mental Health Services. As detailed in Section C. above, 
the Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  

Aerial 13: JSDD of Metrowest -Pleasant  Terrace 

 
   Source: Morris County GIS 2019. 
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9. Advancing Opportunities, Inc Advancing Opportunities, Inc. operates a group home at 112 
Hiawatha Blvd. in the R-3 Single Family Residential Zone. The 0.31-acre site is identified as Block 
446 Lot 10 according to Township tax records. The home was established in 2015 and contains 
4 special needs bedrooms. All residents are very low-income adults with mental illness and the 
facility is licensed by the Division of Mental Health Services. As detailed in Section C. above, 
the Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  

 
Aerial 14: Advancing Opportunities, Inc-Hiawatha Boulevard  

 
   Source: Morris County GIS 2019. 

10. Advancing Opportunities, Inc Advancing Opportunities, Inc. operates a group home at 66 
North Beverwyck Road. in the R-4 Single Family Residential Zone. The 0.23-acre site is identified 
as Block 709 Lot 27 according to Township tax records. The home was established in 2014 and 
contains 4 special needs bedrooms. All residents are very low-income adults with mental illness 
and the facility is licensed by the Division of Mental Health Services. As detailed in Section C. 
above, the Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  
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Aerial 15: Advancing Opportunities, Inc-North Beverwyck Rd.  

 
   Source: Morris County GIS 2019 

11. Community Hope, Inc Community Hope, Inc. operates a group home at 639 Tabor Road in the 
R-3 Single Family Residential Zone. The 0.36-acre site is identified as Block 174 Lot 12 according 
to Township tax records. The home was established in 2014 and contains 6 special needs 
bedrooms. All residents are very low-income adults with mental illness and the facility is 
licensed by the Division of Mental Health Services. As detailed in Section C. above, the 
Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  

 
Aerial 16 Community Hope-Tabor Road  

 
   Source: Morris County GIS 2019 
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12. New Bridge and Rose House New Bridge and The Rose House operates a group home at 37 
Moraine Road in the R-3 Single Family Residential Zone. The 0.41-acre site is identified as Block 
168 Lot 119 according to Township tax records. The home was established in 2010 and contains 
4 special needs bedrooms. All residents are very low-income adults with mental illness and the 
facility is licensed by the Division of Mental Health Services. As detailed in Section C. above, 
the Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  

 
Aerial 17 New Bridge and Rose House-Moraine Road  

 
   Source: Morris County GIS 2019 

13. Special Homes NJ & Monarch Associates Special Homes NJ & Monarch Associates operates a 
group home at 1259 Littleton Road in the R-3 Single Family Residential Zone. The 0.36-acre site 
is identified as Block 204 Lot 1 according to Township tax records. The home was established 
in 2014 and contains 4 special needs bedrooms. All residents are very low-income adults with 
mental illness and the facility is licensed by the Division of Mental Health Services. As detailed 
in Section C. above, the Township assigns these credits toward Parsippany-Troy Hills Prior 
Round obligations.  
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Aerial 18 Special Homes NJ & Monarch Associates -Littleton Road  

 
   Source: Morris County GIS 2019 

14. The Rose House Corp The Rose House Corp operates a group home at 929 Knoll Road in the 
R-1 Single Family Residential Zone. The 0.34-acre site is identified as Block 497 Lot 10 according 
to Township tax records. The home was established in 2016 and contains 4 special needs 
bedrooms. All residents are very low-income adults with mental illness and the facility is 
licensed by the Division of Mental Health Services. As detailed in Section C. above, the 
Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  

 
Aerial 19 The Rose House Corp- Knoll Road 

 
   Source: Morris County GIS 2019 
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15. Carmela Lunt Corp Community Hope Community Hope operates a group home at 2 Deauville 
Drive in the R-2 Single Family Residential Zone. The 0.34-acre site is identified as Block 756 Lot 
5 according to Township tax records. The home was established in 2014 and contains 4 special 
needs bedrooms. All residents are very low-income adults with mental illness and the facility is 
licensed by the Division of Mental Health Services. As detailed in Section C. above, the 
Township assigns these credits toward Parsippany-Troy Hills Prior Round obligations.  

 
Aerial 20 Carmela Lunt Corp. Community Hope- Deauville Drive 

 
   Source: Morris County GIS 2019 

16. Special Homes of New Jersey Special Homes of New Jersey operates a group home at 19 
Glenwood Place in the R-3 Single Family Residential Zone. The 0.27-acre site is identified as 
Block 129 Lot 6 according to Township tax records. The home was established in 2017 and 
contains 4 special needs bedrooms. All residents are very low-income adults with mental illness 
and the facility is licensed by the Division of Mental Health Services. As detailed in Section C. 
above, the Township assigns these credits toward Parsippany-Troy Hills Third Round 
obligations.  
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Aerial 21 Special Homes of New Jersey- Glenwood Place 

 
   Source: Morris County GIS 2019 

17. Habitat for Humanity Morris Habitat for Humanity constructed a market to affordable single-
family residence at 40 Sioux Avenue in the R-4 Single Family Residential Zone. The 0.11-acre 
site is identified as Block 528 Lot 1.1 according to Township tax records. The home was 
established in 2002 and contains a 30-year deed restriction until 2032. As detailed in Section 
C. above, the Township assigns these credits toward Parsippany-Troy Hills Third Round 
obligations.  

Aerial 22: Habitat for Humanity-Sioux Avenue 

 
   Source: Morris County GIS 2019 
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18. Mill Run Apartments The Mill Run Apartments inclusionary development was approved by the 
Parsippany-Troy Hills Zoning Board of Adjustment on December 15, 2010 and was completed 
in the 2015 during the Third Round Gap Period. It is located along Route 10, near Woods End 
Road. The 6.2-acre property is identified by municipal tax records as Block 15, Lots 5 and 6. The 
development, contains a total of 80 apartment units, including 16 affordable units. The 
affordable units consist of 4 three-bedroom, 4 two bedroom and 8 one-bedroom units. As 
detailed in Section C. above, the Township assigns credit for all 16 affordable units to 
Parsippany-Troy Hills Third Round RDP obligation. 

Aerial 23: Mill Run Apartments-Route 10 

 
   Source: Morris County GIS 2019 

19. Palmar Associates LLC. The Palmar inclusionary development was approved by the Parsippany-
Troy Hills Zoning Board of Adjustment in September 2, 2015 and is under construction during 
the Third Round Gap Period. It is located Intervale Road, near Route 287. The 6.2-acre property 
is identified by municipal tax records as Block 450, Lots 14, 15, 16 and 17. The development, 
contains a total of 32 townhouse units, including 2 affordable units. The affordable units consist 
entirely of two-bedroom units. As detailed in Section C. above, the Township assigns credit for 
all 2 affordable units to Parsippany-Troy Hills Third Round RDP obligation. 
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Aerial 24: Palmar Assoc LLC - Intervale Road 

 
   Source: Morris County GIS 2019 

20. 700 Mountain Way The 700 Mountain Way development was approved by the Parsippany-Troy 
Hills Zoning Board of Adjustment in September 6, 2017 and is under construction during the 
Third Round Gap Period. It is located on Mountain Way, near the northern border of the 
Township with Denville. The 14-acre property is identified by municipal tax records as Block 14, 
Lots 9, 9.1 and 10. The inclusionary development, contains a total of 97 units consisting of 74 
townhouses and 23 apartment units, including 15 affordable rental units. As detailed in Section 
C. above, the Township assigns credit for all 15 affordable units to Parsippany-Troy Hills Third 
Round RDP obligation. 

Aerial 25: 700 Mountain Way – Mountain Way 

 
   Source: Morris County GIS 2019  
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21. Kingston Road The Kingston Road development was approved by the Parsippany-Troy Hills 
Zoning Board of Adjustment on September 6, 2017 and construction is pending during the 
Third Round Gap Period. It is located on Kingston Road, near the Lake Parsippany School. The 
0.83-acre property is identified by municipal tax records as Block 245, Lot 18.1. The inclusionary 
development, contains a total of 8 units, including 2 affordable rental units. The affordable 
units consist entirely of two-bedroom units. As detailed in Section C. above, the Township 
assigns credit for all 2 affordable units to Parsippany-Troy Hills Third Round RDP obligation. 

 
Aerial 26: 700 Mountain Way – Mountain Way 

 
   Source: Morris County GIS 2019 

22. Stanberry Parsippany LLC -Redevelopment Area and Plan.  The Stanberry Parsippany LLC (also 
known as the District at 1515) inclusionary development has an approved redevelopment area 
and plan designation and redevelopment agreement approved by the Parsippany-Troy Hills 
Council. The project is currently is in design development and a site plan submission to the 
Planning Board is expected to occur in the next few months. The property is located at 1515 
Route 10, and the Dryden Way interchange. The 11.15-acre property is identified by municipal 
tax records as Block 200, Lot 1.02. The development, once completed, will consist of several 
mixed-use buildings, containing up to 441 rental apartment units above ground floor retail and 
office uses. The apartment units will be market and affordable, there will be 67 affordable rental 
unit obligation for this development. The affordable units will comply with U.H.A.C. bedroom 
distribution requirements. The Redevelopment Plan permits up to 36 (50%), of the affordable 
units in the development to be satisfied by a payment in leu of construction. If such an option 
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is sought, this contribution will be appropriately tracked and credited in the Township’s Market 
to Affordable Program.   

As detailed in Section C. above, the Township assigns credit for all 67 of the affordable units to 
Parsippany-Troy Hills Third Round RDP obligation. 

Aerial 27: Stanberry Parsippany LLC– 1515 Route 10 

 
   Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners 1515 Parsippany LLC 
Acreage 11.15 acres 

Block/ Lot  Block 200, Lot 1.02 
Current Zoning  ROL and TC-1 Town Center Redevelopment Area Zone District 

(overlay) 
SDRP Planning Area  PA- 1 

Street Access Route 10 and Dryden Way Interchange 
 

b. Suitable: The site is bound by complimentary uses to the north by Route 10 on the opposite 
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side with office and hotel development, to the east the Dryden Way interchange jug handle, 
south by the related lands in Hanover Township and by the Southeast Morris County utility 
Right of Way and to the east by a variety of office and business uses. 

 
c. Developable: The site boundary in Parsippany-Troy Hills is not encumbered by 

environmental restrictions thereby the site can accommodate the level of development 
contemplated herein. The developable portion of the site is entirely within the Sewer 
Service Area of the Southeast Morris MUA. The Township does not anticipate any problems 
with providing water and sewer to the development.  

 
d. Approvability:  As noted above, the site has been declared a ‘non-condemnation area in 

need of redevelopment’ and a TC-1 Town Center Redevelopment Area Zone District 
(overlay) via Ordinance No. 2017-18 and amended by Ordinance 2019-35, wherein non-age 
restricted inclusionary mixed-use development at a density not to exceed 441 units is 
permitted. It is anticipated that an application for preliminary and final site plan approval 
for the proposed 441-unit inclusionary development will be filed imminently with the 
Parsippany-Troy Hills Planning Board.  

 
23. Mack Cali.  Mack Cali proposes to develop an inclusionary development consisting of a total 

of 410 units on two properties identified by municipal tax records as Block 202 Lots 3.12 and 
3.20 which are presently developed with existing office buildings. In July of 2019, the Township 
entered into a Developers Agreement with Mack Cali (hereinafter “Developers Agreement”) in 
order to resolve Mack Cali’s intervention in the Township’s Declaratory Judgment action. Mack 
Cali Realty is the owner of property located at 2 and 3 Campus Drive. Block 202, Lot 3.12 
encompasses an area of 10.06 acres and Block 202, Lot 3.20 has an area of 5.04 acres. The 
current zoning designation for both parcels is SED 10.  

Under the terms of the Developers Agreement, the Township has agreed to rezone the two 
sites to allow it to be developed with up to a total of 410-units in two inclusionary multifamily 
unit developments with a minimum 20 percent set-aside for affordable housing.  As such it is 
anticipated that this development will yield 82 affordable family for-rent units.  As detailed in 
Section C. above, the Township assigns credit for all 82 of the affordable units to be generated 
from this development toward Parsippany-Troy Hills Third Round RDP obligation.  
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Aerial 28: Mack-Cali–2 and 3 Campus Drive 

 
   Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners Mack Cali Realty 
Acreage 10.06 acres (Block 202 Lots 3.12) and  

5.04 acres (Block 202, Lot 3.20) 
Block/ Lot  Block 202 Lots 3.12 and Block 202, Lot 3.20 

Current Zoning  SED-10 
SDRP Planning Area  PA- 1 

Street Access Campus Drive and Route 10 via shared drive 
 

b. Suitable: The site is bound by complimentary uses. (Block 202, Lot 3.20) This site is bound 
to the north by with office development, to the east with office development, south by 
Campus Drive and office development and to the west by office uses. (Block 202, Lot 3.12) 
This site is bound to the north by Campus Drive with office development on the opposite 
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side, to the east with office development, south by office development and Route 10 and 
office development and to the west by office uses. 

 
c. Developable: (Block 202, Lot 3.20) This site is clear of any known environmental 

constraints. (Block 202, Lot 3.12) This site borders a joint stormwater basin and adjacent 
wetlands along the southern border of the property. These environmental features do not 
represent a limitation to future development of the property as contemplated.  Both 
properties noted above are served by the Parsippany-Troy Hills Sewer Service Area. The 
Township does not anticipate any problems with providing water and sewer to the 
development.  

 
d. Approvability: As noted above, the sites will be rezoned to allow Block 202, Lot 3.12 (3 

Campus Drive) to be developed with up to 238 unit inclusionary multifamily development 
and Block 202, Lot 3.20 (2 Campus Drive) to be developed with up to 172 unit inclusionary 
multifamily development, both with a minimum 20 percent set-aside for affordable 
housing, consistent with the Developers Agreements.  It is anticipated that this ordinance 
will be introduced and adopted by the Parsippany-Troy Hills Township Council in the fall 
of 2019, with an application for preliminary and final site plan approval to be filed with the 
Parsippany-Troy Hills Planning Board shortly thereafter.  

 
24. Westmount Plaza.  Westmount Plaza proposes to develop an inclusionary residential 

development on part of their retail development consisting of a total of 313 units on a site 
identified by municipal tax records as Block 698 Lot 15.2-S01. The portion of the property to be 
developed with residential, is presently developed with an existing retail K-mart retail facility. 
In July of 2019, the Township entered into a Developers Agreement with Westmount Plaza 
(hereinafter “Developers Agreement”) in order to resolve Westmount Plaza’s intervention in the 
Township’s Declaratory Judgment action. Westmount Plaza Arlington Plaza Joint Venture is the 
owner of property located at 792 Route 46. The total site encompasses an area of 22.08 acres. 
The current zoning designation is B-1 Business.  

Under the terms of the Developers Agreement, the Township has agreed to rezone the site to 
allow it to be developed with up to a total of 313-units in an inclusionary multifamily unit rental 
development with a minimum 20 percent set-aside for affordable housing.  As such it is 
anticipated that this development will yield 63 affordable family for-rent units.  As detailed in 
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Section C. above, the Township assigns credit for all 63 of the affordable units to be generated 
from this development toward Parsippany-Troy Hills Third Round RDP obligation.  

Aerial 29: Westmount Plaza-792 Route 46 

 
   Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners Westmount Plaza Arlington Plaza Joint Venture 
Acreage 22.08 acres 

Block/ Lot  Block 698 Lots 15.2  
Current Zoning  B-1 

SDRP Planning Area  PA- 1 
Street Access Route 46 

 
b. Suitable: The site is bound by complimentary uses. The site is bound to the north by single-

family residential development, to the east with existing retail development of Arlington 
Plaza, south by Route 46 and retail development on the opposite side of Route 46 and to 
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the west by multifamily development.  
 
c. Developable: This site borders a joint stormwater basin and adjacent wetlands along the 

northern border of the property. These environmental features do not represent a 
limitation to future development of the property as contemplated since the development 
will be in currently developed portion of the property.  The property is served by the 
Parsippany-Troy Hills Sewer Service Area. The Township does not anticipate any 
problems with providing water and sewer to the development.  

d. Approvability: As noted above, the site will be rezoned to allow to be developed with up 
to 313-unit inclusionary multifamily development with a minimum 20 percent set-aside for 
affordable housing, consistent with the Developers Agreement.  It is anticipated that this 
ordinance will be introduced and adopted by the Parsippany-Troy Hills Township Council 
in the fall of 2019, with an application for preliminary and final site plan approval to be filed 
with the Parsippany-Troy Hills Planning Board shortly thereafter.  

 
25. 750 Edwards Road.  750 Edwards Road LLC proposes to develop an inclusionary residential 

development consisting of a total of 114 units on a site identified by municipal tax records as 
Block 766 Lots 6, 7, 8, and 9 that is presently developed with an existing commercial facility. In 
July of 2019, the Township entered into a Developers Agreement with 750 Edwards Road LLC 
(hereinafter “Developers Agreement”) in order to resolve 750 Edwards Road LLC intervention 
in the Township’s Declaratory Judgment action. Corvelli Associates Inc. is the owner of property 
located at 750 Edwards Road. The total site encompasses an area of 8.54 acres. The current 
zoning designation is LIW-2/R-3 Light Industrial Warehouse and Residential.  

Under the terms of the Developers Agreement, the Township has agreed to rezone the site to 
allow it to be developed with up to a total of 114-units in an inclusionary multifamily rental unit 
development with a minimum 20 percent set-aside for affordable housing.  As such it is 
anticipated that this development will yield 23 affordable family for-rent units.  As detailed in 
Section C. above, the Township assigns credit for all 23 of the affordable units to be generated 
from this development toward Parsippany-Troy Hills Third Round RDP obligation.   
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Aerial 31: 750 Edwards Road LLC-Edwards Road 

 
  Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners Corvelli Associates Inc. 
Acreage 8.54 acres 

Block/ Lot  Block 766 Lots 6, 7, 8 & 9  
Current Zoning  LIW-2/R-3 

SDRP Planning Area  PA- 1 
Street Access Edwards Road 

 
b. Suitable: The site is bound by complimentary uses. The site is bound to the north by 

commercial development, to the east with existing commercial development, south by 
Route 280 and and to the west by commercial development.  

 
c. Developable: There are no known environmental restrictions on the subject site therefore, 

the property can be developed as contemplated.  The property is served by the 
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Parsippany-Troy Hills Sewer Service Area. The Township does not anticipate any 
problems with providing water and sewer to the development.  

d. Approvability: As noted above, the site will be rezoned to allow to be developed with up 
to 114-unit inclusionary multifamily development with a minimum 20 percent set-aside for 
affordable housing, consistent with the Developers Agreement.  It is anticipated that this 
ordinance will be introduced and adopted by the Parsippany-Troy Hills Township Council 
in the fall of 2019, with an application for preliminary and final site plan approval to be filed 
with the Parsippany-Troy Hills Planning Board shortly thereafter.  

 

26. 887 Edwards Road.  887 Edwards Road LLC proposes to develop an inclusionary residential 
development consisting of a total of 24 units on a site identified by municipal tax records as 
Block 767 Lot 36 that is presently developed with existing residential buildings. In July of 2019, 
the Township entered into a Developers Agreement with 887 Edwards Road LLC (hereinafter 
“Developers Agreement”) in order to resolve 887 Edwards Road LLC intervention in the 
Township’s Declaratory Judgment action. Corvelli Associates Inc. is the owner of property 
located at 887 Edwards Road. The total site encompasses an area of 1.18 acres. The current 
zoning designation is LIW-2/R-3 Light Industrial Warehouse and Residential.  

Under the terms of the Developers Agreement, the Township has agreed to rezone the site to 
allow it to be developed with up to a total of 24-units in an inclusionary multifamily rental unit 
development with a minimum 20 percent set-aside for affordable housing.  As such it is 
anticipated that this development will yield 5 affordable family for-rent units.  As detailed in 
Section C. above, the Township assigns credit for all 5 of the affordable units to be generated 
from this development toward Parsippany-Troy Hills Third Round RDP obligation.   
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Aerial 32: 887 Edwards Road LLC-Edwards Road 

 
  Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners Corvelli Associates Inc. 
Acreage 1.18 acres 

Block/ Lot  Block 767 Lot 36  
Current Zoning  LIW-2/R-3 

SDRP Planning Area  PA- 1 
Street Access Edwards Road 

 
b. Suitable: The site is bound by complimentary uses. The site is bound to the north by a 

vacant parcel, to the east with existing multifamily residential development, south by a 
vacant parcel and a daycare facility along Edwards Road, a vacant parcel and Route 280 to 
the west.  
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c. Developable: There are no known environmental restrictions on the subject site therefore, 
the property can be developed as contemplated. The property is served by the 
Parsippany-Troy Hills Sewer Service Area. The Township does not anticipate any 
problems with providing water and sewer to the development.  
 

d. Approvability: As noted above, the site will be rezoned to allow to be developed with up 
to 24-unit inclusionary multifamily development with a minimum 20 percent set-aside for 
affordable housing, consistent with the Developers Agreement.  It is anticipated that this 
ordinance will be introduced and adopted by the Parsippany-Troy Hills Township Council 
in the fall of 2019, with an application for preliminary and final site plan approval to be filed 
with the Parsippany-Troy Hills Planning Board shortly thereafter. 

 
27. Weichert Realty.  Weichert Realty proposes to develop an inclusionary residential development 

consisting of a total of 91 units on a site identified by municipal tax records as Block 200 Lot 8 
that is presently developed with an existing office development. the Township entered into a 
Developers Agreement with Weichert Realty (hereinafter “Developers Agreement”) in July of 
2019, in order to resolve Weichert Realty intervention in the Township’s Declaratory Judgment 
action. The property is located at 169 Johnson Road and is owned by 169 Johnson Road LLC. 
The total site encompasses an area of 2.51 acres. The current zoning designation is ROL-
Research Office and Laboratory.  

Under the terms of the Developers Agreement, the Township has agreed to rezone the site to 
allow it to be developed with up to a total of 91-units in an inclusionary multifamily rental unit 
development with a minimum 20 percent set-aside for affordable housing.  As such it is 
anticipated that this development will yield 19 affordable family for-rent units.  As detailed in 
Section C. above, the Township assigns credit for all 19 of the affordable units to be generated 
from this development toward Parsippany-Troy Hills Third Round RDP obligation.   
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Aerial 33: Weichert Realty-Johnson Road 

 
  Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners 169 Johnson Road LLC 
Acreage 2.51 acres 

Block/ Lot  Block 200 Lot 8  
Current Zoning  ROL 

SDRP Planning Area  PA- 1 
Street Access Johnson Road 

 
b. Suitable: The site is bound by complimentary uses. The site is bound to the north by 

properties containing various underground and above ground utilities, to the east with 
existing single-family development, south by existing single-family development, to the 
west by Johnson Road and adjacent multifamily development.  
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c. Developable: There are no known environmental restrictions on the subject site therefore, 
the property can be developed as contemplated.  The property is served by the Southeast 
Morris MUA Sewer Service Area. The Township does not anticipate any problems with 
providing water and sewer to the development.  

 
d. Approvability: As noted above, the site will be rezoned to allow to be developed with up 

to 91-unit inclusionary multifamily development with a minimum 20 percent set-aside for 
affordable housing, consistent with the Developers Agreement.  It is anticipated that this 
ordinance will be introduced and adopted by the Parsippany-Troy Hills Township Council 
in the fall of 2019, with an application for preliminary and final site plan approval to be filed 
with the Parsippany-Troy Hills Planning Board shortly thereafter.  

 

28. SJP MCC VI.  SJP proposes to develop an inclusionary residential development consisting of a 
total of 325 units on a site identified by municipal tax records as Block 136 Lot 44 & 76 that is 
presently undeveloped which contained a former office research development. In June 2019, 
the Township entered into a Developers Agreement with SJP’s subsidiary Morris Corporate 
Center VI LLC (hereinafter “Developers Agreement”) in order to resolve SJP’s intervention in the 
Township’s Declaratory Judgment action. The property is located at 100 Cherry Hill Road and is 
owned by Morris Corporate Center VI LLC c/o SJP Properties. The total site encompasses an 
area of 27.41 acres. The current zoning designation is ROL-Research Office and Laboratory.  

Under the terms of the Developers Agreement, the Township has agreed to rezone the site to 
allow it to be developed with up to a total of 325-units in an inclusionary multifamily rental unit 
development with a minimum 20 percent set-aside for affordable housing.  As such it is 
anticipated that this development will yield 65 affordable family for-rent units.  As detailed in 
Section C. above, the Township assigns credit for all 65 of the affordable units to be generated 
from this development toward Parsippany-Troy Hills Third Round RDP obligation.   
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Aerial 34: SJP-100 Cherry Hill Road 

 
  Source: Morris County GIS 2019 

Site suitability requirements are addressed below: 
 
a. Available Site: The Township is unaware of any title or easement issues that would preclude 

the construction of an inclusionary development. The site is available, and the property 
information is as follows:  
 

Property Owners Morris Corporate Center VI LLC c/o SJP Properties 
Acreage 27.41 acres 

Block/ Lot  Block 136 Lot 44 & 76  
Current Zoning  ROL 

SDRP Planning Area  PA- 1 
Street Access Cherry Hill and Upper Pond Road 

 
b. Suitable: The site is bound by complimentary uses. The site is bound to the north by office 

and multifamily and single-family residential development, existing office development to 
the east, south by existing office development, to the west by existing office development.  

 
c. Developable: There is a joint stormwater basin along the southerly portion of the 

property and adjacent wetland areas. These environmental conditions limit the buildable 
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area to the existing areas of disturbance. The existing areas of disturbance provides 
sufficient area for the proposed development; therefore, the property can be developed 
as contemplated. The property is served by the Parsippany-Troy Hills Sewer Service Area. 
The Township does not anticipate any problems with providing water and sewer to the 
development.  

d. Approvability: As noted above, the site will be rezoned to allow to be developed with up 
to 325-unit inclusionary multifamily development with a minimum 20 percent set-aside for 
affordable housing, consistent with the Developers Agreement.  It is anticipated that this 
ordinance will be introduced and adopted by the Parsippany-Troy Hills Township Council 
in the fall of 2019, with an application for preliminary and final site plan approval to be filed 
with the Parsippany-Troy Hills Planning Board shortly thereafter.  

 
E. ACCESSORY APARTMENT PROGRAM 

 
The Township will provide funding for up to 10 accessory apartments through its Affordable 
Housing Trust Fund and create and adopt an Accessory Apartment Program, including adopting 
modifications to the Township’s zoning regulations to permit accessory apartments in the R-1 
zone district. The Township proposes to commit on average $47,500 per accessory apartment 
deed restricted for income qualified families, including up to $55,000 per accessory apartment 
restricted for low income families, and up to $40,000 per accessory apartment restricted for 
moderate income families.  

The R-1 zone wherein this accessory use is to be permitted, encompasses over 1,700 acres in the 
Township and is developed with single family homes with a minimum lot size of 40,000 square 
feet with many exceeding this minimum lot size. The minimum lot size provides for adequate 
area for the creation of an accessory apartment on a lot as either an attached or incorporated 
unit or as a unit in accessory structures. The prevalence of existing homes of a size including 
numerous split or bi-level or walkout basement structures can be retrofitted to accommodate an 
accessory apartment. Additionally, the vast majority of the R-1 zone in the Township is served by 
public water and sewer service providing appropriate infrastructure to serve this program. 
Therefore, the accessory apartment program of 10 units in total on lot sizes of minimally 40,000 
square feet, with available public infrastructure, provides a realistic opportunity for the 
development of these units.   
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F. DEVELOPMENT FEES 
 
The Township proposes to amend its development fee ordinance if necessary, which, as provided 
by COAH’s Second Round rules, permits the Township to impose such fees on new development. 
The Township does not need to increase its existing residential development fee currently at 1.5 
percent of the equalized assessed value for all residential development wherein new dwelling 
units will be created. In addition, the Township will not need to amend its ordinance since it 
current non-residential development fee is 2.5 percent of the equalized assessed value of all 
non-residential development, except for those types of developments specifically exempted, as 
required per the Statewide Non-Residential Development Fee Act. The funds generated by the 
collection of development fees will be applied directly toward implementation of Parsippany-Troy 
HIlls Housing Element and Fair Share Plan. 

G. COST GENERATION 
 
This section of the plan details the review of the Township’s Ordinances to see if there is a need to 
eliminate unnecessary cost generating standards. Related regulations should promote expedited 
review of development applications containing affordable housing. Development applications 
containing affordable housing shall be reviewed for consistency with the Zoning and Design 
Standards of the Township, Residential Site Improvement Standards, the Municipal Land Use Law, 
and the mandate of the FHA regarding unnecessary cost generating features. The Township of 
Parsippany Troy Hills shall comply with COAH's requirements for unnecessary cost generating 
requirements, N.J.A.C. 5:93-10.1(a), procedures for development applications containing affordable 
housing, N.J.A.C. 5:93-10.1(b), and requirements for special studies and escrow accounts where an 
application contains affordable housing, N.J.A.C. 5:93-10.3. 

H. AFFORDABLE HOUSING REQUIREMENTS AND AFFIRMATIVE MARKETING 

The Township of Parsippany-Troy Hills will adopt an Affordable Housing Ordinance in accordance 
with COAH's substantive rules, N.J.A.C. 5:93-11 and U.H.A.C. at N.J.A.C. 5:80-26.1. The Township's 
Affordable Housing Ordinance will regulate the establishment of affordable units in the Township 
and the occupancy of such units. Additionally, the ordinance will identify the requirements such as 
the low- and moderate-income requirements, bedroom distribution, occupancy standards, 
affordability controls, affirmative marketing, income qualification, the phasing of affordable units, 
among others.  

The Township has contracted with Community Grants Planning and Housing (CGP&H), for the 
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administration of proposed affordable units in the Township, except for the alternative living 
arrangements administered by experienced group home providers and existing agents currently 
administrating existing affordable units.  The Township anticipates maintaining this or a similar 
contract with CGP&H to administer future affordable housing units or the future alternative living 
providers.   

The Township's Affirmative Marketing Plan is designed to attract buyers and/or renters of all 
majority and minority groups, regardless of race, creed, color, national origin, ancestry, marital or 
familial status, gender, affectional or sexual orientation, disability, age, or number of children to the 
affordable units located in the Township. Additionally, the Affirmative Marketing Plan is intended 
to target those potentially eligible persons who are least likely to apply for affordable units and 
who reside in Housing Region 2, consisting of Essex, Morris, Union and Warren Counties. Additional 
housing advocacy groups will be added including Fair Share Housing Center, the State and local 
chapters of the NAACP, the Latino Action Network and the Supportive Housing Association. This 
Plan must be adhered to by all private, non-profit, or municipal developers of affordable housing 
units and must cover the period of deed restriction or affordability controls on each affordable 
unit. The costs of implementing the Affirmative Marketing Plan and the required components are 
the responsibilities of the developers of the affordable units. This requirement is included in the 
Township's Affordable Ordinance and shall be a condition of any municipal development approval.  
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Figure 5: Plan Components Map 
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A-1   Rehabilitation Reporting Documents 
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A-4 Draft Resolution Intent to Bond 

  



TOWNSHIP OF PARSIPPANY-TROY HILLS 
MORRIS COUNTY, NEW JERSEY 

 
RESOLUTION 

 
R2019 -___:  RESOLUTION OF THE TOWNSHIP COUNCIL OF INTENT TO 

APPROPRIATE FUNDS OR BONDS FOR AFFORDABLE HOUSING IN 
THE EVENT OF A FUNDING SHORTFALL 

 
WHEREAS, the Borough Council of the Township of Parsippany-Troy Hills, County of Morris, 

State of New Jersey have reviewed and approved the 2019 Housing Element and Fair Share Plan and 
2019 Spending Plan; and 

 
WHEREAS, the Spending Plan allocates funds for a rehabilitation program, construction 

programs, affordability assistance, and affordable housing administration; and  
 
WHEREAS, the Township anticipates that the funding will come from developer contributions 

paid into the Borough’s Affordable Housing Trust Fund; and 
 

WHEREAS, in the event that the above funding source prove inadequate to complete the 
affordable housing programs included in the Township’s Housing Element and Fair Share Plan and 
Spending Plan, the Township shall provide sufficient funding to address any shortfalls.  

 
NOW THEREFORE BE IT RESOLVED by the Council of the Township of Parsippany-Troy 

Hills, County of Morris, that the Township does hereby agree to appropriate funds or authorize the 
issuance of debt to fund any shortfall in its affordable housing program that may arise whether due to 
inadequate funding from other sources or for any other reason; and 

 
BE IT FURTHER RESOLVED that upon written Order from the Honorable Michael Gaus, 

J.S.C., Superior Court of New Jersey, Civil Division, Sussex County, or his successor or assigns, after 
finding that inadequate funding exists to complete the affordable housing programs included in the 
Township’s court-certified Housing Element and Fair Share Plan, the Township agrees to appropriate 
funds or authorize the issuance of debt within ninety (90) days of written Order from the Honorable 
Michael Gaus, J.S.C., Superior Court of New Jersey, Civil Division, Sussex  County, or her successor or 
assigns. 

 
BE IT FURTHER RESOLVED that the Township may repay debt through future collections of 

development fees, as such funds become available. 
 
BE IT FURTHER RESOLVED that the Mayor, Township Administrator, and Township Clerk 

are authorized and designated to execute any and all necessary documents in order to implement the 
intent of this Resolution. 
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A-5 Affordable Housing Professionals 2019 Regional Income Limits 
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A-6 Resolution of Planning Board Adopting the 2019 HEFSP 
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A-7 Income Distributions- Existing and Proposed Affordable Units  
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Project Tenancy Very Low  Low  Mod  Total Units 

Baldwin Oaks (B 712, L 39) -Age 
Restricted: 250 units 

Rental 235 10 5 250 

Brookside- B 412, L 15 - Age 
Restricted: 191 units 

Rental 183 6 2 191 

Cheshire (B 484, L 8.01) - North 
Beverwyck Road 

Rental 6 0 0 6 

ARC (B 601, L 1) - Hiawatha 
Blvd.-Prior Cycle 

Rental 4 0 0 4 

ARC (B 202, L 9.06) Entin Rd. Rental 6 0 0 6 

ARC (B 202, L 9.07) Entin Rd Rental 6 0 0 6 

Dept. of Special Ed-Roman 
Catholic-B 208, L 5 Littleton Rd. 

Rental 5 0 0 5 

CBH to Homeless Solutions (B 
10, L 1.03) Ruth Davis Drive 

Rental 32 0 0 32 

JSDD of Metrowest (B 446, L 
10) Pleasant Terrace 

Rental 5 0 0 5 

Advancing Opportunities, Inc. 
(B 518, L 25) Hiawatha Blvd. 

Rental 4 0 0 4 

Advancing Opportunities, Inc. 
(B 709, L 27) 66 N. Beverwyck 
Rd. 

Rental 4 0 0 4 

Community Hope Inc. (B 174, L 
12) 639 Tabor Road 

Rental 6 0 0 6 
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Project Tenancy Very Low  Low  Mod  Total Units 

New Bridge & The Rose 
House (B 168, L 119) Moraine 
Road 

Rental 4 0 0 4 

Special Homes NJ & Monarch 
Associates (B 204, L 1) Littleton 
Rd. 

Rental 4 0 0 4 

The Rose House Corp.-B 497, 
L 10  Knoll Rd. 

Rental 4 0 0 4 

Carmela Lunt Corp. 
Community Hope (B 756, L 5) 
Deauville Dr. 

Rental 4 0 0 4 

Special Homes of New Jersey- 
B 129, L 6 Glenwood Place  

Rental 4 0 0 4 

Habitat for Humanity. (B 528, L 
1.1) (2002) 

Sale 0 1 0 1 

Mill Run Apartment (B 15, L 
5&6) -Route 10 

Rental 2 7 7 16 

Palmar Assoc. LLC., AKA 
Watersedge (B 450, L 14, 15, 16 
& 17) Interval Road 

Sale 0 1 1 2 

700 Mountain Way- B 14, L 9, 
9.1&10 

Rental 0 8 7 15 

Kingston Road -B 245, L 18.1  Rental 0 1 1 2 

Stanberry Parsippany LLC. - B 
200, L 1.02 (Rental) 

Proposed 
Rental 

9 25 33 67 

Mack Cali- B 202, L 3.12 & 3.20  Proposed 
Rental 

11 30 41 82 
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Project Tenancy Very Low  Low  Mod  Total Units 

Westmount Plaza- B 698, L 
15.2 

Proposed 
Rental 

8 24 31 63 

750 Edwards Road LLC.- B 
766, L 6, 7, 8, 9  

Proposed 
Rental 

3 9 11 23 

887 Edwards Road-B 767, L 36  
Proposed 
Rental  

1 2 2 5 

Weichert- Johnston Road- B 
200, L 8 

Proposed 
Rental  

3 7 9 19 

SJP MC VI- Cherry Hill Road- 
B 136, L 44 & 76  

Proposed 
Rental  

9 24 32 65 

Community Options: 6 sites @ 
22 bedrooms total 

Proposed 
Rental 

22 0 0 22 

Advancing Opportunities, Inc.: 
2 sites @ 8 bedrooms total 

Proposed 
Rental 

8 0 0 8 

Avidd Community Services of 
NJ: 2 sites @8 bedrooms total 

Proposed 
Rental 

8 0 0 8 

TOTAL  600 155 182 937 
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