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I.  Introduction and Executive Summary 

As an annual recipient of CDBG, HOME, and ESG funding, Monmouth County is required by the 
U.S. Department of Housing and Urban Development (HUD) to sufficiently address the fair housing 
certification that accompanies each Annual Action Plan. The Monmouth County Board of Chosen 
Freeholders are committed to the elimination of all housing discrimination in Monmouth County 
and to the protection of fair housing rights for all Monmouth County residents pursuant to the fair 
housing laws and regulations of the State of New Jersey and the Federal Government.  In 1988, the 
Freeholders passed a resolution establishing a Fair Housing Board. This entity advises on matters 
pertaining to fair housing policy at both the state and federal levels. The obligations of the Fair 
Housing Board include: promoting housing and services for affordable and habitable housing to 
the residents of Monmouth County, promoting fair housing, fair lending, and prohibiting 
discrimination on the basis of race, color, religion, gender, national origin, ancestry, handicapped 
status, affectional or sexual orientation, and marital status in the sale, rental, or financing of 
residential dwellings. The Monmouth County Fair Housing Board consists of a minimum of 15 and 
a maximum of 21 members, each appointed by the Monmouth County Board of Chosen 
Freeholders. 

HUD defines an impediment to fair housing choice as any action, omission, or decision that 
restricts, or has the effect of restricting, the availability of housing choices, based on race, color, 
religion, sex, disability, familial status, or national origin. 

The federal Fair Housing Act, 24 U.S.C. 3601 et seq., states that it is the policy of the United States 
to provide, within constitutional limitations, for fair housing throughout the United States. 
Protected classes under the Fair Housing Act and the Americans with Disabilities Act (ADA), 42 
U.S.C. 12101 et seq., include race, color, national origin, religion, sex, familial status, and disability 
(defined to include any mental or physical impairment that significantly limits one or more major 
life activities).  
The New Jersey Legislature in 1945 enacted the State Law Against Discrimination (LAD), N.J.S.A. 
10:5-1 et seq. The LAD (as amended over the years) now addresses discrimination in the area of 
housing against persons due to their race, creed, color, national origin, ancestry, nationality, sex, 
affectional or sexual orientation, marital or domestic partnership or civil union status, family 
status, disability, gender identity or expression, or source of lawful income or rent payment 
(including Section 8 vouchers). N.J.S.A. 10:5-12  

Staff of the Division of Planning Office of Community Development and the Fair Housing Board has 
engaged in an interactive process to identify specific impediments to fair housing within 
Monmouth County. As part of this process: a comprehensive demographic analysis was crafted; 
an evaluation of the legal status of fair housing at the state, county, and municipal levels was 
examined; existing programs to address impediments to fair housing were identified; and 
recommendations to further mitigate the impediments to fair housing were made along with 
time frames for completion, parties responsible, and potential funding sources. This document 
serves as a review of impediments for all protected classes, and as a foundation for the county’s 
current and future fair housing planning initiatives.  



 

II.   Purpose of the Analysis of Impediments 

The completion of this AI is required before the drafting of the 2020-2024 Five year consolidated 
plan.  This plan will evaluate the impediments identified within the 2011 document and analyze 
the progress the county has made towards addressing said impediments.  This document provides: 

• An updated analysis of the County’s demographic economic and housing characteristics 
• Assessment of current conditions affecting fair housing choices 
• Determination of progress towards addressing identified impediments form the 2011 

document.  
• Identifying existing impediments or barriers to fair housing choice and to develop a 

cohesive plan containing strategies to overcome and remaining or new impediments 
identified within this document.  

 
List of Impediments Identified in the 2011 Analysis of Impediments 

The following impediments were identified from the interactive and comprehensive process 
described above and addressed in the 2011 Analysis of Impediments to Fair Housing Choice. A 
Reanalysis and update of the impediments identified in 2011 will occur within this document.  
 
1. Limitations of zoning and site selection 

• Monmouth County has 53 municipalities with specific zoning and development 
regulations; therefore, the impediments to fair housing may differ from one 
municipality to the next. 

2. Environmental issues and constraints 
• Monmouth County has little vacant land remaining that is suitable for development. 

The removal of environmentally constrained lands from the vacant land inventory 
raises the economic value of the remaining unconstrained lands, thereby reducing 
the affordability of the land. 

3. High municipal property taxes and the cost of education 
• According to a recent Tax Foundation study, New Jersey residents have the highest 

state and local burden in the nation. On average, New Jersey residents pay 12.2% of 
their income in state and local taxes, second only to New York and Connecticut 
(Bloomberg, 2011). 

4. Gaps in transportation availability 
• Largest concentrations of jobs within the County are located in primarily suburban, 

and auto dependent locations 
• Most supermarkets are located in suburban communities along major highway 

corridors. Low income residents may be reliant on long walks, public transportation 
or car services.   

5. Issues concerning public housing authorities 
• Long Waiting lists and inflexible operating policies. 

6. Expiring affordability controls in subsidized housing 



 

• The “expiring use” problem arose because the affordability of housing units 
receiving these subsidies was not permanently assured. The restrictions on rent 
levels, tenant eligibility, and overall operations last only for a specific time period, 
often 20 years. After 20 years, owners of most buildings with HUD-subsidized 
mortgages were allowed to convert their units to market-rate at any time by a 
prepayment of the mortgage loan. 

7. Restrictive lending policies and practices 
• In 2009, the majority of denied mortgage applications within the Edison/New 

Brunswick Metropolitan Statistical Area (Monmouth County included) were due to 
the applicant’s debt to income ratio and lack of collateral. 

8. Limited resources and funding for programs that promote fair and affordable housing 
• A major obstacle is a lack of sufficient funding from both the state and federal 

levels. A majority of the programs to assist the protected classes in Monmouth 
County are funded by the federal government. Unfortunately, during this economic 
downturn, there has been a reduction in our HUD funding for these valuable 
programs. 

9. Low educational achievement levels in select areas despite available resources 
• Segments of the county’s population still struggles to achieve the literacy needed to 

succeed in today’s society. 
10. Limitations on fair housing data collection methods 

• Once HUD’s Fair Housing Equal Opportunity Office has received a complaint from 
the Fair Housing Officer, the matter is taken out of the county’s control. No 
information regarding the disposition of any individual complaint is reported back 
to the county, making it difficult to assess the validity of the caller’s issue. Since no 
feedback is received regarding any enforcement action, the Fair Housing Officer 
cannot use this information to identify areas of concern or analyze patterns. 

11. Lack of supportive housing for teens and young adults aging out of foster care 
• Many homeless and aging-out youth do not receive consistent developmental 

support from their families, leaving youth housing program staff to assume the role 
of guardian and life skills coach for homeless youth. 

12. Lack of sufficient accessible housing units for the disabled 
• The NJ Department of Human Services maintains a waiting list of developmentally 

challenged individuals waiting for placement in an appropriate group home.  
Looking forward, as the ‘baby boomer generation’ ages, there will be more parents 
who will be unable to care for their children with developmental and/or physical 
disabilities. 

13. New Jersey fair housing legislation needs improving 
• Uncertainty about the state’s affordable housing legislation and municipal concerns 

about how they will be required to provide for their fair housing has had an 
extremely negative affect on the affordable housing supplies. 

 

 



 

Actions to Address Impediments from the 2011 Analysis of Impediments 

The following is a sampling of recommended actions to address the impediments identified in the 
2011 Analysis of Impediments to Fair Housing Choice. A Reanalysis and update of the impediments 
identified and recommended actions to address those impediments will occur within this 
document.  
 

1. Encouraging municipalities to permit more flexible zoning that provides opportunities for 
fair housing. 

2. Supporting/advocating new fair housing opportunities in areas that are free of 
environmental risks and constraints. 

3. Promoting shared services to help reduce taxes and therefore assist in lowering the cost of 
housing. 

4. Advocating for state and federal funds to provide a wider range of transportation options. 
5. Facilitating the creation of a county-wide association of housing authorities to solve 

common issues and to create a collective data base of unit availability. 
6. Expanding public awareness of existing housing counseling and credit resources. 
7. Advocating for improvements to the New Jersey fair housing legislation, including more 

flexibility, sound economic analysis, and reinstatement of regional contribution 
agreements. 

8. Advocating to HUD for sufficient funds to maintain county programs and to keep the 
administrative cap at the current percentage. 

9. Offering assistance to Brookdale Community College and the Monmouth Vocational 
Schools to increase awareness of their educational programs. 

10. Redesigning the Fair Housing Office database to collect additional information needed to 
analyze fair housing trends. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

III.  Methodology 

Monmouth County developed the following approach to gather and analyze data for use in 
identifying specific impediments to fair housing choice and making appropriate recommendations 
for addressing said impediments.  

1. Staff of the Division of Planning Office of Community Development reviewed HUD’s Fair 
Housing Planning Guide, Volume 1 for guidance. 

2. Additionally, local, state, and federal fair housing laws were considered to ensure 
compliance. 

3. A previous AI was completed in 2011 which identified specific impediments to fair housing 
choice in Monmouth County and provided recommendations to remediate the identified 
impediments.  A review was conducted to determine the status of the 2011 
recommendations, actions taken, and whether the identified impediments still exited.   

4. Staff collected a significant amount of updated data and background information, including 
demographic data collected from the US Census Bureau 2010 Census data and American 
Community Survey data, as well as, income, employment, and housing data from local and 
state advocacy organizations, and loan application and denial data from the Home 
Mortgage Disclosure Act. Supplementary data and information was collected from: the U.S. 
Department of Housing and Urban Development (HUD), the New Jersey Department of 
Community Affairs (NJDCA), the North Jersey Transportation Authority (NJTPA); the 
Monmouth County Sheriff’s Department; Monmouth County Data Book and various GIS 
maps;  the New Jersey Department of Labor and Workforce Development (NJDLWD); the 
New Jersey Department of Education (NJDOE); and other sources. 

5. Staff discussed with the Fair Housing Board the status of the 2011 impediments and 
whether updated data indicated different impediments.  

6. The Division of Planning creates, maintains, and updates a number of annual planning 
reports for public consumption. In doing so, the Division provides decision makers and the 
public with meaningful knowledge and understanding about the complex planning issues 
facing Monmouth County. 

7. Staff reviewed an inventory of affordable and accessible housing within Monmouth 
County.  

8. Staff held public hearings, allowing the public to participate within the planning process.  
Additionally, smaller meetings were also held on occasion within the Office of Community 
Development to discuss best practices. 

 
 
 
 
 

 
 
 



 

Public Forum Discussions 
 
Several public forums took place in various locations for the convenience of residents throughout 
Monmouth County. All meeting locations were handicapped accessible. Participants needing a 
translator (ASL, Spanish, etc.), were instructed to contact Community Development staff so that 
appropriate accommodations could be provided. Interested parties unable to attend the public 
forums were invited to submit comments and stories about their experiences regarding 
impediments to fair housing to the Community Development staff via fax or email. Numerous 
agencies, nonprofit groups, and community organizations were invited to participate. A list of 
invitees as well as copies of the newspaper advertisements announcing the forums is provided in 
Appendix I. The dates and locations of the public forums are described below. 
 
Meeting: Fair Housing Board Meeting 
Date: 01/21/2021 
Location: Hall of Record Annex, 1 East Main Street Freehold, NJ 07728 
  
Meeting: Annual Action Plan Public Hearing 
Date: 04/20/2021 
Location: Hall of Record Annex, 1 East Main Street Freehold, NJ 07728 
 
  
Limited English Proficiency Communications 
 
In order to reach out to limited English speaking populations, Monmouth County contacted the 
Hispanic Affairs and Resource Center (a non-profit organization) to translate the notice for the 
public forums into Spanish. These notices were published ten days prior to the first forum and 
included instructions to contact the Division of Planning’s Community Development staff if they 
required translation or American Sign Language (ASL) services. 
 
Notice was advertised in the Asbury Park Press, a newspaper of general circulation. In addition, the 
notice was put on the county and Planning Board websites in both English and Spanish. 
 
Copies of the notice were also sent to the Monmouth County Offices on Aging, Disabilities and 
Veterans Affairs and to the Monmouth County Association for the Blind. 
 

 
 
 
 
 
 
 
 
 



 

IV.  County CDBG, ESG, and HOME Programs 

Monmouth County annually receives Community Development Block Grant (CDBG), Emergency 
Solutions Grant (ESG), and HOME Investment Partnership Program (HOME) funds from the U.S. 
Department of Housing and Urban Development (HUD). With these funds, the County has 
financed various projects that create and maintain decent, affordable, and accessible housing. 
Under these programs, the County is dedicated to the following priorities: Removing impediments 
to fair housing choice; increasing the quantity of affordable housing; rehab and improvement of 
current owner-occupied, rental and public housing stock for sustainability; increasing ownership 
opportunities for first-time homebuyers; providing rental subsidies for very low, low and moderate 
income families and persons with special needs; providing supportive housing facilities and 
services for seniors, homeless persons and persons with special needs; reducing homelessness; 
and to assist individuals and families in quickly regaining stability in permanent housing after 
experiencing a housing crisis or homelessness. Implementation and materialization of the 
aforementioned objectives is evidenced in the following programs and activities. 

Façade Improvement Program 

In August 2013, the Monmouth County Board of Chosen Freeholders announced the Grow 
Monmouth Façade Improvement Program. Serving as a regional Economic Development initiative, 
this program awards CDBG funds to business owners to improve the exterior appearance of local 
commercial properties. Businesses located in eligible census block groups can apply to receive up 
to $1,850 for façade upgrades including new awnings, fresh paint, new windows, new signage, etc. 
Building improvements help make streets a more interesting and appealing environment to 
conduct and attract business.  

Municipal and Nonprofit Projects 

Annually, CDBG funds are awarded on a competitive basis providing municipal and nonprofit 
participants (consortium) an external source of funding for local projects. According to HUD-
regulations, CDBG funds may be used for these activities: 

• Acquisition of property for a public purpose 
• Public facilities and improvements 
• Clearance activities 
• Public services 
• Payment for nonfederal share required in connection with a federal grant-in-aid program 
• Removal of architectural barriers 
• Acquire, construct, reconstruct, rehabilitate, or install the distribution lines and facilities of 

privately owned utilities 
• Residential rehabilitation and preservation activities 
• Special economic development activities 



 

Monmouth County Office of Community Development staff initially reviews all applications to 
ensure that the activity and budget line items are eligible and both national and county objectives 
are met. Examples of past funded projects to include installation of curbs and sidewalks to 
improve pedestrian connections, street improvements in flood prone areas, American Disability 
Act (ADA) improvements to local government facilities, local park improvements, funding for 
nonprofit agencies construction projects, etc. CDBG funding helps to offset costs local taxpayers 
and additionally allows local officials to emphasize specific priorities within their community. All 
proposed projects or activities must meet eligible activity guidelines as specified by HUD. 

Home Repair Program 

Monmouth County annually allocates CDBG funds toward owner-occupied residential repair 
programs in an effort to improve and preserve existing low-and moderate-income housing stock. 
The Home Repair Program provides limited financial assistance for repairs, code compliancy, and 
accessibility modifications to eligible, income qualified homeowners including the elderly, and 
disabled. Repairs are limited to those that affect the habitability, health, and safety of the home 
such as lack of running water, electricity, or heating/cooling. These repairs must directly affect the 
immediate habitability of the home. Additionally, this program provides funding to income-eligible 
Monmouth County homeowners toward handicap accessibility improvements within single-family 
structures. The emergency Home Repair Program has a general grant assistance max of $10,000 
for major repairs, minor repairs and barrier free accommodations are not to exceed $5,000. The 
FY2019 Annual Plan allocated $262,968 toward this program with the plan estimating 
approximately 25 qualified homeowners receiving assistance.  

First Time Homebuyers Program 

The high cost of residential real estate can present challenges to credit worthy first time 
homebuyers looking to enter the housing market. Monmouth County residents seeking to 
purchase their first home, but lacking the lump-sum necessary to secure a down payment and/or 
closing costs are eligible for the FTHB program. Partnering with local lending institutions and 
nonprofit organizations, the county provides approximately 20 to 25 individuals or families with up 
to $10,000 in the form of an interest free deferred second mortgage.  

The need for affordable rental assistance is evidenced by the extensive waitlists for public housing 
units and section 8 vouchers. On average, the wait list for family units within each county public 
housing authority is almost 1,500 households; the wait list for Section 8 vouchers exceeds 4,000 
households. On average 90% of families on the list are classified as extremely low-income, earning 
less than or equal to 30% of the regions median income. Extremely low-income households not 
residing in public housing or using a rent subsidized voucher often experience considerable 
housing cost burdens. The FY2019 Annual Plan allocated $255,454 toward this program with the 
plan estimating approximately 25 qualified homeowners receiving assistance. 

 



 

Tenant-Based Rental Assistance Program 

In a concerted effort to assist the low-income renters of Monmouth County, a portion of the 
annual HOME grant is allocated to the TBRA program. This flexible program provides assistance to 
very low-income households with utility, security deposit, and rent costs for up to two years; 
allowing individual households the ability to afford housing cost of market-rate units. Rather than 
subsidizing specific rental units, the TBRA program provides assistance at the individual household 
level. Additionally, the voucher can move with the tenant meaning the household may take its 
assigned voucher and move to another rental property.  

Monmouth County requires that the tenant lease an apartment whose rent does not exceed 
HUD’s established regional Fair Market Rent. The level of subsidy provided varies, based upon the 
income of the household, the particular rental unit selected, and the established Fair Market Rent 
Standard. The FY2019 Annual Plan allocated $250,000 toward this program with the plan 
estimating approximately 20 to 25 qualified homeowners receiving assistance. 

Housing Production Projects 

The limited availability of affordable units, slow income growth, and rising elderly and special 
needs populations, indicate a continued need for affordable housing unit production. Monmouth 
County annually solicits applications requesting financial assistance to aid in the construction 
and/or rehabilitation of affordable rental and home ownership units. HOME projects must 
conform to established program rules on income targeting, partnering with Community Housing 
Development Organizations (CHDOs), affordability requirements, site and neighborhood 
standards, and matching contribution requirements. Nonprofit and for-profit developers submit 
project applications evaluated by the HOME Project Selection Committee in accordance with these 
criteria: 

• Cohesion with goals and priorities outlined within the Monmouth County Five-Year 
Consolidated Plan. 

• Priority provided to projects resulting in new rental unit and/or currently vacant 
units being made available. 

• Capacity and experience of the applicant in implementing comparable projects and 
ability to implement the project in a timely manner. 

• Effective use of other available assistance, resources, and financing. 
• The number of very low-income persons served. 

All projects assisted with HOME funds incur a match liability in an amount equal to no less than 
25% of the total HOME funds granted to the project. In order to qualify, the match must be a 
permanent nonfederal contribution to the project. 

Once the application is approved, the county enters into a contract providing stop gap funding for 
the projects. As per HUD-regulations, CD staff assesses each developer’s experience, financial 
condition, and capacity to build and manage proposed projects. Additional analysis is carried out 



 

to evaluate the surrounding real estate markets and site suitability. A mortgage lien in the amount 
of assistance is attached to the property, ensuring it remains affordable to either the buyer or 
renter. Affordability periods vary according to the amount of assistance and/or type of unit 
developed, typically lasting between 10 to 20 years. CD staff continues to monitor the 
development throughout the entire affordability period. 

Rapid Re-Housing Program 

Provides short-term rental assistance, up to 12 months over a two year period, as well as 
additional supportive services. Clients are eligible to receive financial assistance in means of rental 
application fees, security deposits, 100% of rent for first six months of assistance, and 30% of rent 
for final six months of assistance. Households living on the street are placed into permanent 
housing, emergency shelter, or transitional housing programs and receive services designed to 
stabilize their permanent housing placement. Recently in an effort to establish service 
coordination, Homeless Collaborative members started working towards the establishment of 
uniform procedures for rapid re-housing programs for both the Monmouth County Division of 
Social Services, and nonprofit entities. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

IV.  Background Data 
 
Monmouth County is located in central New Jersey on the state’s northern Atlantic Ocean 
coastline and is comprised of 53 municipalities and 141 census tracts. With a total land area of 472 
square miles and 193 square miles of waterbodies, Monmouth County is New Jersey’s sixth largest 
county in terms of geographic area. The 2010 Census counted the population of Monmouth 
County as 630,380, yielding a population density of 1336 persons per square mile. However, the 
municipal densities range from 10,744 persons/sq. mi. in coastal Asbury Park to 146 persons/sq. 
mi. in rural Upper Freehold. Monmouth County is situated between the New York City and 
Philadelphia metropolitan areas, and is centrally located within the Boston to Washington D.C. 
corridor. 
 

 
 

Environmental Resources 

Monmouth County is characterized by rolling hills, steep cliffs and nearly level shores. A ridge line 
that runs from Middletown in the northeast to Upper Freehold in the southwest is the divide 
between the Inner and Outer Coastal Plain Provinces. Northwest of this line, Inner Coastal Plain 
streams flow toward the Raritan and Delaware rivers through soils that are fertile and deep. Most 
of the county’s agricultural production occurs in the Inner Coastal Plain communities of Upper 
Freehold and Millstone. The Outer Coastal Plain, with its long geologic history of coastal 
influences, has sandier soils, and although located outside of the Pinelands National Reserve, Pine 
Barrens vegetation and soils extend mid-way into this part of the county. The many miles of Outer 
Coastal Plain streams and rivers flow to the Atlantic Ocean or Raritan Bay. There are 27 miles of 
ocean beachfront and 26 miles of bay shoreline in Monmouth County. Freshwater and coastal 
wetlands line the Bayshore and stream corridors, providing wildlife habitat and flood storage. 
Numerous threatened and endangered species of plants and animals make their home here. 
Sandy Hook, located at the northeastern most tip of the county, is an important stopping point 



 

along the Atlantic flyway for migrating birds. Fortunately this 7-mile peninsula is almost entirely 
dedicated open space as part of the Gateway National Recreation Area. 
 
Preserved Lands 
 
A significant percentage of the county – 44,604 acres or 14.8% of the total county land area– 
consists of preserved lands. Comprising over 69 square miles, these protected acres together form 
a land mass larger than Howell Township, which at 61 square miles, is the county’s largest 
municipality. At the end of 2010, Monmouth County held 14,023 acres of parkland, conservation 
areas, and golf courses. State parks, natural areas and watershed protection areas encompass an 
additional 15,389 acres while the Sandy Hook unit of Gateway National Recreation Area preserves 
1,733 acres. Approximately 13,459 municipal acres are also reserved for public open space. As of 
July, 2011 the county and municipalities have protected over 13,300 acres of farmland through 
agricultural preservation programs. The combination of public open space and preserved farmland 
totals approximately 19.2% of Monmouth County’s land area. 
 
Water Supply 
 
In August 1996 the New Jersey Department of Environmental Protection (NJDEP) released the New 
Jersey Water Supply Plan. Although over a decade old, the planning period extended to 2040. 
Their analysis indicated that Monmouth County has a sufficient supply to meet anticipated water 
demand, although during some peak use periods, demand may exceed supply for the short-term. 
Overall, the plan projects a decrease of 0.8 MGD in total demand and a resulting surplus increase 
from 13.4 MGD (2010) to 14.2 MGD (2040). The Plan however cautions that since the majority of 
the supply is from surface water systems, land use decisions in the watersheds upstream of the 
reservoirs should be made with resource protection in mind. 
 
Wastewater Management 
 
The final draft of the Wastewater Management Plan for Monmouth County has been completed 
and a NJDEP public hearing was held on the plan on June 6, 2011. This plan combines all municipal 
wastewater management plans into a single cohesive plan for the county. This plan includes a 
detailed analysis of the processing capacity of existing wastewater treatment facilities and their 
ability to meet future demands. The GIS-based analysis utilized individual parcels, municipal zoning 
maps, and past trends in growth patterns to project future wastewater generation. The study 
concluded that the county has sufficient wastewater capacity through 2022 and beyond. 
 
Transportation 
 
The county is served by all major modes of transportation. Twenty-seven miles of the Garden 
State Parkway traverse the eastern portion of the county, and there are seven Parkway 
interchanges in the county, along with Exit 116 for the PNC Arts Center. Seventeen miles of 
Interstate 195 run east/west through the southern portion of the county, providing access from 



 

the New Jersey Turnpike, Mercer County, and eastern Pennsylvania to the county’s Atlantic 
coastline. Additionally, there are 178 miles of state roads and 381 miles of county roads. 
 
NJ Transit and Regional Bus Service: Both NJ Transit and Academy have numerous bus routes that 
are wither entirely in or pass through, Monmouth County. 
 
Rail Service: Monmouth County is serviced by NJ Transit’s North Jersey Coast Line and there are 
thirteen stops in Monmouth County along the eastern (coastal) portion of the county. Riders who 
use stations south of Long Branch need to change trains in order to continue on the system. 
 
Ferry Service: Ferry service from Monmouth County to Wall Street and Midtown Manhattan is 
available from Atlantic Highlands, Highlands and the Belford section of Middletown. 
 
Airports: Newark Liberty International Airport is easily accessible by car from all regions of 
Monmouth County, with the drive ranging from forty-five minutes to one hour. From the Western 
Monmouth region, the 67 bus line (connecting Toms River and Newark) provides direct bus service 
to the bus courtyards at Airport Terminals A, B, and C. The AirTrain monorail provides direct rail 
access to Newark Liberty International Airport from North Jersey Coast Line passenger trains 
stopping at the Newark Liberty International Airport station. AirTrain travels between the airline 
terminals, rental car facilities, hotel shuttles and central parking lot areas. Many county residents 
are within a one-hour drive of Philadelphia International Airport and Atlantic City International 
Airport. The Monmouth County Executive Airport (formerly the Allaire Airport) in Wall is available 
for local charter and corporate flights. 
 
Educational Facilities 
 
According to numerous statistical sources, Monmouth County has some of the finest primary, 
secondary and higher education systems in New Jersey and the tristate region. From preschool to 
university, continuous investment into schools, resources and student support facilities gives 
Monmouth County residents a pronounced advantage when seeking a superior education for their 
children. Students in all Monmouth County schools can be confident that the educational 
resources available will enable them to succeed personally and professionally. The public, 
parochial and private facilities include 167 elementary, middle, and high schools, 11 vocational 
schools, and two charter schools. A significant number of high school students’ SAT verbal and 
math scores exceed the national mean. In fact, Monmouth County’s Holmdel High School ranked 
fifth on In Jersey’s list of the top 20 New Jersey schools ranked by SAT scores, with a combined 
verbal and math score of 1,157. 
 
Monmouth County Planning Regions 
 
Monmouth County is much more diverse than most counties in New Jersey. Monmouth is 
comprised of redeveloping cities, older coastal and bay communities, rural areas, and large 
expanses of newer suburban communities. For this reason the Monmouth County Division of 
Planning has divided the county into five planning regions based on common demographics and 



 

physical characteristics. Regional plans have been prepared for four of these regions and the plan 
for the fifth region is underway. To help get a more comprehensive understanding of the county, a 
description of each of these regions is found below. A discussion of how affordable housing is 
addressed in each of these plans is found in the impediments and recommendations section of this 
report. 
 

 
 

Bayshore Region: The Bayshore consists of nine municipalities - Aberdeen, Matawan, Hazlet, 
Keyport, Union Beach, Keansburg, Highlands, Atlantic Highlands, and parts of northern 
Middletown - which are tied together by their connection to the Raritan Bay and Route 36. The 
Bayshore Region is characterized by traditional downtowns and dense residential neighborhoods 
set against the natural beauty of the Raritan Bay coastline and the Atlantic Highlands. The region, 
once a community of summer homes and maritime industries, still has strong connections to its 
historic past and the waterfront. The region has not shared in the overall economic growth 
experienced by the rest of Monmouth County during the past two decades. However, there is a 
renewed interest by the region’s municipalities in revitalization efforts and a recognition that the 
keys to economic growth are to create attractive destinations for tourism and to preserve and 
enhance the area’s unique and sensitive natural resources. 
 
Central Region: Nestled between the Coastal Region to the east, the Bayshore to the north and 
Western Monmouth to the west, the Central Region (CR) is consists of part or all of five affluent 
towns, including Colts Neck Township, Holmdel Township, Middletown Township, Tinton Falls 
Borough, and Wall Township. Three of the five municipalities - Colts Neck, Holmdel, and Tinton 
Falls - fall entirely within the Central Region. However, certain portions of Wall Township 
(generally east of the Route 35 corridor) are included in the Coastal Monmouth Region. Also, the 
neighborhoods of northern Middletown Township, including Belford, Port Monmouth, and 
Leonardo, are incorporated into the Bayshore Regional Plan.  
 



 

 
 
The Central Region spans more than 127 square miles proximate to the Route 34 and Garden State 
Parkway corridors. Each municipality is crisscrossed by a number of highways, including County 
Routes 520, 537, and 524 and State Highways 18, 33, and 138. Simply defining this area by 
associative roadways fails to capture the more interesting and diverse inter-coastal character of a 
place which extends from the Manasquan River to the Navesink Highlands. Access to major 
roadway corridors is just one of the many influences on the development pattern of the region. 
However, it should be noted that, due to the historic and cultural character of each municipality as 
well as diverse zoning interpretations and planning objectives, no two towns in the region are 
alike.  
 
At first glance, large portions of the Central Region seem to mimic areas found in the Panhandle of 
Monmouth County. The area has a lower residential density compared to that of the surrounding 
communities, there is limited commercial development that is restricted primarily to state and 
county highway corridors, and viable agricultural establishments forge a pastoral patchwork 
against encroaching development. However, where the two regions significantly differ may not be 
as obvious. The Central Region’s economy is much more diverse as are the larger number of 
people who reside within. Historical influences from economic, employment and populations 
centers in northern New Jersey and New York have been the primary influence on development 
since the 1950’s. Today, most residents in the CR reside within one mile of the Garden State 
Parkway. Unlike the Panhandle, there isn’t a strong cultural identity or functional dependency 
between each of the region’s communities. Though less prominent than elsewhere in Monmouth 
County, the Central Regional is not unaffected by the signature of contemporary influences such as 
large lot suburban residential subdivisions, highway commercial development, or traffic 
congestion. 
 
Coastal Monmouth Region: The Coastal Monmouth Region (CMR) comprises the easternmost 
portion of Monmouth County. It is bounded to the north by the Navesink River, to the south by 
the Manasquan Inlet, and lies east of the Garden State Parkway. The CMR is also bounded to the 
east by the Atlantic Ocean and to the west by the municipalities of Tinton Falls and Middletown. 
Major north-south corridors serving the CMR include the Garden State Parkway and New Jersey 
State Routes 18, 71, 34, 35 and 36. The CMR is also served by eight major east-west corridors, 
including Interstate 195; New Jersey State Routes 33, 66, and 138; and Monmouth County Routes 
520, 524, 537 and 547. Several of the roadways within the CMR, such as New Jersey Routes 35 and 
36, serve as gateways into the region and major access roadways for commercial hubs. Major 
intersections occur at the crossings of Routes 35 and 36 in Eatontown and Routes 34 and 35 in 
Manasquan. An important transportation link in the CMR is the New Jersey Transit North Jersey 
Coast Line system which runs generally north-south from Red Bank to Manasquan. There are 10 
year-round transit stations along the rail line. These stations are located in 11 of the 30 
municipalities within the CMR. 
 
 
 
 



 

 
 
The CMR is comprised of 30 of Monmouth County’s 53 municipalities as listed below:  
 
Allenhurst    Lake Como   Red Bank 
Asbury Avon-by-the-Sea Little Silver    Rumson 
Belmar    Loch Arbour   Sea Bright 
Bradley Beach Brielle  Long Branch    Sea Girt 
Deal     Manasquan   Shrewsbury Borough 
Eatontown   Monmouth Beach   Shrewsbury Township 
Fair Haven    Neptune Township  Spring Lake 
Interlaken   Neptune City    Spring Lake Heights 
     Ocean    Wall 
    Ocean Port   West Long Branch 
 
The CMR is approximately 95.8 square miles and is home to 242,661 persons. The region makes up 
a significant portion of Monmouth County’s population, approximately 39%, while only comprising 
approximately 20% of its area. Additionally, the CMR has over 27 miles of ocean beaches. 
 
Panhandle Region: The Panhandle Region comprises the westernmost portion of Monmouth 
County, and it is called this because it is much narrower than the remainder of the county, 
projecting out to the west between Middlesex and Mercer Counties on the north with Ocean and 
Burlington Counties on the south. Moving from east to west the municipalities within the 
Panhandle are Millstone, Roosevelt, Upper Freehold and Allentown. Because of its location, which 
is somewhat isolated in relation to the rest of Monmouth County and the fact that the counties of 
Middlesex, Mercer, Burlington and Ocean adjoin the Panhandle municipalities on three sides, 
there is as much a relationship with the surrounding counties as there is with Monmouth County. 
The Panhandle Region contains 87.35 square miles, which is approximately 18.5% of the total area 
of Monmouth County. The population of Panhandle municipalities is estimated at 20,442 persons 
in 2008 or 3.1% of the total Monmouth County population. 
 
The Panhandle is the most rural area of Monmouth County, with rolling fields and woodlands. 
Many farms are equestrian in nature, making the Panhandle Region an appropriate host for the 
Horse Park of New Jersey in Upper Freehold. History is also evident in the Panhandle as 
represented by colonial Allentown, the New Deal town of Roosevelt, and historic sites and areas 
such as Walnford and Imlaystown. A common goal of municipalities in the region is to maintain the 
quality of life represented by a rural atmosphere and historic character. Farmland and open space 
preservation are important initiatives that have been pursued with vigor by the Panhandle 
municipalities as well as by the county and the state. 
 
Due to its low-density rural character, mass transportation is virtually non-existent in the 
Panhandle. However, roadway access to the Panhandle area is very good, particularly in an east-
west direction. Major east-west routes include Interstate 195, N.J. State Highway 33 and County 
Routes 524, 526 and 537. North-south access is provided solely by county and municipal roads. 
Major north-south county roads include Route 527 at the eastern edge of the Panhandle Region, 



 

Route 571 in the center of the Panhandle Region and Route 539 in the western part of the 
Panhandle. The New Jersey Turnpike and Route 130, which lie just to the west of the Panhandle, 
also provide north-south accessibility. 
 
Western Monmouth Region: The Western Monmouth Region consists of seven municipalities 
encompassing about 105,510 acres, or 165 square miles. These municipalities are: 
 
Englishtown Borough  Freehold Township  Marlboro Township 
Farmingdale Borough  Howell Township 
Freehold Borough  Manalapan Township 
 
These seven communities in the Western Monmouth Region are tied together by the presence of 
Route 9. This four-lane highway runs through five of the seven municipalities, and the two 
communities not on the highway – Englishtown Borough and Farmingdale Borough – incorporate 
the roadway into a large percentage of their trips. The study area accounts for over one-third of 
the land area of Monmouth County, but only one-quarter of the population in Monmouth County. 
This gap between population and land area share may narrow to some degree within the next 
several decades, as developable lands in several of the study area communities will accommodate 
continued development. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

IV.  Demographic Analysis 
 
Population 
 
Prior to World War II, Monmouth County was predominately rural with over 50% of its land area 
devoted to farming. After the war ended the population surged and by 1950 the County had 
added over 64,000 residents to the 1940 total of 161,238 people. The 1954 opening of the Garden 
State Parkway brought expanded residential and economic development opportunities along with 
improved access to regional employment centers. The post-war baby boom, suburban migration, 
and the in-migration of major employers drove population growth for the next two decades, 
adding over 236,000 residents by 1970; more than doubling the County’s population. Almost 50% 
of Monmouth’s population growth during the post-war suburbanization period (1945-1974) 
occurred within municipalities adjacent to the Garden State Parkway (Economic Profile of 
Monmouth County, 1980). In subsequent decades, the County’s population growth slowed to a 
more sustainable rate, averaging 51,000 per decade reaching 615,301 by the year 2000.  
During the 1980’s the widening of Route 9 spurred both residential and economic growth in the 
western part of the County. Between 1990 and 2000, 51.2% of the County’s total population 
growth occurred within four Western Monmouth municipalities: Howell (16%), Marlboro (14%), 
Freehold Township (11%) and Manalapan (11%). While capturing a majority of the County’s 
population growth, these four municipalities make up only 33% of total land area within the 
county. The U.S. Census Bureau estimated that 49% of Monmouth County’s population growth 
between 1990 and 2000 was linked to net natural increase (excess births minus deaths), 34% to in-
migration from other parts of the United States, and 19% from international immigration. 
 

Total Monmouth County Population  
1940-2010 

Year County Population 
increase 

% increase from 
previous decade 

1940 161,238 14,029 9.5% 
1950 225,327 64,089 39.7% 
1960 334,401 109,074 48.4% 
1970 461,849 127,448 38.1% 
1980 503,173 41,324 8.9% 
1990 553,124 49,951 9.9% 
2000 615,301 62,117 11.2% 
2010 630,380 15,079 2.5% 

Source: U.S. Census Bureau 
 
The 2010 U.S. Census reported Monmouth’s population to be 630,380, a 2.5% increase from 2000, 
the lowest observed population growth increase since The Great Depression.  The 2010 Census 
count ranked Monmouth County as the 5th most populous in New Jersey, encompassing 7.2% of 
the state’s population.  
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Between 2000 and 2010, twenty of the County’s fifty-three municipalities grew in population, 
while thirty-three saw a decline. A significant portion of the County’s population growth continued 
to be concentrated in western municipalities: Manalapan, Freehold Township, Marlboro, Tinton 
Falls, Upper Freehold, and Howell.  The 2000’s marked the first decade in over fifty years in which 
New Jersey’s annual growth rate (0.40%) was faster than Monmouth County’s (0.24%).   
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

In-Migration/Out-Migration 
 
The Internal Revenue Service (IRS) data extracts include records from domestic as well as foreign 
tax forms.  The IRS returns include data for the filer, the filer’s spouse, and all dependents via the 
exemptions category. Migration status is determined when one year’s state and county residence 
is compared to the following year. If a taxpayer moved but remained within the state and county, 
then the mover is a “non-migrant”. If the county differs, the household is considered a “migrant”.  
The following graph shows the net migration (in migration minus out migration) from 2001 to 
2015. The graph shows that migration since 2001 has been negative, with peak loss due to out 
migration occurring in 2006 with a net loss of 2,270 households. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 



 

The following graphic is a “heat” map of recent moves produced from data collected within the 
Reference USA business database. The map includes anyone who has moved to a house or 
apartment in Monmouth County (including inter-county movers). As the map shows, a large 
majority of movers are moving to locations along the coast, primarily the dense urban areas of 
Asbury Park, Long Branch, Neptune Township, and Red Bank. In total the database shows that 
29,730 households moved into a Monmouth County municipality. The database counts families as 
a single person. For example, if a family of four moved, the database will only list a single name. 
Contrastingly, the data set does include everyone in a household who is not related.  
 

Household Relocations 
May 2017 – May 2018 

Monmouth County 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

The negative out migration of households has caused a slight decline of population within 
Monmouth County according to the population estimates put out by the Population Division of the 
U.S. Census Bureau. Between April 2010 and July 2017 the Population Division estimates that 
Monmouth County experienced a population loss of 4,072 residents. The following table 
summarizes the components of population change for the County between April 2010 and July 
2017. As the table shows, Monmouth County has gained population through migration from 
international areas as well as natural increase in population (births minus deaths). However, due 
to the large amount of domestic out migration, overall population change has been negative.  
 

Cumulative Estimates of the Components of Population Change 
April 1, 2010 to July 1, 2017 

Monmouth County 

Total 
Population 

Change 

Natural 
Increase 

Vital Events Net Migration 

Births Deaths Total International Domestic 

-4,072 4,425 43,693 39,268 -
8,507 8,891 -17,398 

Source: U.S. Census Bureau, Population Division 
 
The following table summarizes the Population Divisions annual population estimates from 2010 
to 2017.  

Population Estimates (as of July 1) 
2010* to 2017 

Monmouth County 
  2010 2011 2012 2013 2014 2015 2016 2017 
Monmouth County 630,644 629,757 629,037 628,968 628,236 627,418 626,782 626,351 
Source: U.S. Census Bureau, Population Division 
*The 2010 number is an estimate, not the Census count 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Population Density 

 
According to the 2010 Census, Monmouth County has a density of 1,337 people per square mile.  
In addition to the historic urban centers, municipalities with the highest population densities can 
be found along the coast, Bayshore, and adjacent to the Garden State Parkway. 
Densities range from 12,678 persons per square mile in Shrewsbury Township to a low of 145 
persons per square mile in Upper Freehold.  The following municipalities have the highest overall 
density per square mile: 
 

• Shrewsbury Township (0.09 square miles):  12,678 persons/sq. mile 
• Asbury Park (1.50 square miles):  10,744 persons/sq. mile 
• Keansburg (0.95 square miles): 10,637 persons/sq. mile 
• Lake Como (0.20 square miles):  8,795 persons/sq. mile 
• Highlands (0.64 square miles): 7,820 persons/sq. mile 

 
The larger suburban municipalities, Freehold Township, Marlboro, Manalapan, Howell, Holmdel, 
Middletown, Wall, and Tinton Falls, have densities ranging from approximately 800 to 1,600 
persons/square mile. 
Monmouth County’s large rural municipalities, located primarily in the western portion of the 
County, have the lowest population density per square mile. 
 

• Upper Freehold (47.45 square miles):  145 persons/sq. mile 
• Millstone (37.38 square miles):  283 persons/sq. mile 
• Colts Neck (31.70 square miles):  320 persons/sq. mile 

 
The following table illustrates Monmouth County’s municipal densities between 1990 and 2010. 
 
 
 
 



 

Density Density Density Rankings
Square Population Population Population Per Sq. Mi. Per Sq. Mi. Per Sq. Mi. For

Municipality  Miles 1990 2000 2010 1990 2000 2010 2010
Aberdeen 5.45 17,038 17,454 18,210 3,126 3,203 3,341 22
Allenhurst 0.3 759 718 496 2,530 2,393 1,653 39
Allentown 0.6 1,828 1,882 1,828 3,047 3,137 3,047 24
Asbury Park 1.5 16,799 16,930 16,116 11,199 11,287 10,744 2
Atlantic Highlands 1.2 4,629 4,705 4,385 3,858 3,921 3,654 17
Avon-by-the-Sea 0.4 2,165 2,244 1,901 5,413 5,610 4,753 13
Belmar 1 5,877 6,045 5,794 5,877 6,045 5,794 10
Bradley Beach 0.7 4,475 4,793 4,298 6,393 6,847 6,140 8
Brielle 1.65 4,406 4,893 4,774 2,670 2,965 2,893 26
Colts Neck 31.7 8,559 12,331 10,142 270 389 320 51
Deal 1.2 1,179 1,070 750 983 892 625 49
Eatontown 5.8 13,800 14,008 12,709 2,379 2,415 2,191 32
Englishtown 0.57 1,268 1,764 1,847 2,225 3,095 3,240 23
Fair Haven 1.55 5,270 5,937 6,121 3,400 3,830 3,949 15
Farmingdale 0.5 1,462 1,587 1,329 2,924 3,174 2,658 28
Freehold Borough 1.9 10,742 10,976 12,052 5,654 5,777 6,343 7
Freehold Township 37 24,710 31,537 36,184 668 852 978 45
Hazlet 5.6 21,976 21,378 20,334 3,924 3,818 3,631 18
Highlands 0.64 4,849 5,097 5,005 7,577 7,964 7,820 5
Holmdel 17.9 11,532 15,781 16,773 644 882 937 46
Howell 62.1 38,987 48,903 51,075 628 787 822 48
Interlaken 0.38 910 900 820 2,395 2,368 2,158 33
Keansburg 0.95 11,069 10,732 10,105 11,652 11,297 10,637 3
Keyport 1.4 7,586 7,568 7,240 5,419 5,406 5,171 12
Lake Como 0.2 1,482 1,806 1,759 7,410 9,030 8,795 4
Little Silver 2.8 5,721 6,170 5,950 2,043 2,204 2,125 34
Loch Arbour 0.1 380 280 194 3,800 2,800 1,940 35
Long Branch 5.1 28,658 31,340 30,719 5,619 6,145 6,023 9
Manalapan 30.85 26,716 33,423 38,872 866 1,083 1,260 43
Manasquan 1.4 5,369 6,310 5,897 3,835 4,507 4,212 14
Marlboro 30.35 27,974 36,398 40,191 922 1,199 1,324 42
Matawan 2.26 9,270 8,910 8,810 4,102 3,942 3,898 16
Middletown 41.08 68,183 66,327 66,522 1,660 1,615 1,619 40
Millstone 37.37 5,069 8,970 10,566 136 240 283 52
Monmouth Beach 1.1 3,303 3,595 3,279 3,003 3,268 2,981 25
Neptune 8 28,148 27,690 27,935 3,519 3,461 3,492 20
Neptune City 0.9 4,997 5,218 4,869 5,552 5,798 5,410 11
Ocean 11.2 25,058 26,959 27,291 2,237 2,407 2,437 29
Oceanport 3.1 6,146 5,807 5,832 1,983 1,873 1,881 36
Red Bank 1.75 10,636 11,844 12,206 6,078 6,768 6,975 6
Roosevelt 1.93 884 933 882 458 483 457 50
Rumson 5.2 6,701 7,137 7,122 1,289 1,373 1,370 41
Sea Bright 0.6 1,693 1,818 1,412 2,822 3,030 2,353 30
Sea Girt 1.05 2,099 2,148 1,828 1,999 2,046 1,741 37
Shrewsbury Borough 2.3 3,096 3,590 3,809 1,346 1,561 1,656 38
Shrewsbury Township 0.09 1,098 1,098 1,141 12,200 12,200 12,678 1
Spring Lake 1.3 3,499 3,567 2,993 2,692 2,744 2,302 31
Spring Lake Heights 1.3 5,341 5,227 4,713 4,108 4,021 3,625 19
Tinton Falls 15.15 12,361 15,053 17,892 816 994 1,181 44
Union Beach 1.8 6,156 6,649 6,245 3,420 3,694 3,469 21
Upper Freehold 47.45 3,277 4,282 6,902 69 90 145 53
Wall 31.01 20,244 25,261 26,164 653 815 844 47
West Long Branch 2.83 7,690 8,258 8,097 2,717 2,918 2,861 27
Monmouth County 471.56 553,124 615,301 630,380 1,173 1,305 1,337 n/a

Sources:1990, 2000, 2010 population - U.S. Census 

Municipal Population Densities
1990, 2000, and 2010



 

Age Composition 
 
Between 1990 and 2010, the 45–64 year age cohort experienced the largest absolute growth in 
population increasing from 113,846 in 1990 to 148,474 in 2010. Growth continues within the 65+ 
age cohort, with the 2010 Census reporting that 13.75% of the County’s population is comprised 
within this category.  Since 1990, the 65+ cohort has increased by 16,304 residents or 23.4%.   
Between 1990 and 2000, the number of children within the 5-19 year age cohort increased by 
21,363 or 19.4%.  By 2010, the number of residents within the school age group remained 
relatively stable, declining by only 661. 
While some age cohorts increased in population others experienced noteworthy declines.  
Between 1990 and 2010, the most significant age cohort decline occurred within the 20-34 year 
cohort, with the population decreasing from 127,410 in 1990 to 99,045 in 2010.  The Under 5 
population of Monmouth County peaked in 2000 with 42,231.  During the following decade, the 
number of residents within this age cohort declined 17.7% to 34,755 in 2010.  The following chart 
depicts trends within Monmouth County’s age cohorts between 1970 and 2010. 

 



 

Census data indicates a gradual aging of the Monmouth County population. Between 2000 and 
2010, the median age in Monmouth County increased 3.6 years from 37.7 to 41.3.  To compare, in 
2010 New Jersey’s reported median age was 39.0 years and the United States’ was 37.2 years.  
Monmouth County ranks 4th in the state in the 45–60 year age cohort, with 26.5% of the 
population classified within this “older adults” range.  

 
Population by Age Group: Percent Distribution 

2010 
Monmouth County, New Jersey, United States 

Age Cohort Monmouth County New Jersey United States 
Under 5 5.5% 6.1% 6.5% 
5 to 19 20.7% 19.9% 20.4% 
20 to 24 5.4% 6.2% 7.0% 
25 to 44 24.0% 26.7% 26.6% 
45 to 64 30.6% 27.6% 26.4% 
65 and up 13.8% 13.5% 13.1% 
Total 100.0% 100.0% 100.0% 
    
Median Age 41.3 39.0 37.2 
Source: 2010 U.S. Census 
Compiled by the Monmouth County Division of Planning 

 
Later Census data releases indicate the increasing rate Monmouth County’s population is aging. In 
2015, around 100,600 of Monmouth County’s 629,185 residents were estimated to be at least 65 
year old. By 2034 this group is projected to grow to nearly 146,000. While this group made up 16% 
of the total population in 2015, they are projected to make up 22% by 2034. This increase in the 
size of the 65 and older population as well as the “graying” of the population overall will have a 
large effect on the services that municipalities need to provide and the types of homes and 
communities that will be needed for successful aging. 
 



 

Race and Ethnic Composition  
 
According to the U.S. Census, race and ethnicity are considered separate and distinct identities. 
These self-identification data items ask residents to choose the race or races with which they most 
closely identify, and to indicate whether or not they are of Hispanic or Latino origin.  The 2010 
Census reported that 520,716 (82.6%) residents identify as White, 46,443 (7.4%) as African-
American and 31,469 (5.0%) as Asian or Pacific Islander.  Other races (e.g. American Indian, 
Alaskan Native, some other race, and 2 or more races) comprise the remaining 5.0% (31,752) of 
the County’s population. 
 
The following graphs demonstrate the increasing diversity of Monmouth County’s population.  
From 1990 to 2010 the number of White residents increased by 7.7% and the number of Asian or 
Pacific Islanders increased 107%. Comparatively, the number of African-American residents 
increased by 5.0% from 1990 to 2000; however during the following decade, the African-American 
population declined by 6.4%.  In total this segment of the population declined by 1.4% between 
1990 and 2010. 
 

 
 
 
 
 
 



 

 
 

 
According to the 2010 Census, 60,939 (9.7%) County residents (of any race) identify themselves as 
being of Hispanic origin.  Between 1990 and 2010 the number of Hispanic/Latino residents in 
Monmouth County increased by 172%. 
 

 
The 2017 American Community Survey 1-Year Estimates reports that Monmouth County’s 68,918 
Hispanic or Latino residents classify themselves as follows: 
 

• 68.1% as White; 
• 2.2% as African-American; 
• 0.6% as  American Indian or Alaskan Native; 
• 0.3% as Asian or Pacific Islander; 
• 5.1% as being of 2 or more races; and 
• 23.7% as some other race. 

 
 
 
 
 
 
 
 
 

Basic Demographic Characteristics 
Monmouth County 

2017 American Community Survey 
Race/Ethnicity Count % below 

poverty Level 
% over age 65 Median Household 

Income 
% Foreign 
Born 

White (non 
Hispanic) 514,895 5.3% 18.3% $101,536 6.5% 

African American 43,140 14.6% 15.4% $55,261 16.3% 
Asian 35,766 2.74% 13.5% $168,745 63.4% 
Other 32,250 23.8% 3.7% $59,044 43.9% 
Hispanic/Latino (all 
races) 68,918 16.6% 6.2% $72,973 31.7% 

Ethnicity: Hispanic or Latino 
Percentage of County Population 

Monmouth County 
Year Total % of Population 

1980 12,915 2.6% 
1990 22,407 4.0% 
2000 38,175 6.2% 
2010 60,939 9.7% 
Source: 2010 U.S. Census 



 

People who identify themselves as Hispanic or Latino can be of any race. The following table 
shows the percent of each race that identifies as Hispanic or Latino or not Hispanic or Latino.  
 

Percent of Race Identifying as Hispanic or Latino 
2017 American Community Survey 1-Year Estimates 

Monmouth County 
White Alone 514,895 
  Percent Hispanic or Latino 9.10% 
  Percent Not Hispanic or Latino 90.90% 
Black or African American alone 43,140 
  Percent Hispanic or Latino 3.50% 
  Percent Not Hispanic or Latino 96.50% 
Asian or Pacific Islander 35,766 
  Percent Hispanic or Latino 0.57% 
  Percent Not Hispanic or Latino 99.43% 
American Indian and Alaska Native 1,312 
      Percent Hispanic or Latino 31.33% 
     Percent Not Hispanic or Latino 68.67% 
Other Race 18,106 
  Percent Hispanic or Latino 90.33% 
  Percent Not Hispanic or Latino 9.67% 
Two or More Races 13,132 
  Percent Hispanic or Latino 27.00% 
  Percent Not Hispanic or Latino 73.0% 
Source: U.S. Census Bureau, 2017 American Community Survey 1-Year 
Estimates 
Compiled by the Monmouth County Division of Planning 

 
The following chart depicts the breakdown of Monmouth County’s Hispanic Population by Origin.  
 

 



 

Areas of Racial and Ethnic Minority Concentration 
 
HUD regulations found at 24 CFG 91.120 (a) require a jurisdiction to identify and describe any 
areas with concentrations of racial/ethnic minorities and/or low income households.  
 
For purposes of this document, an area of minority concentration was deemed as one that 
encompassed a minority population exceeding the total percentage of that group for the County 
as a whole by 10% or more. The Census tracts for Monmouth County were reviewed and the 
following results obtained, based on 2012-2016 American Community Survey data 
 

• African American 
In Monmouth County, African American residents account for 7.3% of the population. 
Nineteen Census tracts groups located within nine municipalities have an African 
American population concentration of 17.3% or more.  

• Asians 
Asian residents represent 5.3% of the total county population. Seven census tracts 
located within 2 municipalities have an Asian population concentration of 15.3% or 
more.  

• Hispanic 
Hispanic residents represent 10.4% of the total County population. Twenty census 
tracts located within eight municipalities have concentrations of Hispanic Residents of 
20.4% or more.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
Census Tracts with Concentrations of Minority Populations 

Monmouth County 
2012-2016 American Community Survey 

 
   Race and Ethnicity 

Municipality Census 
Tract 

Total 
Population 

White Black Asian Hispanic 

Aberdeen Township 8026 4,984 60.51% 21.53% 8.63% 11.24% 

Holmdel Township 8032.01 4112 69.02% 1.22% 24.54% 7.10% 
Holmdel Township 8032.02 6017 78.49% 0.08% 18.78% 6.15% 
Holmdel Township 8033 6544 74.19% 3.85% 18.34% 4.22% 
Red Bank Borough 8034 5557 34.78% 24.74% 0.47% 60.10% 
Eatontown Borough 8050.01 4763 59.31% 22.86% 10.79% 22.51% 
City of Long Branch 8055 4039 56.50% 28.62% 2.18% 34.49% 
City of Long Branch 8056 2498 27.42% 48.64% 1.00% 44.72% 
City of Long Branch 8057 3002 55.80% 4.73% 3.73% 40.11% 
City of Long Branch 8058 3658 56.51% 11.29% 4.87% 40.76% 
City of Long Branch 8059 5540 74.12% 8.30% 1.77% 39.95% 
City of Long Branch 8060 3952 83.15% 0.81% 7.52% 30.11% 
Ocean Township 8065.01 4186 59.41% 17.15% 10.18% 28.17% 
Ocean Township 8065.02 3398 69.66% 19.51% 4.91% 10.21% 
Ocean Township 8065.04 2587 64.21% 23.93% 7.77% 11.33% 
City of Asbury Park 8070.03 4650 50.37% 35.01% 0.15% 46.49% 
City of Asbury Park 8070.04 3034 64.37% 21.39% 1.38% 23.80% 
City of Asbury Park 8071 2553 41.05% 52.53% 0.31% 10.54% 
City of Asbury Park 8072 2246 19.99% 73.82% 0.04% 27.11% 
City of Asbury Park 8073 3367 9.44% 71.55% 0.48% 27.74% 
Neptune Township 8075 2777 36.59% 53.66% 0.00% 20.67% 
Neptune Township 8076 2939 8.98% 68.15% 1.36% 19.73% 
Neptune Township 8077 4186 25.37% 61.35% 2.08% 10.701% 
Neptune Township 8078 4449 35.40% 48.98% 5.37% 7.15% 
Neptune Township 8079 3403 54.25% 37.56% 4.00% 9.46% 
Neptune City 8081 4758 69.19% 22.59% 4.81% 11.08% 
Belmar Borough 8084.02 3505 89.61% 4.25% 0.68% 21.28% 
Marlboro Township 8095.01 8546 68.19% 1.84% 26.55% 3.67% 
Marlboro Township 8095.02 8572 70.79% 3.02% 25.28% 1.18% 
Marlboro Township 8097.01 5656 76.06% 3.27% 16.28% 7.16% 
Marlboro Township 8097.04 6020 76.86% 1.48% 18.59% 2.99% 
Colts Neck Township 8099.03 264 74.62% 10.23% 1.89% 23.11% 
Freehold Borough 8107 1956 75.61% 8.95% 8.44% 26.07% 
Freehold Borough 8108 3172 59.68% 24.31% 2.36% 42.50% 
Freehold Borough 8109 3039 77.30% 9.64% 2.04% 42.05% 
Freehold Borough 8110 3777 72.89% 11.65% 2.54% 52.82% 
 
 
 



 

Ancestry 
 
Fair Housing law stipulates it is illegal to refuse housing based on birth or ancestry.  The 2009-2013 
American Community Survey (most recent data set to report this data) provided the first reported 
Ancestry of Monmouth County residents.  The top 20 reported ancestries are as follows:   
 

First Ancestry Reported 
Monmouth County  

2009-2013 American Community Survey 
 

Ancestry  Population 
Percent of 
Population 

Italian 127,006 20.17% 
Irish 97,871 15.54% 
German 43,939 6.98% 
American 29,223 4.64% 
Polish 27,840 4.42% 
English 20,942 3.33% 
Russian 13,167 2.09% 
West Indian (except Hispanic groups): 7,765 1.23% 
Scottish 5,143 0.82% 
Greek 4,777 0.76% 
Arab 4,562 0.72% 

Hungarian 4,555 0.72% 
Brazilian 4,399 0.70% 
Portuguese  4,346 0.69% 
French 4,040 0.64% 
European 3,900 0.62% 

Ukranian 3,788 0.60% 

Dutch 3,007 0.48% 
Norwegian 2,813 0.45% 
Subsaharan African 2,710 0.43% 
Eastern European 2,680 0.43% 

 
 
 
 
 
 
 
 
 



 

English Proficiency 
 
Title VI of the Civil Rights Act of 1964 provides that no person in the United States shall, on the 
grounds of race, color, or national origin, be excluded from participation in, be denied the benefits 
of, or be otherwise subjected to discrimination under any program or activities that receives 
federal financial assistance. LEP persons are defined as persons who do not speak English as their 
primary language and who have limited ability to read, write, speaks, or understand the English 
Language. The Office of Community Development’s LEP/LAP details specific methodology utilized 
by staff to encourage participation by non-English speaking persons.  The Monmouth County office 
of Community Development utilized a four factor analysis to determine limited English Proficiency 
within potential participants in Community Development Programs.   
 

1. The Number or proportion of LEP persons eligible to likely be encountered by the 
Monmouth County office of Community Development.  

2. The Frequency in which LEP individuals come into contact with the Community 
Development Program 

3. The Nature and Importance of the program, activity or service provided by the Community 
Development Program to people’s lives 

4. The resources available to the grantee/recipient and cost.  

According to the 2012-2016 American Community Survey of the 595,539 residents over 5 years old 
in Monmouth County 82.4% speak only English at home.  Approximately 17.6% reported speaking 
another language. Of the 104,862 residents who spoke a language other than English at home, 
39,245 or 37.4% speaking English less than very well.  The following table depicts the top language 
groupings in which at least 35% of respondents within the specific category reported an inability to 
speak English “very well”.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Language Spoken at Home 
Population Age Five and Over 

Monmouth County 
2012-2016 American Community Survey 

 

For The Population Age 5 And Over Persons 
Total: 595,539 
Speak only English 490,377 
Spanish  43,380 

Speak English "very well" 24,186 
Speak English less than "very well" 19,194 

French, Haitian, or Cajun 5,434 

Speak English "very well" 

 

3,185 
Speak English less than "very well" 2,249 

Russian, Polish, or other Slavic Languages 8,708 
Speak English "very well" 6,103 
Speak English less than "very well" 2,605 

Chinese including Mandarin, Cantonese: 8,222 
Speak English "very well" 4,938 
Speak English less than "very well" 3,824 

Korean: 1,680 
Speak English "very well" 761 
Speak English less than "very well" 919 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Disability 
 
To determine whether sufficient housing exists for disabled residents, one needs to determine the 
number of persons in Monmouth County that meet the definition of disabled.  HUD defines a 
disabled individual as “any person who has a physical or mental impairment that substantially limit 
one or more major life events (walking, talking, hearing, seeing, breathing, learning, manual tasks, 
and caring for one self); has a record of such impairment or is regarded as having such an 
impairment.  The most recent comprehensive data on disability status among Monmouth County’s 
population was the 2012-2016 American Community Survey. The total estimated numbers of 
persons with any disability in Monmouth County is estimated to be 62,016 or 9.90 percent of the 
total population. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
For the population 16 years and over 58,096 reported having a disability; 42,294 are not in the 
labor force.  For individuals with a disability active in the labor force, median reported earnings are 
$27,783.   Comparatively, individuals with no disability report median earnings at $45,138. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Population Status Number Percentage 
Total (noninstitutionalized) population 623,449 100.0% 

With a Disability 62,106 9.9% 
Population under 5 years  31,993 5.1% 

With a Disability 208 .70% 

Population 5 to 17 years 107,804 17.3% 

With a Disability 4,555 4.2% 
Population 18-64 years 387,778 62.2% 

With a Disability 27,768 7.2% 

Population 65 years and over 95,874 15.4% 

With a Disability 29,485 30.8% 

Disability category Number % of Disabled 
Population 

Hearing Difficulty 16,617 26.8% 
Vision Difficulty 10,389 16.7% 
Cognitive Difficulty 21,299 34.3% 
Ambulatory Difficulty 32,352 52.1% 
Self-Care Difficulty 12,226 19.7% 
Independent Living Difficulty 23,285 37.5% 



 

Education 
 
Monmouth County's residents have achieved a high level of educational attainment, making for a 
highly skilled localized labor force. The 2017 ACS 1-Year Estimates reported that approximately 
93.1% of adult residents over the age of 25 have earned a high school diploma or higher, as 
compared to the New Jersey figure of 89.9%, and the national figure of 88.0%. 
 

Educational Attainment: Percent of Population 25 years and over 
2017 American Community Survey 1-Year Estimates 

Monmouth County, New Jersey, United States 
  Monmouth County New Jersey United States 

Population 25 years and older    
Associates Degree 7.60% 6.71% 8.48% 
Bachelor's Degree 27.84% 24.14% 19.70% 
Graduate or Professional Degree 17.83% 15.56% 12.29% 
Source: U.S. Census Bureau, 2017 American Community Survey 1-Year Estimates 

Compiled by the Monmouth County Division of Planning 

 
About 50.8% of Monmouth County’s over-25 population has earned a higher education degree: 
7.59% have earned an associate degree, 27.84% have earned a bachelor’s degree, and 17.83% 
have earned a graduate or professional degree. The County ranks 6th in the state in percentage of 
adults with a graduate or professional degree, and 5th in the percentage of adults with a bachelor’s 
degree. 
 

 
 



 

Income 
 
The 2016 ACS 1-Year Estimates reported the median household income in 2016 inflation-adjusted 
dollars of Monmouth County as $90,226, which is 18.5% above New Jersey’s median of $76,126, 
and 56.6% above the United States’ median of $57,617. Approximately 27.6% of Monmouth 
County households had total incomes of more than $150,000 as compared to 21.3% of New Jersey 
households, and 12.2% of the United States. When evaluating per capita income in 2015 inflation-
adjusted dollars, Monmouth County, at $45,652, was 17.3% higher than the state’s income of 
$38,911, and 46.7% above the national income of $31,128. Monmouth County residents have the 
fifth highest per capita income in New Jersey, while Hunterdon County is the highest per capita 
income county at $54,970. 
 

Household Income Distribution 
2016 American Community Survey 1-Year Estimates 

Monmouth County, New Jersey, United States 
  Monmouth County New Jersey United States 
Less than $10,000 3.81% 5.32% 6.97% 
$10,000 to $14,999 3.44% 3.72% 4.80% 
$15,000 to $24,999 5.94% 7.68% 9.71% 
$25,000 to $34,999 7.05% 7.35% 9.49% 
$35,000 to $49,999 8.27% 10.11% 13.00% 
$50,000 to $74,999 14.26% 15.18% 17.72% 
$75,000 to $99,999 11.43% 12.21% 12.34% 
$100,000 to $149,999 18.22% 17.18% 14.02% 
$150,000 to $199,999 12.03% 9.26% 5.83% 
$200,000 or more 15.54% 12.00% 6.39% 
Total 100.00% 100.00% 100.00% 
        

Median household income $90,226  $76,126  $57,617  
Mean household income $120,305 105,185 $81,346  
Per capita income $45,652  $38,911  $31,128  
Source: U.S. Census Bureau, 2016 American Community Survey 1-Year Estimates 

Compiled by the Monmouth County Division of Planning     
 
Monmouth County’s higher household earnings are in some measure linked to the number of 
residents working outside of the County—particularly in New York City and northern New Jersey 
employment centers.  Data from the 2006 – 2010 ACS reports that 7.8% (23,758 persons) of 
working Monmouth County residents were employed in Manhattan and another 2.3% (7,138 
persons) were employed in either Brooklyn or Staten Island.  Between the 2000 Census and the 
2006-2010 ACS, the overall number of Monmouth residents working in Manhattan increased by 
5.9% 

 



 

The following is a list of the top ten employment locations within Monmouth County  
 

Municipality Total Jobs % of total 
Freehold Township 22,011 8.9% 
Middletown Township 20,999 8.5% 
Wall Township 18,516 7.5% 
Howell Township 15,581 6.3% 
Neptune Township 14,112 5.7% 
Tinton Falls 13,267 5.3% 
Eatontown 12,257 5.0% 
Marlboro  11,715 4.9% 
Red Bank 11,379 4.2% 
Ocean Township 10,175 4.6% 
All other subdivisions 98,043  
  Total Job Count 248,325 100.0% 
2015 LEHD Destination Employment 

Most employment opportunities within Monmouth County are located within the suburban 
municipalities, primarily accessible by auto mobile via major regional highways.  

Bureau of Economic Analysis data indicates that Monmouth County residents earn a higher 
percentage of personal income than both New Jersey and the United States within the following 
industries: private nonfarm earnings, utilities, construction, retail trade, information, 
telecommunications, professional, scientific, and technical services, educational services, health 
care and social assistances, ambulatory health care services, hospitals, nursing and residential care 
facilities, arts, entertainment, and recreation, local government, and other services except public 
administration. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Personal Income Data: Sources of Non-Farm Earnings 
2016 

Monmouth County, New Jersey, United States 
  Monmouth New Jersey  United States  
 Nonfarm earnings 100.0% 100.0% 100.0% 
    Private nonfarm earnings 85.6% 84.8% 83.2% 
      Forestry, fishing, and related activities 0.1% 0.1% 0.3% 
      Mining   0.5% 1.1% 
      Utilities 0.9% 0.7% 0.8% 
      Construction 9.9% 5.5% 6.1% 
      Manufacturing 3.8% 7.6% 9.4% 
      Wholesale trade 4.7% 6.9% 5.0% 
      Retail trade 7.6% 6.0% 6.0% 
      Transportation and warehousing 1.4% 3.9% 3.7% 
      Information 4.2% 2.7% 3.4% 
        Telecommunications 2.5% 1.1% 0.8% 
      Finance and insurance 6.0% 7.7% 6.6% 
      Real estate and rental and leasing 2.3% 2.4% 2.4% 
      Professional, scientific, and technical services 13.0% 12.4% 10.3% 
      Management of companies and enterprises 1.6% 4.0% 2.7% 
      Administrative and waste management services 3.8% 4.6% 4.1% 
      Educational services 1.8% 1.5% 1.7% 
      Health care and social assistance 15.6% 11.3% 11.3% 
        Ambulatory health care services 9.0% 5.9% 5.5% 
        Hospitals 3.6% 3.3% 3.5% 
        Nursing and residential care facilities 1.9% 1.2% 1.2% 
      Arts, entertainment, and recreation 1.5% 1.0% 1.2% 
      Accommodation and food services 3.3% 2.7% 3.5% 
      Other services, except public administration 4.2% 3.3% 3.7% 
    Government and government enterprises 14.4% 15.2% 16.8% 
      Federal, civilian 1.0% 1.5% 2.9% 
      Military 0.2% 0.3% 1.2% 
      State and local 13.2% 13.3% 12.7% 
        State government 1.8% 3.7% 3.6% 
        Local government 11.4% 9.5% 9.1% 
  

  
  

Source: Bureau of Economic Analysis 
  

  
Compiled by the Monmouth County Division of Planning 

  
  

* Bold Text indicates Monmouth County residents earning a higher percentage of personal income within this 
industry  

 
 
 



 

Concentrations of Low/Moderate Income Households 
 
The CDBG Program allocates annual grants to larger cities and urban counties to develop viable 
communities by providing decent housing, suitable living environments, and opportunities to 
expand economic opportunities, principally for low- and moderate income persons.   
The Monmouth County CDBG consortium includes 49 of the 53 county municipalities. Three 
municipalities (Asbury Park, Long Branch, and Middletown) are qualified (due to population and/or 
poverty thresholds) to receive grants directly from HUD. Howell meets the population threshold to 
receive CDBG funding directly from HUD; however through a municipal agreement, Howell 
designates 20% of its CDBG allocation to the county for grant administrative purposes. Monmouth 
County is classified as an urban county since the combined population within consortium 
participating municipalities, amounts to greater than 200,000 residents. Furthermore, the county’s 
CDBG consortium municipalities meet the regulatory requirements to be classified as an Exception 
Criteria County, meaning less than ¼ of the populated Census Block Groups within the county’s 
CDBG consortium municipalities contain 51% or more low-to-moderate income persons. Due to 
this classification, all area benefit projects (excluding ADA accessibility improvements) must be 
located in block groups whose low and moderate-income population is above the HUD-established 
criteria of 37.06%.  
HUD categorizes income in three groups: derived as a percentage of median family income. The 
2018 Area Median Family Income for Monmouth County is $99,300.   
 

Monmouth-Ocean, NJ HUD Metro Area FY2018 Median Income Limits 

Household Size 1 2 3 4 5 6 7 8 

Extremely low (30%) $20,900 $23,850 $26,850 $29,800 $32,200 $34,600 $38,060 $42,380 

Very Low (50%) $34,800 $39,750 $44,700 $49,650 $53,9650 $57,600 $61,600 $65,550 

Low (80%) $50,350 $57,550 $64,750 $71,900 $77,700 $83,450 $89,200 $94,950 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

According to the 2013-2017 American Community Survey 47,055 or 7.6% of the total population 
lives below poverty level; 57% of which live within the following municipalities.  
 

Municipality  Total Population  
 Below Poverty 

Level  

Percent of 
Population 

below Poverty 
Level 

Asbury Park city 15,802 4,802 30.4% 
Keansburg borough 9,725 2,426 24.9% 
Farmingdale borough 1,462 277 18.9% 
Long Branch city 30,523 5,452 17.9% 
Freehold borough 11,867 1,889 15.9% 
Neptune City borough 4,609 707 15.3% 
Shrewsbury township 1,100 161 14.6% 
Lake Como borough 1,518 209 13.8% 
Union Beach borough 5,624 729 13.0% 
Red Bank borough 12,044 1,551 12.9% 
Keyport borough 7,105 896 12.6% 
Bradley Beach 
borough 4,262 506 11.9% 

Belmar borough 5,708 675 11.8% 
Sea Bright borough 1,304 134 10.3% 
Neptune township 27,086 2,672 9.9% 
Ocean township 26,970 2,624 9.7% 
Eatontown borough 12,086 1,114 9.2% 
Deal borough 579 48 8.3% 
Monmouth County 621,400 47,055 7.6% 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Race/Ethnicity and Income 
 
Household income is one of several factors used to determine a household’s eligibility for a home 
mortgage loan and rental housing. The median household income for Black/African American 
households was $46,081, equivalent to 49% of the median income for White Households and only 
37% that of Asian Households.   Between the 2000 and 2016, median household income for White 
(non-Hispanic) households increased 40.8%; Asian households experienced a median income 
increase of 34.29%.  To compare, during the same time period, the median income of African 
American households increased by 26.4%; Hispanic household’s median income increased 23.53%.  
 

Median Household Income and Poverty rates  
By Race and Ethnicity 

Monmouth County  
2012-2016 American Community Survey 

 
Race/Ethnicity Median 

Household 
Income 

Percent of 
Population 

below poverty 
level 

Median 
Household 

Income 

Percent of 
Population below 

poverty level 

  2012-2016  2000 
White (not Hispanic or 
Latino) 

$94,070 5.5% $66,813 4.9% 

Black or African 
American 

$46,081 18.1% $36,450 18.1% 

Asian $123,763 5.1% $92,164 4.7% 
Some other race $48,784 20.7% $35,584 20.7% 
Two or more races $62,614 14.9% $46,692 10.0% 
Hispanic or Latino (of 
any race) 

$57,087 17.3% $46,212 16.3% 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 

A review of household income distribution demonstrates African American/black households have 
a higher potential to fall into lower income brackets as compared to their White and Asian 
counterparts. 
 

 
Source:   American Community Survey 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Unemployment 
 
The NJ Department of Labor reported Monmouth County’s 2017 average unemployment rate was 4.0% 
with 13,292 residents reporting unemployment out of a labor force of 317,117. This number is down since 
2012 when Monmouth County experienced a peak unemployment rate of 8.7%, when 28,825 residents 
reported unemployment out of a labor force of 331,262. The following table provides a comparison among 
the average reported unemployment rates for central New Jersey counties. 

 
Average Annual Unemployment Rate 

Edison and Trenton/Ewing Labor Regions 
New Jersey, United States 

2010-2017 
  2010 2011 2012 2013 2014 2015 2016* 2017* 

Monmouth 8.7% 8.5% 8.7% 7.4% 6.0% 5.0% 4.3% 4.0% 
Ocean 10.3% 10.4% 10.6% 9.1% 7.2% 6.0% 5.2% 4.8% 
Middlesex 8.9% 8.7% 8.6% 7.4% 6.0% 5.0% 4.4% 4.0% 
Mercer 8.4% 8.2% 8.2% 7.1% 5.7% 4.8% 4.3% 4.0% 
Somerset 7.6% 7.3% 7.4% 6.3% 5.1% 4.4% 4.0% 3.8% 
New Jersey 9.5% 9.3% 9.3% 8.2% 6.6% 5.8% 5.0% 4.5% 
United States 9.6% 8.9% 8.1% 7.4% 6.2% 5.3% 4.9% 4.4% 
                  
Source: New Jersey Department of Labor, U.S. Bureau of Labor Statistics   
Compiled by the Monmouth County Division of Planning   
*Data for 2016 and 2017 is preliminary and may be subject to change       

 
Monmouth County’s relatively flat population growth over the past several years combined with 
the aging of the population contributed to the decline in the overall size of the labor force.  To 
compare New Jersey’s labor force grew 0.6 percent since 2008.   
 
 
 
 
 
 
 
 

 
 
 
 
 
 



 

Characteristics of the Unemployed 
2013 

    Monmouth County   New Jersey 

  
 

Annual 
Average 

Percent 
of Total 

 
Annual Average 

Percent of 
Total 

Total Insured Unemployed   5,414 100%   83,055 100% 
  By Gender 

Male 
 

3,095 57.2% 
 

46,865 56.4% 
Female   2,319 42.8%   36,190 43.6% 

  By Race 
White 

 
4,093 75.6% 

 
50,627 61.0% 

Black 
 

699 12.9% 
 

16,476 19.8% 
Asian 

 
158 2.9% 

 
3,097 3.7% 

Other 
 

464 8.6% 
 

12,855 15.5% 
  By Ethnicity 

Hispanic 
 

453 8.4% 
 

17,438 21.0% 
Not Hispanic 

 
4,340 80.2% 

 
56,860 68.5% 

Chose not to answer 
 

621 11.5% 
 

8,757 10.5% 
  By Age of Claimant 

Under 25 
 

                407  7.5% 
 

                 7,403  8.9% 
25 through 34 years 

 
             1,094  20.2% 

 
              19,036  22.9% 

35 through 44  years 
 

                978  18.1% 
 

              16,857  20.3% 
45 through 54 years 

 
             1,384  25.6% 

 
              19,569  23.6% 

55 through 64 years 
 

             1,095  20.2% 
 

              14,260  17.2% 
65 years and over 

 
                456  8.4% 

 
                 5,930  7.1% 

  By Industry 
Construction 

 
                639  11.8% 

 
                 8,542  10.3% 

Manufacturing 
 

                264  4.9% 
 

                 5,665  6.8% 
Trade, Transportation, Utilities              1,042  19.2% 

 
              16,788  20.2% 

   Wholesale Trade 
 

                249  4.6% 
 

                 4,163  5.0% 
   Retail Trade 

 
                590  10.9% 

 
                 8,858  10.7% 

Information 
 

                116  2.1% 
 

                 1,432  1.7% 
Financial Activities 

 
                291  5.4% 

 
                 4,061  4.9% 

Professional and Business 
Services              1,016  18.8% 

 
              16,656  20.1% 

Educational and Health Services                 734  13.6% 
 

              10,376  12.5% 
Leisure and Hospitality 

 
                583  10.8% 

 
                 8,712  10.5% 

Other Services                   138  2.5%                    2,209  2.7% 
Source: N.J. Department of Labor and Workforce Development 
 
The most significant difference in unemployment insurance claimants between Monmouth County 
and New Jersey are in race and ethnicity.  Monmouth County had a lower percentage of minority 
claimants than the state. 



 

Transportation 
 

 
 
Multiple modes of transportation provide Monmouth County residents with convenient links to 
both the New York City and Philadelphia metro regions. Twenty-seven miles of the Garden State 
Parkway traverse the eastern portion of the County, connecting with Atlantic City to the south, 
and Newark and New York City to the north. Seventeen miles of Interstate 195 run east/west 
through the southern portion of the County, providing connections to the New Jersey Turnpike, 
Mercer County, Pennsylvania, and the Atlantic coastline.  In addition, there are approximately 233 
miles of State roads and 381 miles of County roads. 
 
 
 
 
 
 
 
 
 
 
 



 

NJ Transit 

NJ TRANSIT operates an extensive bus transit network in Monmouth County.  It is comprised of 20 
routes that provide both commuter and intra-county service; 13 of these routes can be 
characterized as long distance routes that connect Monmouth County to regional destinations. 
The majority of the commuter routes use the Garden State Parkway and U.S. Route 9 as the major 
north-south corridors through Monmouth County. The eight local service routes typically serve 
municipalities that are removed from the GSP and U.S. Route 9, and connect the county using 
east-west roadways. The Route 139 service to New York City is the most heavily used, with almost 
9,000 riders daily. Buses bound for Newark and Hudson County, including the 63, 64, and 67 
Routes, each approach 1,500 daily boardings. The local (intra-county) routes each have fewer than 
1,000 daily boardings, with many of the routes averaging far fewer riders.  

NJ TRANSIT Bus Service in Monmouth County 
Category Route Description 

Routes to/from Hudson County and Newark 
63 

Lakewood - Jersey City - Weehawken 
64 
67 Toms River - Lakewood - Newark 

Routes to/from New York City 

133 Old Bridge - Aberdeen - New York 
131 Sayreville - New York 
135 Freehold - Matawan - New York 
137 Toms River - Lakewood - New York 
130 

Lakewood - Old Bridge - New York 132 
136 
139 

Routes to/from Philadelphia 317 Asbury Park - Fort Dix – Philadelphia 
Local Bus Service – Monmouth/Middlesex 

Intercounty 817 Perth Amboy - North Monmouth Higher Education 
Center - Campbell's Junction 

Local Bus Service –  
Monmouth County 

830 Asbury Park - Point Pleasant Beach 
831 Red Bank - Monmouth Mall - Long Branch 

832 Brookdale Community College - Red Bank - 
Monmouth Mall - Asbury Park 

834 Red Bank - Highlands 
836 Asbury Park - Freehold Raceway Mall - CentraState 
837 Long Branch - Asbury Park - Seaview Square 

838 Freehold Raceway Mall - Brookdale Community 
College - Red Bank - Sea Bright 

 
 
 
 
 
 
 
 
 



 

Academy Bus 

Throughout Monmouth County, Academy Bus operates additional private carrier commuter bus 
service. This private operator operates long distance commuter buses between Monmouth County 
and NYC. The service is offered daily from numerous towns within Monmouth County including 
Asbury Park, Oceanport, and Atlantic Highlands. The bus service schedules, along with the land use 
of the county and demographic data, suggest that most patrons of private bus service are making 
long-distance trips to and from NYC. 

Demand-Responsive Services Monmouth County Division of Transportation, 
Special Citizen Area Transportation (SCAT) 

Monmouth County Division of Transportation provides a variety of demand responsive 
transportation services including the Shared Ride, medical, dialysis, and veterans. Service is 
provided through a combination of contractors and Monmouth County Division of Transportation 
staff drivers and vehicles. 

Rail Service 

The NJ Transit North Jersey Coast Line provides rail access to employment and transportation 
centers in Newark, Hoboken, and New York City.  Within the County there are 13 year-round 
stations, as well as a seasonal rail station located at Monmouth Park Racetrack in Oceanport, 
operating during the live racing season (May – October).  Additionally hybrid locomotives are 

Source: Academy Bus 
 

 Academy Bus Service in Monmouth County 
 

    

http://www.academybus.com/Commuters/Map.aspx


 

being utilized along the Coast Line to provide weekday express trips between New York Penn 
Station, and Long Branch, saving approximately 16 minutes per trip.  Monmouth County residents 
have access to Amtrak’s Northeast Regional rail service at the New Brunswick and Metropark 
stations in Middlesex County, and Princeton Junction station in Mercer County. NJ Transit’s 
AirTrain station, located just south of Newark Penn Station, provides a five-minute direct monorail 
ride to the terminals and parking lots at Newark Liberty International Airport. 

There are several active initiatives underway to increase passenger rail capacity between New 
Jersey and Manhattan. Amtrak’s Gateway Project proposes the construction of two flood-resistant 
Trans-Hudson tunnels, replacement of the existing Portal Bridge and expansion of New York Penn 
Station. The project will include: 

• Four new main line tracks between Newark, NJ and Penn Station in New York City 
• The replacement of the Portal Bridge which in New Jersey which is a choke point for trains 
• The expansion of Penn Station, including new platforms under the neighboring Post Office 

building 
• Updates and modernization of existing train infrastructure such as the electrical system 

providing power to trains 
• The rebuilding and replacing of components in the existing tunnels which were damaged 

by sea water as a result of Super Storm Sandy 
• The construction of two new rail tunnels beneath the Hudson River connecting New Jersey 

to Penn Station 

The Amtrak Gateway Project is projected to cost between $20 billion and $30 billion. $541 million 
federal are currently available for The Gateway Project in the current Federal Funding Bill; Amtrak 
is expected to contribute a minimum of $388 million from its Northeast Corridor Account, while 
New York and New Jersey will receive an additional $153 million from the Federal Transit 
Administration’s High-Density States and State of Good Repair grant programs that they are 
dedicating to the project. The Gateway Project is also eligible for funds through the New Starts 
Capital Investment Grant Program which was allocated $2.64 billion. Two applications have 
already been submitted to this program, one to replace the Portal Bridge and another for the new 
Hudson Tunnel Project. The states of New York and New Jersey have also promised to contribute 
additional state funds.   

The existing rail tunnels were damaged by flooding after Superstorm Sandy and are in immediate 
need of repair, but closing one tunnel down for repairs would decrease the rail traffic significantly 
and create major backups. Under the Gateway Project, the maintenance of the existing tunnels 
would be done after the completion of the new tunnel, therefore avoiding a decrease in rail 
traffic. After repairs all tunnels would be open and rail capacity into Penn Station would double.  In 
2018 the project received $70 million in funding for preliminary work, $35 million from the Port 
Authority and $35 million from Amtrak as well as a $16 million TIGER Grant that was awarded to 
NJ TRANSIT to help replace the Portal Bridge. 

 



 

Ferry Service 

Terminals located in Highlands and Atlantic Highlands offer SeaStreak ferry service to Wall Street’s 
Pier 11 and East 35th Street. NY Waterway ferry service to West 39th Street, Pier 11, World 
Financial Center, and Jersey City is available from Middletown’s Belford Terminal. Annually, ferries 
shuttle 900,000 passengers between points in Monmouth County and New York City, 90% of 
whom are commuters.  In 2017, the Belford Ferry Terminal saw an average weekday ridership of 
approximately 1,915 passengers; Highlands and Atlantic Highlands marina terminals served on 
average 1,417 and 1,863 weekday riders respectively.  SeaStreak offers a variety of trips and 
packages to encourage non-work related trips. Between May and October, trips from Highlands to 
Martha’s Vineyard are offered, as well as summer-season direct trips from lower Manhattan to 
Sandy Hook, trips involving Broadway and sports game packages, etc. 

Airports 

Newark Liberty International Airport is accessible by car from all regions of Monmouth County.  
For western Monmouth municipalities, the NJ Transit 67 bus route (connecting Toms River and 
Jersey City) provides direct trips to the bus courtyards at Terminals A, B, and C. The AirTrain 
monorail provides rail access to the airport from North Jersey Coast Line passenger trains stopping 
at the Newark Liberty International Airport station.  AirTrain travels between the terminals, rental 
car facilities, hotel shuttles, and central parking lot areas.  Furthermore, many residents are within 
a one-hour drive of Philadelphia International Airport, Trenton Mercer Airport, and Atlantic City 
International Airport.  Private car services provide residents connections to all the major regional 
airports. 
The Monmouth County Executive Airport (formerly the Allaire Airport) located in Wall, is available 
for local charter and corporate flights. The new owners of the airport, Wall Aviation, plan to turn 
the airport into a modern Jetport. Wall Aviation is investing millions of dollars to modernize the 
airport. The planned upgrades include new facilities, a new operator, new fuel provider, and 
installation of air traffic controllers (the airport has not had controllers since 1960). Airport safety 
has also been improved with new security fencing that prevents vehicles from accessing the 
runway area’s and runway lights that are permanently on.  

Commuting 

Monmouth County’s higher household earnings are in some measure linked to the number of 
residents working outside of the County—particularly in New York City and northern New Jersey 
employment centers.  Data from the 2006 – 2010 ACS reports that 7.8% (23,758 persons) of 
working Monmouth County residents were employed in Manhattan and another 2.3% (7,138 
persons) were employed in either Brooklyn or Staten Island.  Between the 2000 Census and the 
2006-2010 ACS, the overall number of Monmouth residents working in Manhattan increased by 
5.9% 



 

Approximately 61% of Monmouth County residents are employed within the County.  Collectively, 
Monmouth, Manhattan, and the two neighboring counties of Middlesex and Ocean account for 
81.2% of County residents’ work locations. 

Analysis of resident workplace locations demonstrates how transportation infrastructure 
improvements, allowing for efficient access to other regions, have eased commutes for residents 
employed outside of the County.  Direct bus service transports residents to urban employment 
centers such as Jersey City, Newark, and Manhattan. Ferry service shuttles passengers from 
Middletown, Highlands, and Atlantic Highlands to terminals in lower Manhattan. The North Jersey 
Coast Line provides Monmouth County workers with rail connections to Hoboken, Newark, and 
New York City. 

For driving commuters, Route 18 connects Monmouth residents to major Middlesex County 
employment centers such as New Brunswick and Piscataway.  The Garden State Parkway and 
Route 287 enable commuters to reach employment and technology centers in Morris and Essex 
Counties. Interstate 195 and 295 provide connections to jobs in Trenton and the Princeton/Route 
1 Corridor—extending residents’ job market reach from Philadelphia to New York. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

The following table summarizes recent trends of Monmouth County residents’ commuting 
patterns. 
 

Where Do Monmouth County Residents Work? 
1980, 1990, 2000, 2006-2010* 

By County of Work 
 1980 1990 2000 2006-2010* 

County of Work Count Share Count Share Count Share Count Share 

Monmouth, NJ 144,654 67.3% 177,140 64.6% 175,070 60.0% 184,816 61.0% 
Middlesex, NJ 17,748 8.3% 25,485 9.3% 30,146 10.3% 26,123 8.6% 
New York, NY 14,056 6.5% 19,050 6.9% 22,425 7.7% 23,758 7.8% 
Ocean, NJ 5,854 2.7% 9,968 3.6% 10,369 3.6% 11,488 3.8% 
Essex, NJ 7,582 3.5% 7,240 2.6% 8,511 2.9% 7,806 2.6% 
Union, NJ 7,044 3.3% 7,015 2.6% 8,319 2.8% 7,193 2.4% 
Mercer, NJ 3,391 1.6% 5,102 1.9% 6,393 2.2% 7,835 2.6% 
Hudson, NJ 3,781 1.8% 4,492 1.6% 6,165 2.1% 6,798 2.2% 
Morris, NJ 659 0.3% 1,481 0.5% 2,114 0.7% 2,942 1.0% 
Somerset, NJ 909 0.4% 2,580 0.9% 3,826 1.3% 4,212 1.4% 
Kings, NY 1,448 0.7% 2,717 1.0% 3,705 1.3% 3,551 1.2% 
Bergen, NJ 1,741 0.8% 2,677 1.0% 3,491 1.2% 3,359 1.1% 
Richmond, NY 1,085 0.5% 2,334 0.9% 3,167 1.1% 3,587 1.2% 
         
Other Counties 4,853 2.3% 6,957 2.5% 8,237 2.8% 9,492 3.1% 
Total Number of 
Workers 214,805 100% 274,238 100% 291,938 100% 302,960 100% 
Source: U.S. Census 
*American Community Survey 2006-2010   
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Means of Transportation to Work 
 
The private automobile continues to be the principal mode of transportation for Monmouth 
County residents.  However, the estimated proportion of County residents commuting by 
automobile in 2016 ACS period is slightly lower than in both the 1990 and 2000 Censuses.  The 
estimated number of people commuting to work by train in the 2016 ACS period is 44.5% lower 
than in 2000.  Comparatively the estimated number of County residents who reported taking a 
ferryboat to work in 2016 ACS period is 61.8% higher than in 2000. Overall, the rate of public 
transit use is down from 2000, but still up from 1990. 
 
The number of County residents reporting they “worked at home” continues to increase.  This 
noted shift in employment patterns can be linked to the rising costs of personal transportation and 
telecommuting technologies becoming more sophisticated and reliable.  At the national level, U.S. 
Census data demonstrates how remote work has grown over the past decade.  
 

Means of Transportation to Work 
1990, 2000, 2016 

Monmouth County Residents* 
  1990 2000 2016 % Total 1990 % Total 2000 % Total 2016 
Car, truck, or Van 235,943 248,029 259,250 86.00% 85.00% 82.50% 
Drove alone 204,696 221,097 234,111 74.60% 75.70% 74.50% 
Carpooled 31,147 26,932 25,139 11.40% 9.20% 8.00% 
Public transportation 20,398 25,866 26,396 7.40% 8.90% 8.40% 
Bus or trolley bus 11,220 12,010 17,014 4.10% 4.10% 5.40% 
Subway or elevated 321 524 917 0.10% 0.20% 0.30% 
Railroad 7,485 10,840 6,021 2.70% 3.70% 1.90% 
Ferryboat 576 1,455 2,354 0.20% 0.50% 0.70% 
Bicycle 810 575 1,571 0.30% 0.20% 0.50% 
Walked 8,257 5,886 4,714 3.00% 2.00% 1.50% 
Taxicab, motorcycle, or other means 2,356 2,815 4,085 0.90% 1.00% 1.30% 
Worked at home 7,360 9,504 18,226 2.70% 3.30% 5.80% 
Total 274,238 291,938 314,243 100.00% 100.00% 100.00% 
Source: U.S. Census of Population 1990,2000  

2016 American Community Survey 1-Year Estimates 

Compiled by the Monmouth County Division of Planning 

* Workers 16 years and Older 

 
 
 
 
 
 
 
 



 

Housing Profile 
 
Housing Units 
 
Both population and housing units generally share an upward trend, with population growth 
serving as a major contributory factor to housing expansion.  However, the growth rates of 
Monmouth County’s population and housing units have differed over the past fifty years. Between 
1950 and 1970, the County’s population increased by approximately 43.2% each decade, 
outpacing the rate of housing expansion.  During the same time period, the number of housing 
units in the County increased approximately 35.0% per decade.  The 1970’s and 1980’s brought 
significant residential growth to the County with the number of housing units increasing by 20%, 
while population growth averaged 10%.  Between 1990 and 2000, the County’s population grew 
11.2% as compared to the number of housing units which increased 10.3%. The 2010 Census 
reported Monmouth County had 258,410 housing units, an increase of 7.3% from 2000. Over the 
same time period, the population only grew by 2.5%. 
 

 
 
 
 
 
 
 
 



 

Between 1980 and 2016, the County saw a gain of 80,168 housing units, a 44.3% increase. To 
compare, over the same time the total population grew by only 24.4%. Over the past three 
decades, new residential development within the County has been predominately single-family 
housing. Since 1980, the number of single family homes grew by 68,304; 54,138 detached and 
14,166 attached. In 1980, single-family attached (e.g. townhomes, duplexes) encompassed 2.9% of 
all housing units; in 2016 this category encompassed 7.4% of all housing units. During the same 
period, multi-family units increased by an estimated 11,560 units or 22.5%. A significant portion of 
this growth occurred in developments having ten or more units. Between 1980 and 2016, this 
development category increased by an estimated 8,977 units. 
 

Residential Trends 
1980-2016 

Monmouth County 
  1980 1990 2000 2016 

Type of Unit Total % of Total Total % of Total Total % of Total Total % of Total 

1-unit detached 122,220 67.60% 143,754 65.80% 161,048 67.00% 176,358 67.56% 

1-unit attached 5,213 2.90% 15,151 6.90% 19,766 8.20% 19,379 7.42% 

2-4 units 17,811 9.80% 17,364 8.00% 19,031 7.90% 16,927 6.48% 
5-9 units 6,354 3.50% 8,703 4.00% 9,520 3.90% 9,821 3.76% 
10+ units 27,119 15.00% 27,019 12.40% 28,224 11.70% 36,096 13.83% 

Mobile home 
and Other 2,168 1.20% 6,417 2.90% 3,295 1.30% 2,472 0.95% 

Total Housing 
Units 180,885 100.00% 218,408 100.00% 240,884 100.00% 261,053 100.00% 

Source: U.S. Census, 2016 American Community Survey 1-Year Estimates 

 

Of the 258,410 housing units counted during the 2010 Census, 233,983 (90.5%) were reported as 
occupied; 74.9% were owner occupied and 25.2% were renter occupied.  Comparatively, the 2000 
census reported Monmouth County having 224,236 occupied units of which 74.6% were owner 
occupied and 25.4% were renter occupied.  Between 1980 and 2010, the number of owner-
occupied housing units increased by 47,272, while the number of renter-occupied housing units 
increased by 6,581. The housing unit table on the following page shows the total amount of 
housing units, occupied housing units, and vacant housing units. Included in the vacant housing 
unit number are units that are seasonally vacant, i.e. vacation homes. Therefore, higher vacancy 
rates can be anticipated in coastal towns because of this seasonal anomaly.  

 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Housing Tenure  
1980-2010 

Monmouth County 

Year Occupied Housing 
units 

Owner Renter 
Total % Total % 

1980 170,130 117,885 69.3% 52,245 30.7% 

1990 197,570 143,533 72.6% 54,037 27.4% 

2000 224,236 167,311 74.6% 56,925 25.4% 

2010 233,983 175,157 74.9% 58,826 25.1% 
Source: U. S. Census 

Owner and Rental Occupied Housing Units 
Race & Ethnicity 

Monmouth County 
2012-2016 

 Owner Occupied Renter 
Occupied 

White Alone 148,329 38,536 

Black/African American 6,527 10,003 

Asian 7,888 2,020 

American Indian or Native American 199 210 

Native Hawaiian/Pacific Islander 10 23 

Hispanic* 7,737 10,174 
Source: American Community Survey 

2012-2016 



 

 
 

Monmouth County Municipalities 
Municipality Total Owner Occupied Renter Occupied Owner % Renter % Owner % Rank 
Aberdeen 6,831 5,109 1,722 74.8% 25.2% 28 
Allenhurst 211 137 74 64.9% 35.1% 31 
Allentown 713 565 148 79.2% 20.8% 23 
Asbury Park 6,756 1,375 5,381 20.4% 79.6% 53 
Atlantic Highlands 1,786 1,384 402 77.5% 22.5% 25 
Avon-by-the-Sea 943 584 359 61.9% 38.1% 39 
Belmar 2,716 1,272 1,444 46.8% 53.2% 49 
Bradley Beach 2,200 859 1,341 39.0% 61.0% 52 
Brielle 1,821 1,646 175 90.4% 9.6% 10 
Colts Neck 3,278 2,999 279 91.5% 8.5% 9 
Deal 317 203 114 64.0% 36.0% 36 
Eatontown 5,356 2,794 2,562 52.2% 47.8% 45 
Englishtown 740 478 262 64.6% 35.4% 34 
Fair Haven 1,919 1,768 151 92.1% 7.9% 8 
Farmingdale 577 287 290 49.7% 50.3% 47 
Freehold Borough 3,900 2,005 1,895 51.4% 48.6% 46 
Freehold Township 12,838 10,431 2,407 81.3% 18.7% 22 
Hazlet 7,068 6,132 936 86.8% 13.2% 17 
Highlands 2,479 1,573 906 63.5% 36.5% 37 
Holmdel 5,585 4,853 732 86.9% 13.1% 15 
Howell 17,526 15,608 1,918 89.1% 10.9% 13 
Interlaken 354 338 16 95.5% 4.5% 3 
Keansburg 3,988 2,108 1,880 52.9% 47.1% 44 
Keyport 2,973 1,447 1,526 48.7% 51.3% 48 
Lake Como 685 444 241 64.8% 35.2% 32 
Little Silver 2,090 1,945 145 93.1% 6.9% 5 
Loch Arbour 78 58 20 74.4% 25.6% 29 
Long Branch 11,918 5,051 6,867 42.4% 57.6% 51 
Manalapan 13,884 12,536 1,348 90.3% 9.7% 11 
Manasquan 2,241 1,692 549 75.5% 24.5% 26 
Marlboro 12,765 11,875 890 93.0% 7.0% 6 
Matawan 3,398 2,103 1,295 61.9% 38.1% 39 
Middletown 23,728 19,882 3,846 83.8% 16.2% 19 
Millstone 3,437 3,344 93 97.3% 2.7% 2 
Monmouth Beach 1,411 1,176 235 83.3% 16.7% 20 
Neptune 10,924 7,036 3,888 64.4% 35.6% 35 
Neptune City 2,069 1,167 902 56.4% 43.6% 43 
Ocean 10,426 6,743 3,683 64.7% 35.3% 33 
Oceanport 2,103 1,771 332 84.2% 15.8% 18 
Red Bank 5,110 2,346 2,764 45.9% 54.1% 50 
Roosevelt 279 245 34 87.8% 12.2% 14 
Rumson 2,305 2,075 230 90.0% 10.0% 12 
Sea Bright 724 459 265 63.4% 36.6% 38 
Sea Girt 774 732 42 94.6% 5.4% 4 
Shrewsbury Borough 1,420 1,309 111 92.2% 7.8% 7 
Shrewsbury Township 480 283 197 59.0% 41.0% 41 
Spring Lake  1,201 934 267 77.8% 22.2% 24 
Spring Lake Heights 2,202 1,286 916 58.4% 41.6% 42 
Tinton Falls 7,950 5,441 2,509 68.4% 31.6% 30 
Union Beach 1,931 1,679 252 86.9% 13.1% 15 
Upper Freehold 2,396 2,349 47 98.0% 2.0% 1 
Wall 9,643 7,940 1,703 82.3% 17.7% 21 
West Long Branch 2,421 1,817 604 75.1% 24.9% 27 
Monmouth County 232,868 171,673 61,195 73.7% 26.3% n/a 
Sources: 2012-2016 American Community Survey 5-Year Estimates 

    



 

Occupied Vacant Vacancy 
Rate

Occupied Vacant Vacancy 
Rate

Vacancy 
Rate Rank

Aberdeen 6,558 6,421 137 2.1% 7,102 6,876 226 3.2% 53
Allenhurst 370 285 85 23% 365 217 148 40.5% 3
Allentown 718 708 10 1% 735 704 31 4.2% 41
Asbury Park 7,744 6,754 990 13% 8,076 6,725 1,351 16.7% 15
Atlantic Highlands 2,056 1,969 87 4% 2,002 1,870 132 6.6% 31
Avon-by-the-Sea 1,387 1,043 344 25% 1,321 901 420 31.8% 9
Belmar 3,996 2,946 1,050 26% 3,931 2,695 1,236 31.4% 10
Bradley Beach 3,132 2,297 835 27% 3,180 2,098 1,082 34.0% 7
Brielle 2,123 1,938 185 9% 2,034 1,805 229 11.3% 20
Colts Neck 3,614 3,513 101 3% 3,735 3,277 458 12.3% 18
Deal 953 434 519 54% 926 333 593 64.0% 1
Eatontown 6,341 5,780 561 9% 5,723 5,319 404 7.1% 28
Englishtown 680 643 37 5% 647 621 26 4.0% 42
Fair Haven 2,037 1,998 39 2% 2,065 1,970 95 4.6% 39
Farmingdale 638 625 13 2% 578 547 31 5.4% 37
Freehold Borough 3,821 3,695 126 3% 4,249 4,006 243 5.7% 34
Freehold Township 11,032 10,814 218 2% 13,140 12,577 563 4.3% 40
Hazlet 7,406 7,244 162 2% 7,417 7,140 277 3.7% 49
Highlands 2,820 2,450 370 13% 3,146 2,623 523 16.6% 16
Holmdel 5,137 4,947 190 4% 5,792 5,584 208 3.6% 50
Howell 16,572 16,063 509 3% 17,979 17,260 719 4.0% 43
Interlaken 397 386 11 3% 393 361 32 8.1% 24
Keansburg 4,269 3,872 397 9% 4,318 3,805 513 11.9% 19
Keyport 3,400 3,264 136 4% 3,272 3,067 205 6.3% 32
Lake Como 1,107 824 283 26% 1,115 785 330 29.6% 11
Little Silver 2,288 2,232 56 2% 2,278 2,146 132 5.8% 33
Loch Arbour 156 120 36 23% 159 82 77 48.4% 2
Long Branch 13,983 12,594 1,389 10% 14,170 11,753 2,417 17.1% 14
Manalapan 11,066 10,781 285 3% 13,735 13,263 472 3.4% 51
Manasquan 3,531 2,600 931 26% 3,500 2,374 1,126 32.2% 8
Marlboro 11,896 11,478 418 4% 13,436 13,001 435 3.2% 52
Matawan 3,640 3,531 109 3% 3,606 3,358 248 6.9% 29
Middletown 23,841 23,236 605 3% 24,959 23,962 997 4.0% 44
Millstone 2,797 2,708 89 3% 3,434 3,301 133 3.9% 46
Monmouth Beach 1,969 1,633 336 17% 1,981 1,494 487 24.6% 12
Neptune City 2,342 2,221 121 5% 2,312 2,133 179 7.7% 26
Neptune Township 12,217 10,907 1,310 11% 12,991 11,201 1,790 13.8% 17
Ocean 10,756 10,254 502 5% 11,541 10,611 930 8.1% 25
Oceanport 2,114 2,043 71 3% 2,390 2,227 163 6.8% 30
Red Bank 5,450 5,201 249 5% 5,381 4,929 452 8.4% 23
Roosevelt 351 337 14 4% 327 314 13 4.0% 45
Rumson 2,610 2,452 158 6% 2,585 2,344 241 9.3% 22
Sea Bright 1,202 1,003 199 17% 1,211 792 419 34.6% 6
Sea Girt 1,285 942 343 27% 1,291 823 468 36.3% 5
Shrewsbury Borough 1,223 1,207 16 1% 1,310 1,261 49 3.7% 21
Shrewsbury  Township 546 521 25 5% 648 583 65 10.0% 48
Spring Lake 1,930 1,463 467 24% 2,048 1,253 795 38.8% 4
Spring Lake Heights 2,950 2,511 439 15% 2,972 2,316 656 22.1% 13
Tinton Falls 6,211 5,883 328 5% 8,766 8,355 411 4.7% 38
Union Beach 2,229 2,143 86 4% 2,269 2,143 126 5.6% 36
Upper Freehold 1,501 1,437 64 4% 2,458 2,363 95 3.9% 47
Wall 9,957 9,437 520 5% 10,883 10,051 832 7.6% 27
West Long Branch 2,535 2,448 87 3% 2,528 2,384 144 5.7% 35

Monmouth County 240,884 224,236 16,648 7% 258,410 233,983 24,427 9.5% n/a
Source U.S. Census 

Municipality
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Data compiled from the 2017 ACS illustrates that Monmouth County maintains a high-valued 
owner-occupied market.  The median value of an owner occupied unit in 2017 was $421,700.  To 
compare the 2006-2010 ACS reported the median dollar value of owner occupied housing units in 
Monmouth County to be $424,000.  Using the industry standard of 3 times income to afford a 
2017 median priced home, a Monmouth household would need to earn approximately $100,000.   
 

Value of Owner Occupied Housing Units 
2017 American Community Survey 1-Year Estimates 

Monmouth County 
  Monmouth County 
Less than $50,000 1.4% 
$50,000 to $99,999 1.0% 
$100,000 to $149,999 1.8% 
$150,000 to $199,999 3.3% 
$200,000 to $299,999 16.5% 
$300,000 to $499,999 39.8% 
$500,000 to $999,999 20.4% 
$1,000,000 or more 5.8% 
Median (dollars) $421,700  
Percentage of Units Owner-Occupied 72% 
Source: U.S. Census, 2016 American Community Survey 1-Year Estimates 

 
According to sales data gathered by the Monmouth County Association of Realtors, 9,774 units 
(7,159 single-family, 1,921 townhouse or condominium, and 694 adult community) were sold in 
the County in 2017. The number of recorded sales was 10% higher from the number of unit sales 
recorded in 2016, with 923 more units sold in 2017. The average price of a single-family unit sold 
in Monmouth County was $415,000. The average price of a townhouse or condominium unit sold 
was $269,950. The average price of an adult community unit was $299,950. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Through analysis of American Community Survey data, HUD identifies annual median income 
limits to determine low-income target populations. According to HUD, persons having incomes at 
or below 80% of the area median income (AMI) of $99,300 are determined to be “low-income,” 
and eligible to receive assistance. The following table displays the most up-to-date HUD-
established median income limits for the Monmouth-Ocean County metro area for corresponding 
household sizes. 
 

Household Size 
2018 MFI - $99,300 

30% MFI 
Extremely Low 

50% MFI 
Very Low 

80% MFI 
Low Income 

1 Person $ 20,900 $ 34,800 $ 50,350 
2 Person $ 23,850 $ 39,750 $ 57,550 
3 Person $ 26,850 $ 44,700 $ 64,750 
4 Person $ 29,800 $ 49,650 $ 71,900 
5 Person $ 32,200 $ 53,650 $ 77,000 
6 Person $ 34,600 $ 57,600 $ 83,450 
7 Person $ 38,060 $ 61,600 $ 89,200 
8 Person $ 42,380 $ 65,550 $ 96,950 

 
Fair market rents are gross rent estimates that include the shelter rent plus the cost of all tenant-
paid utilities excluding telephones, television and internet service. Established by the U.S. 
Department of Housing and Urban Development, FMRs determine payment standards and 
renewal rents for various housing programs. The following tables determine how Monmouth 
County’s fair market rents have changed.   
 

Fair Market Rents by Number of Bedrooms 
2000 to 2018 

Monmouth County 
 

#  of Bedrooms 2000 2010 2015 2018 

Efficiency $596 $901 $936 $932 

One-Bedroom $714 $1,041 $1,106 $1,126 

Two-Bedroom $906 $1,171 $1,373 $1,461 

Three-Bedroom $1,204 $1,656 $1,903 $1,978 

Four-Bedrooms $1,412 $1,797 $2,239 $2,259 

Source U.S. Department of Housing and Urban Development 
 
 
 
 



 

Change in Fair Market Rents 
2000 to 2018  

Monmouth County 

#  of Bedrooms $ Change  
2015-2018 

% Change  
2015-2018 

$ Change 
2000-2018 

% Change  
2000-2018 

Efficiency -$4.00 -.43% $336.00 63.8% 

One-Bedroom $20.00 1.8% $412.00 57.7% 

Two-Bedroom $88.00 6.4% $555.00 61.2% 

Three-Bedroom $75.00 3.9% $774.00 64.3% 

Four-Bedrooms $20.00 .89% $847.00 60.0% 

 
 
The “Out of Reach 2018” report states that NJ residents on average must earn $58,603 a year 
$28.17 or per hour to afford a 2 bedroom home without paying more than 30% of income on 
housing.  The average renter must work for 131 hours per week or 3.3 full time jobs at minimum 
wage.  In Monmouth County the 2018 Fair Market rent for a two bedroom housing unit is $1,461.  
Monmouth households must earn $58,440 a year to avoid becoming housing cost burdened.  
 
 
Housing cost burdens (paying more than 30% of income for housing) stands as the most common 
housing problem within Monmouth County. High rents, low vacancy rates, and a high owner-
occupied housing market contribute to housing cost burdens experienced by those earning low-
and moderate-income. According to the 2012-2016 American Community Survey data set, the 
number of Monmouth County owner-occupied units experiencing housing cost burdens, (59,738) 
is 61.3% higher than the number of renters (23,098) experiencing housing cost burdens 
 
 

Distribution of Renters and Extent of Cost Burden by Income 
Monmouth County 

American Community Survey 2017 
 

<$20,000 $20,000-$34,999 $35,000-$49,999 $50,000-$74,999 $75,000+ 
% of all 
Renters  

% cost 
Burdened 

% of all 
Renters  

% cost 
Burdened 

% of all 
Renters  

% cost 
Burdened 

% of all 
Renters  

% cost 
Burdened 

% of all 
Renters  

% cost 
Burdened 

16.6% 90.5% 15.8% 89.1% 12.7% 83.2% 17.5% 43.7% 31.2% 8.1% 
 

 
 
 
 



 

Substandard Housing 
 
Monmouth County utilizes the following definition to describe substandard housing: units that do 
not meet local code standards for occupancy due to inadequate facilities, structural defects and/or 
conditions that provide safe decent and sanitary housing.  To evaluate the condition of the 
Monmouth Count housing stock several variables were evaluated using data from the American 
Community Survey.  The age threshold commonly utilized to indicate a potential structural 
deficiency is approximately 40 years.  According to the 2012-2016 data set, the median year 
housing units in Monmouth County were constructed was 1972 indicating half of the existing 
housing units are below the designated threshold.  
While no countywide inventory of housing conditions has been recently completed, analysis of 
data collected for the American Community Surveys indicates that Monmouth County’s rental 
housing stock is significantly older than the owner-occupied stock: 40% of owner occupied housing 
was built after 1980, as compared to 27.0% of the renter-occupied housing. Correspondingly 
27.5% of owner-occupied housing was built before 1960, as compared to 37.9% of rental occupied 
housing units. 
 

Year Structure was Built Number of Units Percentage 

2014 or later 466 0.2% 
2010-2013 3,260 1.4% 
2000-2009 23,985 10.3% 
1980-1999 64,970 27.9% 
1960-1979 66,833 28.7% 
1940-1959 42,615 18.3% 
1939 or earlier 30,739 13.2% 
Source 2012-2016 ACS 
 
The 2012-2016 American Community Survey reported that there were 5,309 housing units without 
complete plumbing facilities, 5,586 housing units lacking complete kitchen facilities and 576 with 
no heating fuel.  Assuming these units do not overlap, there are 11,471 substandard units in 
Monmouth County representing 4.4% of the total housing units. Approximately 24.8% of the 
substandard housing units are occupied.  
 

Occupied Substandard Housing Units 
Monmouth County 

2012-2016 American Community Survey 
 Lacking Complete 

Plumbing Facilities 
Lacking Complete 
Kitchen Facilities 

No Heating Fuel Total 

Occupied Units 401 1,832 576 2,809 
 

 
 
HUD determines a housing unit to be “overcrowded” if it contains more than one person per 
room.  The 2012-2016 ACS data reported there were 3,518 units (1.5% of occupied units meeting 
the HUD definition of overcrowded.    



 

As part of the Analysis of Impediments HUD guidance directs the entitlement community to assess 
the available of affordable accessible housing in a range of unit sizes.  The Monmouth County 
Affordable Housing Database was designed by the Division of Planning to serve in the production 
of a housing study and to track and quantify affordable housing developments within the County.  
Currently the data base includes 225 developments and includes tenure, location, number of units, 
operating status, and resident restrictions (if applicable).  
 
Foreclosures 
 
Since 2009 New Jersey has been held the highest foreclosure rate in the nation.  Until 2006 New 
Jersey averaged approximately 25,000 foreclosure filings per year.  The housing market collapse in 
2008 brought a peak of 65,000 foreclosure filings in 2009. Filings remained elevated and are finally 
starting to return to pre collapse levels.  In 2018 Monmouth County reported a foreclosure action 
rate of one in 1,144 houses or .09%.  The following graph depicts 2018 foreclosure filing trends in 
Monmouth County.  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Section 8 and Publicly Assisted Housing 
 
Public Housing Authorities play an important role towards providing housing opportunities for 
Monmouth County residents.  In addition to administering tenant-based vouchers, most municipal 
public housing authorities own and operate public housing units. Some complexes are exclusively 
reserved for seniors while others accommodate families or a mix of household types.  Most Public 
Housing Authorities in Monmouth County are small in size, managing between 50-249 public 
housing units.  Public housing units owned and operated by the authorities in Monmouth County 
have maintenance programs in place that ensure continued positive living experiences.  Housing 



 

agencies distribute surveys to residents to document potential areas of concern, so action plans 
can be created to address suggested issues. Approved five-year action plans outline proposed 
construction upgrades for the next five-year period.   
 

Complex Name Municipality Total Units 
Washington Village Asbury Park City 59 
Asbury Park Village Asbury Park City 126 
Comstock Court Asbury Park City 50 
Dr. Robinson Court Asbury Park City 105 
Lincoln Village Asbury Park City 63 
Lumley Homes Asbury Park City 60 
Belmar Plaza Belmar Boro 50 
Freehold Senior Housing / Hudson Manor Freehold Boro 164 
Molly Pitcher Homes Freehold Boro 38 
Monmouth Court Freehold Boro 47 
Jennie Parker Manor Highlands Boro 30 
Ptak Towers Highlands Boro 95 
Granville Towers Keansburg Boro 80 
McGrath Towers Keansburg Boro 110 
Hobart Manor Apartments Long Branch City 57 
Kennedy Towers Long Branch City 100 
Seaview Manor Long Branch City 40 
Washington Manor Long Branch City 100 
Woodrow Wilson Homes Long Branch City 136 
LBHA - Garfield Court I Long Branch City 61 
Chester Arthur Apartments Long Branch City 60 
Daniel Towers Middletown Twp. 100 
Alice V. Tomaso Plaza Middletown Twp. 152 
William Steele Homes Neptune Twp. 45 
Ridge Court Neptune Twp. 60 
Neptune Court Neptune Twp. 60 
Lake Alberta Homes Neptune Twp. 55 
John W. Knox Homes Neptune Twp. 50 
Richard W. Stout Homes Neptune Twp. 75 
Evergreen Terrace Red Bank Boro 50 
Montgomery Terrace Red Bank Boro 40 
 
 



 

Superstorm Sandy Recovery 
 
In October 2012, Monmouth County witnessed historic flooding from Superstorm Sandy. 
According to the New Jersey Department of Community Affairs (DCA), approximately 5% of 
Monmouth County’s housing units experienced “severe” or “major damage.” Housing stock 
supplies were affected as homes were knocked off their foundations, left in states of disrepair, or 
deemed to be hazardous to public health or welfare. Governor Christie designated the DCA as the 
entity responsible for administrating the distribution of CDBG-Disaster Recovery Program funds. 
  
Superstorm Sandy caused the displacement of thousands of individuals from their homes, many 
who meet the HUD-established qualifications for low-and moderate-income. According to an 
August 2014 report by the New Jersey Apartment Association, 2.5% of Monmouth County’s rental 
units were vacant. Superstorm Sandy not only increased the cost of rental housing, but also 
eliminated thousands of units, leading to high occupancy of remaining units. To assist in the 
repopulating of rental units, the DCA provided short-term Sandy Tenant-Based Rental Assistance 
in the form of vouchers to assist eligible low-and moderate-income households with their rent in 
the nine counties most impacted by Superstorm Sandy. Funding provided up to 24 months of 
rental assistance to approximately 1,400 households. 
 
The Fund for the Restoration of Multi-family Housing, financed by the congressional Sandy Aid 
package, utilizes tax-exempt bonds to pay for construction and financing costs associated with 
affordable housing projects. Sandy affected residents get priority for the first 90 days that funded 
apartments are open for leasing. As of July 2015, 744 units in Monmouth County had been 
approved; 445 classified for seniors and 299 for families. That New Jersey Housing and Mortgage 
Finance Agency (NJHMFA) has set aside $50 million of the final allocation into the fund to be used 
exclusively for affordable housing family projects within Monmouth and Ocean Counties. 
 
Superstorm Sandy has played a significant role in New Jersey’s ongoing foreclosure crisis. NJ is a 
judicial foreclosure state, with each foreclosure subject to supervision through the courts. This 
provides additional protections for homeowners while slowing down the speed at which a 
foreclosed home transfers back to the lender. Housing within the Bayshore Region of the county 
was significantly affected: approximately 48% of the homes in Keansburg and 79% of the homes in 
Union Beach who received foreclosure notices in 2014 were affected by Sandy. In addition to 
homes incurring some level of damage, homes located in flood zones with dramatically altered 
neighborhoods were also shown to be at a high-risk of foreclosure. Federal Government statutes 
provided homeowners with a one-year grace period after Sandy, with the year’s payments tacked 
on to the end of the loan. 
 
COVID-19 Recovery 
 
The first laboratory-confirmed case of the Coronavirus disease (COVID-19) in the United States was 
confirmed on January 20, 2020. The first presumptive positive case of COVID-19 in New Jersey was 
announced March 04, 2020. By March 09, 2020 Governor Phil Murphy had declared a state of 
emergency and public health emergency throughout the state. On March 12, 2020 the Monmouth 



 

County Division of Planning Office of Community Development was instructed to begin working 
from home out of precaution, staff did not return to work until mid-June. On April 02, 2020 The 
County of Monmouth was notified of eligibility of COVID grants, the County was entitled to 
$1,595,421 in CDBG-CV1 and $752,907 in ESG-CV1 funds. Additional ESG-CV funds were made 
announced on June 09, 2020 in the amount of $1,772,793. Additional CDBG-DV funds were 
announced on September, 11 2020. This presented the Office of Community Development with 
opportunity to fund a lot more projects while still managing regular annual CDBG, HOME, and ESG 
allocations. A lot of time was spent discussing how to quickly expend this money without 
overlooking any reporting requirements and procedures. All CDBG-CV and ESG-CV funds must be 
used to prevent, prepare for, and respond to the Coronavirus pandemic. 
 
Mandated lockdowns and quarantines have been a challenge for the economy of the state 
including many small business owners throughout the County, many residents have had to turn to 
unemployment during this time. In turn residents are having issues paying their rents and although 
Governor Murphy issued Executive Order 106, suspending evictions throughout the state. Renters 
are still faced with the possibility of owing thousands of dollars in back pay. The County currently 
plans to provide small business grants with a portion of its CDBG-CV funds and distribute ESG-CV 
funds for rapid re-housing and other CDBG and ESG eligible activities which directly prevent, 
prepare for, and respond to the Coronavirus pandemic. This report was written during the 
pandemic and therefore the County is currently in the planning stages of the recovery process.  
 
Approaches to Fair & Affordable Housing 
 
The county is not responsible for implementing affordable housing policy and can at times be 
disconnected from local municipal policies. Monmouth County utilizes federal grant allotments 
(CDBG and HOME) as tools and resources for preserving and expanding the supply of committed 
affordable housing. The county collaborates with businesses and nonprofit groups to encourage 
the production of affordable housing. Federal and state programs enable local efforts to further 
leverage private capital.  
 
Monmouth County Master Plan 

After three years of research, community engagement, and outreach, the Monmouth County 
Planning Board adopted the first new comprehensive Master Plan in 34 years on October 17, 2016  
The Monmouth County Master Plan adopted by the Monmouth County Planning Board in 
October, 2016 and updated in 2018 represents, the third complete comprehensive Master Plan 
for Monmouth County. This plan serves as a successor to the Monmouth County Growth 
Management Guide (1982) and prior to that report the Monmouth County General Development 
Plan (1969).   This third Master Plan was initiated in response to fundamental changes in 
approaches to regional planning.  Previous plans had emphasized growth management in an era 
of mass suburbanization.  The new Plan recognizes that most municipalities had successfully 
planned for and have already established their desired physical form and character.  

During the drafting of the Master Plan Division of Planning Staff hosted over twenty Master Plan 
Working Group sessions comprised of workshops, exercises, and discussions organized by areas of 



 

interest which are now represented by each of the Master Plan’s 12-Primary Elements.  
Throughout development of the Plan’s Vision Statement, Goals, Principles, and Objectives (GPOs), 
as well as the Recommendations and Stakeholder Strategies, Planning staff and members of the 
Monmouth County Planning Board led numerous discussions with issues-based Working Groups. 
Attendees were tasked with identifying specific interrelationships between each of the other 
Master Plan Elements. 

The Monmouth County Master Plan is intended to serve as the principle guiding document 
regarding land use coordination in the county for the next 10 years. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
VII.  Monmouth County Fair Housing Office 
 
After the 1988 creation of the Fair Housing Board, the Monmouth County Board of Chosen 
Freeholders established the position of Fair Housing Officer and situated this position within the 
Office of Community Development. The Monmouth County Fair Housing Office coordinates a 
countywide approach, ensuring the availability of fair housing opportunities for all residents. While 
the Fair Housing Office serves all county residents, the following groups are targeted for 
assistance: minorities, handicapped, homeless, and senior citizens. Staff of the Monmouth County 
Fair Housing provides the public with general information and assistance on a wide range of 
housing problems. The Fair Housing Office performs intake and screens inquiries for discrimination 
complaints. The Fair Housing Officer will review an individual his or her rights, provide the HUD 
complaint form 903 to the individual and offers assistance with completing and filing the form if 
need be. Individuals are instructed to send complaints to the HUD-Region II office in New York for 
official review and possible finding of discrimination. State complaints are forwarded through the 
NJ Attorney General’s Office of Civil Rights Division or HUD. Additional services include assistance 
and counseling on specific procedures for filing a housing compliant, help in finishing complaint 
forms, and review and verification of each complaint. When necessary, staff members refer clients 



 

to other organizations and agencies that are funded and staffed to handle a specific complaint that 
is outside the Fair Housing Office purview.  
 
In a continuing effort to educate the public on fair housing policies the Fair Housing Officer 
conducts informational programming targeting the following: fair housing groups, concerned 
tenant/owner lease groups, homebuilders, realtors, lending institutions and municipalities. Each 
year the Board of Chosen Freeholders releases a proclamation commemorating April as National 
Fair Housing Month. Additionally, proclamations are awarded to individuals who assist residents 
and promote fair housing opportunities. One program that continues to play a pivotal role in the 
county’s efforts to raise public awareness is the annual poster contest. Sponsored by the 
Monmouth County Fair Housing Board, in conjunction with the Monmouth County Board of 
Chosen Freeholders, the theme of the contest, “What Fair Housing Means to Me,” is open to all 
county 6th grade students. The Fair Housing Officer visits participating schools, conducting 
interactive classroom presentations. Contest winners are honored at an annual luncheon, and 
winning posters are featured in the Monmouth County Fair Housing Calendar. 
 
Even with the existence of the Fair Housing Office and available complaint forms, studies suggest 
that a complaint filed alone does not necessarily indicate whether or not housing discrimination 
exists and how intense it measures. This is due to several factors, such as lack of awareness of the 
law, lack of awareness of or confusion with regard to the complaint process, fear of retaliation 
and/or a preoccupation on the behalf of the individual with achieving their priority, which is 
finding decent and affordable housing. In fact, according to HUD’s How Much Do We Know report 
published in 2002, while just about half of the adult public involved in the study were 
knowledgeable about fair housing laws, only a small fraction of them who stated they believed 
they had experienced housing discrimination took any action in response. 
 
 
 
VIII.  Analysis of Impediments & Recommended Actions 
 
The following impediments to fair housing choice in Monmouth County are the product of an 
analysis of the above information and research. As it is the responsibility of the County to propose 
viable recommendations for ways to address and overcome impediments to fair housing choice, 
the list of impediments will be accompanied by corresponding proposed actions which should help 
to resolve or mitigate the impediments identified. In some cases, what is proposed may be a 
continuation or improvement of an existing activity. 

 
1. Lack of Funding for Fair Housing Education, Outreach and Marketing 

 
The biggest obstacle the county, its participating jurisdictions, and its nonprofit agencies face in 
providing residents with the opportunity for Fair Housing Choice is lack of sufficient funding. More 
specifically, the obstacle is a lack of sufficient funding from both the state and federal levels. A 
majority of the programs to assist the protected classes in Monmouth County are funded by the 
federal government. The years of reduced allocations, coupled with inflation and the increase in 



 

set-asides, have resulted in less funds being available to address underserved needs. Due to 
pressures on municipal and county budgets, including state-imposed budget caps, the county and 
its partner providers have been unable to close this funding gap. Without adequate resources the 
county and its partners were hard pressed to maintain levels of service to the homeless and low- 
and moderate-income persons, let alone close gaps or address underserved needs related to 
housing. The county is faced with the challenge of how to continue to help as many low and 
moderate-income, special needs, and other protected class residents as we assisted previously. 
Some approaches that we are using to address this problem include making sure that all program 
money is hard at work at all times. The county is working with their Community Development and 
Citizen Participation committees to address the new funding constraints. Also, the county is 
encouraging partnerships with local municipalities and non-profits to work together more 
efficiently through shared services when feasible. 
 
For many years, the county has taken a proactive approach to promoting Fair Housing, through 
programs funded by the administrative costs allowable under the HOME Investment Partnership 
Program. In recent budget cycles, however, the annual appropriations for this grant have 
decreased, and the associated ten percent allowable administrative costs have decreased 
proportionately. Unfortunately, as the allowable administrative funds shrink, it becomes more 
difficult for the Fair Housing Office to conduct the type and number of public outreach and 
education programs necessary to foster Fair Housing Choice. 
 
In past years, the county has found that one of the most useful tools for making residents aware of 
the resources available at the Fair Housing Office is the use of promotional materials, such as tote 
bags, rulers for school presentations, and pill boxes for seniors and the disabled. By distributing 
these novelty items embossed with “Monmouth County Fair Housing Office,” the program is 
ensuring that residents go away from lectures and public events with a tangible reminder of the 
program’s existence that they may hold on to for months or years. That reminder may encourage 
residents to contact the program at a later date, should the need arise, as well as serving as an 
occasional reminder that Fair Housing Discrimination is against the law. Similarly, the costs related 
to running our most popular educational outreach program, the annual Fair Housing Poster 
Contest and Winners’ Luncheon, increase each year as well. The administrative cap on Fair 
Housing Activities may adversely impact this very successful program, which was nationally 
recognized in HUD’s Fair Housing Planning Guide as a best practice model for New Jersey, by 
limiting the number of calendars which can be printed and distributed. Each year, this full color, 
glossy print publication, which features fair housing-themed artwork by 6th graders throughout 
the county, is sought after by schools and senior citizen groups. 
 
When the county receives a complaint of housing discrimination, the county’s fair housing officer 
assists in the preparation of the complaint forms for HUD to investigate and resolve. The 
continuation of this service for our low income and minority residents could be adversely 
impacted by the reduction in the budget for the county’s Fair Housing Office, which funds the 
salary and associated cost for the Fair Housing Officer. HUD must maintain funding for the HOME 
Program in order for the county’s efforts to continue to be successful. 
 



 

Many communities in Monmouth County look towards neighborhood revitalization and 
redevelopment as a means to increase commercial tax ratables, improve property value and 
support local property taxes. Redevelopment and revitalization are powerful tools municipalities 
can use to create unique and exciting places. Redevelopment coincides with site control and the 
ability to provide more flexible design standards. A variety of housing types can be included – 
apartments above new retail stores, townhouses, condominiums, accessory units, etc. The size, 
type, number and percent of affordable versus market-rate units can be varied to provide a wide 
range of housing choices. Revitalization tools may include amending zoning ordinances to permit 
accessory apartment units, smaller housing units, or work/live units for artisans within particular 
zoning districts. Scattered infill affordable development should be encouraged. Unobtrusive two-
family to four- family affordable housing units in a one-family zone might be permitted that look 
like single-family houses at first glance. 
 
As identified previously in this Analysis, housing affordability is a serious impediment to obtaining 
and maintaining fair housing. Education, and the associated higher earning potential, is often the 
remedy to this impediment. The Monmouth County Board of Chosen Freeholders has made 
education a top priority, both to provide county residents the opportunity to increase their skills 
and marketability and to provide local employers with a talented, knowledgeable workforce. 
Despite the county’s efforts to provide residents with supplemental resources for education, a 
segment of the population still struggles to achieve the literacy needed to succeed in today’s 
society. Brookdale Community College’s satellite locations offer opportunities for obtaining high 
school equivalency diplomas and remedial classes as well as higher education courses. As 
illustrated on the above map, these auxiliary campuses are located in or nearby areas where there 
is the most pronounced need for these services. However, it is also evident that a large proportion 
of residents in these areas are not taking advantage of the many educational opportunities 
provided to them. 
 
 
 
Recommended Actions 

 
Advocate for continued funding for HUD’s CDBG, ESG, and HOME programs, which promote fair 
and affordable housing.  
 
Advocate for HUD to exempt Fair Housing Activities from the CDBG and HOME administration 
budget caps and allow them to be funded by general entitlement dollars. Permitting the county to 
fund these programs outside of the maximum administration allowance will allow the county to 
maintain funding for existing fair housing outreach and education programs in Monmouth County, 
and to offer additional fair housing programs and services.  
 
Encourage HUD to maintain funding for the Fair Housing Office so that the county can continue to 
be responsive to fair housing issues.  
 
Advocate for funding and continue to promote municipal neighborhood revitalization initiatives 
that will incorporate affordable housing options into the overall plan. 



 

 
Cost effective actions to address the insufficient outreach and marketing include: 
 
Regularly updating the County website to include more information (descriptions, links, flyers, 
notices) regarding the programs available to residents of Monmouth County, which can all be 
translated with the click of a button.  
 
Developing more flyers, pamphlets, etc., in multiple languages to distribute to Monmouth County 
Social Services and non-profit agencies where people may be looking for information. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2. Insufficient Transportation 
 

In Monmouth County, the largest Concentrations of jobs are found in the following municipalities, 
in decreasing order: 
 

1. Freehold Township 
2. Middletown 
3. Wall 
4. Neptune Township 
5. Eatontown 
6. Howell 
7. Red Bank 
8. Holmdel 
9. Marlboro 
10. Ocean 

 



 

These ten municipalities account for over half of the jobs in the county. With the exception of Red 
Bank, which is densely developed and almost entirely walkable, these municipalities are primarily 
suburban and auto-dependent in character (though the Ocean Grove and Midtown sections of 
Neptune Township are more densely developed and walkable than other sections of the 
township). 
 
Among these ten municipalities, only Neptune Township and Red Bank have very high 
concentrations of lower-income households. Howell contains extensive areas where moderate 
concentrations of lower-income households are found. Somewhat lower proportions of the land 
mass of Freehold Township, Ocean, Wall, and Eatontown contain moderate concentrations of 
lower-income housing. Marlboro, Holmdel, and Middletown contain the least proportions, 
geographically of lower-income households. 
Among the ten municipalities, Holmdel is probably the most poorly served by public transit. There 
is no rail transit access in Holmdel (though the North Jersey Coast Line passes through Holmdel, 
there is no station). No intra-county bus routes serve the township. 
 
Howell, Marlboro, and Freehold Township do have frequent bus service along Route 9, but this 
service is oriented towards New York City-bound commuters and is of limited practical use to the 
largest concentrations of lower-income households in Monmouth County, which are located in the 
Asbury Park/Neptune and Long Branch areas. A handful of local bus routes do traverse these 
municipalities, primarily to connect other areas of the county with Freehold Borough. Most of the 
land area of these three municipalities locks public transit access of any kind. 
 
Of the ten major employment centers, those with the best public transit access – as well as the 
closest proximity to relatively large concentrations of lower-income households – are Red Bank 
and eastern Neptune Township. Red Bank has a passenger rail station, is served by several bus 
routes, and is almost completely walkable. Eastern Neptune Township is in close proximity to the 
train stations in Bradley Beach and Asbury Park, and there is bus service along Route 33, which 
traverses the township from east to west. Lower-income households living in these two 
municipalities probably have the best access to jobs within the county, as well as to jobs accessible 
via rail transit (e.g., Newark or New York City).  
 
Middletown, Ocean, Wall, and Eatontown all have limited bus service. Middletown has one train 
station, but the municipality’s land area is so large that it is not practical to use this station to 
reach most of the township; the train station is primarily used by (and useful for) commuters 
bound for New York City, Newark, and nearby areas who drive to the train station. The ferry 
terminal in the Belford section of Middletown is also more practical for commutation to New York 
City than for access to jobs in the municipality. While eastern Ocean, Wall, and Eatontown are not 
far from North Jersey Coast Line rail stations in neighboring municipalities, none of them have 
their own passenger rail stations, and therefore rail service is of limited usefulness in reaching 
employment destinations within these municipalities. The limited bus service in these 
municipalities provides access to a handful of major highway corridors but does not reach most of 
the municipalities’ land area. 
 



 

The discussion up to this point has focused largely on job access for the largest concentrations of 
lower-income households, which are located in the Asbury Park/Neptune area and the Long 
Branch area. However, some pockets of lower-income households are in somewhat closer 
proximity to major employment centers in the county. For example, Freehold Borough contains 
significant proportions of lower-income households; it is served by several bus routes and it is also 
proximate to the major employment centers of Marlboro, Freehold Township, and Howell. 
Freehold Borough itself contains the 17th largest concentration of jobs among municipalities in the 
county, and residents have relatively easy access to these jobs. 
 
Many of the areas along the Bayshore show moderate concentrations of lower-income 
households. While western Bayshore communities such as Matawan, Aberdeen, Keansburg, Union 
Beach and Keyport are not among the largest employment centers in the county, they do contain 
some jobs which residents would have access. Furthermore, this area of the county is somewhat 
better served by public transit than other areas of the county. The western Bayshore is traversed 
by several bus routes, and the Matawan/Aberdeen train station provides passenger rail service. 
Also, the Hazlet rail station is fairly close to many of the communities. 
 
HUD data shows that much of Upper Freehold contains moderate proportions of lower-income 
households. This area is not a major employment center and it is not served by the public transit at 
all. However, data available to the county suggest that Upper Freehold does not, in fact, have 
unusually high concentrations of lower-income households and is actually more affluent than the 
county as a whole. 
 
It should be noted that some areas show moderate concentrations of lower-income households 
because of the presence of age-restricted communities, where a relatively high percentage of the 
resident's are retired. This is the case in at least some sections of Freehold Township, Howell, 
Manalapan, Middletown, Ocean, Wall, and Marlboro. Access to employment is, for obvious 
reasons, less of an issue for many lower- income households in these areas than it is for other 
areas. 
 
The information discussed above shows that there is some disconnect between concentrations of 
lower-income households and concentrations of jobs within the county. Because lower-income 
households are less likely than higher-income households to have access to personal vehicles, 
these households are more reliant on modes other than the automobile to reach their jobs. In 
some areas - particularly Red Bank - lower-income households do have fairly good access to a high 
concentration of local jobs and food stores; however, this situation is more the exception than the 
rule. Some areas with high job concentration - for example, Homdel or large sections of Wall or 
Middletown - have little or no public transit. 
 
Even where there is public transit in a place in Monmouth County, much of it is oriented towards 
bringing commuters to jobs in the Newark/New York/Hudson County area. Only a few of the 
existing bus routes, with limited schedules, enable lower-income residents in the eastern sections 
of the county to access jobs in the job-dense Route 9 corridor. In addition, jobs in the Newark / 
New York City / Hudson County area where public transit is readily available may not be the kinds 
of jobs for which lower-income residents are qualified. 



 

 
Recommended Actions 
 
There is room for improvement in the provision of access to jobs for low and moderate-income 
households. Access can be enhanced by either bringing jobs closer to lower-income households (or 
vice versa), or by facilitating access to the existing jobs for residents living in lower-income 
households. While the county’s long-term goals include the creation of more local jobs, and it is 
always possible to construct housing attainable for lower-income residents in proximity to dense 
job clusters, these two solutions can be somewhat complex and are usually not achieved 
overnight; there is the added complication that even if housing is built near existing jobs, there is 
no guarantee that these jobs will not move. Therefore, while the goals of economic development 
and increased affordable housing opportunities should be part of the medium to long-term 
solution, in the short term it is probably more practical to ease access to existing jobs for lower-
income residents.  
 
Similar arguments can be made about where to locate supermarkets. In Monmouth County, 
supermarkets, for the most part, are located on major highways with convenient automobile 
access, not in the middle of residential areas where residents can easily walk to do their grocery 
shopping. It is not feasible to have supermarkets located in close proximity to all low and 
moderate income households in Monmouth County. 
 
What is required to address this gap in the provision of transportation service is an increase in 
intra-county transportation options. The solutions will differ in detail from location to location, but 
they could include a mix of the following:  
 

• Expanded intra-county bus routes and improved schedules, particularly bus routes that 
provide access from urban areas such as Long Branch and Asbury Park to suburban retail 
and office corridors. Many jobs and commercial areas in the county are concentrated in 
large suburban municipalities.  

• An expanded network of bicycle/pedestrian routes. One area in which this would be 
particularly helpful is the vicinity of Freehold Borough, where there are significant 
concentrations of lower-income households within a short distance of 3 of the top 10 
municipalities for employment: Freehold Township, Howell, and Marlboro. Another area 
for which an expanded bicycle/pedestrian network would be useful is the concentrations of 
lower income households along the eastern portion of the county. This network would 
provide connections into the nearby high-job municipalities of Wall, Ocean, and Neptune.  

• Shuttle services from train stations in or near job-dense municipalities. For example, 
Middletown has the second-largest number of jobs among all Monmouth County 
municipalities, but geographically it is quite spread out. A shuttle service designed to serve 
the train station and major employment locations would help lower-income residents 
reach jobs by train. A similar shuttle from the Little Silver and/or Long Branch train stations 
could help provide employment opportunities.  



 

• On a longer-term basis, the county should encourage employers to locate proximate to 
transportation options available to lower-income residents (e.g., along bus routes, near 
train stations, etc.). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3. Environmental Constraints 
 

Environmental regulations can serve to protect both the viability of an ecosystem and the 
population of the surrounding area. For example, state and federal wetland laws are intended to 
prevent the wholesale destruction of high-value habitat and preserve the natural flood storage 
function that wetlands perform. This in essence prevents or reduces the potential for real property 
flood damage that could result from increased storm water runoff. Wetland regulations also 
prevent new large-scale development in these flood-prone areas that would put additional people 
at risk. Wetlands are only one of the types of environmental constraints that impact development 
suitability. Other constraints that limit the development potential of vacant lands in Monmouth 
County include Category 1 Stream Buffers, steep slopes, and critical wildlife habitat. 
 
Monmouth County has little vacant land remaining that is suitable or development. The removal 
of environmentally constrained lands from the vacant land inventory raises the economic value of 



 

the remaining unconstrained lands, thereby reducing the affordability of the land. Monmouth 
County has little available unconstrained vacant acres. Some marginal lands could be could be 
developed through the use of certain engineering practices but that typically necessitates a 
lengthy and costly environmental permitting process that reduces the potential affordability of the 
resulting units. Furthermore, one third of the available vacant lands are not within sewer service 
areas. The parcel size required for septic systems to function properly adds to the cost of 
development and reduces the likelihood that affordable housing can be sited outside of sewer 
service areas. Lastly, of the vacant acres a percentage is located within FEMA-designated 100-year 
flood zones which would require homeowners purchase flood insurance, further impacting 
affordability. 
 
In addition to site specific resource protection, the state of New Jersey has legislated development 
restrictions regionally in the designated Highlands. Pinelands and Coastal Zone regions of the 
state. Several Monmouth County municipalities fall partially or entirely within the Coastal Zone 
where development is regulated through the Coastal Area Facilities Review Act (CAFRA). Density 
and impervious cover limitations through CAFRA further impact the cost and availability of land for 
residential development. 
 
With the developable land remaining, it is important that environmental risks and benefits are 
equitably distributed, regardless of race, color, national origin, or income with respect to the 
development, implementation, and enforcement of environmental laws, regulations, and policies. 
Environmental justice will be achieved when everyone enjoys the same degree of protection from 
environmental and health hazards and equal access to the decision-making process.  

 
 
 
 
 
 
 
Recommended Actions 
 
Recommendations that could alleviate environmental impediments to housing and ensure 
environmental justice include:  
 

• Encourage municipalities to zone for affordable housing in areas where necessary 
infrastructure is in place;  

• Encourage infill housing;  
• Encourage rehabilitation of existing substandard units, revitalization of neighborhoods in 

need, and redevelopment where suitable as ways to create new affordable units;  
• Encourage development that fully adheres to environmental regulations to avoid placing 

new residents at risk; and  
• Support remediation before the redevelopment of brownfields. 

 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4. Issues Concerning Public Housing Authorities 
 
Long Waiting Lists  

 
The Monmouth County Public Housing Agency (MCPHA), as part of the Monmouth County 
Division of Social Services, has been authorized by the U.S. Department of Housing and 
Urban Development (HUD) to provide rent subsidies to Monmouth County residents.  
 
The MCPHA provides HUD-funded rent subsidies including Section 8 vouchers, Mainstream 
(disabled), HOPWA (AIDS), Shelter Plus Care programs for AIDS and Co-occurring Disorders, 
welfare to work housing vouchers (post-welfare), Family Unification (DYFS), and HOME 
subsidies (mental health clients and seniors). The agency provides case management 
services to the programs identified, and provides tenants the opportunity to participate in 
the Family Self-Sufficiency Program (FSS). FSS is a five-year mutual contract to enhance 



 

personal and marketable skills and to increase household income. Successful participants 
develop an escrow account. The MCPHA also offers limited mortgage subsidies. 
 
Because demand is extremely high for the Section 8 vouchers, the existing waiting list is 
opened very infrequently. The most recent advertisement for new Section 8 clients was 
placed in the newspaper in 2007. Almost 4000 applications for rental assistance were 
accepted by MCPHA for five days following the advertisement date. As of September 2011, 
there are still clients on this waiting list, because turnover of existing clients is very low. 
 
Although the MCPHA is located within the Monmouth County Division of Social Services, 
some towns also maintain their own Public Housing Authorities and experience similar 
problems. The chart below identifies the vouchers available to low-income residents 
through the various public housing authorities.  
 
Inflexible Operating Policies 
 
Despite the mandate to provide affordable housing options for low and moderate income 
residents, public housing authorities often present impediments to fair housing choice 
either through their operating policies or the limited availability of their funding. 
 
The use of credit and background checks results, at times, in the exclusion of tenants with 
less than excellent credit or those with certain criminal convictions. Logically, a tendency 
toward poor credit history is to be expected in this population. Since those earning lower 
wages have less ability to absorb unexpected expenses, they are more likely to fall behind 
in their financial obligations, including rent payments. This scenario can negatively affect 
their credit scores and rental history. One of the reasons for stricter credit checks is 
decreasing or stagnant federal funding, which is squeezing any surplus from the PHA’s 
operating budgets. Local housing authorities are increasingly under pressure to be self-
supporting and to avoid operating at a deficit. Consequently, in publicly owned housing, 
the PHA’s are more closely evaluating their potential renters’ ability to pay the tenant’s 
share of the rent as criterion for selection. Recently, based upon inquiries received by the 
Ocean-Monmouth Legal Services, Inc., a nonprofit law office, it appears that applicants 
who lack sufficient steady income or have inconsistent work histories are experiencing 
difficulty obtaining housing. While HUD allows housing authorities discretion in developing 
their criteria for selection, some, but not all, housing authorities are more closely 
scrutinizing credit and rental histories as a reason for denial. 
 
Waiting lists for public housing units vary across the municipal agencies: from 24 for a unit 
in Highlands, to 260 for a unit in Middletown, to 2,300 for a unit in Long Branch. 
 
Ocean-Monmouth Legal Services has also noticed that some authorities are moving more 
swiftly to file eviction proceedings against tenants who fall behind in their portion of the 
rental payments. Often they are taking a hard-line stance in non-payment cases, by 



 

refusing to work out payment plans for delinquent amounts. This makes mediation difficult 
and increases the potential for homelessness. 
 
Recommended Actions 
 
HUD should be encouraged to establish consistent rules for leasing and credit checks in line 
with tenants’ limited income. The Division of Planning staff and the Fair Housing Board 
should work together to facilitate the creation of a county-wide association of housing 
authorities with periodic meetings to work together to solve common issues. The 
association could investigate the feasibility of creating a comprehensive database of public 
housing unit availability for use by public housing authorities and potential tenants. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5. Expiring Affordability Controls in Subsidized Housing 
 
Since 1965, the federal government has supported the production of low-income rental 
housing primarily by giving subsidies to private owners of multifamily housing. These 
subsidy programs provide affordable housing to families who have incomes below $15,000 
per year. 
 
From 1965 to the mid-1980s, the government played an essential role in creating 
affordable rental homes. The federal government partnered with the private sector by 
providing financial incentives, including interest rate subsidies (Section 236 and Section 221 
(d)(3), Below Market Interest Rate (BMIR)), or rent subsidies (Section 8), in exchange for a 
commitment from property owners to keep the apartments affordable to low-income 



 

households. As a result of these programs, there are many federally assisted, privately 
owned affordable housing units. The largest of these programs, the project-based Section 8 
rental assistance program, provides affordable housing units in several ways. 
 
The way the laws were written, at the end of their contract, owners of subsidized 
affordable housing could choose to make their units market-rate instead of keeping them 
affordable – and many are doing so. 
 
Section 236 originally provided owners with insured loans and subsidized their interest 
rates to as low as 1 percent. These benefits were provided in exchange for a commitment 
from the owners to rent only to eligible low-income tenants and charge only HUD-
approved rents. The Section 236 program is no longer offering new mortgages, but 
buildings already in the program keep their subsidies.  
 
Project-based Section 8 subsidies pay the difference between as a set “project rent” for the 
building and the tenants’ rent contributions, which are set at 30 percent of their incomes. 
The subsidies provided could be for some or all units in the development. (Tenant-based 
Section 8, on the other hand, involves vouchers that tenants use to pay rent in an 
apartment of their choosing.) 
 
The “expiring use” problem arose because the affordability of housing units receiving these 
subsidies was not permanently assured. The restrictions on rent levels, tenant eligibility, 
and overall operations last only for a specific time period, usually 20 years. After 20 years, 
owners of most buildings with HUD-subsidized mortgages were allowed to convert their 
units to market-rate at any time by a prepayment of the mortgage loan. Developments 
with a project-based Section 8 contract had a restricted use only during the specific term of 
that contract, which was usually between 5 and thirty years, but most commonly 20. When 
the Section 8 contract expired, the owner could convert to market-rate by refusing to 
renew the contract with HUD, which is called “opting out.” The movement to keep these 
expiring use properties affordable is called “affordable housing preservation.” 
 
Affordability restrictions and contracts for many properties began to expire in the mid-
1980s and would continue to do so throughout the next 20 years. However, the situation 
became more serious after 1995, when Congress began to lose interest in supporting the 
subsidies and defunded two of the main programs used to encourage preservation. At the 
time, owners of developments with HUD subsidized mortgages were authorized to prepay 
their loans with few restrictions. 
 
In 1997, Congress passed the “Mark to Market” bill, which established a general framework 
for renewing expiring subsidy contracts. While it covered all buildings with expiring 
contracts, its primary focus was to permit the reduction of rents and subsidies in 
developments with “above-market” rents. As originally written, it also permitted, but did 
not require, HUD to provide increased rents and subsidies for developments that carried 
“below-market” rents. In 1999, Congress required HUD to do so. This tool was called “Mark 
Up to Market”. 



 

 
Owners still had the option to reject any such offer from HUD and convert to market-rate. 
In areas where real estate markets boomed during the 1990s, many developments were at 
risk of conversion to market-rate use because owners knew they could get higher returns 
or because they preferred the flexibility of lesser-regulated market-rate operation.  
 
Many owners decided not to renew their contracts with HUD and as a result these units 
were converted to market-rate and subsequently lost. Tenants were then left to pay the 
increased market-rate and subsequently lost. Tenants were then left to pay the increased 
market-rate rents or move. Unfortunately, most had to move, which caused the 
displacement of significant numbers of low-income tenants. 
 
Recommended Actions 

 
The apartments and homes constructed with the help of federal and state funding provide 
some of the most affordable housing in our communities. Preserving and extending the 
restrictions on these government-assisted units is an essential piece in solving the 
affordable housing puzzle. It is important for the county and its municipal and nonprofit 
partners to work with the private owners in this endeavor. All parties, from state and local 
government officials to landlords, need to work collaboratively to investigate methods and 
incentives for keeping existing affordable housing controls in effect as long as possible. As a 
first step, the county can compile a database of affordable housing units and owners of 
record, along with their respective affordability expiration dates. This database will aid in 
determining how to best direct outreach efforts to encourage owners to retain 
affordability controls. 

 
 
 
 
 
 

6. Restrictive Lending Policies 
 

Analysis of Home Mortgage Disclosure Act (HMDA) data helps to identify possible 
impediments to home ownership in Monmouth County. For this examination HMDA data 
from 2009 was evaluated to analyze denial rates for different types of loan applications 
throughout Monmouth County. Loans reported under HMDA regulations are classified into 
five categories: government, conventional, refinancing, home improvement and 
multifamily. In Monmouth County conventional and refinancing were the two most 
popular types of loan applications in 2009. More than 70% of the submitted loan 
applications in Monmouth County were refinancing loans, consistent with observed 
national trends. As interest rates have fallen, households are taking advantage of low rates 
and applying to refinance their mortgage loans.   
 



 

Higher denial rates for all loan applications are clustered within the densely populated 
municipalities of the Coastal and Bayshore regions of the county. Additional pockets of 
higher than average denial rates occur within Freehold Borough, northern portions of 
Freehold Township, two census tracts in Manalapan, portions of Howell Township, and the 
southern portion of Tinton Falls. Due to refinancing loans compromising the largest portion 
of submitted applications, concentrations of this loan classification are closely reflected 
within the map detailing combined loan denial rates. Analysis of conventional loan denial 
location patterns indicated a fairly even distribution throughout the County, with pockets 
of concentrated denial rates in portions of the Central Region municipalities.  
 
The HMDA data provides a detailed image of loan application denial rates tract within 
Monmouth County. While analysis of the HMDA does potentially indicate that minority 
concentrated census tracts are receiving mortgage denials at higher rates, these trends 
could be accounted for by other economic factors such as creditworthiness, 
unemployment, and availability of collateral. An example of local residents having 
difficulties purchasing housing affordable housing has recently arisen in Asbury Park. Three 
partner agencies are working together in constructing new “for sale” affordable homes 
within the Strategic Target Area Rebuilding Spirit (STARS) Redevelopment Area, located in 
the Southwestern quadrant of the City. Constructed on previously vacant city owned land, 
these homes will be sold to low-moderate income families making up to 80% of the Area 
Median Income. To date, a total of 7 units are complete with an additional 6 units to be 
completed by the end of this year. City officials have reported potential buyers are having 
difficulty securing funding to purchase the homes due to lack of credit or insufficient down 
payment amounts. 
 
Further research into the mortgage lending and underwriting practices in the county is 
required in order to determine if any impediments to further fair housing choice exist. 
Monitoring mortgage lending and underwriting practices may range from reviewing and 
analyzing data available to the general public, to conducting carefully designed systematic 
fair housing audits to determine the extent of discriminatory practices, if any, in a 
particular segment of the housing market (note: housing loan applications are not always 
processes in the year of application; therefore total percentages in census tracts with low 
overall populations can equal over 100). 
 
Housing Mortgage Disclosure Act regulations require lenders to report information on 
loans denied, withdrawn or incomplete and the specific reasons for denial organized by 
both race/ethnicity and sex. Because the HMDA statements concerning income and 
race/ethnicity of potential borrowers are not available specifically for Monmouth County 
or for each of the municipalities, it is assumed that the Edison-New Brunswick MSA data 
adequately represents the data for the county. For comparative purposes the table below 
compares the race/ethnicity breakdowns of both Monmouth County and the Edison-New 
Brunswick MSA.  
 
In 2009, approximately 146,588 home purchase, refinancing, and home improvement loan 
applications were submitted to financial institutions by individuals within the Edison-New 



 

Brunswick MSA. Financial institutions originated 87,079 (60%), while 19.5% of the 
applications were denied. The remaining 21% of loan applications were subject to “other 
actions” which can include: applications approved but not accepted, applications 
withdrawn, and files closed as incomplete by the lending institution. The following table 
illustrates the denial rates for all types of loans organized by race and ethnicity. 
 
Asian applicants within the Edison-New Brunswick MSA experienced the lowest denial rate 
of 17.0%, followed closely by white applicants at 18.6%. By contrast, African Americans had 
29.1% of loan applications denied and Hispanic applicants had 26.6% of loan requests 
denied. (Note ethnicity and race is not submitted on all applications). 
 
When examining why lenders were denied a mortgage by race/ethnicity, the majority of 
applicants were denied due to their debt-to-income ratio and lack of collateral. 
 
When denial rates are analyzed for government, conventional, refinance, and home 
improvement loans some patterns appear with respect to income and race. The overall 
volume of applications is much higher for conventional and refinance loans; therefore, the 
analysis of differences will focus on these two loan types. The following charts break down 
denial rates by the race and ethnicities with the highest populations/proportions in the 
Edison-New Brunswick Metropolitan Statistical Area. 
 
For conventional loans, the lowest income classification (those applicants with reported 
household incomes below 50% of the area’s median) had the highest loan rejection rates of 
any income classification. Within this income rate, African Americans and Hispanics had 
much higher denial rates than White and Asian applicants. This trend is observed within all 
income classification. Asian applicants with households classified within the 100-119% AMI 
reported the lowest denial rate. The refinance market comprises a significant portion of 
the Edison-New Brunswick MSA loan applications. The same trends observed within the 
conventional market remerge as a more pronounced level. Loan application denial data 
indicates that even as incomes increase, the loan rejection rates of minorities continues to 
stay high relative to White and Asian applicants. 
Recommended Actions 

 
Expand public outreach to increase awareness of available credit management and housing 
counseling resources for home buyers and renters. 

 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

7. Lack of Supportive Housing for Teens and Young Adults Aging Out of Foster 
Care 

 
Upon reaching their 18th birthday, foster children are no longer the responsibility of the 
state foster care system. Numerous studies haves shown that a large portion of the 
chronically homeless population were formerly in the foster care system. In order to 
prevent this from happening, these teens need transitional housing that helps them learn 
how to live on their own. According to Court Appointed Special Advocates (CASA), there 
are currently nearly 400 children who have been removed from their parents’ care and 
placed in out-of-home placement due to abuse or neglect in Monmouth County. In 
Monmouth more than 79.9% of the children have been in the (foster care) system for more 
than six months – and some much longer. Many homeless and aging-out youth do not 
receive consistent developmental support from their families, leaving youth housing 



 

program staff to assume the role of guardian and life skills coach for homeless youth. There 
are strengths and challenges associated with the use of scattered-site and single-site 
housing models for youth aging - out of foster care. Case management and other 
community services are necessary to ensure a successful transition from youth housing 
programs to independent housing. 
 
Recommended Actions 
 
Increase affordable housing options and continue to provide services for young adults 
aging out of foster care by advocating for funding for housing vouchers and continued case 
management services for aging-out youth. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

8. Lack of Sufficient Accessible Housing Units for the Disabled 
 

The American with Disabilities Act of 1990 is one of several federal and state laws 
establishing requirements for making residential buildings accessible to people who are 
physically challenged. These include such disabilities as the inability to walk or difficulty 
walking, blindness and visual impairment, deafness and hearing impairment, reaching and 
manipulation disabilities, lack of stamina, difficulty interpreting and reacting to sensory 
information, and extremes of physical size. The intent of these standards is to allow a 
person with a disability to live as independently as possible. As mentioned earlier in this 
Analysis, the total estimated number of persons over the age of 16 with any disability in 
the county is estimated to be 66,854. The total population over 16 in the county, as 
estimated by the 2005–2007 ACS, was approximately 499,000. About 13.4% of the 
population over the age of 16 has one or more disabilities. These individuals need housing. 



 

The county is actively pursuing opportunities to expand the housing options available to 
persons with disabilities, both physical and cognitive, but at this time the demand exceeds 
supply. After discussions with both LADACIN Network and the ARC of Monmouth, which 
both work with developmentally challenged individuals - a subset of all disabled individuals 
- it was determined that the NJ Department of Human Services maintains a waiting list of 
developmentally challenged individuals waiting for placement in an appropriate group 
home. In addition, LADACIN Network stated that they also keep a waiting list for their 
units. This waiting list currently contains the names of 50 individuals. Looking forward, as 
the ‘baby boomer generation’ ages, there will be more parents who will be unable to care 
for their children with developmental and/or physical disabilities. Unfortunately, funds for 
the development of group homes are dwindling and are more competitive than ever. 
Insufficient funding in conjunction with limited available, affordable land is contributing to 
the lack of housing for this population. The developers of this type of housing are non-
profit organizations and in this economy have fewer donated funds available to use as seed 
money for development and construction. In addition to persons with developmental 
disabilities, there are considerable numbers of physically challenged individuals in need of 
accessible housing. To address this growing need, the Monmouth County Public Housing 
Agency will be accepting pre-applications for project-based rental assistance vouchers for 
Kershaw Commons in Freehold Township in late 2011. The vouchers will be available to 
people who would like to live at Kershaw Commons, in one of the 30 housing units 
available under the program. 
 
To be eligible, an adult member of a household must meet income requirements and have 
a long-term disability that qualifies household members for support services available at 
Kershaw Commons. The services include, but are not limited to: multiple sclerosis (MS) 
specific self-help groups; MS wellness classes; financial assistance; and information and 
referral to MS medical personnel and counseling. 
 
 
 
 
Recommended Actions 
 
Investigate additional opportunities to provide additional housing opportunities for 
developmentally and physically disabled persons, similar to the Kershaw Commons project, 
through the existing HOME program and/or other available state and federal funding 
sources. By leveraging resources from numerous agencies, such as the New Jersey 
Balanced Housing program or Low Income Tax Credit financing, the county may be able to 
facilitate the construction of additional new housing units which meet the design standards 
for special needs populations. 
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