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EXECUTIVE SUMMARY
This Third Round Housing Plan Element and Fair Share Plan (“HPE/FSP”) has been prepared
for the Municipality of Princeton (“Municipality” or “Princeton”), Mercer County, in
accordance with the New Jersey Fair Housing Act (“FHA”) at N.J.S.A. 52:27D-310, and the
rules of the New Jersey Council on Affordable Housing (“COAH”) at N.J.A.C. 5:93 et seq. This
Plan will serve as the foundation for the Municipality’s submission to the Honorable Mary C.
Jacobson, A.J.S.C., for a Third Round Judgment of Compliance and Repose to July 2025.
There are three components to a municipality’s affordable housing
obligation: the Rehabilitation Share, the Prior Round obligation,
and the Third Round obligation. As will be discussed in detail in
this Plan, Princeton has entered into a Settlement Agreement with
Fair Share Housing Center (“FSHC”) to establish the
Municipality’s Third Round affordable housing obligations.
Princeton’s Settlement Agreement with FSHC and its preliminary
compliance efforts were approved by Judge Jacobson at a Fairness
Hearing held on February 7, 2020 as reflected in a Court Order
dated February 20, 2020. The Settlement Agreement identifies an
80-unit Rehabilitation, or present need, obligation, a 641-unit Prior
Round obligation, and a 753-unit Third Round (“gap” + prospective
need obligation (1999-2025).

Princeton’s Affordable
Housing Obligation:


Rehabilitation
Share: 80 units



Prior Round
Obligation: 641 units



Third Round
Obligation: 753 units

Princeton intends to satisfy its 80-unit Rehabilitation obligation
through a local rehabilitation program for both rental and for-sale housing.
Princeton is unique in that, as a municipality, it has no COAH-calculated Prior Round
obligation, since the Municipality of Princeton was created on January 1, 2013, by the
consolidation of the former Borough of Princeton and the former Township of Princeton. The
Municipality’s Prior Round obligation has been established by combining the separate
obligations of the two former municipal entities, including the former Borough’s Prior Round
obligation of 323 units, and the former Township’s Prior Round obligation of 330 units.
The former Borough received a Second Round vacant land adjustment that reduced its Prior
Round obligation to a realistic development potential (“RDP”) of 100 units and an unmet need
of 223 units. The Borough later received from COAH an additional 12-unit downward
readjustment of its Prior Round obligation, resulting in a Prior Round obligation of 311 units.
The former Borough has completely satisfied its 100-unit Prior Round RDP, and, through the
adoption of an affordable housing overlay zone that has been maintained post-consolidation,
has generated 15 units toward its Prior Round unmet need.
The former Township has completely addressed its 330-unit Prior Round obligation, and
provided one excess unit to be applied to the former Borough’s unmet need.
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The Municipality has implemented or proposes to implement mechanisms to provide a total
of 778 credits against its Third Round obligation of 753 units, providing 25 excess credits to be
applied to a future Municipal affordable housing obligation, as follows: The Municipality has
agreed to amend or repeal the former Borough’s overlay ordinance so that its terms apply
across the entire Municipality. Any excess units generated by that overlay ordinance in the
Third Round within the bounds of the former Borough shall be used to defray the former
Borough’s unmet need. Excess units generated in the Third Round by the amended ordinance
within the bounds of the former Township may be used to help satisfy the Municipality’s future
obligation.
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AFFORDABLE HOUSING JUDICIAL AND LEGISLATIVE
BACKGROUND
Providing an opportunity for the construction of affordable housing within developing
municipalities was found to be a constitutional obligation by the New Jersey Supreme Court
in its landmark 1975 decision now referred to as Mount Laurel I. The Court found that
developing municipalities have a constitutional obligation to provide a realistic opportunity for
the construction of low- and moderate-income housing.1 In its 1983 Mount Laurel II decision,
the Supreme Court extended the obligation to all municipalities. Subject to a number of
limitations, Mount Laurel II also gave developers, under appropriate circumstances, the
opportunity to secure a “builder’s remedy” in the event of a successful lawsuit. 2 A builder’s
remedy conveys to a developer, through the Courts, the right to develop what is, typically, a
multi-family project on land that was not zoned to permit such a use or at densities desired by
the developer at the time of the suit and where a “substantial” percentage of the units are
reserved for low- and moderate-income households.
In 1985, the Legislature enacted the Fair Housing Act (“FHA”) 3 in response to Mount Laurel
II. The FHA created the Council on Affordable Housing (“COAH”) as an administrative
alternative to municipal compliance in a court proceeding. The Legislature conferred “primary
jurisdiction” on the agency and charged COAH with promulgating regulations: (i), to establish
housing regions; (ii), to estimate low- and moderate-income housing needs on a state and
regional level; (iii), to set criteria and guidelines for municipalities to determine and address
their fair share numbers, and (iv), to create a process for the review and approval of appropriate
housing plan elements and fair share plans. As of 2015, COAH has been declared a moribund
agency, which has forced the New Jersey Supreme Court to reactivate a judicial process in the
review and approval of affordable housing plans. This document is being created to submit to
the judicial process for determining responses to affordable housing allocations and,
ultimately, to receive a Third Round Judgment of Compliance and Repose for a 10-year period.

COAH’s First and Second Rounds
COAH created the criteria and guidelines for municipalities to address their respective
affordable housing obligation 4 , or number of affordable dwellings. Following guidelines
established by the U.S. Department of Housing and Urban Development (“HUD”), COAH
defined affordable housing as dwellings that could be occupied by households making 80% or
less of the regional household income – typically from 38-41% of the total population. COAH
originally established a formula for determining municipal affordable housing obligations for
the six-year period between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the
1
2
3
4

Southern Burlington NAACP v. Twp. of Mt. Laurel, 67 NJ 151 (1975)
Southern Burlington NAACP v. Twp. of Mt. Laurel, 92 NJ 158 (1983)
N.J.S.A. 52:27D-301
Also called a municipality’s “fair share” of affordable housing.
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“First Round.” The First Round rules established an existing need where sub-standard housing
was being occupied by low- and moderate-income households (variously known as “present
need” or “Rehabilitation Share”) and future demand to be satisfied with new construction
(“prospective need” or “fair share”).
The First Round formula was superseded by COAH regulations in 1994 (N.J.A.C. 5:93-1.1 et
seq.). The 1994 regulations recalculated a portion of the 1987-1993 affordable housing
obligations for each municipality and computed the additional municipal affordable housing
need from 1993 to 1999 using 1990 U.S. Census data. The regulations COAH adopted in 1994
are known as “the Second Round” or 12-year cumulative obligation. In the Third Round, the
new construction component from any earlier rounds is called either the prior obligation or
“Prior Round.”

COAH’s Third Round
On December 20, 2004, COAH’s first version of the Third Round rules became effective some
five years after the end of Second Round in 1999 (N.J.A.C. 5:94-1 and 5:95-1). The FHA had
originally required housing rounds to be for a six-year period, but in 2001, this was amended
to extend that time period to 10-year intervals. Therefore, the Third Round should have been
from 1999 through 2009. However, because of the delay, the Third Round was extended by
five (5) years to 2014 and condensed into an affordable housing delivery period of 10 years from
January 1, 2004 through January 1, 2014. In other words, 15 years of affordable housing activity
was to take place in 10 years.
The Third Round rules marked a significant departure from the methods utilized in COAH’s
Prior Rounds. Previously, COAH assigned an affordable housing obligation that included the
new construction number for each municipality. These Third Round rules implemented a
“growth share” approach that linked the production of affordable housing to future residential
and non-residential development within a municipality. Each municipality was required to
project the amount of residential and non-residential growth that would occur during the
period 2004 through 2014. Municipalities were then required to provide the opportunity of
one (1) affordable unit for every eight (8) market-rate housing units developed and one (1)
affordable unit for every 25 jobs created. Jobs were not counted directly, but rather by using
non-residential building floor area as a substitute for employment.
This set of rules changed, however, when the New Jersey Appellate Court invalidated key
elements of the first version of the Third Round rules on January 25, 2007. The Court ordered
COAH to propose and adopt amendments to its rules within six months to address the
deficiencies identified by the Court. COAH missed this deadline, but eventually issued revised
rules effective June 2, 2008 (as well as a further rule revision effective on October 20, 2008).
It provided residential development and job projections for the Third Round. The Third Round
was expanded again from 2014 out to 2018. COAH retained the growth share approach, but
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revised its ratios to require one (1) affordable housing unit for every four (4) market-rate
housing units developed and one (1) affordable housing unit for every 16 jobs created.
Just as various parties challenged COAH’s initial Third Round “growth share” regulations,
parties challenged COAH’s 2008 revised Third Round “growth share” rules. The Appellate
Court issued a decision on October 8, 2010 deciding those challenges (see below).

Fair Housing Act Amendments and the New Jersey Economic Stimulus Act
On July 17, 2008, Governor Corzine signed P.L. 2008, c. 46, which amended the FHA in a
number of ways.5 Key provisions of the legislation included the following:


Establishing a mandatory statewide 2.5% nonresidential development fee instead
of requiring nonresidential developers to provide affordable housing.



Eliminating regional contribution agreements (“RCA’s”) as a means available to
municipalities to transfer up to 50% of their required affordable housin g to a
“receiving” municipality.



Adding a requirement that 13% of all affordable housing units be restricted to very
low-income households (earning 30% or less of median income).



Adding a requirement that municipalities had to commit to spend development
fees within four years of the date of collection after its enactment or initially by July
17, 2012.6

On July 27, 2009, Governor Corzine signed the “NJ Economic Stimulus Act of 2009”, 7 which
instituted a moratorium on the collection of nonresidential affordable housing development
fees through July 2010. This moratorium was later extended until July 1, 2013 (P.L. 2011, c.
122). Since the moratorium has now expired, municipalities are obligated to collect the fee of
2.5% of the equalized assessed value of a nonresidential development. Municipalities were
always permitted to impose and collect residential affordable housing development fees
approved by COAH following a 1990 New Jersey Supreme Court decision.8

Also known as the “Roberts Bill” after former New Jersey Assembly Speaker Joseph Roberts who sponsored
the bill.
6
This initial deadline was subsequently revised by an Appellate Court decision that extended the deadline
until four (4) years after the Superior Court approves the municipal housing plan including the spending
plan.
7
P.L. 2009, c.90.
8
Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990).
5
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Appellate Court’s 2010 Decision
On October 8, 2010, the Appellate Division issued a decision on the legal challenges to the
second iteration of COAH regulations. 9 The Appellate Division affirmed the COAH
regulations that assigned rehabilitation and Prior Round numbers to each municipality, but
invalidated the regulations by which the agency allocated affordable housing obligations in the
Third Round. Specifically, the Appellate Division ruled that COAH could not allocate
obligations through a “growth share” formula and directed COAH to use similar methods to
those previously used in the First and Second Rounds. Other highlights of the Appellate
Court’s decision include:


To be credited, municipally-sponsored or 100% affordable housing sites must
show site control, site suitability, and a proposed source of funding.



COAH’s rules did not provide sufficient incentive for the private construction of
inclusionary developments (market-rate and affordable units). Clearly defined
percentages supported by economic data must be provided. The Court noted that
a 20% affordable housing set-aside was typical.



The Court invalidated Prior Round rental bonuses for developments that were
not built within a reasonable time-frame.



Bonuses for smart growth and redevelopment activities were upheld; however,
the Court invalidated Third Round compliance bonuses.

The Court upheld its prior ruling on COAH's formula that did not reallocate present need
obligation from Urban Aid eligible municipalities to other municipalities in the region. The
Court also questioned whether or not Urban Aid municipalities should be assigned an
allocation for future growth.

Judicial Activity from 2011 to 2014
COAH sought a stay from the New Jersey Supreme Court regarding the March 8, 2011 deadline
the Appellate Division had imposed in its October 2010 decision for the agency to issue new
Third Round housing numbers. The Supreme Court granted COAH’s application for a stay on
January 18, 2011 and on March 31, 2011, the Court granted petitions and cross-petitions to all
of the various challenges to the Appellate Division’s 2010 decision. However, the Supreme
Court did not hear oral argument on the various petitions and cross petitions until November
14, 2012.

9

In the Matter of the Adoption of N.J.A.C . 5:96 and 5:97 by the New Jersey Council on Affordable Housing.

6| Page

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton

The New Jersey Supreme Court decided on the appeal by the executive branch of the Appellate
Court’s decision of March 8, 2012 that disallowed the dissolution of COAH under Governor
Christie’s Reorganization Plan No. 001-2011. The Supreme Court upheld the lower court’s
ruling, finding that the governor did not have the power to unilaterally reorganize COAH out
of existence. The judges found that such an action requires the passage of new legislation.
On September 26, 2013 the New Jersey Supreme Court upheld the Appellate Court decision
in In re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing,
215 N.J. 578 (2013), and ordered COAH to prepare the necessary rule revisions. Subsequent
delays in COAH’s rule preparation and ensuing litigation led to the New Jersey Supreme
Court, on March 14, 2014, setting forth a schedule for adoption. COAH approved draft Third
Round rules on April 30, 2014. Although ordered by the New Jersey Supreme Court to adopt
revised new rules on or before October 22, 2014, COAH deadlocked at its October 20 meeting
and failed to adopt the draft rules. An initial motion to table the rule adoption for 60 days to
consider amendments also deadlocked and thus also failed.

March 2015 New Jersey Supreme Court Decision
The failure of COAH to adopt new regulations in October/November 2014 as ordered by the
New Jersey Supreme Court led one of the litigants – FSHC – to file a Motion In Aid of Litigants’
Rights to compel the government to produce constitutional affordable housing regulations.
The New Jersey Supreme Court heard oral arguments on the motion on January 6, 2015. Two
months later, on March 10, 2015, the Supreme Court issued its ruling, entitled, In re Adoption
of N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing, now known as Mount Laurel
IV.
The 2015 decision provides a new direction for the means by which New Jersey municipalities
are to comply with the constitutional requirement to provide their fair share of affordable
housing. The Court transferred responsibility to review and approve Housing Plan Elements
and Fair Share Plans (e.g., Housing Plans) from COAH to designated Mount Laurel trial
judges. The implication of this is that municipalities could no longer wait for COAH to adopt
Third Round rules before preparing new Housing Plans and municipalities must now apply
to Court, instead of COAH, if they wish to be protected from exclusio nary zoning lawsuits.
These trial judges review municipal plans much in the same manner as COAH previously did.
Those towns whose plans are approved by the Court will receive a Judgment of Compliance
and Repose, the judicial-equivalent of COAH’s substantive certification.
The decision established a 90-day transitional period and then a 30-day filing period when
municipalities could petition the Superior Court in a Declaratory Judgment action seeking
confirmation that their means of addressing affordable housing meets constitutional muster.
Municipalities were also permitted to file motions for temporary immunity from builder’s
remedy lawsuits. Princeton filed its Declaratory Judgment action with the Superior Court on
July 8, 2015.
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The New Jersey Supreme Court indicated in its ruling that Housing Plans are to be drawn up
using similar rules as to those in place during the Second Round as well as Third Round
housing compliance mechanisms that the justices found constitutional, such as smart growth
and redevelopment bonuses and extensions of controls. This document has been prepared
using the Supreme Court’s direction in its decision.

January 2017 New Jersey Supreme Court Decision
On January 17, 2017, the New Jersey Supreme Court issued its decision In Re Declaratory
Judgment Actions Filed By Various Municipalities, County Of Ocean, Pursuant To The
Supreme Court’s Decision In In Re Adoption of N.J.A.C. 5:96, 221 N.J. 1(2015). The Supreme
Court found that the “gap period,” defined as the period between the end of th e Second Round
in 1999 and 2015, generates an affordable housing obligation. This decision required an
expanded definition of the municipal present need obligation to include low - and moderateincome households formed during the gap period that are entitled to their delayed opportunity
to seek affordable housing. Present need, or the Rehabilitation Share, has historically been an
estimate of low- and moderate-income households living in substandard housing at the
beginning of an affordable housing round. Although some parties argued the gap obligation
should be calculated as part of the prospective need, or new construction obligation, the
Supreme Court found that such a position is not supported by the Fair Housing Act, which
defines prospective need as a projection of new low and moderate income households formed
during a future housing cycle.
Accordingly, the municipal affordable housing obligation is now composed of the following
four parts: present need (Rehabilitation Share); Prior Round (1987 to 1999, new construction);
“gap” present need (1999 to 2015, third round new construction); and prospective need (Third
Round, 2015 to 2025, new construction).

March 2018 New Jersey Superior Court Decision
In a March 8, 2018 ruling on affordable housing obligations for Princeton and West Windsor,
Mercer County Superior Court Assignment Judge Mary Jacobson tackled directly the absence
of a statewide set of guidelines for calculating a municipality’s fair share obligation. Her
decision laid out a methodology for determining those obligations, and spelled out in detail
her reasons for preferring a proposed approach to calculating each of the complicated set of
factors that go into determining need. In the end, Judge Jacobson ruled in favor of the
municipal expert on several key steps in calculating the need and in favor of the housing
advocate’s experts in others, which resulted in a statewide number in between the competing
experts’ respective calculations. Incorporating estimates of households and wealth, projections
of job and population growth, and calculations of acreage available for development, Judge
Jacobson’s methodology could be used as a template statewide for determining the need for
new affordable housing development.
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AFFORDABILITY REQUIREMENTS
Affordable housing is defined under New Jersey’s Fair Housing
Act as a dwelling, either for sale or rent, that is within the financial
means of households of low- or moderate-income, as is measured
within each housing region. The Municipality of Princeton is in
COAH’s Region 4, which includes Mercer, Monmouth and Ocean
counties. Moderate-income households are those with annual
incomes greater than 50%, but less than 80% of the regional
median income. Low-income households are those with annual
incomes that are 50% or less than the regional median income.
Very low-income households are a subset of “low-income”
households and are defined as those with incomes 30% or less than
the regional median income.

Income Categories
Moderate = 50% to 80%
regional median income
Low = 50% regional
median income or less
Very Low = 30%
regional median income
or less

The Uniform Housing Affordability Controls (hereinafter
“UHAC”) at N.J.A.C. 5:80-26.3(d) and (e) requires that the maximum rent for a qualified unit
be affordable to households with incomes 60% or less than the median income for the region.
The average rent must be affordable to households with incomes no greater than 52% of the
median income. The maximum sale prices for affordable units must be affordable to
households with incomes 70% or less than the median income. The average sale price must
be affordable to a household with an income of 55% or less than the median income.
The regional median income has historically been defined by COAH using the federal income
limits established by HUD on an annual basis. In the spring of each year, HUD releases
updated regional income limits, which COAH reallocated to its regions. It is from these income
limits that the rents and sale prices for affordable units are derived. However, COAH has not
published updated income limits or rent increases since 2014. As a result, the Municipality
will calculate and set updated income limits annually pursuant to the Court’s February 20,
2020 Order granting Princeton the ability to adopt such limits by the methodology set forth in
the Municipality’s Settlement Agreement with FSHC.
To update income limits, the Municipality will rely on the methodology set forth and approved
by the Superior Court that establishes the criteria to follow to annually update income limits.
The criteria adhere to COAH’s Prior Round methodologies, the key aspects of which are
outlined below and are to be utilized by Princeton pursuant to the Settlement Agreement.
Income limits for all units that are part of the Municipality's Housing Plan Element and Fair
Share Plan, excluding those for which income limits are already established through a federal
program, shall be updated by the Municipality as HUD publishes median incomes and income
limits as follows:
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Regional income limits shall be established for the region that the Municipality is
located within (i.e. Region 4) based on the median income by household size, which
shall be established by a regional weighted average of the uncapped Section 8 income
limits published by HUD. To compute this regional income limit, the HUD
determination of median county income for a family of four is multiplied by the
estimated households within the county according to the most recent decennial
Census. The resulting product for each county within the housing region is summed.
The sum is divided by the estimated total households from the most recent decennial
Census in the Municipality's housing region. This quotient represents the regional
weighted average of median income for a household of four.



The income limit for a moderate-income unit for a household of four shall be 80% of
the regional weighted average median income for a family of four. The income limit
for a low income unit for a household of four shall be 50% of the HUD determination
of the regional weighted average median income for a family of four. The income limit
for a very low-income unit for a household of four shall be 30% of the regional weighted
average median income for a family of four. These income limits shall be adjusted by
household size based on multipliers used by HUD to adjust median income by
household size. In no event shall the income limits be less than those for the previous
year.



The Regional Asset Limit used in determining an applicant’s eligibility for affordable
housing pursuant to N.J.A.C. 5:80-26.16(b)3 shall be calculated by the Municipality
annually by taking the percentage increase of the income limits calculated pursuant to
the methodology outlined above over the previous year's income limits, and applying
the same percentage increase to the Regional Asset Limit from the prior year. In no
event shall the Regional Asset Limit be less than that for the previous year.

For 2020, the Affordable Housing Professionals of New Jersey (“AHPNJ”) has developed
updated income limits for all housing regions in New Jersey, which were calculated using the
methodology outlined above. As approved by the Court, these income limits for Region 4 will
be utilized for Princeton. See Table 1 for 2020 income limits for Region 4.
TABLE 1. 2020 INCOME LIMITS FOR REGION 4
Household
Income Levels
Moderate

1-Person
Household
$61,175

2-Person
Household
$69,915

3-Person
Household
$78,654

4-Person
Household
$87,393

5-Person
Household
$94,385

Low

$38,235

$43,697

$49,159

$54,621

$58,990

Very Low

$22,941

$26,218

$29,495

$32,772

$35,394

Source: AHPNJ 2020 Affordable Housing Regional Income Limits by Household Size; April 24, 2020
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The Municipality will further rely on this process to establish sale prices and rents of affordable
housing units throughout the Third Round. The Administrative Agent shall establish these
prices and rents pursuant to procedures set forth in UHAC and by utilizing the regional
income limits established through the procedures outlined above. Princeton will specifically
adhere to the following:


The resale prices of owner-occupied low- and moderate-income units may increase
annually based on the percentage increase in the regional median income limit for
each housing region. In no event shall the maximum resale price established by the
Administrative Agent be lower than the last recorded purchase price.



The rent levels of very low-, low-, and moderate-income units may be increased
annually based on the percentage increase in the Housing Consumer Price Index for
the Northeast Urban Area, upon its publication for the prior calendar year. This
increase shall not exceed 9% in any one year. Rents for units constructed pursuant to
low-income housing tax credit regulations shall be indexed pursuant to the regulations
governing low income housing tax credits.

Tables 2 and 3 provide illustrative sale prices and gross rents for 2020. The sample rents and
sale prices are illustrative and are gross figures, which do not account for the specified utility
allowances for rental units or for specific mortgage rates, taxes, etc. for sales units.
TABLE 2. ILLUSTRATIVE 2020 AFFORDABLE GROSS RENTS FOR REGION 4
Household Income Levels
(% of Median Income)

1-Bedroom
Unit Rent

2-Bedroom
Unit Rent

3-Bedroom
Unit Rent

$1,229
$1,475
$1,704
Moderate (60%)
Low (50%)
$1,024
$1,229
$1,420
$614
$737
$852
Very Low (30%)
Note: There is a rent moratorium on some NJHMFA funded developments for 2020. Rental
increases for these projects are permitted subject to NJHMFA’s guidance.
Source: AHPNJ 2020 Affordable Housing Regional Income Limits by Household Size; April 24, 2020

TABLE 3. ILLUSTRATIVE 2020 AFFORDABLE SALES PRICES FOR REGION 4
Household Income Levels
(% of Median Income)

1 Bedroom
Unit Price

2 Bedroom
Unit Price

3 Bedroom
Unit Price

Moderate (70%)
Low (50%)
Very Low (30%)

$208,342
$148,815
$89,289

$250,010
$178,578
$107,147

$288,900
$206,357
$123,814

Source: AHPNJ 2020 Affordable Housing Regional Income Limits by Household Size; April 24, 2020
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HOUSING PLAN ELEMENT AND FAIR SHARE PLAN
REQUIREMENTS
In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.), a municipal Master
Plan must include a housing plan element as the foundation for the municipal zoning
ordinance (see N.J.S.A. 40:55D-28(b)(3) and -62). Pursuant to the FHA (N.J.S.A. 52:27D-301 et
seq.), a municipality’s housing plan element must be designed to provide access to affordable
housing to meet present and prospective housing needs, with particular attention to low- and
moderate-income housing. Specifically, N.J.S.A. 52:27D-310 requires that the housing plan
element contain at least the following:


An inventory of the municipality’s housing stock by age,
condition, purchase or rental value, occupancy characteristics,
and type, including the number of units affordable to low- and
moderate-income households and substandard housing
capable of being rehabilitated;



A projection of the municipality’s housing stock, including the
probable future construction of low and moderate income
housing, for the next ten years, taking into account, but not
necessarily limited to, construction permits issued, approvals
of applications for development, and probable residential
development trends;



An analysis of the municipality’s demographic characteristics,
including, but not necessarily limited to, household size,
income level, and age;



An analysis of the existing and probable future employment
characteristics of the municipality;



A determination of the municipality’s present and prospective
fair share of low- and moderate-income housing and its
capacity to accommodate its present and prospective housing
needs, including its fair share of low- and moderate-income
housing; and



A consideration of the lands most appropriate for construction
of low and moderate income housing and of the existing
structures most appropriate for conversion to, or rehabilitation
for, low- and moderate-income housing, including a
consideration of lands of developers who have expressed a
commitment to provide low- and moderate-income housing.
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See the section titled
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PRINCETON’S AFFORDABLE HOUSING HISTORY
The Princeton community has a long history of providing housing opportunities for residents
from diverse socio-economic backgrounds. Princeton’s commitment to affordable housing
predates the mandates of the Mount Laurel decisions and the Fair Housing Act of 1985. Efforts
to provide affordable housing date back to 1938 with the creation of the Princeton B orough
Housing Authority. Since then public, private and partnership efforts have been initiated in
Princeton to provide affordable housing.

Former Princeton Borough Affordable Housing History
In 1984, Princeton Borough was sued for exclusionary zoning by the Witherspoon Jackson
Development Corporation. As a result, the Borough was under Court jurisdiction for affordable
housing matters. On October 9, 1990, the Borough received a Consent Order for Final
Judgment of Repose for the period 1987-1993, determining the Borough’s obligation to be 122
affordable dwelling units, giving the borough credit for 88 units completed in 1984 (leaving a
remaining obligation of 34 units), and granting repose through October 16, 1996. As part of
that Order, the Court directed the Borough to adopt an affordable housing overlay zone; the
adopted ordinance, which remains in effect in the merged Municipality, requires a 20%
affordable housing set-aside or a payment in lieu of construction of affordable units.
In 1996 the Borough proposed a plan to address its Second Round obligation of 348 units.
However, it had only constructed 12 of the 34 remaining affordable units it was required to
construct from the First Round. The Borough requested those 12 units be credited to its 37unit Second Round Rehabilitation obligation, reducing that obligation to 25 units. The Court
concurred, saying:
“The Borough has an obligation to create a realistic opportunity for the rehabilitation of 25
units in the Borough affordable to low and moderate income households, its ‘calculated’ need
fair share obligation for 1987-1996. This adjusted net fair share obligation is based on ‘precredited’ need of 348 units estimated by COAH, credit for 88 senior citizen units completed
in 1983, credit for 12 new units completed between 1990-1993, and a vacant land adjustment
of 223 units granted by the Court in 1990.”
The Court granted repose to October 16, 2002. The Borough sought and was granted a limited
extension of the repose period to cover the period between October 16, 2002 and one year after
the effective date of COAH’s adoption of its Third Round obligation.
The Court approved the low/moderate income split and the bedroom mix of the Borough’s
proposed compliance mechanisms. At no time did the Court require a minimum rental
obligation.
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Former Princeton Township Affordable Housing History
The initial fair share obligation for Princeton Township determined by COAH was 275 units.
At the time, the Township was before the Court, and in 1989 received a Judgment of Repose
for the First Round. In October 1993, COAH determined the Township’s cumulative 12-year
Second Round fair share obligation was 381 units, consisting of 331 units of new construction
and a Rehabilitation obligation of 50 units. The Township petitioned COAH for Second Round
substantive certification on June 13, 1995, and received substantive certification from COAH
for the Second Round on October 2, 1996. That substantive certification included a substantial
compliance reduction of six units based on how well the Township had progressed in satisfying
its First Round obligation. The Township completely satisfied its Prior Round obligation.
In 2002, the Township applied for an extension of its Prior Round substantive certification
from COAH, which it received on May 11, 2005 on the condition that a Third Round Housing
Plan Element and Fair Share Plan be adopted and submitted by December 20, 2005. The
Township complied fully, but had to make substantial revisions to its 2005 adopted Third
Round plan in order to comply with the new Third Round rules adopted by COAH. The revised
plan, which never received certification because of ongoing challenges to COAH’s Third
Round rules, noted that the number of age-restricted affordable units developed in the
Township during the Second Round exceeded COAH’s maximum. In the plan the Township
requested a waiver from COAH, noting that the total number of age-restricted units credited
in both the Second and Third Rounds was less than the maximum permitted when the total
cumulative obligation of both rounds was taken into consideration.

Affordable Housing in the Municipality of Princeton
Currently there are approximately 845 units of deed-restricted affordable housing in the
Municipality. This represents almost 10% of the total number of housing units in Princeton.
The Princeton community remains committed to providing affordable housing in
conformance with State requirements and also implementing housing policies in furtherance
of local goals, independent of COAH and Court requirements.
Historically, the Princeton community has offered housing opportunities for a full spectrum
of people ranging from those of very low-, low-, moderate-, and middle incomes to affluent.
Ensuring that these opportunities continue to be available is an important part of this element.
Princeton’s emphasis on a balanced community ensures a diverse population drawn from a
wide range of social, cultural, ethnic and economic backgrounds while maintaining a broad
mix of compatible land uses.
The Housing Plan Element seeks to reinforce the human scale, diversity of residential
opportunity, variety of experience, and balance of uses that are the essence of Princeton. It is
imperative that alternatives to traditional means for providing affordable housing be available
for all in Princeton.
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Princeton’s Housing Goals
1. Promote diversity in housing stock and population.
a. Promote diverse, livable neighborhoods.
b. Ensure that an adequate supply of housing is available to meet the needs,
preferences and financial capabilities of Princeton’s residents.
c. Promote creation of a range of owner-occupied and rental housing types, price,
and rents to create culturally and economically diverse neighborhoods.
2. Develop adequate affordable housing sites and zoning regulations.
a. Identify and make available for development adequate sites to meet Princeton
housing needs, especially permanent designated affordable housing
b. Future rezoning should encourage the inclusion of affordable housing in all
appropriate districts to ensure balanced growth, fair housing opportunities and
diverse neighborhoods.
3. Preserve and protect existing affordable housing.
a. Restore, rehabilitate and preserve existing housing whenever possible.
b. Preserve the affordability of units subsidized by federal, state and or local
public and private sources.
4. Provide housing options for all lifecycle stages.
a. Ensure that the housing stock meets the life-style needs of all household types
and sizes.
b. Promote senior, supportive and accessible housing.
c. Allow those whose housing needs change to find housing that meets their
needs within the community.
5. Secure adequate funding for affordable housing.
a. Secure funding and resources to provide for permanent affordable housing,
including innovative programs that are not solely reliant on traditional
mechanisms or capital.
b. Encourage public and private sector partnerships to support, finance, facilitate,
provide and maintain affordable housing.
6. Locate housing in areas with existing infrastructure.
a. Balance housing growth with infrastructure upgrades that accommodate
Princeton’s growing population.
b. Every effort should be made to link new housing with public infrastructure
such as free Wi-Fi access, transit, open space, and community facilities as well
as to private infrastructure such as retail and employment centers.
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7. Promote sustainability in housing.
a. Prioritize sustainable development in planning, rehabilitating and
constructing new housing.
b. Encourage housing that reduces the impact of greenhouse gas emissions.
c. Encourage housing that supports sustainable development patterns by
promoting the efficient use of land, conservation of natural resources, easy
access to public transit and to other efficient modes of transportation, easy
access to services and parks, resource efficient design and construction, and
the use of renewable energy resources.
d. Promote the conservation of building materials by preserving and upgrading
existing housing when appropriate to reduce the waste stream, extend the
useful life on in-place building resources, and limit the demand for extraction
and fabrication of new building materials.
8. Ensure that new housing development is respectful of existing neighborhood
character.
a. Support and respect the diverse and distinct character of Princeton’s
neighborhoods.
b. Promote the preservation of sound existing housing as a way to protect
neighborhood character.
c. Consider the impact of regulations and fees in the balance between housing
affordability and other objectives such as environmental quality, urban design,
maintenance of neighborhood character and protection of public health, safety
and welfare.
Today, the Municipality of Princeton has a robust Affordable Housing Program dedicated to
the provision of low- and moderate-income housing to meet the needs of a diverse population
and to satisfy the community’s obligation to provide a fair share of the region’s housing.
Princeton’s Affordable Housing Program includes:


The Princeton Affordable Housing Department (PAH), which administers the sales
program in Princeton and oversees the affordable rental program. The Affordable
Housing Sales Program offers properties for sale in Washington Oaks, Griggs Farm,
and the former Princeton Borough;



Princeton Affordable Housing Board, a municipal advisory board, is responsible for
monitoring the Municipality’s compliance with providing low- and moderate-income
housing. The Princeton Affordable Housing Board, with guidance from PAH, makes
recommendations to the Municipal Council regarding affordability assistance
payments, buyers for affordable units, reviews monthly administrative agent reports,
and reviews and comments on affordable housing related ordinances.
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Princeton Affordable Housing Utility (PHU) was established August 3, 1989 pursuant
to the “Local Budget Law”, N.J.S.A. 40A-1 et seq. as an affordable housing utility. The
PHU budget shall set forth the appropriations in the form and detail prescribed by the
regulations of the local governing body and may include operations, interest and debt
retirement and deferred charges and statutory expenditures.



Princeton Housing Authority (PHA), a federally funded corporation that owns and
manages 236 family and senior/disabled apartments within five developments
throughout Princeton. Princeton Housing Authority is independent from the
Municipality of Princeton and is regulated by the Federal Department of Housing and
Urban Development and the New Jersey Department of Community Affairs;



Princeton Community Housing (PCH), the largest provider of low- and moderateincome housing in Princeton. PCH owns and manages Elm Court, Griggs Farm’s
rental units, Harriet Bryan House, and Princeton Community Village. Princeton
Community Housing serves as the Administrative Agent for the Municipality of
Princeton's affordable rental units, and Merwick Stanworth;



Group homes serving populations with special needs. These facilities are typically
owned and administered by an outside provider of special-needs services, and draw
their residents from a state waiting list;



Assisted-living units, which are typically owned and administered by licensed providers
of assisted-living services;



A partnership with Habitat for Humanity, an experienced developer of affordable
family for-sale housing, to provide low- and moderate-income for-sale units;



A municipally sponsored rehabilitation program.

On July 7, 2015 Princeton filed a Complaint for Declaratory Judgment pursuant to the Fair
Housing Act, N.J.S.A. 52:27D-313, in the Superior Court of New Jersey, Mercer Vicinage (In
the Matter of the Application of the Municipality of Princeton in Mercer County, Docket No.
MER-L-1550-15). By Order entered September 25, 2015, the Princeton Declaratory Judgment
action was consolidated with the other municipal actions filed in Mercer County for a
methodology determination. The Honorable Mary C. Jacobson, A.J.S.C. extended the
Municipality’s immunity protections, which the Court granted a number of times including
through the present time, and appointed Christine A. Herbert, AICP, PP as Special Master.
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Princeton and Fair Share Housing Center entered into settlement negotiations, but were
ultimately unable to finalize an agreement and Princeton, along with West Windsor, proceeded
to a methodology trial held by Judge Jacobson in 2017.
On March 8, 2018, following the methodology trial, Judge Jacobson issued a comprehensive
opinion establishing the methodology and Princeton’s cumulative Third Round affordable
housing obligations.
With the obligations established, Princeton and FSHC re-entered settlement negotiations and
mediation, and were able to reach a settlement, approved by the Mayor and Council on
December 18, 2019 (see Appendix 1). At a fairness hearing on February 7, 2020 and pursuant
to a Court order entered February 20, 2020 (see Appendix 2), the settlement was preliminarily
found to be fair and reasonable to the interests of low- and moderate-income residents, subject
to several conditions.
This 2020 Housing Plan Element and Fair Share Plan incorporates and implements the terms
of the 2019 Settlement Agreement between the Municipality and FSHC and will serve as the
foundation for the Municipality’s petition for a Judgment of Compliance and Repose by the
Court.
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HOUSING, DEMOGRAPHIC AND EMPLOYMENT ANALYSIS
Housing Characteristics
The 2013-2017 American Community Survey (ACS) 10 indicates that Princeton has
approximately 10,901 housing units, of which 904, or 8.3%, are vacant. The Municipality’s
housing stock consists largely of single-family detached units (58.7%) and single-family
attached units (14.3%). The Municipality’s percentage of single-family detached units is higher
than that of both the state (53.6%) and of Mercer County (49.6%). The renter population
represents approximately 41% of all occupied units in Princeton (with 59% owner-occupied),
which is higher than both the renter population in the county (26.4%) and in the state as a
whole (35.9%). See Table 4, Housing Units by Number of Units in Structure, for a detailed
breakdown of the type and tenure of housing units in Princeton in 2017.
TABLE 4. HOUSING UNITS BY NUMBER OF UNITS IN STRUCTURE, 2017
Number
of Units
1, Detached
1, Attached
2
3 or 4
5 to 9
10 to 19
20 or more
Mobile home
Boat, RV, van, etc.
Total

OwnerRenterPercent
occupied
occupied
4,907
698
94
11
55
129
0
0

45.0%
6.4%
0.9%
0.1%
0.5%
1.2%
0.0%
0.0%

1,115
726
266
445
437
383
725
6

Percent Vacant
10.2%
6.7%
2.4%
4.1%
4.0%
3.5%
6.7%
0.1%

380
132
122
89
30
33
118
0

Percent

Total

3.5%
1.2%
1.1%
0.8%
0.3%
0.3%
1.1%
0.0%

6,402
1,556
482
545
522
545
843
6

0

0.0%

0

0.0%

0

0.0%

0

5,894

54.1%

4,103

37.6%

904

8.3%

10,901

Source: 2013-2017 American Community Survey 5-Year Estimate.

Table 5, Housing Units by Year Built, illustrates the age of the Municipality’s housing stock.
More than 25% of Princeton’s housing stock was constructed prior to 1939, and nearly twothirds (64.2%) was constructed between 1940 and 1999.

10

The American Community Survey replaced the long-form Census as the source for much of the housing data necessary to
complete this section. The Census is a one-time count of the population while this ACS is an estimate taken over five years through
sampling. For this reason, data in the ACS are subject to a margin of error.
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TABLE 5. HOUSING UNITS BY YEAR BUILT, 2017
Year Built
2014 or later
2010 to 2013
2000 to 2009
1990 to 1999
1980 to 1989
1970 to 1979
1960 to 1969
1950 to 1959
1940 to 1949
1939 and earlier
Totals

Total Units Percent Owner Renter Vacant
162
1.5%
40
122
0
120
1.1%
52
44
24
667
6.1%
300
351
16
987
9.1%
687
149
151
959
8.8%
541
369
49
827
7.6%
405
330
92
1,343
12.3%
835
470
38
2,233
20.5% 1,459
598
176
645
5.9%
145
465
35
2,958
27.1% 1,430 1,205
323
10,901
100%
5,894
4,103
904

Source: 2013-2017 American Community Survey 5-Year Estimate.

Table 6, Housing Units by Number of Rooms, shows 16.9% of housing units have between
one (1) and three (3) rooms; 30.2% have between four (4) and six (6) rooms; and 52.9% have
seven (7) or more rooms. The data from this and other tables indicate that the housing stock
in Princeton is, on average, moderate to large in size.
TABLE 6. HOUSING UNITS BY NUMBER OF
ROOMS, 2017
Rooms

Number of Units

Percent

1
2
3
4
5
6
7
8
9+
Total
Median Rooms

403
446
997
1,028
920
1,344
1,098
1,611
3,054
10,901
6.8

3.7%
4.1%
9.1%
9.4%
8.4%
12.3%
10.1%
14.8%
28.0%
100%
-

Source: 2013-2017 American Community Survey 5-Year Estimate.
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The largest concentration of housing units in Princeton (25.8%) contains three (3) bedrooms
and 65.1% of all units have three (3) or more bedrooms. For both the county and the State, the
largest concentration of housing units also has three (3) bedrooms, but the county’s share of
housing units with three bedrooms is slightly larger, at 34%, than is the state’s at 32.7% . See
Table 7, Number of Bedrooms per Housing Unit, for more detail.
TABLE 7. NUMBER OF BEDROOMS PER HOUSING UNIT, 2017
Bedrooms
Efficiency
1
2
3
4
5+
Total

Number of Units
478
1,452
1,873
2,811
2,554
1,733
10,901

Percent
4.4%
13.3%
17.2%
25.8%
23.4%
15.9%
100%

Source: 2013-2017 American Community Survey 5-Year Estimate.

Table 8, Housing Values, shows that the median value of owner-occupied housing units in
Princeton increased by 8.3% between 2010 and 2017 from $746,97511 to $809,200. Mercer
County, by contrast, saw an 8.9% decline in owner-occupied home values during this same
period. Princeton had significantly higher median housing values than the county as a whole
both in 2010 ($746,975 vs. $309,300) and 2017 ($809,200 vs. $281,900).
Based on the 2020 illustrative sales prices provided in Table 3 and the estimated value of
owner-occupied homes in 2017 as provided in Table 8, approximately 124 housing units, or
2.1% of owner-occupied units, in Princeton may be affordable to very low-income households
(depending on the number of bedrooms in the unit). Approximately 96 housing units, or 1.6%,
(exclusive of units that may be affordable to very low-income households) may be affordable to
low-income households, and approximately 153 units (2.6%) may be affordable to moderateincome households (excluding those units affordable to low- or very low income-households).
In total, 373 owner-occupied units, or 6.3% of owner-occupied units in the Municipality, may
be affordable to low- or moderate-income households.

The 2010 Units represent the total in each interval from both the former borough and the former township. The median home
value was estimated separately using a statistical formula for calculating a median when frequencies are grouped.
11
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TABLE 8. OWNER-OCCUPIED HOUSING VALUES, 2010 & 2017
Housing Unit Value
Less than $50,000
$50,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999
$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or more
Total
Median

2010 Units

Percent

14
0.2%
70
1.1%
108
1.8%
41
0.7%
230
3.8%
1,100
18.0%
3,034
49.6%
1,526
24.9%
6,123
100%
$746,975

2017 Units

Percent

80
1.4%
44
0.7%
66
1.1%
30
0.5%
153
2.6%
557
9.5%
3,010
51.1%
1,954
33.2%
5,894
100%
$809,200

Source: 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates.

The median rent in Princeton in 2017 was $1,433, compared to $1,191 across Mercer County.
Based on the 2020 illustrative rents provided in Table 2, approximately 978 renter-occupied
units, or 24.5%, may be affordable to very low-income renters, depending on the number of
bedrooms being rented. Similarly, approximately 1,160 rental units (exclusive of units that may
be affordable to very low-income households), or 29.1%, may be affordable to low-income
renters and approximately 497 rental units (excluding units that may be affordable to lowincome households), or 12.5%, may be affordable to moderate-income renters. In total,
approximately 2,635 rental units, or 66.1% of all renter-occupied housing units, may be
affordable to low- or moderate-income households depending on the number of bedrooms
being rented. See Table 9, Comparison of Princeton and Mercer County, Gross Rent.
TABLE 9. COMPARISON OF PRINCETON AND
MERCER COUNTY, GROSS RENT, 2017
Princeton
Mercer County
Gross Rent
Units
Percent
Units
Percent
Less than $500
227
5.7%
4,481
10.0%
$500 to $999
751
18.8%
10,460
23.3%
$1,000 to $1,499
1,160
29.1%
17,252
38.5%
$1,500 to $1,999
497
12.5%
7,414
16.5%
$2,000 to $2,499
313
7.9%
2,827
6.3%
$2,500 to $2,999
371
9.3%
1,414
3.2%
$3,000 or more
666
16.7%
968
2.2%
No Rent Paid
118
1,542
Total
3,985
44,816
100%
100%
Median Rent
$1,433
$1,191
Source: 2013-2017 American Community Survey 5-Year Estimate.
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Housing is generally considered to be affordable if rents, mortgages, and other essential costs
consume 28% or less of an owner-household’s income or 30% or less of a renter-household’s
income. This percentage is lower for homeowners to account for the additional home
maintenance costs associated with ownership. In Princeton, 33.1% of all households in
occupied units are expending more than 30% of their incomes on housing costs. Almost half
(48.5%) of Princeton’s renters are spending more than 30% of their income on housing, while
a smaller percentage (22.7%) of owner-occupants are spending more than 30% of their income
on housing. Significantly, 56% of Princeton’s owner-occupants are spending less than 20% of
their income on housing. Although it was estimated that 66.1% of rental housing units in
Princeton may be affordable to very-low-, low- or moderate-income households, this analysis
was based on rents affordable to a moderate-income household occupying a three-bedroom
unit. Therefore, it appears that Princeton’s renter population is likely composed of smaller
households that occupy smaller units.
TABLE 10. HOUSING AFFORDABILITY, 2017
Monthly Housing Costs
as Percent of Income
Less than 20 Percent
20 to 29 Percent
30 Percent or More
Total

OwnerOccupied
3,273
1,247
1,329
5,849

Percent
33.4%
12.7%
13.6%
59.7%

Renter
Occupied
982
1,048
1,912
3,942

Percent
10.0%
10.7%
19.5%
40.3%

All
Occupied
4,255
2,295
3,241
9,791

Percent
43.5%
23.4%
33.1%
100%

Source: 2013-2017 American Community Survey 5-Year Estimate.

In 2017, there were an estimated 101 units that had incomplete kitchen facilities and 14 units
with incomplete plumbing facilities. There were also 21 overcrowded housing units (defined
as having more than one (1) occupant per room) built before 1950. Overcrowding is often
associated with substandard housing due to overuse of facilities and is often occupied by lowerincome households who share space to save on housing costs. Historically, the conditions
mentioned in this paragraph have been indicators of housing deficiency, which are used to
determine the number of units requiring rehabilitation.
TABLE 11. INDICATORS OF HOUSING DEFICIENCY, 2017
Overcrowded/Built
Indicator
Incomplete Plumbing
Incomplete Kitchen
Before 1950
Number of Units
14
101
21
Source: 2013-2017 American Community Survey 5-Year Estimate.
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General Population Characteristics
The population of Princeton decreased 5.5% from 2000 to 2010, and then grew again, by 7.5%,
between 2010 and 2017. The Municipality’s rate of population decline between 2000 and 2010
is in contrast to the population growth seen by the county (4.5%) during that time. And while
Princeton saw healthy population growth between 2010 and 2017, the county’s rate of growth
slowed to 1.9% during the same time. See Table 12, Population Growth.

Princeton
Mercer County

TABLE 12. POPULATION GROWTH, 2000 – 2017
Percent
2000
2010
2017
Change
30,230
28,572
-5.5%
30,722
350,761
366,513
4.5%
373,362

Percent
Total Change
7.5%
1.9%

Sources: 2000 and 2010 US Census; 2013-2017 American Community Survey 5-Year Estimates.

Between 2010 and 2017, the number of older school-age (10-19) children increased by almost
15%, while the number of young adults (20-34) in the municipality declined by 4.2%. However,
the most significant changes in population are the increase in the number of residents between
55 and 59 (22.1%), the number age 65-74 (45%) and those 75 or older (8.7%), all of which
combine to push the median age 12 up almost 12%. See Table 13, Age Distribution, for additional
detail.
TABLE 13. AGE DISTRIBUTION, 2010 and 2017
Age Group
Under 5
5-9
10-14
15-19
20-24
25-34
35-44
45-54
55-59
60-64
65-74
75-84

2010

Percent

2017

Percent

1,063
1,387
1,673
3,265
4,253
3,457
2,816
3,653
1,631
1,359
1,961
1,426

3.7%
4.9%
5.9%
11.4%
14.9%
12.1%
9.9%
12.8%
5.7%
4.8%
6.9%
5.0%

1,137
1,468
1,882
3,769
4,070
3,320
2,836
3,804
1,991
1,369
2,844
1,542

3.7%
4.8%
6.1%
12.3%
13.2%
10.8%
9.2%
12.4%
6.5%
4.5%
9.3%
5.0%

Percent
Change
7.0%
5.8%
12.5%
15.4%
-4.3%
-4.0%
0.7%
4.1%
22.1%
0.7%
45.0%
8.1%

As with median home values, the 2010 median age was estimated separately using the sum of the former borough and former
township age breakdowns.
12
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TABLE 13. AGE DISTRIBUTION, 2010 and 2017
Age Group

2010

Percent

2017

Percent

85+
Total
Median Age

628
28,572

2.2%
100%

690
30,722

2.2%
100%

30.7

34.3

Percent
Change
9.9%
7.5%
11.7%

Source: 2013-2017 American Community Survey 5-Year Estimate.

Household Characteristics
A household is defined by the U.S. Census Bureau as those people who occupy a single room
or group of rooms constituting a housing unit; however, these people may or may not be
related. As a subset of households, a family is identified as a group of people including a
householder and one (1) or more people related by blood, marriage or adoption, all living in the
same household. In 2017, there were an estimated 9,997 households in the Municipality, with
an average of 2.53 persons per household. Approximately 57.7% of the households are
composed of married couples with or without children. Approximately 33.7% of the
Municipality’s households are non-family households, which include individuals living alone.
See Table 14, Household Composition.
TABLE 14. HOUSEHOLD COMPOSITION, 2017
Household Type
Households
Family households
6,625
Married-couple family
5,772
Male householder, no spouse present
207
Female householder, no spouse present
646
With Children Under 18
2,784
Nonfamily households
3,372
Householder living alone
1,566
Total Households
9,997

Percent
66.3%
57.7%
2.1%
6.5%
27.8%
33.7%
15.7%
100%

Source: 2013-2017 American Community Survey 5-Year Estimate.
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Income Characteristics
In 2017, the median income in Princeton was $125,506 for households and $196,855 for
families. Comparable figures for the county were lower, at $77,027 for households and
$98,965 for families. Table 15, Household Income by Income Brackets, further illustrates
these findings by noting the number of households in each of the income brackets.
TABLE 15. HOUSEHOLD INCOME BY INCOME BRACKETS, 2017
Households
Percent
Less than $5,000
342
3.4%
$5,000-$9,999
222
2.2%
$10,000-$14,999
428
4.3%
513
5.1%
$15,000-$19,999
$20,000-$24,999
800
8.0%
$25,000-$34,999
894
8.9%
$35,000-$49,000
847
8.5%
$50,000-$74,999
1,411
14.1%
342
3.4%
$75,000-$99,999
$100,000-$149,999
222
2.2%
$150,000 +
4,540
45.4%
Total
9,997
100%
Median Income
$125,506
Source: 2013-2017 American Community Survey 5-Year Estimate.

The Municipality’s poverty rate for individuals (6.2%) is less than that of the county (11.3%) as
well as the Municipality’s poverty rate for families (3.7%) is below than the county’s rate (8.2%).
See Table 16, Individual and Family Poverty Rates, for the comparison.
TABLE 16. INDIVIDUAL AND FAMILY POVERTY RATES, 2017
Location

Individuals

Families

Municipality of Princeton
Mercer County

6.2%
11.3%

3.7%
8.2%

Source: 2013-2017 American Community Survey 5-Year Estimate.
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Employment Characteristics
Table 17, Distribution of Employment by Industry, shows the distribution of employment by
industry for employed Princeton residents. The four industries representing the largest
concentrations of employed residents in Princeton in 2017 were Educational, Health, and
Social Services with 43.4% of employed residents; Professional, Scientific, and Management,
and Administrative and Waste Management Services with 16.6%; Financing, Insurance, Real
Estate, Renting and Leasing with 7.4%; and Manufacturing with 6.0%.
TABLE 17. DISTRIBUTION OF EMPLOYMENT BY INDUSTRY,
PRINCETON RESIDENTS, 2017
Sector Jobs
Number
Percent
Agriculture, Forestry, Fishing and Hunting, and Mining
5
0.0%
Construction
158
1.0%
Manufacturing
921
6.0%
Wholesale Trade
209
1.4%
Retail Trade
884
5.8%
Transportation, Warehousing, and Utilities
122
0.8%
Information
492
3.2%
Financing, Insurance, Real Estate, Renting, and Leasing
1,129
7.4%
Professional, Scientific, Management, Administrative, and
2,522
16.6%
Waste Management Services
Educational, Health and Social Services
6,606
43.4%
Arts, Entertainment, Recreation, Accommodation and
861
5.7%
Food Services
Other
821
5.4%
Public Administration
501
3.3%
Total
15,231
100%
Source: 2013-2017 American Community Survey 5-Year Estimate.

Table 18, Employment by Occupation, identifies the occupations of employed residents of
Princeton. While Princeton residents work in a variety of industries, 71.2% of employed
residents work in Management, Business, Science, and Arts occupations and 14.6% are
employed in Sales and Office occupations.
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TABLE 18. EMPLOYMENT BY OCCUPATION,
PRINCETON RESIDENTS, 2017
Sector Jobs
Number
Management, Business, Science, Arts
10,846
Service
1,668
Sales and Office
2,225
Natural Resources, Construction, Maintenance
179
Production, Transportation, Material Moving
313
Total
15,231

Percent
71.2%
11.0%
14.6%
1.2%
2.1%
100%

Source: 2013-2017 American Community Survey 5-Year Estimate.

Since 2011, the size of Princeton’s labor force 13 increased by 7%. The Municipality saw a
delayed effect from the most recent recession, resulting in unemployment rates above 7% from
2011 through 2014. The unemployment rate fell to 6.1% in 2015 and below 5% for 2016 and
2017. Table 16, Change in Employment, illustrates these trends.

Year
2010
2011
2012
2013
2014
2015
2016
2017

TABLE 19. CHANGE IN EMPLOYMENT, 2010 – 2017
Unemployment
Labor Force
Employment
Unemployment
Rate
14,293
13,501
765
5.4%
14,186
13,055
1,092
7.7%
14,575
13,404
1,136
7.8%
14,958
13,819
1,139
7.6%
15,785
14,656
1,129
7.2%
15,240
14,314
926
6.1%
15,867
15,802
779
4.9%
15,910
15,231
673
4.2%

Source: 2006-2010, 2007-2011, 2008-2012, 2009-2013, 2010-2014, 2011-2015, 2012-2016, 2013-2017 American
Community Survey 5-Year Estimates.

The New Jersey Department of Labor tracks covered employment throughout the state.
Covered employment data includes only those jobs for which unemployment compensation is
paid. By definition, it does not cover the self-employed, unpaid family workers, most part-time
or temporary employees, and certain agricultural and in-home domestic workers. The number
of jobs in Princeton is higher than the number of working age residents in the Municipality,
speaking to its role as a regional employment center. See Table 20, Covered Employment
Estimates, for additional detail.

13

The numbers for 2010 through 2012 are the totals for the former borough and the former township.
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TABLE 20. COVERED EMPLOYMENT ESTIMATES
Year
2017

Princeton
26,966

Mercer County
234,329

Source: U.S. Census Bureau, Center for Economic Studies, OnTheMap Application, 2017 Home Area Profile Analysis,
http://onthemap.ces.census.gov

The professional/technical and health/social services sectors represented the largest
concentration of jobs in Princeton, with an average of 6.015 and 3,702 jobs, respectively. Table
21, Covered Employment by Sector, provides additional employment information.
TABLE 21. COVERED EMPLOYMENT BY SECTOR, 2018
Employment
March June
Sept.
Dec. Average
Private Sector Totals
33,836 35,167 35,061 35,739 34,701
Agriculture
15
17
15
16
15
Construction
387
452
576
564
486
Manufacturing
291
301
294
302
295
Wholesale Trade
779
774
744
756
758
Retail Trade 3,097 3,179
3,178
3,250
3,163
Transportation/Warehousing
362
353
351
373
355
Information 649
733
824
852
754
Finance/Insurance 2,389 2,458
2,526 2,529
2,482
Real Estate
.
.
.
.
.
Professional/Technical 5,771 6,150 6,053 6,122
6,015
Management
454
458
459
478
458
Admin/Waste Remediation 1,524 1,708
1,729 1,780
1,662
Education
.
.
.
.
.
Health/Social 3,639 3,714
3,719
3,816
3,702
Arts/Entertainment
585
608
591
648
573
Accommodations/Food 2,930
3,153
2,927
2,954
2,977
Other Services 1,682 1,643 1,669
1,731
1,669
Unclassified
101
135
142
187
133
Federal Government Total
10
10
11
10
10
3
2
2
2
2
State Government Total
1,273 1,429 1,244
1,281
1,233
Local Government Total
Local Government Education Total
874
909
802
894
797
Total Covered Employment
35,996 37,517 37,120 37,926 36,743

Wages
Annual Weekly
$88,035 $1,693
$29,607
$569
$81,199 $1,562
$228,010 $4,385
$156,025 $3,000
$36,494
$702
$55,718
$1,071
$120,781 $2,323
$170,583 $3,280
.
.
$123,298 $2,371
$151,707 $2,917
$76,268 $1,467
.
.
$59,703 $1,148
$32,186
$619
$26,933
$518
$46,234
$889
$69,896 $1,344
$110,564 $2,126
$74,640 $1,435
$68,775
$1,323
$73,017 $1,404
-

Source: New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic Analysis, NJ Covered
Employment Trends 2018.
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As Table 22, Journey to Work, below shows, fewer than half of Princeton’s employed residents
drive to work alone, compared to 71.1% for Mercer County and 71.4% for New Jersey as a whole.
As compared to Mercer County, a higher percentage (11.9% vs. 7.9%) of Princeton residents
take public transit to work, and a significantly higher percentage (21.7% vs. 4.1%) walk or cycle
to work.
Mode
Drive Alone
Carpool
Transit
Walk or Cycle
Other
Work at Home
Total

TABLE 22. JOURNEY TO WORK, 2017
Princeton
Mercer County
7,172
126,195
726
18,836
1,763
14,067
3,214
7,223
48
2,196
1,858
8,955
14,781
177,472

New Jersey
3,074,062
344,646
493,428
128,622
78,727
181,388
4,300,873

Source: 2013-2017 American Community Survey 5-Year Estimate.

Approximately 25% of households in Princeton have one (1) vehicle and 8.7% have no vehicle.
Some one-car households likely comprise the nearly 25.7% of Municipality residents who live
alone. For one-car households with more than one (1) adult and for households with no car,
the lack of available vehicles in a suburban context can be an indicator of lower income, and
makes it difficult for residents to reach jobs and community and commercial services.
However, in Princeton’s case as an employment center, it also correlates with the high
percentage of residents who either walk or cycle to work (see Table 24 for commuting
destinations) or who take transit. See Table 23, Available Vehicles by Household.

TABLE 23. AVAILABLE VEHICLES BY HOUSEHOLD, 2017
Vehicles
Count
Percent
None
1,131
8.7%
One
3,248
25.0%
Two
6,178
47.5%
Three or more
2,441
18.8%
Total
12,998
100%
Source: 2013-2017 American Community Survey 5-Year Estimate.
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The most common commuting destination for Princeton residents is Princeton itself (10.8%
of residents), followed by Trenton (2.8%) and New York City (1.9%). As shown in Table 24,
Top 10 Commuting Destinations for Princeton Residents the remaining seven top
employment destinations for residents, while all local except for Philadelphia, each draws less
than 2.0% of the Municipality’s working population. The majority of residents, 77.5%,
commute to dispersed locations.

TABLE 24. TOP 10 COMMUTING DESTINATIONS FOR
PRINCETON RESIDENTS, 2017
Destination
Jobs
Percent
Princeton
2,913
10.8%
Trenton
750
2.8%
New York City
500
1.9%
Princeton Meadows
390
1.4%
Mercerville
316
1.2%
Hamilton Square
313
1.2%
Philadelphia
277
1.0%
Lawrenceville
224
0.8%
Kendall Park
205
0.8%
White Horse
184
0.7%
All Other Locations
20,894
77.5%
All Places
26,966
100%
Source: U.S. Census Bureau, Center for Economic Studies, OnTheMap Application, 2017 Home Area Profile
Analysis, http://onthemap.ces.census.gov
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Population and Housing Projections
The Delaware Valley Regional Planning Commission (“DVRPC”), the Metropolitan Planning
Organization (MPO) that contains Princeton as well as the remainder of Mercer County,
published population and employment projections for the year 2040. The DVRPC projects
that Princeton’s population and employment will increase by 6.8% and 6.9% respectively
between 2020 and 2040. As Table 25, Population, Household and Employment Projections
shows, these rates are slightly higher than for the county as a whole.
TABLE 25. POPULATION, HOUSEHOLD, AND EMPLOYMENT
PROJECTIONS, 2020 – 2040
Princeton
Mercer County
2020
2040
% Change
2020
2040
% Change
Population
Employment

29,011
23,909

30,981
25,557

6.8%
6.9%

370,543
271,279

390,729
286,087

5.4%
5.5%

Sources: DVRPC Regional, County, and Municipal Population and Employment Forecasts, 2010-2040, published 2013

The FHA requires that housing plans include a 10-year projection of new housing units based
on the number of building permits, development applications approved, and probable
developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b). Annual
building permit issuance for residential new construction in Princeton during the years 2000
through 2018 averaged approximately 85.5 units. When demolitions are taken into account,
yearly average of net new dwellings is approximately 64.4 units.
Including the units discussed in this Plan, Princeton may see as many as 1,100 new dwellings
by the year 2025. Factors such as the business cycle and rate of residential unit absorption may
result in a lower or higher actual number. Table 26, Housing Projections, provides an estimate
of anticipated residential growth based on the extrapolation of prior housing activity into the
future and the proposed inclusionary developments in this Plan.
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Year

TABLE 26. HOUSING PROJECTIONS
Building Permits
Demolitions
Issued
128
9
59
12
24
13
17
15
19
20
93
22
29
16
12
25
41
29
46
19
72
13
46
14
22
23
518
36
21
15
369
38
38
27
42
32
28
22
1,624
400
85.5
21.1

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
Total
Average
10-Year Projection, Organic
Growth
Projection to 2025, Growth +
Plan

855

211

Net New
Dwellings
119
47
11
2
-1
71
13
-13
12
27
59
32
-1
482
6
331
11
10
6
1,224
64.4
644
743

Source: NJDCA Construction Reporter, Building Permits, Yearly Summary Data, and Housing Units Authorized by Building Permits
for New Construction
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CONSIDERATION OF LANDS APPROPRIATE FOR
AFFORDABLE HOUSING
Princeton is not located in the Highlands, Meadowlands or Pinelands Planning Areas or in an
area subject to CAFRA (Coastal Area Facilities Review Act) regulations. There are no known
federal regulations that could be considered constraining development. A portion of Princeton
has been designated as a Regional Center in the State Development and Redevelopment Plan
(SDRP), which represents an area envisioned for growth by the SDRP. The SDRP also designates
large masses of land that share a common set of conditions, such as population density,
infrastructure, level of development, or natural systems into one of five planning areas. Within
Princeton’s boundaries are the following planning areas: Suburban Planning Area (PA2), Fringe
Planning Area (PA3), Rural/Environmentally Sensitive Planning Area (PA4B) and
Environmentally Sensitive Planning Area (PA5). Princeton has developed zoning that complies
with these designations. None of these SDRP designations preclude development. A portion of
the Stony Brook has been designated as a C-1 stream, which results in a 300-foot buffer along the
stream and its tributaries.
Most of Princeton is served by New Jersey American Water Company, although a small portion
of the municipality is served by private wells. The public wastewater treatment demands from
new and existing development are being met by the Stony Brook Regional Sewage Authority
(SBRSA). A small portion of Princeton, primarily in the northwest corner, is served by
individual subsurface septic disposal systems. SBRSA has capacity to serve existing and
planned developments. Neither utility has reported any capacity problems.
As part of this Plan, Princeton has considered land that is in the vicinity of public sewer and
water infrastructure and is appropriate for the construction of very low-, low- and moderateincome housing. Available land appropriate for affordable housing is further subject to the
limited additional firm water and sewer capacity approved by the New Jersey Department of
Environmental Protection (“NJDEP”).
Approximately 90 to 95 percent of the land in the former Borough is developed, which resulted
in a vacant land adjustment for the former Borough’s Second Round HPE/FSP. The resulting
unmet need has been carried over into this plan, and any excess units generated within the
boundaries of the former Borough during the Third Round as a result of the Municipality’s
amended affordable housing overlay ordinance are required to address the former Borough’s
unmet need before they may be used to address a future Municipal obligation.
A small portion of Princeton is located outside of an approved sewer service area, and these
areas have been zoned for very low-density development. Other areas zoned similarly for low
density are part of the Princeton Ridge, where, due to environmental characteristics, lowdensity residential development was deemed appropriate.
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There are 28 known contaminated sites in the Municipality of Princeton according to NJ
GeoWeb. Of those, three – two active gas stations and an unregulated underground heating oil
tank – are on sites proposed in this Plan for affordable housing development. They will need
to be remediated as noted in the suitability discussions of the individual sites.
Six objections were filed to the proposed Settlement Agreement, of which two concerned
specific sites in the Municipality that objectors claim should have been included in this Plan
but were not, or were included even though they would not be able to participate. Each of the
objector sites is discussed below, along with Special Master Herbert’s evaluation of the
objections.
TCG 29 Thanet Holdings LLC
TCG 29 Thanet Holdings, LLC argued that its property at 29 Thanet Circle, immediately
adjacent to the property at 100/101 Thanet Circle (which is designated as an area in need of
redevelopment and is included in the Municipality’s Plan), should also be included. The
property is 9.26 acres, and TCG 29 Thanet Holdings argues that the conditions of the
buildings on the two properties “are, in all material respects, identical,” and thus TGC 29
Thanet Holdings’ property is a suitable candidate for affordable housing development just as
the 100/101 Thanet Circle property is. The objector submitted a preliminary analysis showing
that the property could support a multi-family development of between 162 and 189 units,
which, with a 20% set-aside, would yield between 32 and 38 affordable units. Special Master
Herbert’s report indicated that, unlike the buildings on the included site, the buildings on the
objector’s site are not vacant. In addition, the report noted that there has apparently been
interest in repurposing the objector’s property. Special Master Herbert concluded that, since
the buildings on the objector’s site were occupied and there is existing developer interest in
the site, and since this Plan provides 25 excess Third Round units, the site is neither suitable
nor needed in order to satisfy the Municipality’s affordable housing obligation.
235 Nassau Street and 25 Wiggins Street; 238 Nassau Street and 240 ½ Nassau Street
These four properties are all owned by Elsie Pang. Ms. Pang submitted an objection stating
that her property at 235 Nassau Street was not included in the AHO-1 affordable housing
overlay ordinance, although it is within the same underlying SB zone and in the same block,
one property removed, as properties that were included. She also stated that her property at 25
Wiggins Street should have been included in an affordable housing overlay zone, since “most
properties” near the 25 Wiggins Street property “are in the RO zone, immediately adjacent to
the CB zone.” She stated that all properties within a block should be included in the AHO zone
for that block. Separately, Ms. Pang indicated that her properties at 238 Nassau Street and 240
½ Nassau Street, which are included in an affordable housing overlay zone, could not
participate because the combined area of the lots is smaller than the minimum lot size
specified in the affordable overlay ordinance. Special Master Herbert concluded that the
affordable housing overlay ordinances had been carefully vetted, but that should the
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Municipality so desire, it could certainly amend them during the compliance phase as to both
which properties are included and the minimum lots size required. The Municipality has
addressed all of Ms. Pang’s concerns, and the properties recommended by her will be included
in the AHO-1 zone.
The Municipality believes that the sites and mechanisms proposed in this document represent
the best and most appropriate options for affordable housing development. These mechanisms
entirely satisfy the Municipality’s affordable housing obligation as established through the
Court-approved Settlement Agreement with FSHC.

375 Terhune Road
The owner of this property, 375 Terhune LLC, filed an objection to the Municipality’s
Settlement Agreement with FSHC, alleging it was not fair to the interests of low - and
moderate-income households because it did not present a realistic opportunity for the creation
of affordable homes. The objection in part noted a 2018 presentation in which the subject
property, Block 7401, lot 4.01, was included as a site that could support the development of 25
residential units, five of which would be deed-restricted as affordable in partial satisfaction of
the Municipality’s Third Round. Separately, 375 Terhune LLC has filed a complaint challenging
the Thanet Road redevelopment designation, and settlement discussions that would add the
375 Terhune property to the Municipality’s Third Round Housing Element and Fair Share Plan
are ongoing.
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FAIR SHARE PLAN
PRINCETON’S AFFORDABLE HOUSING OBLIGATION
In its March 10, 2015 decision, the New Jersey Supreme Court directed that the methods of
determining municipal allocation were to be similar to those utilized in COAH’s First and
Second Round rules; specifically, the present and prospective statewide and affordable housing
need. Present need is defined in the Second Round rules as the sum of the “indigenous need”
and the “reallocated present need.” However, this was modified by the Court in that the
reallocated present need was no longer to be assigned to municipalities in the region.
Indigenous need is sub-standard housing occupied by low- and moderate-income households.
This is now more commonly called the Rehabilitation Share.
As previously indicated, the Municipality of Princeton and
FSHC have entered into a Settlement Agreement to establish
the Municipality’s Rehabilitation Share, Prior Round
obligation, and Third Round obligation, which was approved
by the Superior Court at a Fairness Hearing on February 7,
2020 and reflected in a Court Order dated February 20,
2020.
The Court-approved obligation is an 80-unit
Rehabilitation, or present need, obligation, a 641-unit Prior
Round obligation, and a 753-unit Third Round (“gap” +
prospective need) obligation.

Rehabilitation
Obligation:................80
Prior Round
Obligation:.............. 641
Third Round
Obligation:............... 753

Rehabilitation Obligation
The rehabilitation obligation can be defined as an estimate of the number of deteriorated
housing units existing in Princeton that are occupied by low- and moderate-income
households. The Settlement Agreement with FSHC establishes Princeton’s rehabilitation
obligation as 80 units.

Prior Round Obligation
The Prior Round obligation can be defined as the cumulative 1987 through 1999 new
construction affordable housing obligation. This period corresponds to the First and Second
Rounds of affordable housing. The Settlement Agreement with FSHC establishes Princeton’s
Prior Round obligation as 641 units, a combination of the former Borough’s Second Round
obligation of 323 units, later recalculated to 311 units, and the former Township’s Second Round
obligation of 330 units.
The former Borough of Princeton had received Court approval for a Second Round vacant land
adjustment, which split its 323-unit Second Round obligation into a realistic development
potential of 100 units and an unmet need of 223 units. That unmet need persists in the
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Municipality of Princeton’s 2019 Settlement Agreement, and any excess Third Round units
produced within the bounds of the former Borough via the Municipality’s amended affordable
housing overlay ordinance must first go toward satisfying the former Borough’s 223-unit unmet
need.

Third Round Obligation
The future demand for affordable housing includes the portion of the Third Round (1999- 2015)
that has already passed, as well as a 10-year projection from 2015 to 2025. The 10-year period is
derived from the Fair Housing Act, which, when amended in 2001, set the projection for this
length of time (N.J.S.A. 52:27D-310). As established by the trial court in the Opinion and Order
entered by the Honorable Mary C. Jacobson, A.J.S.C. on March 8, 2018 in the consolidated
methodology trial for Princeton (Docket No. MER-L-1550-15) and West Windsor Township
(Docket No. MER-L-1561-15), and set forth in the Municipality’s 2019 Settlement Agreement
with FSHC, Princeton’s Third Round obligation (1999-2025) is 753 units.
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PRINCETON’S AFFORDABLE HOUSING PLAN
Satisfaction of the Rehabilitation Obligation
Princeton’s rehabilitation obligation is 80 units. Nine units have been rehabilitated since 2010.
(See the appendices for crediting documentation.)

Address

TABLE 27. COMPLETED REHABILITATION UNITS
Block
Lot
Funds
System Repairs

63 David Brearly Ct.
29 Billie Ellis Lane
131 John St.
429 Walnut Lane

802
802
17.02
5408

1.403
1.121
115
40

$8,342
$6,495
$10,500
$14,513

417 Brickhouse Road

9801

3.417

$3,712

218 Brickhouse Road

9801

3.218

$4,455

434 Brickhouse Road

9801

3.434

$7,733.00

105 Hamilton Avenue

3304

01 15

$24,290

31 Billie Ellis Lane

802

1.0123
co31

HVAC, Windows, Doors
Heating
Heating
Roof, Gutters
Heating, Electricity,
Sprinkler Heads
Windows, Doors, Floors,
Appliances, Sprinkler
Heads, Paint
Plumbing, Paint, Floors,
Sprinkler Heads
Plumbing, Heating,
Floors, Paint

$11,580.00 Plumbing, Heating, Paint

Date of
completion
7/14/14
8/31/18
2017
8/5/19
4/24/17
4/27/17
10/30/18
4/13/17
In Progress

Princeton will meet the remainder of its Rehabilitation obligation through a local rehabilitation
program for both rental and for-sale housing, administered by the Princeton Affordable
Housing Office in conformance with N.J.A.C. 5:93-5.2. (See the appendices for the
rehabilitation program manual.)
All rehabilitated units will comply with the definition of a substandard unit in N.J.A.C. 5:935.2(b), which states, “a unit with health and safety code violations that require the repair or
replacement of a major system.” Major systems include weatherization, roofing, plumbing,
heating electricity, sanitary plumbing, lead paint abatement and/or load bearing structural
systems. All rehabilitated units shall meet the applicable construction code. Additionally, all
rehabilitated units shall be occupied by low- or moderate-income households and subject to
10-year affordability controls, which shall be placed on the property in the form of a lien or
deed restriction.
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All rehabilitations shall have an average hard cost of $10,000 and administration shall not
exceed $2,000. The maximum allocation of hard costs for all 71 remaining units is $710,000,
plus a total of $142,000 in soft costs. The Municipality-administered program will be funded
by affordable housing trust funds.
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SATISFACTION OF THE PRIOR ROUND OBLIGATION
Because Princeton as a Municipality has no COAH-calculated Prior Round obligation, its
obligation is established in the Settlement Agreement by combining the separate Prior Round
obligations of the former Borough and the former Township. Tables 28 and 29, below, detail
each former municipality’s Prior Round obligations.

Senior

Family

Mechanism

For
Sale

Rental

TABLE 28. FORMER BOROUGH OF PRINCETON 100-UNIT PRIOR ROUND RDP
COMPLIANCE MECHANISMS
Affordable
Units

X

88

88

Rental
Bonuses

Total
Credits

Prior Cycle Credits
Elm Court (Block 1.01 Lot 4.01) –
age-restricted affordable rentals

X

Family Affordable For-Sale – Existing
John and Clay Streets (Block 15.02, Lots 106.02,
106.03, 106.04; Block 15.03, Lots 49.02, 49.04)
Hamilton Avenue (Block 33.04, Lots 1.16, 1.15,
1.11, 1.10, 1.06, 1.04)
171 John Street (Block 17.03, Lot 71)

X

X

5

5

X

X

6

6

X

X

1

1

Inclusionary Developments – Existing and
Approved
The Princewood (Block 48.01, Lot 8) – existing

X

X

1

1

Princeton International Properties (Block 51.02,
Lot 46) – existing

X

X

1

1

41 Spring Street (Block 27.04, Lot 18) – existing

X

X

2

2

Shirley Court (Block 24.01, Lot 15) – existing

2

3

X

5

5

X

X

3

3

X

X

2

2

X

X

1

1

115

115

Maclean Street (Block 17.03, Lots 116.0104,
116.0103, 116.0101) – existing
Palmer Square/Hulfish North
(Block 20.04, Lot 1) – existing
47 Spring Street ((Block 27.04, Lot 20) –
approved

Total
Less RDP

-100

Excess units to be applied to unmet need

15
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Senior

Family

Mechanism

For
Sale

Rental

TABLE 29. FORMER TOWNSHIP OF PRINCETON 330-UNIT PRIOR ROUND
COMPLIANCE MECHANISMS
Affordable
Units

Rental
Bonuses

Total
Credits

Regional Contribution Agreement –
Completed
City of Trenton

23

23

Alternative Living Arrangements – Existing
CIFA II, LLC / SERV (Block 4701, Lot 28)

X

2

2

4

100% Affordable For-Sale – Existing
7 Leigh Avenue (Block 6905, Lot 21)

X

X

1

1

Griggs Farm (Block 802, Lot 1)

X

X

70

70

Washington Oaks (Block 9701, Lots 2 through
74 and Block 9702, Lots 2 through 45)

X

X

60

60

Inclusionary Developments – Existing

100% Affordable Rentals – Existing
Griggs Farm (Block 802, Lot 1)

X

X

70

70

140

Karin Court (Block 111301, Lot 1.o2)

X

X

16

11; cap

27

242

83

325

Total
Substantial Compliance Bonus
Total

331

Less Prior Round Obligation

-330

Excess units to be applied to former borough unmet need
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Former Princeton Borough’s Prior Round RDP
The former Borough had a Prior Round obligation of 323
units. Through the October 16, 2002 Judgment of Repose,
Prior Round Rental Credits:
the former Borough received a vacant land adjustment,
 A rental unit available to the
reducing its obligation to an RDP of 100 units and
general public receives one (1)
establishing an unmet need of 223 units. The 100-unit RDP
rental bonus;
was addressed via 88 existing age-restricted affordable
rentals and 12 gut-rehabilitated, affordable, family, for-sale  An age-restricted unit receives a
0.33 rental bonus, but no more
units. A later recalculation by COAH, using the methodology
than 50% of the rental
set forth in N.J.A.C. 5:97, Appendix C, brought the former
obligation shall receive a bonus
Borough’s Prior Round obligation down to 311 units. In
for age-restricted units; and
addition, an affordable housing overlay zone required as part
of the former Borough’s Second Round Judgment of Repose  No rental bonus is granted in
had generated 15 new affordable units, which were applied
excess of the rental obligation.
to the unit unmet need. The recalculation and the 15 units
from the overlay zone reduced the Borough’s unmet need to
196 units. That unmet need persists and becomes the Municipality’s Prior Round unmet need.
The Court did not impose on the former Borough any minimum rental requirement, and the
former Borough received no rental bonuses for the Prior Round.

100% AFFOR D ABLE HOUSIN G PR OJE C TS

Elm Court
Elm Court (Block 101, Lots 3 and 4) was built in 1984
100% Affordable Development
under the HUD Section 202 program by Princeton
Community Housing Inc. The project was built on a site
A development in which all units
that straddles the former Princeton Borough and former
are affordable to low- and
Princeton Township boundary. All 88 low-income, agemoderate-income households.
restricted rentals are in the former Borough, while open
space and stormwater facilities are in the former
Township. Of the 88 total affordable units, nine are handicapped-accessible. The project is
owned and managed by Princeton Community Housing. There are 40-year affordability
controls in place dating from May 1986.
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SC ATTE R E D - SITE D E V E LOPME N T

Following the 1990 Consent Order, the former
Borough joined with the Princeton Borough NonProfit Housing and Redevelopment Corporation to
construct 34 units of low- and moderate-income
housing in inclusionary developments in four
scattered redevelopment sites: Shirley Court, John and
Clay Streets, Maclean Street and Hamilton Avenue.
The housing was to be part of a new construction
lease-purchase program. Between 1990 and 1996, 12
affordable units were completed, on two of the four
original sites (John and Clay Streets and Hamilton
Avenue). In addition, the former Borough acquired 171
John Street, demolished an existing deteriorated
structure, and constructed a new three-bedroom,
moderate-income unit.

Inclusionary Development
A development containing lowand moderate-income units
among market rate units.
Affordable housing set-asides
are typically 15% or 20%.
Inclusionary development may
also be a non-residential
development (i.e., a shopping
center) with affordable units
built in.

John and Clay Streets
The houses at John and Clay Streets (Block 15.03. Lots 49.02 and 49.04; Block 15.02, Lots
106.02, 106.03 and 106.4) were completed in 1990 and 1991, and include five moderateincome for-sale units. Resales are managed by the Princeton Affordable Housing Department.
The units have 99-year affordability controls. This development was previously approved by
the Court in the Second Round.
Hamilton Avenue
The six affordable family for-sale units at Hamilton Avenue (Block 33.04, Lots 1.17, 1.15, 1.11,
1.1, 1.06, and 1.04) were completed in 1990. Two are affordable to low-income households and
four are affordable to moderate-income households. Resales are managed by the Princeton
Affordable Housing Department. The six units have 99-year deed restrictions. This
development was previously approved by the Court in the Second Round.
171 John Street
The single-family home at 171 John Street (Block 17.03, Lot 71) was acquired in 1992 by the
former Borough, which demolished the existing, deteriorated house and constructed a new,
three-bedroom modular home, affordable to a moderate-income household. It received its
certificate of occupancy in 1993, and has a 99-year deed restriction. Resale is managed by the
Princeton Affordable Housing Department. This development was previously approved by the
Court in the Second Round.
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Former Princeton Borough’s Prior Round Unmet Need
As previously indicated, unmet need is the difference between the 100-unit RDP and the
former Borough’s 323-unit Third Round obligation, or 223 units. In combination with the
application of one credit from one excess unit from the former Township, the current unmet
need from the former Borough is as follows:
Total unmet need
Less:

223

Units from Overlay Ordinance
Adjustment from COAH Recalculated Prior Round Obligation
Former Township Prior Round Excess Credit
Remaining Unmet Need from Former Borough

15
12
1
195

Princeton provides the following compliance mechanisms to address unmet need.





Affordable Housing Overlay Zoning Ordinance (Mandatory Set-Aside Ordinance)
Affordable Housing Overlay 1
Affordable Housing Overlay 2
Affordable Housing Overlay 3

A description of each mechanism to address the former Borough’s unmet need is provided
herein.
OV E R LAY ZON IN G

N.JA.C. 5:97-5.1 (c) and (d) (a) states that a vacant land adjustment that was granted as part of
a First or Second Round judgment of compliance continues to be valid provided a municipality
has implemented all of the terms of the judgment of compliance ordered by the Court. The
former Borough adopted and maintained a Borough-wide mandatory set-aside overlay zone
that had been required by the Court as an unmet need compliance mechanism. This overlay
zone requires either a 20% affordable housing set-aside in any zoning district for development
of a multiple dwelling or joint occupancy building with five or more dwelling units, or a cash
contribution to the former Borough's trust fund for affordable housing.
The overlay zone has generated or will generate the 15 affordable units on seven sites detailed
below, which reduced the former Borough’s Prior Round unmet need accordingly.
The Princewood
This site (Block 48.01, Lot 6), at 253 Nassau Street, completed in 2005, contains 12 rental units,
including one low-income family unit. In lieu of the second affordable unit required by the
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overlay zoning, the developer made a payment to the former Borough’s affordable housing
trust fund. The unit has 30-year affordability controls, first imposed in February 2007.
Princeton International Properties/291-293 Nassau Street
This site, at Block 51.02, Lot 46, contains a total of seven family rentals of which one is a
moderate-income rental unit. It received its certificate of occupancy in 1991, and has 30-year
affordability controls.
41 Spring Street
There are 22 rental units on this site, Block 27.04, Lot 18, of which two are family affordable
rentals, generated by the former Borough’s mandatory inclusionary overlay ordinance. They
received their initial certificates of occupancy in 1997, but were not deed-restricted until 2009,
when 30-year affordability controls were imposed.
47 Spring Street
This site, Block 27.04, Lot 20, is the former site of Nelson Glass. It was approved in 2018 for
six residential units above a ground-floor commercial use. One of the six units will be deedrestricted as a two-bedroom, low-income unit.
Mary Louise Stephenson Burton Condominiums/Shirley Court
There are a total of six units on the Shirley Court site (Block 24.01, Lots 12, 13, and 15), of which
five are family affordable units. All the units were completed in 2001. Originally, only three
units were designated as family affordable units, of which one was a low-income for-sale unit
and two were moderate-income for-sale units. In 2012, the former Borough bought two of the
remaining units and sold them to Princeton Community Housing, which converted them into
two moderate-income rental units. All six units are now called the Mary Louise Stephenson
Burton Condominiums. The for-sale units have 99-year deed restrictions and the rental units
have 99-year deed restrictions.
Maclean Street
Maclean Street (Block 17.03, Lots 116.0104, 116.0103, and 116.0101) contains six family for-sale
units known as the Kathleen M. Edwards Condominiums, of which three are affordable family
units. Two are low-income units and one is a moderate-income unit. They were completed in
2001, and have 99-year deed restrictions.
Palmer Square/Hulfish North
Hulfish North (Block 20.04, Lot 1) contains 100 total units, of which 10 are affordable family
rental units. However, eight of the affordable units have only 20-year deed restrictions, and so
are not UHAC-compliant. Of the two creditworthy units, one is low-income and the other is
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moderate-income. The 10 affordable units were the result of litigation and a settlement
agreement that permitted 20-year deed restrictions on eight of the units. Pursuant to the
Settlement Agreement with FSHC, the Municipality is seeking credit for only two units. Deed
restrictions on those units were imposed in 2008 and 2010.
Updated Affordable Housing Overlay Zone
Princeton will amend, or repeal and replace, the existing affordable housing overlay ordinance
originally enacted by the former Borough with a new ordinance applicable to the entire
consolidated Municipality. The new/amended ordinance will require an on-site affordable
housing set-aside of 20% for all new multi-family residential developments of five (5) or more
additional units that are developed at a density of six (6) or more units per acre, which become
permissible through a use variance, a density variance increasing the permissible density at
the site, a rezoning permitting multi-family residential housing where not previously
permitted, or a new or amended redevelopment plan or a new or amended rehabilitation plan.
(See Appendix 53 for the new ordinance.)
The new/amended ordinance will not apply to student housing, defined to mean
“Non-profit housing owned and operated by an accredited academic institution for
full-time undergraduate and graduate students who are currently registered and
enrolled in a degree-granting program at same academic institution located within
the Municipality of Princeton.”
The new/amended ordinance will not give any developer the right to such rezoning, variance,
redevelopment designation or redevelopment or rehabilitation plan approval, or any other such
relief, or establish any obligation on the part of the Municipality to grant such rezoning,
variance, redevelopment designation, redevelopment or rehabilitation plan approval, or such
other or further relief.
The provisions of the new/amended ordinance will not apply to those sites zoned for
inclusionary residential development or for which an inclusionary residential redevelopment
plan has been adopted consistent with the Municipality’s Court-approved Housing Plan
Element and Fair Share Plan adopted in accordance with the Settlement Agreement with
FSHC.
No site will be permitted to be subdivided so as to avoid compliance with this requirement.
Additionally, the new/amended ordinance will no longer permit a payment in lieu of
construction of the affordable housing unit(s).
Affordable housing developed in accordance with this ordinance within the boundaries of the
former Borough will be credited to the former Borough’s unmet need. Affordable housing
developed in accordance with this ordinance within the boundaries of the former Township
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will be credited to the consolidated Municipality’s prospective need for future affordable
housing obligations in accordance with then-applicable law.
Additional Overlay Zones
In addition to updating the existing affordable housing overlay ordinance to be municipalitywide, Princeton will enact three new area-specific overlay zones, to be known as AHO-1, AHO2, and AHO-3 (see Appendix 54 for the ordinances), to incentivize inclusionary and mixed-use
redevelopment with a required affordable housing set-aside.
Princeton Progressive Action Group (“PPAG”) filed an objection and appeared before Judge
Jacobson at the Fairness Hearing. At that time, Princeton committed to working with PPAG
to review its comments and make whatever changes to the proposed ordinance contained in
the settlement agreement that Princeton agreed made sense. Subsequent discussions with
PPAG resulted in changes to the overlay zones, as identified in Table 30.
TABLE 30: OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH

Name

Address

Block

Lot(s)

Acreage

New
District

Added
Since
Settlement
Agreement
?

Hitops Inc.

21 Wiggins St.

27.02

42-44

0.34

AHO-1

Yes

Borda

54 Tulane Street North

27.02

45

0.11

AHO-1

Yes

50 Tulane Street North

27.02

46

0.11

AHO-1

Yes

40-42 Tulane Street
North

27.02

47

0.23

AHO-1

Yes

58 Fairway LLC

47 Tulane Street North

27.03

52

0.08

AHO-1

Yes

Tulane 51 LLC

51 Tulane Street North

27.03

53

0.11

AHO-1

Yes

Tiger Town Home
Condominium
Farrin

53A and 53B Tulane
Street North
57 Tulane Street North

27.03

54

0.10

AHO-1

Yes

27.03

55

0.11

AHO-1

Yes

Long

61 Tulane Street North

27.03

56

0.11

AHO-1

Yes

Pang

25 Wiggins Street

27.03

57

0.14

AHO-1

Yes

Caspian Partners LLC

230 Nassau Street

30.01

1

0.26

AHO-1

Yes

Princeton 236 LLC

236 Nassau Street

30.01

36

0.1

AHO-1

Yes

50 North Tulane Street
LLC
Princeton International
Properties
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TABLE 30: OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH

Block

Lot(s)

Acreage

New
District

Added
Since
Settlement
Agreement
?

234 Nassau Street

30.01

37

0.22

AHO-1

Yes

6-8 Chestnut Street

30.01

85, 94

.07

AHO-1

Yes

Pang

238-240 Nassau Street

30.02

0.342

AHO-1

Borough of Princeton

11 Chestnut Street

30.02

38, 83
39.01,
39.02

0.16

AHO-1

254-258 Nassau Street

30.02

78

0.182

AHO-1

252 Nassau Street

30.02

0.211

AHO-1

242-246 Nassau Street

30.02

79, 80
81, 82,
87, 92

0.448

AHO-1

Name

Almama Limited
Partnership/J. Field
Dutaud/Strong

254-258 Nassau Street
LLC
252 Nassau Street LLC
Roussos Family LP

Address

Yes

14 Pine Street LLC

240 & 240½ Nassau
Street
14 Pine Street

248 Nassau Street LLC

248 Nassau Street

30.02

89

0.16

AHO-1

VVM Corp.
Lachhami & Ganesh
LLC

260-262 Nassau Street

33.01

1

0.22

AHO-1

Yes

264 Nassau Street

33.01

24, 96

0.27

AHO-1

Yes

Thompson Realty

195 Nassau Street;
9-11 Charlton Street

47.01

23, 26

0.445

AHO-1

Princeton University

199-201 Nassau Street

47.01

24, 25

0.2

AHO-1

McCarthy

6-8 Charlton Street

47.02

18

0.13

AHO-1

Yes

203-205 Nassau LLC

203-205 Nassau Street

47.02

19

0.08

AHO-1

Yes

Peterson

209 Nassau Street

47.02

20

0.13

AHO-1

Yes

Princeton Proprietary
Holdings, LLC

211-213 Nassau Street

47.02

21, 22

0.22

AHO-1

TCO Metals, LLC

215 Nassau Street

47.02

23

0.125

AHO-1

Appari, LLC

217 Nassau Street

47.02

24

0.114

AHO-1

219 Nassau St. LLC

219 Nassau Street

47.02

25

0.121

AHO-1

Pang

30.02

83

0.17

AHO-1

Yes

30.02

86

0.09

AHO-1

Yes
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TABLE 30: OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH

Name

Address

Block

Lot(s)

Acreage

New
District

Added
Since
Settlement
Agreement
?

Princeton University

221-223 Nassau Street

47.02

26

0.211

AHO-1

Craft Cleaners

225-227 Nassau Street

47.02

27, 28

0.285

AHO-1

Craabumch & Co.

229-231 Nassau Street

47.02

29

0.104

AHO-1

McHugh

2-4 Charlton Street

47.02

38

0.07

AHO-1

Yes

Bell Atlantic

239 Nassau Street

48.01

4

0.92

AHO-1

Yes

Jay's Cycle and
Nassau East, Inc.

245-249 Nassau Street

48.01

5, 18

1.15

AHO-1

253 Nassau Street
257½ Nassau Street
Alley; 259 Nassau Street

48.01

6

0.52

AHO-1

48.01

16, 21

0.839

AHO-1

255 Nassau Street
LLC/Carnevale

255 Nassau Street

48.01

22

0.52

AHO-1

Sunoco Gas

273 Nassau Street at
Murray Place

51.02

41

0.424

AHO-1

Fowler

271 Nassau Street

51.03

18

0.21

AHO-1

Yes

Borough of Princeton

27 N. Harrison Street

32.01

167

1.14

AHO-2

Yes

Bank of America

370 Nassau Street

32.01

171

1.43

AHO-2

Fleet/BOA

372-374 Nassau Street

32.01

172

0.367

AHO-2

Mazotas

344 Nassau Street

32.01

214

0.31

AHO-2

Yes

Weichert

350-352 Nassau Street

32.01

215

0.12

AHO-2

Yes

Shelpuk

364 Nassau Street

32.01

221

0.16

AHO-2

Stuffed Parrot
Properties LLC

11 N. Harrison Street

32.01

223

0.31

AHO-2

Princeton International
Properties

354-360 Nassau Street

32.01

1.369

AHO-2

Barsky Enterprises

14 N. Harrison Street

34.01

0.26

AHO-2

253 Nassau LLC
7-Eleven and USPS
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TABLE 30: OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH

Name

Address

Block

Lot(s)

Acreage

New
District

Added
Since
Settlement
Agreement
?

342 Associates LLC

342 Nassau Street

34.01

14

0.13

AHO-2

Yes

Graves
341 Nassau Street
Property LLC
One Markham Manor
Condominiums

338 Nassau Street

34.01

32

0.24

AHO-2

Yes

341 Nassau Street

52.01

67

0.56

AHO-2

Yes

363 Nassau Street

53.01

11

0.43

AHO-2

Yes

353 Nassau Street LLC

351-355 Nassau Street

53.01

78

0.23

AHO-2

Yes

JVS Nassau LLC

343-345 Nassau Street

53.01

80

0.19

AHO-2

Lenaz

347-349 Nassau Street

53.01

81

0.14

AHO-2

Yes
Yes

Pickering

357-259 Nassau Street

53.01

82

0.12

AHO-2

Yes

B&T Princeton LLC

361 Nassau Street

53.01

83

0.13

AHO-2

Nassau Square LLC

1-5 Peck Place

85

0.19

AHO-2

The Jewish Center

457 Nassau Street

53.01
56.03

Yes
Yes

170

4.84

AHO-3

It should be noted that the property at 273 Nassau Street, designated as part of the AHO-1
affordable housing overlay zone, is an active Sunoco gas station, and the property across
Murray Place from the gas station at 271 Nassau Street is an active automobile repair shop.
With any change in use on either site that will involve residential development, the developer
will need to remediate any existing contamination on the property to meet residential
development standards.
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Former Princeton Township’s Prior Round Obligation
The former Township had a Prior Round obligation of
330 units, which it satisfied with credits from group
home bedrooms, affordable family rental and for-sale
units, a Regional Contribution Agreement with the
City of Trenton, and a substantial compliance bonus.
These mechanisms generated one excess dwelling
unit. Pursuant to the terms of the Court-approved
Settlement Agreement between the Municipality and
FSHC, the excess unit will be applied to the former
Borough’s 196-unit remaining unmet need, reducing
it to 195 units.
In addition to satisfying the total obligation, the
former Township was required to adhere to a
minimum rental obligation and maximum number of
age-restricted units. It included 88 rental units and no
age-restricted units among its compliance
mechanisms, thus complying with both obligations.
In addition, in accordance with requirements, it
claimed the maximum permitted 83 rental bonuses.

Former Township Prior Round
Rental Obligation = 83 units
0.25 (Prior Round – Prior Cycle
credits)
= 0.25 (330 – 0)
= 82.5, round up

Former Township Prior Round
Maximum Age-Restricted
= 82 units
0.25 (Prior Round – Prior Cycle
credits)
= 0.25 (330 – 0)
= 82.5, round down

R E GION AL C ON TR IBUTIO N AGR E E ME N T

COAH’s Third Round rules permit credit for a Prior
Round Regional Contribution Agreement (“RCA”), in
which funds were previously transferred. The former
Township of Princeton entered into, and COAH
previously approved, a 23-unit RCA with the City of
Trenton. The former Township completed all RCA
payments, and claimed 23 credits toward its Prior
Round obligation.
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Regional Contribution
Agreement
The transfer of up to 50% of a
municipality’s fair share
obligation to another
municipality within its housing
region by means of a contractual
agreement into which two
municipalities enter voluntarily.
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100% AFFOR D ABLE HOUSIN G P R OJE C TS

7 Leigh Avenue
In 1990 the former Township purchased the singlefamily home at 7 Leigh Avenue (Block 6905, Lot 21)
out of foreclosure, reconstructed it, and sold it to a
moderate-income
household.
Ninety-nine-year
affordability controls were imposed in 1992. The
former Township claimed one credit toward its Prior
Round obligation.

100% Affordable Development
A development in which all units
are affordable to low- and
moderate-income households.

West Drive/Karin Court
Karin Court (Block 11301, Lot 1.02) includes 16 very low-income rental units, completed in
1999 with 30-year affordability controls. The project was built on land donated by Princeton
University, and funded with Low Income Housing Tax Credits. It is owned and administered
by the Princeton Affordable Housing Department. The former Township claimed 16 credits,
plus 11 rental bonuses, bringing it to the maximum number of bonuses permitted, toward
satisfaction of its Prior Round obligation.
IN C LUSION AR Y D E V E LOP ME N T

Griggs Farm
Griggs Farm(Block 802, Lot 1) contains 70 moderate-income for-sale units and 70 low-income
rental units. The units were funded with Federal Low Income Tax Credits and a New Jersey
Department of Community Affairs grant. They received their certificates of occupancy between
1990 and 1999. The rental units are owned and managed by Princeton Community Housing
and have 99-year affordability restrictions; resales are handled by Princeton’s Department of
Affordable Housing. The former Township claimed 140 credits and 70 rental bonuses for these
units, for a total of 210 credits toward its Prior Round obligation.
White Farm/Calton Homes/Washington Oaks
Washington Oaks is an inclusionary for-sale development (Block 9701, Lots 2 through 74 and
Block 9702, Lots 2 through 45). It contains 36 low-income and 24 moderate-income units,
completed in 1993. All have 99-year affordability controls. Resales are managed by the
Princeton Affordable Housing Department.
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ALTE R N ATIV E LIV IN G A R R AN G E ME N TS

CIFA II, LLC/SERV
SERV, owns and administers (previously owned
and administered by the Center for Innovative
Family Achievement) a two-bedroom group home
at 16 Gulick Road (Block 4701, Lot 28). The home
was purchased with funds from the HUD Section
811 program. It opened in 1994, and has a 30-year
deed restriction. The former Township claimed
two credits (credit is by the bedroom) for the two
bedrooms in this facility.

Prior Round Summary

Alternative Living Arrangement /
Supportive & Special Needs
Housing
A structure in which households live
in distinct bedrooms, but share
kitchen and plumbing facilities,
central heat and common areas.
They may be restricted to special
needs groups, such as persons with
developmental disabilities, veterans
and their families, and victims of
domestic abuse.

COAH’s regulations at N.J.A.C. 5:93The former Borough satisfied its 100-unit Prior
5.8 provides alternative living
Round RDP with 88 prior-cycle age-restricted
arrangements with credit by the
affordable rentals and 12 gut-rehabilitated family
bedroom.
affordable for-sale units. In addition, 15 new
affordable units generated by a mandatory
Also, alternative living arrangements
affordable housing overlay zone provided 15 excess
may receive credit for 10-year
units to reduce the former Borough’s unmet need.
controls/existence per N.J.A.C. 5:93The Municipality will amend or repeal and replace
5.8.
the affordable housing overlay zone so that it
applies to the entire Municipality, and will adopt
specific inclusionary overlay zoning for areas of Nassau Street, as additional mechanisms to
help defray the former Borough’s Prior Round unmet need. The former Township met its 330unit Prior Round obligation with a fully executed RCA, family affordable rental and for-sale
units, a group home, and rental and substantial-compliance bonuses, generating one excess
unit, which, per the terms of the Settlement Agreement, the former Township contributed
toward the former Borough’s unmet need.
Princeton will continue to encourage and foster new affordable housing opportunities through
negotiations with developers in the former Borough on individual sites not specifically
identified in the Settlement Agreement. Opportunities realized as a result of such efforts
within the boundaries of the former Borough will be credited, first, to the former Borough’s
unmet need obligation and, upon satisfaction of the unmet need obligation, any additional
credits may be applied to Princeton’s future round obligation(s).
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SATISFACTION OF THE THIRD ROUND OBLIGATION
Pusuant to the Settlement Agreement, Princeton’s Third Round obligation (1999-2025) is 753
units.
In addition to satisfying the total obligation, the Municipality
must also adhere to a minimum rental obligation, minimum
family rental obligation, a maximum number of agerestricted units, a minimum very low-income requirement,
and a minimum number of family very-low income units.

Prior Round and Third Round
Combined Maximum AgeRestricted = 287 units

As demonstrated in Table 31, the Municipality will satisfy its
Third Round obligation with completed or approved
inclusionary development, completed 100% affordable agerestricted rentals, completed assisted-living units, completed
and proposed group homes, proposed municipally
sponsored 100% affordable development, and inclusionary
rezoning.

=.25 (418-23+753) = 287

0.25 (Combined Prior Round
borough RDP + Prior Round
township obligation - RCAs + Third
Round obligation)*
* Per Settlement Agreement

Third Round Minimum
Low Income (includes very-low
income) = 377 units
Third Round Rental
Obligation = 189 units
0.25 (Third Round
obligation)
=.25 (753) = 188.25,
round up

Third Round Family
Rental Obligation
= 95 units
0.5 (Third Round rental
obligation)
=.5 (189) = 94.5, round
up

Third Round Rental Bonus Credits





A rental unit available to the general public receives
one rental bonus;
An age-restricted unit receives a 0.33 rental bonus,
but no more than 50% of the rental obligation shall
receive a bonus for age-restricted units; and
No rental bonus is granted in excess of the rental
obligation.

0.50 (Third Round obligation)
= .50 (753) = 376.5, round up

Third Round Minimum
Very Low Income = 66 units
0.13 (units approved and created
after 7/17/2008)
= .13 (504)
= 65.52, round up

Third Round Minimum Family
units = 377 units
0.50 (Third Round obligation)
= .50 (753) = 376.5, round up
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Senior

Family

For
Sale

Mechanism

Rental

TABLE 31. MUNICIPALITY OF PRINCETON 753-UNIT THIRD ROUND GAP AND PROSPECTIVE NEED
COMPLIANCE MECHANISMS
Affordable
Units

Rental
Bonuses

Total
Credits

4

8

Alternative Living Arrangements – Existing or
Proposed
24 North Harrison Street (Block 34.01, Lot 15)

X

4

Catholic Charities -- 76½ Linden Lane
(Block 33.04, Lot 104)

X

3

Community Options (Block 7308, Lot 20)

X

4

4

8

Youth Consultation Service (Block 5401, Lot 5)

X

4

4

8

X

16

16

X

15

15

Municipally sponsored group homes (sites to
be determined; 4 facilities, 4 bedrooms each) –
proposed
AvalonBay Thanet Road (Block 5502, part of
Lot 4; 5 units, 3 bedrooms each) – proposed

3

Inclusionary Development
Witherspoon Phase I (Block 27.02, Lot 76) –
existing
Witherspoon Phase II
(Block 27.01, Lots 10, 12, 13, 78) – existing

X

X

2

2

4

X

X

10

10

20

X

1

X

X

2

2

4

X

X

1

1

2

X

X

12

X

X

56

56

112

X

X

56

56

112

X

X

4

4

8

X

X

2

2

4

114 Leigh Avenue (Block 13.01, Lot 4) – existing
190-198 Witherspoon Street
(Block 15.01, Lot 25.01) – existing
12-14 Vandeventer Avenue
(Block 27.04, Lot 24) – existing
Copperwood (Block 4301, Lot 3, 4 and
Block 4401, Lot 1) – existing
Merwick Stanworth (Block 14.01, Lot 2) –
existing
AvalonBay Witherspoon Street (Block 21.02,
Lot 1.01 and Block 7101, Lot 12.01) – existing
255 Nassau Corp./Carnevale
(Block 48.01, Lots 7, 8) – existing
Princeton Maclean, LLC (Block 17.03, Lot 73) –
approved

X

1

12

Assisted Living – Existing
Acorn Glen (Block 2802, Lot 3)
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Senior

Family

For
Sale

Mechanism

Rental

TABLE 31. MUNICIPALITY OF PRINCETON 753-UNIT THIRD ROUND GAP AND PROSPECTIVE NEED
COMPLIANCE MECHANISMS
Affordable
Units

Rental
Bonuses

Total
Credits

100% Affordable Development
100-104 Leigh Avenue (Block 13.01, Lot 9.01) –
existing

X

X

5

5

10

135 Bayard Lane (Block 13.01, Lot 1) -- existing

X

X

4

4

8

Harriet Bryan House
(Block 6501, Lot 3.01, 1.01) – existing
52 Leigh Avenue (Block 6906, Lot 24) –
existing

X

Habitat for Humanity Lytle Street
(Block 15.02, Lots 71.01 and 71.02) – approved
Municipally Sponsored 100% Affordable
Development – Approved and Proposed
900 Herrontown Road/SAVE
(Block 901, Lot 21) – approved
Princeton Community Village
(Block 4401, Lot 2) – proposed
Franklin Avenue and Maple Terrace (Block
21.04, Lots 26, 27) – proposed
AvalonBay/PIRHL Thanet Road Senior
(Block 5502, part of Lot 4) – proposed

67

67

X

X

2

2

X

X

1

1

X

1

X

2

2

X

X

64

64

X

X

25

25

X

X

80

159 John Street (Block 17.03, Lot 68) – existing
246 John Street (Block 15.05, Lot 76) – existing

X

X
X

X

X

1

33; cap

2

113

80

80

X

12

12

X

44

44

X

6

6

Inclusionary Rezoning – Proposed
Terhune and Harrison (Block 7401, Lot 1.02)
Princeton Shopping Center
(Block 7401, Lot 1.01)
AvalonBay Thanet Road
(Block 5502, part of Lot 4)

X

Total

590

188

Less Third Round Obligation

778
-753

Excess units

25
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ALTE R N ATIV E LIV IN G A R R AN G E ME N TS – C OMPLE TE D

Community Options/24 North Harrison Street
In 2010, the former Borough purchased the existing
single-family detached home at 24 North Harrison Street
(Block 34.01, Lot 15) with $400,000 from its affordable
housing trust fund, and then deeded the property to
Community Options to be used as a four-bedroom group
home for very low-income residents. It was renovated
and expanded with funds from the state’s Special Needs
Housing Trust Fund and opened in 2012. Community
Options continues to operate it.
Catholic Charities/76½ Linden Lane
76½ Linden Lane (Block 33.04, Lot 104) is an existing
three-bedroom
low-income
alternative
living
arrangement that was purchased in 1995 with HUD
Section 811 funding. The home is under the sponsorship
of the Mercer Alliance for the Mentally Ill and is owned
by 76½ Linden Lane Inc., part of Catholic Charities of
Trenton.
Community Options/24 Dorann Avenue
The four-bedroom group home at 24 Dorann Avenue
(Block 7308, Lot 20) is owned and operated by
Community Options. The home was acquired in 2017.

Alternative Living Arrangement /
Supportive & Special Needs
Housing
A structure in which individuals or
households live in distinct
bedrooms, but share kitchen and
plumbing facilities, central heat and
common areas.
They may be restricted to special
needs groups, such as persons with
developmental disabilities, veterans
and their families, and victims of
domestic abuse.
COAH’s regulations at N.J.A.C. 5:935.8 provides alternative living
arrangements with credit by the
bedroom.
Also, alternative living arrangements
may receive credit for 10-year
controls/existence per N.J.A.C. 5:935.8.

Youth Consultation Services/9 Hilltop Drive
The four-bedroom group home at 9 Hilltop Drive (Block 5401, Lot 5) is owned and sponsored
by Youth Consultation Services (“YCS”) in cooperation with Our House, an affiliate of YCS. It
was privately developed, in part with a contribution from the Municipality, and received its
certificate of occupancy in 2015.

IN C LUSION AR Y D E V E LOP ME N T – C OMPLE TE D OR APPR OV E D

Witherspoon Phase I
The Downtown Redevelopment Project Phase I (Block 27.02, Lot 76) known as Witherspoon
House, at 55 Witherspoon Street, contains a total of 24 units, including two moderate-income
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family rental units. The rental housing is contained within a mixed-use redevelopment area.
Certificates of occupancy were issued in 2005, and the two rentals have 40-year affordability
controls. The Municipality owns the land, and there is a 99-year lease with Nassau HKT, the
developer and landlord.
Witherspoon Phase II
Spring Street House, located at the corner of Witherspoon Street and Spring Street (25 Spring
Street, Block 27.01, Lots 10, 12, 13, and 78), is part of Park Plaza, Phase II of the Downtown
Redevelopment Project. The building includes retail and office space on the first floor and
rental units above. Of the total 53 rentals, 10 are affordable moderate-income families.
Certificates of occupancy were issued in 2010, and the affordable units have 40-year
affordability controls. The Municipality owns the land, and has a 99-year lease with Nassau
HKT, the developer and landlord.
114 Leigh Avenue
The home at 114 Leigh Avenue (Block 13.01, Lot 4) is a gut rehabilitation of a house that had
been vacant. A new certificate of occupancy was issued in 2004. The house is a moderateincome for-sale unit that has a 99-year deed restriction.
190-198 Witherspoon Street
190-198 Witherspoon Street (Block 15.01, Lot 25.01) contains four rental units, the result of a
use variance for a mixed-use renovation. Two of the units are family affordable units. One is
affordable to a low-income household and the other one to a moderate-income household.
Certificates of occupancy were issued in 2013, and the units have 30-year affordability controls.
12-14 Vandeventer Avenue
12-14 Vandeventer Avenue (Block 27.04, Lot 24) is a three-story double-sided building that has
included various combinations of offices and apartments since it first received a use variance
in 1983 to convert one ground-floor unit into a professional office. In 2009 the owner received
approval to convert the building to four residential units with no office space, and agreed to
have one of the units deed-restricted as either an affordable rental unit or an affordable for-sale
unit. (The three market-rate units were approved as condominiums.) The affordable unit, a
moderate-income one-bedroom family affordable rental on the third floor at 14 Vandeventer
Avenue, received its new certificate of occupancy in 2012, at which time 30-year deed
restrictions were put in place.
Copperwood
Copperwood (Block 4301, Lot 3, 4 and Block 4401, Lot 1) is an inclusionary 153-unit agerestricted rental development, with a 7.6% affordable housing set-aside that produced 12
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affordable units, including four low-income and eight moderate-income units. They were
completed in 2014.
Merwick Stanworth
Merwick Stanworth, (Block 14.01, Lot 2) is an inclusionary residential development of 326
units, including 56 affordable family rental units. The market-rate units are available to
Princeton University faculty and staff, but the affordable units are affirmatively marketed to
the general public, and include five very low-income units, 25 low-income units, and 24
moderate-income units. The property combines land that had previously been occupied by
Merwick, a nursing home owned by The Medical Center at Princeton, and land previously
occupied by Stanworth, which had been housing for Princeton University students. The
nursing home and student housing were demolished to provide for the new inclusionary
development. All of the land is now owned by Princeton University. The project was
constructed by American Campus Communities, and the market-rate portion of it is operated
by American Campus Communities. Princeton Community Housing is responsible for the
leasing of the 56 affordable units.
To meet the required 20% affordable housing set-aside, Princeton University made a payment
in lieu of construction to finance nine units off-site – five units at 100-104 Leigh Avenue and
four units at 135 Bayard Lane.
AvalonBay Witherspoon Street
The Medical Center at Princeton relocated its facility to a new site in Plainsboro Township. A
new residential zone was created for the medical center’s former site (Block 21.02, Lot 1) that
required a 20% set-aside for affordable housing. The new development on the site, known as
Avalon Princeton, has yielded 56 affordable family rental units, composed of eight very lowincome units, 21 low-income units, and 27 moderate-income units, out of a total of 280 rental
units. Certificates of occupancy were issued in 2016, and the affordable units are deedrestricted for at least 30 years.
255 Nassau Corp./Carnevale
255 Nassau Street (Block 48.01, Lots 7 and 8) is a mixed-use project with a bank on the first
floor and apartments above the first floor. Four of the apartments are affordable family units,
including two low-income units and two moderate-income units. Deed restrictions of at least
30 years were first imposed on the units in September 2017.
Princeton Maclean, LLC
An application to develop 10 residential units at 30 Maclean (Block 17.03, Lot 73) was approved
by the Zoning Board of Adjustment in 2016 and extended for one year in 2018. The units are
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currently under construction. Of the 10 proposed units, two will be deed-restricted as family
affordable rentals – one low-income one-bedroom and one moderate-income two-bedroom.
ASSISTE D LIV IN G – C OMPLE TE D

Acorn Glen
Acorn Glen (Block 2802, Lot 3) is an existing assisted living facility that has five Medicaidwaiver bedrooms for very low-income residents. It received its initial certificate of occupancy
in 2000, and the five Medicaid-eligible units have 30-year affordability controls.

100% AFFOR D ABLE – C OMPLE TE D OR APPR OV E D

100-104 Leigh Avenue
There are five units at 100-104 Leigh Avenue (Block 13.01, Lot 9.01), which were purchased by
the Municipality in 2008. Using a payment from Princeton University in lieu of construction
of all of the required affordable units at the Merwick Stanworth site, the five dwelling units
were gut-rehabilitated and deed-restricted, four as low-income family rental units and one as a
very low-income family rental unit. The university paid Princeton Community Housing to act
as construction manager for the project, and retained an outside contractor to perform the
work. New certificates of occupancy were issued in 2009, and the units have 99-year deed
restrictions.
135 Bayard Lane
Princeton University purchased the existing building containing four units at 135 Bayard Lane
(Block 13.01, Lot 1) and, using a payment in lieu of construction of all of the required affordable
units at the Merwick Stanworth site, paid to have the units rehabilitated and deed-restricted as
affordable family rental units.
Harriet Bryan House
Harriet Bryan House (also known as Elm Court II) contains 67 age-restricted very low-income
rental units located at 310 Elm Road (Block 1.01, Lot 4). The development was funded using
HUD Section 202 funds, New Jersey Balanced Housing funds, federal Home Loan Bank
funds, and a municipal contribution. It was completed in May 2007 14 and has 50-year
affordability controls. All of the units are one bedroom, very-low income units.

14

A Certificate of Occupancy was issued on May 8, 2007 for the 12 units located within the former Borough
and a Certificate of Occupancy was issued on or about May 15, 2007 for the 55 units located within th e
former Township.
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52 Leigh Avenue
52 Leigh Avenue (Block 6906, Lot 24) contains a two-family attached dwelling, both of which
units are three-bedroom low-income family for-sale units. The former Township purchased
the property and donated it to Habitat for Humanity of Trenton, which demolished the existing
structure as far as the foundation and constructed two affordable units. The units received their
certificates of occupancy in 2005, and affordability controls were first imposed in 2006. The
units are deed restricted for 25 years.
159 John Street
159 John Street (Block 17.03, Lot 68) contains one moderate-income family for-sale unit, which
the former Borough and Princeton Community Housing sponsored jointly in 1996 as a gut
rehabilitation. It received its certificate of occupancy in 1997, and has a 45-year deed restriction.
246 John Street
The former Borough acquired the townhome at 246 John Street (Block 15.04, Lot 76), financed
a gut rehabilitation, and deeded the unit to Princeton Community Housing as a low -income
affordable family rental unit with a 99-year deed restriction.
Habitat for Humanity Lytle Street
Habitat for Humanity, a recognized leader in providing affordable single-family housing to
New Jersey residents, has approvals to construct two single-family affordable units at 31 Lytle
Street, known as Block 15.02, Lot 71. One of the units will be a two-bedroom unit while the
other unit will be a three-bedroom unit. The units are currently under construction and will
be affordable to moderate-income households and have a 99-year deed restriction.

MUN IC IPALLY SPON SOR E D 1 00% AFFOR D ABLE – APPR OV E D AN D PR OPOSE D

900 Herrontown Road/SAVE – approved
This is a three-acre vacant site (Block 901, Lot 21) on the corner of Herrontown Road and Mt.
Lucas Road that formerly housed the SAVE animal shelter. The property owner has entered
into a contract with RPM Development Group/900 Herrontown Princeton LP (“RPM”) for
RPM to develop a 65-unit housing project, including 64 family affordable units plus one onsite residential property manager’s unit. The affordable units will include eight very lowincome units, 24 low-income units, and 32 moderate-income units. On April 8, 2019,
Princeton enacted a zoning ordinance creating the AH-3 zoning district, providing site-specific
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zoning to accommodate the project, and RPM received Planning Board approval for the project
on July 18, 2019. The developer submitted an unsuccessful 2019 application for 9% lowincome housing tax-credit financing, and anticipates submitting another application in the
2020 round. Regardless of any pending funding application, RPM will provide a construction
timetable requiring work on the project to commence by February 2022.
COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “MunicipallySponsored and 100 Percent Affordable Programs” are addressed as follows:


Site Control – RPM took title to the property in March 2020.



Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:931.3 which indicates that a suitable site is one in which it is adjacent to compatible
uses, has access to appropriate streets and is consistent with environmental policies
in N.J.A.C. 5:93-4.


The site is adjacent to compatible land uses and has access to appropriate streets.
Northwest of the site is a two-story professional building. Across Herrontown
Road is the Princeton House residential behavioral health facility. To the rear
of the site are residences that face Old Orchard Road, and across Mt. Lucas
Road is a single-family dwelling, the Acorn Glen assisted-living facility. The
site will have frontage and direct vehicular access to Herrontown Road.



The site can be developed in accordance with R.S.I.S. Development of the site will
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:211 et seq.



The site is located in a Smart Growth Planning Area. The state Office of Planning
Advocacy, pursuant to the adoption of the AH-3 ordinance, has amended the
state plan to include the property in the Suburban Planning Area (PA 2). The
intention of the Suburban Planning Area is to provide for much of the State’s
future development in a compact form and is the preferred location for
affordable housing development.



The development is not within the jurisdiction of a Regional Planning Agency or
CAFRA. The site is located outside of the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable environmental regulations. There are no
wetlands, floodplains, steep slopes, or Category One streams on the property.
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The site will not affect any historic or architecturally important sites and districts.
There are no historic or architecturally important sites or buildings on the
property or in the immediate vicinity that will affect the development of the
affordable housing.



Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access
to appropriate sewer and water infrastructure and is consistent with the area-wide
water quality management plan. The site is within the Municipality’s sewer service
area, and is served by the Municipality’s water purveyor.



Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed
for low- and moderate-income housing in a manner consistent with the rules or
regulations of all agencies with jurisdiction over the site. The Municipality has
rezoned the parcel to its new AH-3 zone to permit the development of low- and
moderate-income housing, and the project received Planning Board approval in July
2019.



Administrative Entity – RPM will either administer the affordable units itself, or it
will enter into an agreement with an experienced affordable housing administrator
to operate the affordable units pursuant to COAH’s regulations. The experienced
affordable housing administrator will affirmatively market the units, income-qualify
applicants, place affordability controls of at least 30 years on the units and provide
long-term administration of the units in accordance with COAH’s rules at N.J.A.C.
5:93 et seq. and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the
exception that in lieu of 10 percent affordable units in rental projects being required
to be at 35 percent of median income, 13 percent of affordable units in such projects
shall be required to be at 30 percent of median income.



Low/Moderate Income Split – At least half of all the affordable units developed at
the site will be affordable to low income households (13% of all affordable units will
be very low income) and an odd number of affordable units will always be split in
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.



Affirmative Marketing – The selected experienced affordable housing administrator
will affirmatively market the units in accordance with UHAC per N.J.A.C. 5:80-26.1.



Controls on Affordability – RPM will place a minimum 30-year affordability control
deed restriction on the units in accordance with N.J.A.C. 5:93 et seq. and N.J.A.C.
5:80-26.1.



Bedroom Distribution – The units will be required to be developed in accordance
with N.J.A.C. 5:93-7.3(b).
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Funding – RPM will provide a pro forma statement for the affordable family rental
complex. As noted above, the Municipality anticipates that RPM will apply for Low
Income Housing Tax Credit financing in the 2020 round. The Municipality will
adopt a resolution of intent to bond for any shortfall in funding.
Construction Schedule – RPM will provide a construction schedule showing that
work on the project will begin by February 2022. RPM will be responsible for
monitoring the construction and overall development activity.

Princeton Community Village – proposed
Princeton will sponsor the creation of 25 new affordable housing units in a new mid-rise
building at Princeton Community Housing’s existing Princeton Community Village located
off Bunn Drive (Block 4401, Lot 2). To conform with UHAC, the 25 affordable units will
include four very low-income units, nine low-income units, and 12 moderate-income units.
(Note that the text in the Settlement Agreement with FSHC discusses 24 units, of which three
are required to be very low-income units. During final settlement negotiations, PCH confirmed
they will construct a 25-unit project.) The Municipality will adopt a zoning ordinance that
provides for the proposed development, will commit affordable housing trust funds to
subsidize the project’s construction costs, and will provide a construction timetable requiring
work to begin on the project by February 2022.
COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “MunicipallySponsored and 100 Percent Affordable Programs” are addressed as follows:


Site Control – Princeton Community Housing owns the property.



Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:931.3 which indicates that a suitable site is one in which it is adjacent to compatible
uses, has access to appropriate streets and is consistent with environmental policies
in N.J.A.C. 5:93-4.
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The site is adjacent to compatible land uses and has access to appropriate streets.
The site contains an existing multi-family development, also owned by
Princeton Community Village, and wooded parcels adjacent to the remaining
parcel boundaries. There is a park with recreational facilities across Bunn
Drive. The site will have vehicular access to Bunn Drive.



The site can be developed in accordance with R.S.I.S. Development of the site will
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:211 et seq.
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The site is located in a “Smart Growth Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State Plan Map designates the property as
the Fringe Planning Area (PA 3), and most of the site is within a designated
Regional Center. In PA3 the State Plan intends to accommodate growth in
centers, protect open lands, and provide a buffer between the more developed
and less developed areas. Regional Centers are intended to be the focal point
for the economic, social and cultural activities of an economic region, with a
compact, mixed-use core and neighborhoods offering a wide variety of housing
types.



The development is not within the jurisdiction of a Regional Planning Agency or
CAFRA. The site is located outside of the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable environmental regulations. Although there
are wetlands along the rear (eastern) boundary of the site, and some steep
slopes immediately to the west of these wetlands, these environmental
constraints will not preclude the proposed affordable housing development.
There are no floodplains or Category One streams on the property.
There was previous site contamination associated with two underground
heating oil storage tanks. The site has been fully remediated, and in 2019 the
New Jersey Department of Environmental Protection issued a No Further
Action letter.



The site will not impact any historic or architecturally important sites and districts.
There are no historic or architecturally important sites or buildings on the
property or in the immediate vicinity that will affect the development of the
affordable housing.



Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access
to appropriate sewer and water infrastructure and is consistent with the area-wide
water quality management plan. The site is within the Municipality’s sewer service
area and water purveyor service areas.



Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed
for low- and moderate-income housing in a manner consistent with the rules or
regulations of all agencies with jurisdiction over the site. The site is in the
Municipality’s OR-1 (Office Research-1) zoning district, which permits clustered
residential development, and the Municipality will adopt a zoning ordinance
providing for the proposed development.
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Administrative Entity – Princeton Community Housing, an experienced affordable
housing developer, owner, property manager and administrator, will own and
operate the affordable units pursuant to COAH’s regulations, including
affirmatively marketing the units, income-qualifying applicants, placing 30-year
affordability control deed restrictions on the units, and providing long-term
administration of the units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq.
and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the exception
that in lieu of 10 percent affordable units in rental projects being required to be at
35 percent of median income, 13 percent of affordable units in such projects shall
be required to be at 30 percent of median income.



Low/Moderate Income Split – At least half of all the affordable units developed at
the site will be affordable to low income households (13% of all affordable units will
be very low income) and an odd number of affordable units will always be split in
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.



Affirmative Marketing – Princeton Community Housing will affirmatively market
the units in accordance with UHAC per N.J.A.C. 5:80-26.1.



Controls on Affordability – A minimum 30-year affordability control deed
restriction will be placed on the units in accordance with N.J.A.C. 5:93 et seq. and
N.J.A.C. 5:80-26.1.



Bedroom Distribution – The units will be required to be developed in accordance
with N.J.A.C. 5:93-7.3(b).



Funding – Princeton will commit affordable housing trust funds to subsidize the
project construction costs. Princeton Community Housing will seek tax-exempt
bond financing from the New Jersey Housing and Mortgage Finance Agency. The
Municipality will adopt a resolution of intent to bond for any shortfall in funding.



Construction Schedule – Princeton will provide all required documentation for the
project, including an agreement with Princeton Community Housing that includes
a pro forma and construction schedule showing that work on the project will begin
by February 2022, and specifies the entity that will be responsible for monitoring
the construction and overall development activity.
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Franklin Avenue and Maple Terrace – proposed
Princeton Community Housing (“PCH”) and the Princeton Housing Authority (“PHA”) will
work jointly to redevelop this site (Block 21.04, Lots 26 and 27) to create 80 new affordable
family rental units, including 11 very low-income units, 29 low-income units, and 40 moderateincome units. The Municipality will adopt zoning for the site that provides for the proposed
development. PCH will seek 9% tax credits, and expects funding for the project in the 2020
funding round. Princeton will adopt a resolution committing affordable housing trust funds,
and will provide an executed development agreement with PCH. PCH will provide a pro forma
and a construction schedule that shows work on the project commencing by February 2023.
COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “MunicipallySponsored and 100 Percent Affordable Programs” are addressed as follows:


Site Control – The Princeton Housing Authority owns lot 26 and the Municipality
owns lot 27. The Municipality will donate lot 27 to Princeton Community Housing
in accordance with the developer’s agreement between the parties.



Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:931.3 which indicates that a suitable site is one in which it is adjacent to compatible
uses, has access to appropriate streets and is consistent with environmental policies
in N.J.A.C. 5:93-4.
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The site is adjacent to compatible land uses and has access to appropriate streets.
There are currently residential units on the site and in the immediate
neighborhood, and Princeton Cemetery borders the rear (southern) border of
the site. The site will have frontage and direct vehicular access to Franklin
Avenue. There are currently affordable residential units on lot 26, and the
Municipality will provide those tenants the option of being relocated during the
construction period and then returned to the development without need for recertification.



The site can be developed in accordance with R.S.I.S. Development of the site will
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:211 et seq.



The site is located in a “Smart Growth Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State Plan Map designates the property as
the Suburban Planning Area (PA 2), and as part of a regional center. The
intention of the Suburban Planning Area is to provide for much of the State’s
future development in a compact form and is the preferred location for
affordable housing development. Regional centers are intended to be the focal
point for the economic, social and cultural activities of an economic region,
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with a compact, mixed-use core and neighborhoods offering a wide variety of
housing types.


The development is not within the jurisdiction of a Regional Planning Agency or
CAFRA. The site is located outside of the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable environmental regulations. There are no
wetlands, floodplains, steep slopes, or Category One streams on the property.



The site will not impact any historic or architecturally important sites and districts.
There are no historic or architecturally important sites or buildings on the
property or in the immediate vicinity that will impact the development of the
affordable housing.



Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access
to appropriate sewer and water infrastructure and is consistent with the area-wide
water quality management plan. The site is within the Municipality’s sewer service
area, and within its water purveyor’s service area.



Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed
for low- and moderate-income housing in a manner consistent with the rules or
regulations of all agencies with jurisdiction over the site. The site is currently
located in the Municipality’s R4A zoning district, which permits single-family and
multi-family residential development. The Municipality will adopt the necessary
zoning to permit the development.



Administrative Entity – Princeton Community Housing will own and operate the
affordable units pursuant to COAH’s regulations, including affirmatively marketing
the units, income-qualifying applicants, placing 30-year affordability control deed
restrictions on the units and provide long-term administration of the units in
accordance with COAH’s rules at N.J.A.C. 5:93 et seq. and UHAC per N.J.A.C. 5:8026.1, or any successor regulation, with the exception that in lieu of 10 percent
affordable units in rental projects being required to be at 35 percent of median
income, 13 percent of affordable units in such projects shall be required to be at 30
percent of median income.



Low/Moderate Income Split – At least half of all the affordable units developed at
the site will be affordable to low income households (13% of all affordable units will
be very low income) and an odd number of affordable units will always be split in
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.
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Affirmative Marketing – Princeton Community Housing will affirmatively market
the units in accordance with UHAC per N.J.A.C. 5:80-26.1.



Controls on Affordability – Princeton Community Housing will place affordability
control deed restrictions of a minimum 30 years on the units in accordance with
N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1.



Bedroom Distribution – The units will be required to be developed in accordance
with N.J.A.C. 5:93-7.3(b).



Funding – Princeton Community Housing will seek 9% tax credits for the project,
and anticipates funding during the 2020 funding round. PCH will provide a pro
forma statement. The Municipality will adopt a resolution of intent to bond for any
shortfall in funding.



Construction Schedule – Princeton Community Housing will provide a
construction schedule for the affordable family rental complex that shows work
beginning no later than February 2023. PCH will be responsible for monitoring the
construction and overall development activity.

AvalonBay/PIRHL Thanet Road Senior – proposed
This site (Block 5502, Lot 4), is approximately 15.02 acres currently improved with two office
buildings, constructed more than 30 years ago, that contain approximately 110,000 square feet.
The buildings have been largely vacant in the past several years and a redevelopment plan was
adopted for the tract on February 10, 2020. Pursuant to a redevelopment agreement with
Princeton, AvalonBay, the contract purchaser of the property, will subdivide and donate to the
Municipality a 2.1 15 -acre tract, which the Municipality intends to convey to PIRHL, an
experienced developer of affordable housing in New Jersey and in several other states, for the
development of an 80-unit, municipally sponsored, age-restricted, 100% affordable
development that will include 11 very low-income units, 29 low-income units, and 40
moderate-income units. PIRHL intends to fund the project with 4% tax credits, Municipal
affordable housing trust funds, and/or municipal financing, which funding will be fully
committed by December 31, 2021. The Municipality has executed an affordable housing
agreement with PIRHL. PIRHL will provide a pro forma and construction timetable showing
that construction will begin by December 2022, and will be responsible for undertaking and
monitoring the construction and overall development activity.

15

While the Settlement Agreement indicates a total tract size of 2.5 acres, the final total tract size and
parameters were the subject of an intensive negotiation and ultimately the parties settled on an approximately
2.1± acre tract in a certain configuration.

P a g e | 79

THANET RD

R
BUN N D
S
ON
ST

Site Boundary

RD

Other Affordable Housing Site
Streams
Water

100 Year Flood (FEMA 2016)
Wetlands (NJDEP 2012)

G

50ft Wetlands Buffer

ST

°

LN

IN
EW

T

H
ER

E
UN

T
IT
AV
LE

IS
RR
HA

Legend

Steep Slopes (NJOIT 2016)

2020 HOUSING PLAN ELEMENT & FAIR SHARE PLAN
0

0.0175

0.035

Clarke Caton Hintz

0.07 Miles

Thanet Road
Block 5502, Lot 4
LOCATION:

Princeton, Mercer County, New Jersey

AERIAL SOURCE: New Jersey 2015 High Resolution Orthography, MrSID Tiles.
New Jersey Office of Information Technology (NJOIT),
Office of Geographic Information Systems (OGIS).

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “MunicipallySponsored and 100 Percent Affordable Programs” are addressed as follows:


Site Control – AvalonBay is the contract purchaser of the property, and has
represented to the Municipality that there are no liens or other encumbrances that
would prevent the organization from taking clean title to the property. AvalonBay
will convey a 2.1-acre portion of the site to the Municipality, and the Municipality
will convey title to PIRHL upon PIRHL’s receipt of a tax credit award.



Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:931.3 which indicates that a suitable site is one in which it is adjacent to compatible
uses, has access to appropriate streets and is consistent with environmental policies
in N.J.A.C. 5:93-4.


The site is adjacent to compatible land uses and has access to appropriate streets.
The site is bounded by medical offices to the west, and residential development
to the northeast and southeast. The site will have frontage and direct vehicular
access to Thanet Circle, at the end of Thanet Road.



The site can be developed in accordance with R.S.I.S. Development of the site will
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:211 et seq.



The site is located in a “Smart Growth Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State Plan Map designates all but a small
corner of the property as being in Fringe Planning Area (PA 3), and the site is
within a State Plan-designated Regional Center. In PA3 the State Plan intends
to accommodate growth in centers, protect open lands, and provide a buffer
between the more developed and less developed areas. Regional centers are
intended to be the focal point for the economic, social and cultural activities of
an economic region, with a compact, mixed-use core and neighborhoods
offering a wide variety of housing types.



The development is not within the jurisdiction of a Regional Planning Agency or
CAFRA. The site is located outside of the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable environmental regulations. Although there
are wetlands along the eastern and northeastern edges of the property, these
will not preclude the proposed affordable housing development. There are no
Category One streams on the property, but there is a FEMA-delineated
regulatory floodway that crosses the southern end of the property roughly
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parallel with Terhune Road. PIRHL has provided a preliminary site plan
showing that the parcel to be subdivided and deeded to the municipality for
PIRHL’s project is outside of this designated floodway. There is also an area of
steep slopes both within the FEMA floodway and immediately behind it in the
center of the property, but PIRHL’s site map indicates the proposed subdivided
parcel falls outside of these constraints.


The site will not impact any historic or architecturally important sites and districts.
There are no historic or architecturally important sites or buildings on the
property or in the immediate vicinity that will impact the development of the
affordable housing.



Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access
to appropriate sewer and water infrastructure and is consistent with the area-wide
water quality management plan. The site is within the Municipality’s sewer service
area and is served by the Municipality’s water purveyor.



Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed
for low- and moderate-income housing in a manner consistent with the rules or
regulations of all agencies with jurisdiction over the site. The Municipality has
reached an agreement with the contract purchaser of the site to use the
redevelopment process to provide for the subdivision of approximately 2.1 acres,
which the contract purchaser will donate to the Municipality and the Municipality
will convey to PIRHL for the development. A redevelopment plan has been adopted
to permit the project as-of-right.



Administrative Entity – PIRHL, an experienced affordable housing administrator,
will administer the age-restricted affordable units pursuant to COAH’s regulations.
PIRHL will affirmatively market the units, income-qualify applicants, place 30-year
affordability control deed restrictions on the units and provide long-term
administration of the units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq.
and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the exception
that in lieu of 10 percent affordable units in rental projects being required to be at
35 percent of median income, 13 percent of affordable units in such projects shall
be required to be at 30 percent of median income.



Low/Moderate Income Split – At least half of all the affordable units developed at
the site will be affordable to low income households (13% of all affordable units will
be very low income) and an odd number of affordable units will always be split in
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.



Affirmative Marketing – PIRHL will affirmatively market the units in accordance
with UHAC per N.J.A.C. 5:80-26.1.
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Controls on Affordability – The redeveloper’s agreement will require a minimum
30-year affordability control deed restrictions on the units in accordance with
N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1.



Bedroom Distribution – The units will be required to be developed in accordance
with N.J.A.C. 5:93-7.3(b).



Funding – The Municipality intends to fund this project with the use of 4% volume
cap tax credits, municipal affordable housing trust funds, and/or municipal
financing. While there may be outside sources of funding available, the
Municipality will provide funding through bonding or any other means necessary
in order to fully fund the project no later than December 31`, 2021 and to allow
construction to begin by February 2022. PIRHL has provided a pro forma for the
project, and the Municipality will provide one as well.



Construction Schedule – The Municipality will provide a fully executed
redeveloper’s agreement with PIRHL that includes the required pro forma. PIRHL
will provide a construction schedule showing that work will begin on the project by
February 2022, and all other required documentation for the project, including the
entity responsible for monitoring the construction and overall development activity.

Group Homes – proposed
Princeton will sponsor and commit funds for group home projects that will provide a total of
16 bedrooms (credit is by the bedroom). It will provide a site or sites, sponsor or sponsors, and
funding plans for eight bedrooms by June 30, 2021, and have those bedrooms ready for
occupancy by June 30, 2022. It will provide a site or sites, sponsor or sponsors, and funding
plans for the remaining eight bedrooms by June 30, 2024, and have those bedrooms ready for
occupancy by June 30, 2025. Princeton has allocated funds in its Spending Plan for these
projects, and will adopt a resolution committing the funding.

INCLUSIONARY REZONING

Terhune and Harrison
This vacant site (Block 7401, Lot 1.02) was subdivided from the Princeton Shopping Center
site and zoned R-SM, Residential Senior Market, in 1996, to allow the development of agerestricted housing, including a 20% affordable-housing set-aside. It is owned by a subsidiary
of the organization that owns the Princeton Shopping Center itself (see below). The property
will be rezoned to permit a residential density of 22 units per acre of family housing, and to
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remove the age-restriction requirement currently in place. This is anticipated to result in a total
of 60 units, of which a required 20% set-aside will generate 12 affordable family units.
COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.6 for inclusionary zoning
are addressed as follows:


Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:931.3 which indicates that a suitable site is one in which it is adjacent to compatible
uses, has access to appropriate streets and is consistent with environmental policies
in N.J.A.C. 5:93-4.
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The site is adjacent to compatible land uses and has access to appropriate streets.
The site at the northern end of the Princeton Shopping Center on North
Harrison Street. It is presently zoned R-SM, Residential Senior Market. Across
North Harrison Street are single-family homes in the R-6 district, which
permits single-family homes on a minimum lot size of a quarter-acre, and
across Terhune Road are single-family homes in the R-5 district, which permits
single-family homes on a minimum lot size of a half-acre. The site will have
frontage and direct vehicular access to both Terhune Road and North Harrison
Street.



The site can be developed in accordance with R.S.I.S. Development of the site will
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:211 et seq.



The site is located in a “Smart Growth Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State Plan Map designates the property as
the Suburban Planning Area (PA 2), and is within a designated regional center.
The intention of the Suburban Planning Area is to provide for much of the
State’s future development in a compact form and is the preferred location for
affordable housing development. Regional centers are intended to be the focal
point for the economic, social and cultural activities of an economic region,
with a compact, mixed-use core and neighborhoods offering a wide variety of
housing types.



The development is not within the jurisdiction of a Regional Planning Agency or
CAFRA. The site is located outside of the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable environmental regulations. There are no
wetlands, floodplains, or Category One streams on the property. There is a
small area of steep slopes in the center of the Terhune Road (northern) side of
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the site, but it is not large enough to create an impediment to the creation of
affordable housing.


The site will not impact any historic or architecturally important sites and districts.
There are no historic or architecturally important sites or buildings on the
property or in the immediate vicinity that will impact the development of the
affordable housing.



Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access
to appropriate sewer and water infrastructure and is consistent with the area-wide
water quality management plan. The site is within the Municipality’s sewer service
area, and is served by the Municipality’s water purveyor.



Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed
for low- and moderate-income housing in a manner consistent with the rules or
regulations of all agencies with jurisdiction over the site. The site will be rezoned
from its current R-SM designation to remove the age restriction and to allow
residential development at a density of 22 units per acre with a mandatory
affordable-housing set-aside of 20%. The Municipality believes this increase in
density represents sufficient compensatory benefit to create a reasonable
opportunity for the provision of low- and moderate-income housing.

Princeton Shopping Center (Edens)
Princeton has reached an agreement with the owner of the Princeton Shopping Center (Block
7401, Lot 1.01) to facilitate the development, via a zoning amendment or redevelopment
process, to provide a density of ±6.9 units per acre over the approximately 29.1-acre site, for
the development of 200 family rental units with a 22% affordable housing set-aside (44
affordable family rental units). The zoning amendment or redevelopment plan will incorporate
regulations, standards and improvements to facilitate the redevelopment of the southern end
of the site without significant impact on the existing shopping center.
The project will prioritize pedestrian, bicycle and transit accessibility as well as thoughtful
architectural and landscape design. It will reflect sound community and urban design
principles that will result in the existing retail complex, and particularly the Harrison Street
frontage, becoming more inviting and visually compatible with the surrounding
neighborhoods and to the greater Princeton community. The owner of the shopping center
has agreed to provide shuttle service between the development and downtown Princeton, and
will work closely with the Municipality to design an attractive and economically viable mixeduse development.
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COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.6 for inclusionary zoning
are addressed as follows:
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Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:931.3 which indicates that a suitable site is one in which it is adjacent to compatible
uses, has access to appropriate streets and is consistent with environmental policies
in N.J.A.C. 5:93-4.


The site is adjacent to compatible land uses and has access to appropriate streets.
Across North Harrison Street are single-family homes in the R-6 district, which
permits single-family homes on a minimum lot size of a quarter-acre, and
across Terhune Road are single-family homes in the R-5 district, which permits
single-family homes on a minimum lot size of a half-acre. As noted above, the
adjoining subdivided lot to the north will be rezoned to permit family
residential development at a density of 22 units per acre. The site currently has
frontage and direct vehicular access to North Harrison Street.



The site can be developed in accordance with R.S.I.S. Development of the site will
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:211 et seq.



The site is located in a “Smart Growth Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State Plan Map designates the property as
the Suburban Planning Area (PA 2), and is within a designated regional center.
The intention of the Suburban Planning Area is to provide for much of the
State’s future development in a compact form and is the preferred location for
affordable housing development. Regional centers are intended to be the focal
point for the economic, social and cultural activities of an economic region,
with a compact, mixed-use core and neighborhoods offering a wide variety of
housing types.



The development is not within the jurisdiction of a Regional Planning Agency or
CAFRA. The site is located outside of the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable environmental regulations. There are no
wetlands, floodplains, steep slopes, or Category One streams on the property.
A very small portion of a FEMA-designated flood hazard area touches the
northeastern edge of the property, in an area not contemplated for residential
development in this plan.

Third Round Housing Plan Element and Fair Share Plan
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The site will not impact any historic or architecturally important sites and districts.
There are no historic or architecturally important sites or buildings on the
property or in the immediate vicinity that will impact the development of the
affordable housing.



Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access
to appropriate sewer and water infrastructure and is consistent with the area-wide
water quality management plan. The site is within the Municipality’s sewer service
area, and is served by the Municipality’s water purveyor.



Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed
for low- and moderate-income housing in a manner consistent with the rules or
regulations of all agencies with jurisdiction over the site. The owner of the property
will, through rezoning or redevelopment, facilitate the development on the southern
end of the property of 200 family rental units, with a mandatory affordable-housing
set-aside of 22%, which would result in 44 affordable family rental units. The
Municipality believes this density represents sufficient compensatory benefit to
create a reasonable opportunity for the provision of low- and moderate-income
housing.

AvalonBay Thanet Road
As noted above, Princeton has reached agreement with the contract purchaser of this property
to utilize the redevelopment process to provide for an inclusionary rental complex. The adopted
Redevelopment Plan provides for 221 total housing units, including at least six family
affordable rental units (one one-bedroom unit, three two-bedroom units and two threebedroom units, one of which will be a very low-income unit), and five three-bedroom specialneeds apartments.
COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.6 for inclusionary zoning
are addressed as follows:


Suitable Site– Please see the information on the AvalonBay/PIRHL Thanet Road
Senior development, above, for information about the suitability, availability, and
developability of the site for affordable housing. Although there are wetlands along
the eastern and northeastern edges of the property, these will not preclude the
proposed affordable housing development. There are no Category One streams on
the property, but there is a FEMA-delineated regulatory floodway that crosses the
southern end of the property roughly parallel with Terhune Road. There is also an
area of steep slopes both within the FEMA floodway and immediately behind it in
the center of the property. AvalonBay will need to secure all necessary approvals for
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the project, including from the New Jersey Department of Environmental Protection,
related to the FEMA floodway designation on the site.


Adequate Compensatory Benefit – The Municipality believes the adopted
Redevelopment Plan for the site provides for housing development at a sufficient
density to provide sufficient compensatory benefit to the redeveloper to create a
reasonable opportunity for the provision of low- and moderate-income housing.



Administrative Entity – AvalonBay will retain experienced affordable housing
administrative agent(s) to administer both the family affordable units and the
special needs units pursuant to COAH’s regulations. The selected administrative
agent will affirmatively market the units, income-qualify applicants, place 30-year
affordability control deed restrictions on the units and provide long-term
administration of the units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq.
and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the exception
that in lieu of 10 percent affordable units in rental projects being required to be at
35 percent of median income, 13 percent of affordable units in such projects shall
be required to be at 30 percent of median income.



Low/Moderate Income Split – At least half of all the family affordable units
developed at the site will be affordable to low-income households (per the
Settlement Agreement, one unit will be very low-income) and an odd number of
affordable units will always be split in favor of the low-income unit per UHAC at
N.J.A.C. 5:80-26.1. The 15 special-needs units will all be affordable to very lowincome households.



Affirmative Marketing – The selected affordable housing administrative agent will
affirmatively market the units in accordance with UHAC per N.J.A.C. 5:80-26.1.



Controls on Affordability – The redeveloper’s agreement will require a minimum
30-year affordability control deed restrictions on the units in accordance with
N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1.



Bedroom Distribution – Per the Settlement Agreement, one of the affordable units
will be a one-bedroom unit; three affordable units will be two-bedroom units; and
two affordable units will be three-bedroom units.

Northern S-2 Zoning District
Princeton will adopt an overlay ordinance to permit multi-family residential uses as-of-right on
floors above the ground floor of existing or new non-residential buildings in this zone. The
density of the zone will permit 15 dwelling units per acre with a 20% affordable housing setaside, thus creating a mixed-use zone that will provide residences, shopping and services
within an existing commercial corridor. Affordable dwelling units developed in accordance
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with this zoning will be credited to the Municipality’s prospective need for future affordable
housing obligations, in accordance with then-applicable law. (See Appendix 55 for the
ordinance.)
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X
X

X
X

7 Leigh Avenue – former Township

Karin Court – former Township

100-104 Leigh Avenue
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X

171 John Street – former Borough

X

X

Hamilton Avenue – former Borough

X

X

X

Rental

John and Clay Streets – former Borough

100% Affordable

Substantial Compliance Bonus – former
Township

Substantial Compliance Bonus

Elm Court – former Borough

Prior Cycle Credits

RCA Credits – former Township

Regional Contribution Agreements

Program

Senior

Municipality of Princeton

Third Round Housing Plan Element and Fair Share Plan

5

16

1

1

6

5

6

88

23

Total
Units

16

1

1

6

5

6

88

23

Units

11; cap

Bonus
Credits

27

1

1

6

5

6

88

23

Total
Credits

Prior Round RDP plus
Obligation: 418 units

5

Units

5

Bonus
Credits

10

Total
Credits

Third Round Obligation:
753 units

TABLE 32. SATISFACTION OF THE FORMER BOROUGH PRIOR ROUND RDP AND FORMER TOWNSHIP PRIOR ROUND OBLIGATION, AND
MUNICIPAL THIRD ROUND OBLIGATION

Family

X

AvalonBay Thanet Road Senior

Griggs Farm – former Township

Griggs Farm – former Township
X

X

900 Herrontown Road/SAVE

Inclusionary Development

X

Franklin Avenue and Maple Terrace

X

X

X

Princeton Community Village

X

X

X

X

X

Habitat for Humanity Lytle Street

X

246 John Street
X

X

159 John Street

X
X

X

Harriet Bryan House (Elm Court II)

X

52 Leigh Avenue

X

Rental

135 Bayard Lane

Program

Senior

70

70

80

64

80

25

2

1

1

2

67

4

Total
Units

70

70

Units

70

Bonus
Credits

70

140

Total
Credits

Prior Round RDP plus
Obligation: 418 units

80

64

80

25

2

1

1

2

67

4

Units

80

64

113

25

2

2

1

2

67

8

Total
Credits
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33; cap

1

4

Bonus
Credits

Third Round Obligation:
753 units

TABLE 32. SATISFACTION OF THE FORMER BOROUGH PRIOR ROUND RDP AND FORMER TOWNSHIP PRIOR ROUND OBLIGATION, AND
MUNICIPAL THIRD ROUND OBLIGATION

Municipality of Princeton

Third Round Housing Plan Element and Fair Share Plan

Family

X

Witherspoon II

X

190-198 Witherspoon Street
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X

114 Leigh Avenue
X

X

X

Witherspoon I
X

X

Washington Oaks – former Township

X

X

X

Palmer Square/Hulfish North – former
Borough

X

Shirley Court – former Borough

X

X

X

47 Spring Street – former Borough

X

Maclean Street – former Borough

X

41 Spring Street – former Borough

X

X

X

Princeton International Properties/
291-293 Nassau Street – former Borough

X

Shirley Court – former Borough

X

Rental

The Princewood – former Borough

Program

Senior

Municipality of Princeton

Third Round Housing Plan Element and Fair Share Plan

2

1

10

2

60

2

3

3

2

1

2

1

1

Total
Units

60

2

3

3

2

1

2

1

1

Units

Bonus
Credits

60

2

3

3

2

1

2

1

1

Total
Credits

Prior Round RDP plus
Obligation: 418 units

2

1

10

2

Units

2

10

2

Bonus
Credits

4

1

20

4

Total
Credits

Third Round Obligation:
753 units

TABLE 32. SATISFACTION OF THE FORMER BOROUGH PRIOR ROUND RDP AND FORMER TOWNSHIP PRIOR ROUND OBLIGATION, AND
MUNICIPAL THIRD ROUND OBLIGATION

Family

X
X
X
X
X

Copperwood

Merwick Stanworth

AvalonBay Witherspoon Street

255 Nassau Corp./Carnevale

Princeton Maclean

X
X
X
X
X
X

CIFA II/SERV – former Township

24 North Harrison Street

76 ½ Linden Lane

Community Options

Youth Consultation Service

Municipally sponsored group homes

Alternative Living Arrangements

X

Rental

12-14 Vandeventer Avenue

Program

Senior
X

X

X

X

X

X

16

4

4

3

4

2

2

4

56

56

12

1

Total
Units

2

Units

2

Bonus
Credits

4

Total
Credits

Prior Round RDP plus
Obligation: 418 units

16

4

4

3

4

2

4

56

56

12

1

Units

16

8

8

3

8

4

8

112

112

12

2

Total
Credits
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4

4

4

2

4

56

56

1

Bonus
Credits

Third Round Obligation:
753 units

TABLE 32. SATISFACTION OF THE FORMER BOROUGH PRIOR ROUND RDP AND FORMER TOWNSHIP PRIOR ROUND OBLIGATION, AND
MUNICIPAL THIRD ROUND OBLIGATION

Municipality of Princeton

Third Round Housing Plan Element and Fair Share Plan

Family

6
953

X
Total

AvalonBay Thanet Road

Municipality of Princeton

Third Round Housing Plan Element and Fair Share Plan
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28

446

Total
Credits

Excess to be applied to former Borough unmet need/future obligation

83

Bonus
Credits

418

363

Units

Prior Round RDP plus
Obligation: 418 units

Less Prior Round RDP/Third Round Obligation

44

X

12

5

Princeton Shopping Center

X

15

Total
Units

X

X

X

X

Rental

Terhune and Harrison

Inclusionary Rezoning

Acorn Glen

Assisted Living

AvalonBay Thanet Road

Program

Senior

590

6

44

12

5

15

Units

188

Bonus
Credits

25

753

778

6

44

12

5

15

Total
Credits

Third Round Obligation:
753 units

TABLE 32. SATISFACTION OF THE FORMER BOROUGH PRIOR ROUND RDP AND FORMER TOWNSHIP PRIOR ROUND OBLIGATION, AND
MUNICIPAL THIRD ROUND OBLIGATION

Family

Municipality of Princeton

-

Prior Round Total Units

330
240
392

95 (min.)
287 (max.)
377 (min.)
66 (min.)
377 (min.)

Third Round Family Rental
Combined Prior and Third Round Senior (per Settlement
Agreement)
Third Round Family
Third Round Very Low-Income
Third Round Low-Income

528

590
189 (min.)

-

Third Round Total Units

778

Provided

88

363

446

Provided

Third Round Rental

753

Required
Third Round Total Credits

THIRD ROUND CREDIT SUMMARY

83 (min.)

418

Required
Prior Round Total Credits

PRIOR ROUND CREDIT SUMMARY

Prior Round Rental (former Township only)

Third Round Housing Plan Element and Fair Share Plan
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INCOME DISTRIBUTION
Affordable units addressing the Prior Round or Third Round obligation and which are subject
to UHAC shall be composed of a minimum of 50% low income units; the remaining units
may be moderate income.
One exception to UHAC, pursuant to the 2008 amendments to the FHA, P.L. 2008, c. 46
(codified as N.J.S.A. 52:27D-329.1), municipalities must provide very low-income units equal
to 13% of all affordable units approved and constructed after July 17, 2008 at 30% of the
regional median income instead of the UHAC standard of 10% at 35% of the regional median
income.

Low-Income Units
Excluding RCA, prior-cycle units and substantial compliance bonuses, the Municipality is
seeking credit for 836 units to satisfy the combined Prior Round former Borough RDP and
former Township obligation, and the Municipality’s Third Round obligation. Of these, 483
units, or 57.8%, are low-income units; the remaining 353 units, or 42.2%, are moderate-income
units.
SATISFACTION OF INCOME DISTRIBUTION

Family

Senior

Program

Rental

Income Level
Very
Low

Low

Moderate

100% Affordable
John and Clay Streets – former Borough

X

Hamilton Avenue – former Borough

X

171 John Street – former Borough

X

1

7 Leigh Avenue – former Township

X

1

5
2

Karin Court – former Township

X

X

16

100-104 Leigh Avenue

X

X

1

4

135 Bayard Lane

X

X

1

1

Harriet Bryan House (Elm Court II)

X

X

4

2

67

52 Leigh Avenue

X

2

159 John Street

X

1

246 John Street
Habitat for Humanity Lytle Street
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X

X
X

1
2

SATISFACTION OF INCOME DISTRIBUTION
Income Level

Princeton Community Village

X

X

4

9

12

Franklin Avenue and Maple Terrace

X

X

11

29

40

RPM 900 Herrontown Road/SAVE

X

X

8

24

32

AvalonBay/PIRHL Thanet Road Senior

X

11

29

40

Senior

Very
Low

Rental

Family

Program

X

Low

Moderate

Inclusionary Development
Griggs Farm – former Township

X

Griggs Farm – former Township

X

70

X

70

The Princewood – former Borough

X

X

Princeton International Properties/
291-293 Nassau Street – former Borough

X

X

41 Spring Street – former Borough

X

X

1

47 Spring Street – former Borough

X

X

1

Shirley Court – former Borough

X

X

1
1
1

2

Shirley Court – former Borough

X

1

2

Maclean Street – former Borough

X

2

1

Palmer Square/Hulfish North – former
Borough

X

Washington Oaks – former Township

X

2

X

36

24

Witherspoon I

X

X

2

Witherspoon II

X

X

10

X

1

114 Leigh Avenue
190-198 Witherspoon Street

X

X

12-14 Vandeventer Avenue

X

X

Copperwood

X

X

Merwick Stanworth

X

X

AvalonBay Witherspoon Street

X

X

255 Nassau Corp./Carnevale

X

X

1

1
1

4

8

5

25

26

8

21

27

2

2
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SATISFACTION OF INCOME DISTRIBUTION

Princeton Maclean, LLC – 30 Maclean St

X

Family

Senior

Program

Rental

Income Level
Very
Low

X

Low

Moderate

1

1

Alternative Living Arrangements
CIFA II/SERV – former Township

X

2

24 North Harrison Street

X

4

76 ½ Linden Lane

X

3

Community Options

X

4

Youth Consultation Service

X

4

Municipally sponsored group homes

X

16

AvalonBay Thanet Road

X

15

Assisted Living
Acorn Glen

X

X

5

Inclusionary Rezoning
Terhune and Harrison

X

2

5

5

Princeton Shopping Center

X

6

17

21

X

1

2

3

194

289

353

AvalonBay Thanet Road

X

Total
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Very Low-Income Units
The Municipality has 504 affordable units proposed, approved, and constructed on or after July
17, 2008. This generates a very low-income obligation of 66 units (.13 x 504 = 65.52), including
the following:
VERY-LOW INCOME OBLIGATION CALCULATION
Project

Affordable Units

47 Spring Street

1

291-293 Nassau Street

1

253 Nassau Street

1

190-198 Witherspoon

2

12-14 Vandeventer

1

24 N. Harrison Street (Group Home)

4

246 John Street

1

41 Spring Street

2

Princeton Maclean, LLC - 30 Maclean Street

2

Community Options - 24 Dorann Avenue

4

Copperwood

12

Habitat for Humanity Lytle Street

2

Youth Consultation Service – 9 Hilltop Drive

4

255 Nassau Street

4

Merwick Stanworth / 100-104 Leigh Ave / 135 Bayard Ln

65

AvalonBay (Avalon Princeton)

56

RPM – 900 Herrontown Road (SAVE)

64

Princeton Community Village

25

Thanet Road Senior Project

80

Municipally Sponsored Group Homes

16

Terhune and Harrison

12
44

Princeton Shopping Center (Edens)
Thanet Road – Avalon Bay

21

Franklin Avenue and Maple Terrace

80
Total

504

13%

65.52
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As illustrated in the Income Distribution table, the Municipality has 176 very low-income units
that were or will be created after July 1, 2008, far exceeding its very low-income obligation of
66 units. Additionally, 63 of the Municipality’s very low-income units are family units, not
restricted to special needs or age-restricted households.

AFFORDABLE HOUSING ADMINISTRATION AND
AFFIRMATIVE MARKETING
Princeton will adopt an amended Affordable Housing Ordinance in accordance with COAH’s
substantive rules and UHAC. The Affordable Housing Ordinance includes the required
Municipality-wide mandatory set-aside ordinance (i.e. the amended affordable housing overlay
ordinance) and will govern the establishment of affordable units in the Municipality as well as
regulating the occupancy of such units (see Appendix 53). The Municipality’s Affordable
Housing Ordinance covers the phasing of affordable units, the low/moderate income split,
very-low income units, bedroom distribution, occupancy standards, affordability controls,
establishing rents and prices, affirmative marketing, income qualification, etc. One exception
to UHAC, pursuant to the 2008 amendments to the FHA, P.L. 2008, c. 46 (codified as N.J.S.A.
52:27D-329.1), municipalities must provide very low-income units equal to 13% of all affordable
units approved and constructed after July 1, 2008 at 30% of the regional median income
instead of the UHAC standard of 10% at 35% of the regional median income.
In addition, the Municipality’s Affirmative Marketing
Plan (see Appendix 57) will address the Settlement
Agreement provisions to add more community groups
for direct notification of affordable housing unit
availability. The additional community groups include:













Fair Share Housing Center;
New Jersey State Conference of the NAACP;
Trenton branch of the NAACP;
Greater Red Bank branch of the NAACP;
Asbury Park/Neptune branch of the NAACP;
Bayshore branch of the NAACP;
Greater Freehold branch of the NAACP;
Greater Long Branch chapter of the NAACP;
Shiloh Baptist Church;
Latino Action Network;
Supportive Housing Association; and
New Jersey Housing Resource Center.
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Affirmative Marketing
The Affirmative Marketing Plan is a
regional marketing strategy
designed to attract buyers and/or
renters of all majority and minority
groups…to housing units which are
being marketed by a developer or
sponsor of affordable housing. It is
a continuing program and covers
the period of deed restriction.

The Municipality has established the position of the Municipal Housing Liaison and has
appointed a staff member to the position. The Princeton Affordable Housing Department
administers the Municipality’s affordable for-sale units. Princeton Community Housing serves
as the Administrative Agent for the municipally-owned affordable rental units and for the
affordable units at Merwick Stanworth. Princeton Community Housing also administers the
units that they own, such as Princeton Community Village, Griggs Farm rental units, Elm
Court and Harriet Bryan. External administrative agents administer the affordable units at
Copperwood and AvalonBay Princeton. The affirmative marketing plans are designed to attract
buyers and/or renters of all majority and minority groups, regardless of race, creed, color,
national origin, ancestry, marital or familial status, gender, affectional or sexual orientation,
disability, age or number of children to the affordable units located in the Municipality.
Additionally, the affirmative marketing plan is intended to target those potentially eligible
persons who are least likely to apply for affordable units and who reside in the Municipality’s
housing region, Region 4, consisting of Monmouth, Mercer and Ocean counties.
The affirmative marketing plan includes regulations for qualification of income eligibility,
price and rent restrictions, bedroom distribution, affordability control periods, and unit
marketing in accordance to N.J.A.C. 5:80-26.1 et seq. All newly created affordable units will
comply with at least 30-year affordability control required by UHAC, N.J.A.C. 5:80-26.5 and
5:80-26.11. This plan must be adhered to by all private, non-profit, and municipal developers
of affordable housing units and must cover the period of deed restriction or affordability
controls on each affordable unit.

AFFORDABLE HOUSING TRUST FUND
The former Princeton Borough first established an
affordable housing trust fund in 1985. It was administered
by the mayor and council, and accepted voluntary
contributions from both the Borough and from private
entities. When the former Borough’s affordable housing
overlay ordinance was adopted in 1990, it allowed
developers to make payments into the trust fund in lieu of
constructing affordable units, and it required developers of
four or fewer units to make such payments. When the
former Borough passed its development fee ordinance in
1995, development fees were also deposited into the trust
fund. (The Municipality repealed the former Borough’s
original development fee ordinance in 2015, and extended
the former Township’s 2010 development fee ordinance to
the entire Municipality.)

Eligible Trust Fund Expenditures
“A municipality may use revenues
collected from the development
fees for any activity approved by
the Council (now the Court) for
addressing the municipal fair
share…Municipalities are
encouraged to use development
fee revenues to attract other
funds...”
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The former Princeton Township had an affordable housing trust fund as far back as 2007, and
adopted its development fee ordinance in 2010. As noted above, this ordinance was extended
to the entire Municipality in 2015. The ordinance authorizes the collection of residential
development fees equal to 1.5% of the equalized assessed value of new residential construction
and additions, and mandatory non-residential development fees equal to 2.5% of the equalized
assessed value of new non-residential construction and additions. The Municipality will update
its development fee ordinance again as part of this Housing Plan Element and Fair Share Plan
to eliminate references to COAH’s invalidated third round regulations, instead citing COAH’s
second round regulations and to provide references to the Superior Court’s jurisdiction instead
of COAH’s.
The Municipality designates all development fees as affordable housing trust funds. It
disburses those funds for rehabilitation and affordability assistance and for the purchase of
deed-restricted units, and it credits as affordable housing trust fund income any proceeds from
the sale of those units or repayment of rehabilitation or affordability assistance loans. It pays
the permissible 20% of development fees to cover administrative costs.
As noted above, the Princeton Affordable Housing Utility was established in 1989. It is funded
by income from affordable units owned by the Municipality, as well as an annual appropriation
from the Municipality, from which is responsible for operations, interest and debt retirement
and deferred charges and statutory expenditures of the Municipality’s affordable housing
programs. The Utility also serves as the account through which trust funds are disbursed, via
transfer from the Municipality’s developer escrow account.
As part of implementing this Plan, the Municipality will open a dedicated interest-bearing
account to house all trust funds, and will make all permissible trust fund expenditures directly
from this account.
A new spending plan has been prepared consistent with this Plan. The Spending Plan, which
discusses anticipated revenues, collection of revenues, and the use of revenues, was prepared
in accordance with COAH’s applicable substantive rules. All collected revenues will be placed
in the Municipality’s Affordable Housing Trust fund and will be dispensed for the use of
eligible affordable housing activities including, but not limited to:









Rehabilitation program;
New construction of affordable housing units and related development costs;
Extensions or improvements of roads and infrastructure directly serving affordable
housing development sites;
Acquisition and/or improvement of land to be used for affordable housing;
Purchase of affordable housing units for the purpose of maintaining or implementing
affordability controls,
Maintenance and repair of affordable housing units;
Repayment of municipal bonds issued to finance low- and moderate-income housing
activity;
Affordability assistance;
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Administrative expenses; and
Any other activity as specified in the approved spending plan.

The Municipality is required to fund eligible programs in its Court-approved Housing Plan
Element and Fair Share Plan, as well as provide statutorily required affordability assistance.
At least 30% of collected development fees, excluding expenditures made through June 2,
2008, when affordability assistance became a statutory requirement in the Fair Housing Act,
will be used to provide affordability assistance to very low-, low- and moderate-income
households in affordable units included in the Municipality’s Fair Share Plan. At least onethird of the affordability assistance must be expended on very low-income units. Additionally,
no more than 20% of the revenues collected from development fees each year may be expended
on administration, including, but not limited to, salaries and benefits for municipal employees
or consultant fees necessary to prepare or implement a rehabilitation program, a new
construction program, a Housing Plan Element and fair share plan, and/or an affirmative
marketing program.

COST GENERATION
The land use ordinances of both the former Princeton Borough and the former Princeton
Township, which still govern the Municipality’s development patterns, have been reviewed to
eliminate unnecessary cost generating standards. They provide for expediting the review of
development applications containing affordable housing. Such expediting measures may
consist of, but are not limited to, scheduling of pre-application conferences and special
monthly public hearings. Furthermore, development applications containing affordable
housing shall be reviewed for consistency with both land use ordinances, Residential Site
Improvement Standards (N.J.A.C. 5:21-1 et seq.), the Municipal Land Use Law (N.J.S.A. 40:55D40.1 through 40.7), and the mandate of the FHA regarding unnecessary cost generating
features. Princeton will comply with COAH’s requirements for unnecessary cost generating
requirements, N.J.A.C. 5:93-10.1(a), procedures for development applications containing
affordable housing, N.J.A.C. 5:93-10.1(b), and requirements for special studies and escrow
accounts where an application contains affordable housing, N.J.A.C. 5:93-10.3.

MONITORING/STATUS REPORTS
On the first anniversary of the entry of a final judgment of repose, and every anniversary
thereafter through July 1, 2025, the Municipality agrees to provide annual reporting of trust
fund activity to the New Jersey Department of Community Affairs (“NJDCA”), COAH, or New
Jersey Local Government Services (“NJLGS”), or other entity designated by the State of New
Jersey, with a copy provided to FSHC and posted on the municipal website, using forms
developed for this purpose by the NJDCA, COAH, or LGS.
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The reporting will include an accounting of all housing trust fund activity, including the source
and amount of funds collected and the amount and purpose for which any funds have been
expended.
In addition, on the first anniversary of the entry of a final judgment of repose, and every
anniversary thereafter through the end of the Settlement Agreement, the Municipality agrees
to provide annual reporting of the status of all affordable housing activity within the
municipality through posting on the municipal website with a copy of such posting provided
to FSHC, using forms previously developed for this purpose by COAH or any other forms
endorsed by the Special Master and FSHC.
The Fair Housing Act includes two provisions regarding action to be taken by the Municipality
during the 10-year period of protection acknowledged by the Settlement Agreement. The
Municipality agrees to comply with those provisions as follows:
a. For the midpoint realistic opportunity review due on July 1, 2020, as required pursuant
to N.J.S.A. 52:27D-313, the Municipality will post on its municipal website, with a copy
provided to FSHC, a status report as to its implementation of its Plan and an analysis of
whether any unbuilt sites or unfulfilled mechanisms continue to present a realistic
opportunity.
b. For the review of very-low income housing requirements required by N.J.S.A 52:27D329.1 within 30 days of the third anniversary of the entry of a final judgment of repose,
and every third year thereafter, the Princeton will post on its municipal website, with a
copy provided to FSHC, a status report as to its satisfaction of its very-low income
requirements, including the family very-low income requirements.

SUMMARY
The Municipality of Princeton has a Rehabilitation obligation of 80 units; a Prior Round
obligation of 641 units, which represents the combination of the former Princeton Township’s
Prior Round obligation of 330 units and the former Princeton Borough’s Prior Round
obligation of 311 units, reduced to a Prior Round RDP of 100 units and an unmet need of 223
units (later reduced to 311 units), to which any additional affordable units developed within the
bounds of the former Borough shall be applied; and a Third Round obligation of 753 units. In
order to satisfy its Rehabilitation obligation, the Municipality will reactivate its local
rehabilitation program, which will be available to both owner-occupied and renter-occupied
units. Pursuant to the 2019 Settlement Agreement with Fair Share Housing Center, the
Municipality has addressed its 641-unit Prior Round obligation with an RCA agreement, priorcycle age-restricted affordable units; family affordable for-sale and rental units; group home
bedrooms; 15 surplus units to be applied to the former Borough’s unmet need; and Prior
Round rental and substantial compliance bonuses. To further defray the former Borough’s
Prior Round unmet need, the Municipality will establish several affordable housing
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inclusionary overlay zones on specific groups of parcels in the former Borough. Princeton will
address its Third Round obligation with existing, approved or proposed group homes, family
and age-restricted affordable rental and for-sale units, inclusionary overlay zoning, and Third
Round rental bonuses.
The Municipality’s Prior Round compliance mechanisms include, from the former Township,
23 credits from an executed RCA with the City of Trenton; two group-home bedrooms (credit
is by the bedroom) at the CIFA facility; 70 family affordable rental units from Griggs Farm and
131 family affordable for-sale units from Griggs Farm, Washington Oaks and a unit at 7 Leigh
Avenue; and from the former Borough, 88 prior cycle age-restricted affordable rentals at Elm
Court and 12 family affordable for-sale units on several sites. In addition, 15 surplus units
generated from an overlay zone in the former Borough will go toward addressing the former
Borough’s Prior Round unmet need.
The Municipality’s Third Round obligation will be addressed through six affordable family forsale units on scattered sites; 311 family rental units at the Witherspoon I and Witherspoon II,
Copperwood, Merwick Stanworth, AvalonBay Witherspoon Street, Princeton Community
Village, Franklin Avenue/Maple Terrace, SAVE and AvalonBay Thanet Road sites as well as 19
family rental units on scattered sites; 147 age-restricted affordable rentals in Harriet Bryan
House and from AvalonBay’s Thanet Road Senior project; five Medicaid set-aside units at the
Acorn Glen assisted living facility; 46 existing and proposed group-home bedrooms (credit is
by the bedroom); and 56 family affordable units from inclusionary rezonings. In addition, the
Municipality is claiming 188 Third Round rental bonuses, the maximum permitted.
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PLAN
1. 2019 Settlement Agreement

25. Copperwood

2. 2020 Court Order Approving
Settlement Agreement

26. Elm Court

3. Planning Board Adoption Resolution
4. Governing Body Endorsement
Resolution
5. Rehabilitation Program
6. 7 Leigh Avenue
7. 12-14 Vandeventer Avenue
8. 24 North Harrison Street
9. 41 Spring Street
10. 47 Spring Street
11. 52 Leigh Avenue
12. 76 ½ Linden Inc. – Catholic Charities
13. 100-104 Leigh Avenue
14. 114 Leigh Avenue
15. 135 Bayard Lane
16. 159 John Street
17. 171 John Street
18. 190-198 Witherspoon Street
19. 246 John Street
20. 255 Nassau Corp. - Carnevale
21. Acorn Glen
22. AvalonBay – Witherspoon Street
23. CIFA II LLC/SERV
24. Community Options Group Home

27. Franklin Avenue and Maple Terrace
28. Griggs Farm PCH
29. Hamilton Avenue
30. Harriet Bryan House (Elm Court II)
31. John and Clay Streets
32. Lytle Street – Habitat for Humanity
33. MacClean Street
34. Merwick-Stanworth
35. Palmer Square Hulfish North
36. Princeton Community Village
37. Princeton International Properties
38. Princeton MacLean, LLC
39. Princeton Shopping Center – Edens
40. The Princewood
41. RCA – Trenton
42. RPM – 900 Herrontown Road – SAVE
43. Shirley Court – Mary Louise
Stephenson Burton
44. Terhune and Harrison Street
45. Thanet Circle – AvalonBay
46. Thanet Circle – 100% Senior Project
(PIRHL)
47. Washington Oaks – White Farm –
Calton Homes
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48. West Drive – Karin Court

55. Northern S-2 Overlay Ordinance

49. Witherspoon Phase I

56. Municipal Housing Liaison &
Administrative Agent Documentation

50. Witherspoon Phase II
51. Youth Consultation Services
52. Spending Plan
53. Affordable Housing Ordinance
54. Affordable Housing Overlay
Ordinances

57. Affirmative Marketing Plan
58. Affordability Assistance Program
Manuals
59. Utility Capacity-to-Serve Letters
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5. REHABILITATION PROGRAM

2. REHABILITATION

Trust Fund
Trust Fund

417 Brickhouse Road (Municipally owned, then sold to income qualified buyer)

218 Brickhouse Road (Municipally owned, Currently For Sale)

*7
*7

218 Brickhouse Road

434 Brickhouse Road

Program Administrator

Verification by Program Administrator that all households are income eligible, that appropriate
affordability controls are in place and that rental prices conform to COAH regulations.

Comments:

*7

417 Brickhouse Road

802

3304

9801

9801

9801

5408

1.0123 co31

01 15

3.434

3.218

3.417

40

115

Unit
Number

x

x

x

x

x

x

x

x

x

Owner

Renter

Sprinkler head replacement

Date

New refrigerator and new stove, dryer vent sweeping, sprinkler head replacement

New refrigerator and new stove, dryer vent sweeping, sprinkler head replacement

Replace central air

Trust Fund
*7

31 Billie Ellis Lane (Municipally owned, Currently for Sale)

63 David Brearly

Trust Fund

105 Hamilton Avenue (Municipally owned, then sold to income qualified buyer)

Trust Fund

municipal

429 Walnut Lane

Griffin

municipal

131 John Street

434 Brickhouse Road (Municipally owned, then sold to income qualified buyer)

802

municipal

29 Billie Ellis Lane
17.02

802
1.121

Lot
1.403

Block

4-1-10 to 5-29-20

Very Low

3

x

x

x

x

Low

4

5

7

8

9

10

11

In progress

04/13/17

10/30/18

04/27/17

04/24/17

08/05/19

08/31/18

07/14/14

$11,580.00

$24,290.00

$7,733.00

$4,455.00

$3,712.00

$14,513.00

$10,500.00

$6,495.00

$8,342.00

$0.00

$0.00

$0.00

$0.00

$0.00

$0.00

$0.00

$0.00

$0.00

2,3,11

2,3,14,11

2,11,14*7

11, 14,8,*7

3,4,*7

1,12

3

3

3, 8, *7

Code Official

Date

Y

Y

Y

Y

Y

Y

Y

Y

Y

N/A

N/A

N/A

N/A

N/A

2.29.16

1.22.16

12.05.15

12.12.14

N/A

N/A

N/A

N/A

N/A

10

10

10

10

Length of
Was unit below code Effective date of
Final Inspection Funds expended on
Funds recaptured Major system(s) repaired and raised to code? affordability controls
affordability
hard costs ($)
Date (mm/dd/yy)
(mm/dd/yy)
(Y/N)
controls (years)

Verification by Building Code Official that units were below code and raised to code per the
NJ State Housing Code or the Rehabiliation Subcode and that the work involved major systems.

x

x

x

x

x

Mod

Maureen Fullaway, Princeton Affordable Housing, 1 Monument Drive, Princeton, NJ 08541 mfullaway@princetonnj.gov 609-688-2029

80 units

Please list below all units rehabilitated towards the municipality's Third Round rehabilitation obligation.
2
Rehab program used
(e.g. county
Case Number
Street Address
(if applicable)
program, municipal
rental rehab)
63 David Brearly Court
municipal

Period of time covered (Only completed rehabs since either the adoption of the
Housing Element and Fair Share Plan or the previous annual report should be
included on this sheet):

Rehabilitation program administrator(s) with email, phone number, and address:
(if multiple rehab programs list administrator for each)

Total Third Round rehabiltation obligation

Municipality of Princeton

12

N/A

N/A

N/A

N/A

N/A

N

N

N

N

Affordability
control removed
(Y/N)
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Y

Y

Y

Y

Y

Y

Y

Y

Y

Creditworthy
(Y/N)

The Princeton Home Improvement Program
Operating Manual
Prepared by Maureen Fullaway
Princeton Affordable Housing Manager

This Program Helps Eligible Homeowners Go From
Before

To

July 2020

After

Operating Manual
The Princeton Home Improvement Program
Prepared by Maureen Fullaway
OPERATING MANUAL CHECKLIST
The Princeton Home Improvement Program Operating Manual must clearly describe the
procedures and policies for the following:
Eligible Participants
Categories of Participants –Owners/Renters
X
X
Income Limits (Appendix F)
X
Certification of Substandard – List Major Systems
Available Benefits
X
Program Financing – Owners/Renters
X
Program Affordability Controls
X
Program Affordability Controls – Owner-occupied - Lien
X
Program Affordability Controls – Renter-occupied – Deed restriction and lien
Eligible Property Improvements
X
Eligible property improvements - Sample related work
X
Ineligible property improvements
X
The Princeton Home Improvement Program Standard
Overview of Administrative Procedures
X
Income Eligibility and Program Certification – Documents to be submitted
Owners/Renters – period of eligibility
X
Housing Inspection/Substandard Certification
X
Ineligible Properties – The total debt must be less than the appraised price.
X
Work Write-up and Cost Estimate
X
Contractor Bidding Negotiations – Min 3 Bids
X
Contractor Signing/Pre-Construction Conference
X
Progress Inspections
X
Change Orders
X
Payment Schedule
X
Appeal Process – Property Improvements
X
Final Inspection
X
Recorded Mortgage, Mortgage Note, Deed Restriction for rental units
Income Eligibility Certification
X
Verification documentation required
X
Eligible Income/Ineligible Income
X
Appeal Process – Income Eligibility
Contractor Related Procedures
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X
X
X
X
X
X
X
X
X
X
X
X
X
X

X
X
X
X
X
X
X
X
X
X
X

Standards for contractor selection –Licenses, worker’s compensation, minimum
$1,000,000 minimum liability insurance
Contractor Requirements – Start date and signed agreement
Maintenance of Records
List documents to be filed
The Princeton Home Improvement Program Waiting List
Monitoring Information required
Program Marketing
Program Flyer Appendix
Rental Units
Include overview of local rental process
Affirmative Marketing
Modified Affirmative Marketing Plan included
How will re-rentals be marketed?
The Princeton Rehabilitation Administrative Agent to market re-rentals
Random Selection & Applicant Pool
Verification before lottery process
Pool of applicants will be not be randomized each time a unit is available
Matching Households to Available Units
All rental applicants must be low income and matched with appropriate number of
bedrooms per COURT guidelines.
Household Certification
Standards for reviewing applicant household eligibility and certifying applicant
households
Verification documentation required
Eligible Income/Ineligible Income
Maximum Monthly Payment
Basis for Dismissing Applications
Appeals – Income Eligibility
Determining Affordable Rents
Determining Initial Rents
Determining Rent Increases
Maintenance of Records for Rental Program
List documents to be filed
Monitoring information required
Appendices
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Appendix
A.
B.
C.
D.
E.
F.

Model Documents for Single Family Owner-Occupied Units
Model Documents for Two-Family Rental Units (where the owner must occupy one
of the units)
Model Flyer
Application for The Princeton Home Improvement Program Assistance
Program Description for Single Family Owner-Occupied Units
Income Limits
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INTRODUCTION
This Operating Manual has been prepared to assist in the administration of Princeton’s Home
Improvement Program. It will serve as a guide to the program staff and applicants. This manual
describes the basic content and operation of the program, examines program purposes and provides
the guidelines for implementing the program. It has been prepared with a flexible format allowing
for periodic updates of its sections, when required, due to revisions in regulations and/or
procedures. This manual explains the steps in the Princeton Home Improvement Program process.
It describes the eligibility requirements for participation in the program, program criteria, funding
terms and conditions, cost estimating, contract payments, record keeping and overall program
administration.
The following represents the procedures developed to offer an applicant the opportunity to apply
to the program.
A. Fair Housing and Equal Housing Opportunities
It is unlawful to discriminate against any person making application to participate in
The Princeton Home Improvement Program or rent a unit with regard to race, creed,
color, national origin, ancestry, age, marital status, affectional or sexual orientation,
familial status, disability, nationality, sex, gender identity or expression or source of
lawful income used for mortgage or rental payments.
For more information on discrimination or if anyone feels they are a victim of discrimination,
please contact the New Jersey Division on Civil Rights at 1-866-405-3050 or
http://www.state.nj.us/lps/dcr/index.html.
SECTION I. ELIGIBLE PARTICIPANTS
A. Categories of Participants
Owner-occupied single-family homes, condominiums, and duplexes where the owner occupies
one unit and rents out the other, are eligible to receive funding from the Princeton Home
Improvement Program. In order to assist the rental unit, the renters must income-qualify as low or
moderate income. The program is open to both owner-occupied and rental units so long as the
occupants income-qualify as a very-low, low or moderate income household. In the case of owneroccupied units, the unit to be improved must be the owner’s principal place of residence and the
owner must not own any other real estate. The program is open only to homes where a housing
inspector has determined code violations or other substandard conditions. Rents must be affordable
to low- or moderate-income households.

B. Income Limits for Participation
The occupants of the units must have incomes that fall within the income guidelines established
for Princeton by the Administrative Agent utilizing the most recently published regional weighted
5

average of the uncapped Section 8 income limits published by HUD and the calculation procedures
as approved by the Court. These limits are revised periodically can be found in Appendix G.
The program will strive to provide that low-income households occupy at least 50 percent of the
units rehabilitated.
C. Program Area
This is a municipal-wide program. The property to be improved must be located in Princeton.
D. Certification of Substandard
The purpose of the program is to bring substandard housing up to code. Substandard units are those
units requiring repair or replacement of at least one major system. A major system is any one of
the following:
1.
2.
3.
4.
5.
6.
7.
8.

Roof
Plumbing (including wells)
HVAC
Electrical
Sanitary plumbing (including septic systems)
Load bearing structural systems
Lead paint abatement
Weatherization (building insulation for attic, exterior walls and crawl space, siding to
improve energy efficiency, replacement storm windows and storm doors and
replacement windows and doors)
9. Disabled accessibility improvements
Code violations will be determined by an onsite inspection.
SECTION II. AVAILABLE BENEFITS
A. Program Financing
Up to $20,000 per unit may be available for improvements to eligible owner-occupied and renteroccupied units. An average of $10,000 per unit on hard costs for major system repairs is required
for Princeton to receive credit for the rehabilitation unit.
B. Owner-occupied Affordability Controls
The Princeton Home Improvement Program is designed as a forgivable loan program. Any homeowner
who participates in the program will be required to execute a Mortgage and Mortgage Note which will place
a conditional lien on the home for ten years. The lien will be held by Princeton. If the owner remains in the
home for 10 (ten) years, the loan is forgiven and the lien is removed from the property. If the title is
transferred before then, repayment of the loan will be pro-rated depending on the number of years the loan
has been in use. The table below describes the terms of repayment:
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Repayment Amounts Owed If Loan Is Terminated

Years Loan Was Active
1 year:
2 years:
3 years:
4years:
5 years:
6 years
7 years
8 years
9 years
10 years

Percentage Owed
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

Should the owner pass away or decide to sell the property or transfer title before the terms of the lien have
expired, the heirs, executors, or representatives must notify Princeton. The heirs would be obligated to repay
the loan based on the prorated schedule. The only exception is if the beneficiary inherits the home and
meets the required income-eligibility guidelines and resides in the unit. In this case the loan would
remain forgiven.

C. Renter-occupied Affordability Controls
For rental units, the controls on affordability shall be in the form of a 10-year deed restriction
and will also include a 10-year lien. If a unit is vacant upon initial rental subsequent to The
Princeton Home Improvement Program, or if a renter-occupied unit is re-rented prior to the end
of controls on affordability, the deed restriction shall require the unit to be rented to a low income households at an affordable price and affirmatively marketed to the Ocean, Monmouth
and Mercer region. Rents in rehabilitated units may increase annually based on the standard set
forth in Municipality’s Affordable Housing Ordinance, Section 10B-340.
Both the renters and the rents must be approved by Princeton.
Repayment Amounts Owed If Loan Is Terminated

Years Loan Was Active
1 year:
2 years:
3 years:
4years:
5 years:
6 years
7 years
8 years
9 years

Percentage Owed
90%
80%
70%
60%
50%
40%
30%
20%
10%
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10 years

0%

Should the owner pass away or decide to sell the property or transfer title before the terms of the lien have
expired, the heirs, executors, or representatives must notify Princeton. The heirs would be obligated to repay
the loan based on the prorated schedule above. In this case, loan repayment must occur, with no interest,
upon a transfer of title. The only exception is if a beneficiary inherits the home and meets the required
income-eligibility guidelines and resides in the owner-occupied unit. In this case, the loan would
remain forgiven.

D. Loan Subordination The municipality may agree to the subordination of a loan if the
mortgage company supplies an appraisal showing that the new loan plus the balance on the old
loan does not exceed 95% of the appraised value of the unit.

SECTION III. ELIGIBLE PROPERTY IMPROVEMENTS
A. Eligible Improvements
Princeton Home Improvement Program funds may be used only for repairs or system replacements
necessary to bring a substandard unit into compliance with municipal health, safety and building
codes, or to increase weatherization efficiency.
At least one major system must be replaced or included in the repairs, which include one of the
following:










Roof
Plumbing (including wells)
HVAC
Electrical
Sanitary plumbing (including septic systems)
Load bearing structural systems
Lead paint abatement
Weatherization (building insulation for attic, exterior walls and crawl space, siding to
improve energy efficiency, replacement storm windows and storm doors and
replacement windows and doors)
Disabled accessibility improvements

The related work may include, but not be limited to the following:





Interior trim work,
Interior and/or exterior doors, including storm doors
Interior and/or exterior hardware
Interior stair repair
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Exterior step repair or replacement
Porch repair
Wall surface repair
Painting
Exterior rain carrying system repair or replacement

B. Ineligible Improvements
Work not eligible for program funding includes but is not limited to luxury improvements
(improvements which are strictly cosmetic), additions, conversions (basement, garage, porch, attic,
etc.), repairs to structures separate from the living units (detached garage, shed, barn, etc.),
furnishings, pools and landscaping. If determined unsafe, stoves, refrigerators or dishwashers may
be replaced. The replacement or repair of other appliances is prohibited.

C. The Princeton Home Improvement Program Standards
Housing deficiencies shall be corrected and the unit shall comply with the New Jersey State
Housing Code, N.J.A.C. 5:28. For construction projects that require the issuance of a construction
permit pursuant to the Uniform Construction Code, the unit must also comply with the
requirements N.J.A.C. 5:23-6. In these instances, the more restrictive requirements of the New
Jersey State Housing Code or the Uniform Construction Code shall apply. For projects that require
construction permits, the rehabilitated unit shall be considered complete at the date of final
approval pursuant to the Uniform Construction Code.
D. Certification of Standard
All code deficiencies noted in the inspection report must be corrected and rehabilitated units must
be in compliance with the standards described in sub-section C above upon issuance of a certificate
of completion or occupancy. The inspector must certify any structure repaired in whole or in part
with Princeton Home Improvement Program funds to be free of any code violations.
SECTION IV. OVERVIEW OF ADMINISTRATIVE PROCEDURES
A. Application
Property owners interested in participating in The Princeton Home Improvement Program may
call:
Maureen Fullaway
The Princeton Affordable Housing Office
609-688-2029
The program staff will review a preliminary phone application. If an owner-occupant appears to
be income eligible, a formal application requiring written documentation, will be mailed to the
applicant. The applicant will be given three weeks to send in all required documentation. If an
application is incomplete, the program staff will work with the applicant to help complete the
application.
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Applicants for rehabilitation of rental units must provide information on the tenant household,
including the rent paid. The program staff will send applications to the owner and the tenant to
provide evidence of income eligibility of the occupants of the units. If the rental unit is unoccupied
at the time of rehabilitation, the rehabilitated rental unit must be affirmatively marketed to the
Ocean, Monmouth and Mercer County areas for re-rental.

B. Processing of Applications
Names for the waiting list will be accepted on an ongoing basis. Verbal information will be
obtained to pre-qualify applicants. Owners will be served on a first come first serve basis.

C. Income Eligibility and Program Certification
For the households seeking a determination of income eligibility, both owner-occupants and
renter-occupants, all wage earners 18 years of age or older in the household must submit
appropriate documentation to document the household income, as further described below.
Property owners of both owner-occupied and renter-occupied units must submit the following
documentation:




Copy of the deed to the property.
Proof that property taxes are current.
Proof of property insurance, including liability, fire and flood insurance where
necessary.

If after review of the income documentation submitted an applicant is determined to be ineligible,
the applicant will receive a letter delineating the reasons for the determination of ineligibility. An
applicant may be determined ineligible if the applicant’s or each tenant’s income exceeds
affordable income limits.
Upon confirmation of income eligibility of the applicant or the applicant’s tenants, the program
staff will schedule a housing inspection. Income eligibility will remain valid for six months. If the
applicant has not signed a contract for The Princeton Home Improvement Program within six
months of the date of the letter of certifying eligibility, the applicant will be required to update
his/her file.
D. Housing Inspection/Substandard Certification
Once determined eligible, the program staff will arrange for a qualified inspector to inspect the
entire residential property.
The inspector will inspect the house, take photographs, and certify that at least one major system
is substandard. All required repairs will be identified.
E. Ineligible Properties
10

If after review of the property, the program staff will send a letter delineating the reasons for the
determination of ineligibility. An applicant’s property may be determined ineligible for any one
of the following reasons:






Property does not need sufficient repairs to meet eligibility requirements.
Real estate taxes and/or mortgage are in arrears.
Property is listed for sale.
Property is in foreclosure.
Total debt on the property will exceed the value of the property.

F. Cost Estimate
The program staff will prepare a Work Write-up and Cost Estimate. This estimate will include a
breakdown of each major work item by category. It will contain information as to the scope and
specifics on the materials to be used. A Cost Estimate will be computed and included within the
program documentation. The program staff will review the Work Write-up with the property
owner and obtain written approval.
Only required repairs to units occupied by income eligible households will be funded through The
Princeton Home Improvement Program. If the property owner desires work on a non-eligible rental
unit in a multi-unit building or improvements not covered by the program, such work may be added
to the work write-up if the property owner provides funds to be deposited in the municipality’s
Housing Trust Fund prior to the commencement of the home improvements. Such deposited
funds not expended at the time of the issuance of a certificate of completion/occupancy will be
returned to the property owner.
G. Contractor Bidding
After the unit and the unit occupant have been certified as eligible, the program staff will advertise
the project through a legal advertisement. The staff will send bid packages to interested contractors.
The project will be scheduled for a bid opening. The program staff will then review these bids.
The lowest responsible bidding general contractor shall then be selected.
H. Contract Signing/Pre-Construction Conference
Program staff will review the bids with the property owner. The program staff will conduct a loan
closing. Documents to be executed include among others: Contractors Agreement(s), Mortgage
and Mortgage Note. Rental properties will include a deed restriction. The property owner, program
staff representative, and contractor will execute the appropriate documents and copies will be
provided as appropriate. A staff member will outline project procedures to which property owner
must adhere. A Proceed to Work Order, guaranteeing that the work will commence within thirty
(30) calendar days of the date of the contract signing and be totally completed within ninety (90)
days from the start of work, will be issued to each contractor.

11

I. Progress Inspections
The program staff will make periodic inspections to monitor the progress of property
improvements. This is necessary to ensure that the ongoing improvements are in accordance with
the scope of work outlined in the work write-up. It is the contractor’s responsibility to notify the
Building Inspector before closing up walls on plumbing and electrical improvements. Any work
item requiring a municipal permit must be inspected by the municipal construction official. The
item must pass inspection before a payment will be issued.
J. Change Orders
If it becomes apparent during the course of construction that additional repairs are necessary or the
described repair needs to be amended, the program staff will have the qualified professional(s)
inspect the areas in need of repair and prepare a change order describing the work to be done. The
applicant and the contractor will review the change order with the program staff and agree on a
price. Once all parties approve of the change order and agree on the price, they will sign documents
amending the contract agreement to include the change order. Additionally, if the applicant is not
funding the additional cost, new financing documents will be executed reflecting the increase.
K. Payment Schedule
The contract will permit a maximum of three progress payments. First payment is made when the
project is one-third completed. Second payment is made when the project is one-half completed.
Final payment will be made upon completion.
The contractor will submit a payment request. The applicant will sign a payment approval if both
the applicant and housing/building inspector are satisfied with the work performed. The
municipality will then release the payment.
Final payment will be released once all final inspections are made and a Certificate of Approval is
issued.
L. Appeal Process
If an applicant does not approve a payment that the housing/building inspector has approved, the
disputed payment will be appealed to the municipality’s program liaison for a hearing. The
municipality’s program liaison will decide if the payment shall be released to the contractor or the
contractor must complete additional work or correct work completed before the release of the
payment. The municipality’s program liaison decision will be binding on both the applicant and
the contractor
M. Final Inspection
Upon notification by the contractor that all work is complete and where required a Certificate of
Approval has been issued, a final inspection shall be conducted. The program staff (or a
representative) and the property owner, shall be present at the final inspection. If required a punch
list will be prepared and forwarded to the contractor for completion.
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N. Record Deed Restriction and Mortgage Documentation
Princeton will file the executed Mortgage with the County Clerk. If the property is a rental
property, a deed restriction will also be recorded.
O. File Closing
After the final payment is made, the applicant’s file will be closed by the program staff.
SECTION V. PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION
A. Complete a Household Eligibility Determination Form
The program staff shall require each member of an applicant household who is 18 years of age or
older to provide documentation to verify their income, pursuant to the Uniform Housing
Affordability Controls at N.J.A.C. 5:80-16.1 et seq. (except for the asset test).1 Income verification
documentation should include, but is not limited to the following for each and every member of a
household who is 18 years of age or older:


Four current consecutive pay stubs [including both the check and the stub], including
bonuses, overtime or tips, or a letter from the employer stating the present annual income
figure or if self-employed, a current Certified Profit & Loss Statement and Balance Sheet.



Copies of most recent Federal and State income tax returns. A Form 1040 Tax Summary
can be requested from the local Internal Revenue Service Center or by calling 1-800-8291040.



A letter or appropriate reporting form verifying monthly benefits such as
o Social Security or SSI – Current award letter or computer printout letter
o Unemployment – verification of Unemployment Benefits
o Welfare -TANF2 current award letter
o Disability - Worker’s compensation letter or direct deposit.
o Pension income (monthly or annually) – a pension letter or end of year statement.

Asset Test – N.J.A.C. 5:80-26.16(b)3 which provides that if an applicant household owns a primary residence with no mortgage on
the property valued at or above the regional asset limit as published annually by the Court, a certificate of eligibility shall be denied by
the administrative agent, unless the applicant’s existing monthly housing costs exceed 38 percent of the household’s eligible monthly
income.
1

2

TANF – Temporary Assistance for Needy Families
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A letter or appropriate reporting form verifying any other sources of income claimed by
the applicant, such as alimony or child support (copy of Court order or original Court award
letter). If the owner can show proof that child support or alimony is not being paid
regularly, the unpaid income will not be counted.



Current reports of savings and checking accounts (bank statements and passbooks) and
income reports from banks or other financial institutions holding or managing trust funds,
money market accounts, certificates of deposit, or stocks or bonds (in brokerage accounts,
the most recent statements, and/or in certificate form, a photocopy of certificates).



Evidence or reports of income from directly held assets, such as real estate or businesses.



Interest in a corporation or partnership – Federal tax returns for each of the preceding three
tax years.



Current reports of assets – Market Value Appraisal or Realtor Comparative Market
Analysis and bank/mortgage company statement indicating current mortgage balance. For
rental property, attach copies of all leases.

The following is a list of various types of wages, payments, rebates and credits. Those that are
considered as part of the household’s income are listed under Income. Those that are not
considered as part of the household’s income are listed under Not Income.
Income
1. Wages, salaries, tips, commissions
2. Verified regular alimony
3. Regularly scheduled overtime
4. Pensions
5. Social security
6. Unemployment compensation (verify the remaining number of weeks they are eligible to receive)
7. TANF
8. Verified regular child support
9. Disability
10. Net income from business or real estate
11. Interest income from assets such as savings, certificates of deposit, money market accounts, mutual
funds, stocks, bonds
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12. Imputed interest (using a current average annual rate of .06 percent) from non-income producing
assets, such as equity in real estate. Rent from real estate is considered income, after deduction of
any mortgage payments, real estate taxes, property owner’s insurance.
13. Rent from real estate is considered income
14. Any other forms of regular income reported to the Internal Revenue Service

Not Income
1. Rebates or credits received under low-income energy assistance programs
2. Food stamps
3. Payments received for foster care or adoption of special needs children
4. Relocation assistance benefits
5. Income of live-in attendants
6. Scholarships
7. Student loans
8. Personal property such as automobiles
9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance settlements
10. Part-time income of dependents enrolled as full-time students
11. Court ordered payments for alimony or child support paid to another household shall be deducted
from gross annual income

To calculate income, the current gross income of the applicant is used to project that income over
the next 12 months.
Student Income
Only full-time income of full-time students is included in the income calculation. A full-time
student is a member of the household reported to the IRS as a dependent who is enrolled in a
degree seeking program for 12 or more credit hours per semester; and part-time income is income
earned on less than a 35-hour workweek.
Income from Real Estate
If real estate owned by an applicant for affordable housing is a rental property, the rent is
considered income. After deduction of any mortgage payments, real estate taxes, property owner
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insurance and reasonable property management expenses as reported to the Internal Revenue
Service, the remaining amount shall be counted as income.

B. Records Documenting Household Composition and Circumstances
The following are various records for documenting household information:


Social Security records or cards. Either individual Social Security card or letter from Social
Security Administration



Adoption papers, or legal documents showing adoption in process



Income tax return



Birth Certificate or Passport



Alien Registration Card

C. Certify the income eligibility of low- and moderate-income households by completing the
application form. Keep the original in the project files. Appeals on income eligibility can be made
to The Princeton Rehabilitation Administrative Agent.

SECTION VI. CONTRACTOR RELATED PROCEDURES
A. Contractor Selection
The Contractor shall carry, or require that there be carried, full and complete Worker's
Compensation Insurance for all of his or her employees and those of his or her subcontractors
engaged in work on the contract premises in accordance with all local, state and federal laws
governing same. This insurance shall include Comprehensive Liability Insurance protection with
a limit of liability not less than $1,000,000 per occurrence for bodily injury and $1,000,000 per
occurrence for property damage, $2,000,000 aggregate limit. Comprehensive general liability
insurance for the benefit of the Contractor and any subcontractors shall be written as broad as the
standard coverage form currently in use in this State, which shall not be circumscribed by any
endorsement limiting the breadth of coverage. The policy shall include an endorsement of
contractual liability insurance, an endorsement for completed operations insurance, and an
endorsement eliminating the explosion, collapse and underground exclusion. Contractor shall also
maintain comprehensive automobile liability coverage covering owned, non-owned, and hired
vehicles, and the limits of liability shall not be less than $500,000 combined single limit.
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Only licensed tradesmen will be permitted to perform specialty work such as plumbing, heating
and electrical. Contractors and sub-contractors must submit their Business Registration
Certificates.

B. Contractor Proposals
The approved work write-up will be submitted to the interested contractors by the program staff.
Contractors must visit the property and submit bids as specified in a legal notice published by
Princeton. The contract will be awarded to the lowest bidder3, provided that the housing/building
inspector or the professional who drafted the work write-up certify that the work can be completed
at the price bid and that the bid is reasonably close to the cost estimate. Bids should fall within
15% percent of the cost estimate, however, bidding 15% under or over the estimate will not lead
to automatic rejection of a bid.
C. Contractor Requirements
As part of the bid submission, the contractor shall submit all required insurance certification to
the program staff. The contract must be signed by both the contractor and homeowner.
SECTION VII. MAINTENANCE OF RECORDS
A. Files To Be Maintained on Every Applicant
The program staff will maintain files on every applicant. All files will contain a preliminary
application. If an applicant’s preliminary application is approved, and the applicant files a formal
application, the file will contain at a minimum:





Application Form
Tenant Information Form (Rental Units Only)
Income Verification
Letter of Determination of Ineligibility, if applicable

B. Files of applicants approved for the program will also contain the following additional
documentation:






Housing Inspection Report
Proof of Homeowners Insurance
Copy of Deed to Property
Proof that property taxes are paid up to date
Proof that mortgage payment is current

If the property owner wishes to use a contractor other than the lowest responsible bidder, the property owner shall pay the difference
between the lowest bid price and the bid price of the selected contractor.
3
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C. For properties determined eligible for the program where the applicants choose to
continue in the program, the files shall contain the following:












Work Write-Up/Cost Estimate
Copies of Bids
Applicant/Contractor Contract Agreement
Recorded Mortgage/Lien Documents
Copies of All Required Permits
Progress Payment Inspection Reports
Progress Payment Vouchers
Change Orders (If needed)
Final Inspection Report
Certification of Approval
Product Warranties

Individual files will be maintained throughout the process and submitted to the municipality.
The Princeton Home Improvement Program Waiting List
The Princeton Home Improvement Program waiting list will be maintained by the Rehabilitation
Administrative Agent that depicts the status of all applications in progress.
A. Monitoring
For each unit the following information must be retained to be reported annually:















Street Address
Block/Lot/Unit Number
Owner/Renter
Income: Very Low/Low/Mod
Final Inspection Date
Funds expended on Hard Costs
Development Fees expended
Funds Recaptured
Major Systems Repaired
Unit Below Code & Raised to Code
Effective date of affordability controls
Length of Affordability Controls (yrs)
Date Affordability Controls removed
Reason for removal of Affordability Controls

SECTION VIII. PROGRAM MARKETING
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Program flyers will be available at the municipal building, library, and senior center and on the
municipal website. If such advertisement does not produce enough applicants, flyers will be sent
out by the municipality in tax bills.
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RENTAL PROCEDURES
RENTAL PROCEDURES REHABILITATED UNITS
Rental units are subject to the Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 580:26.1 et. seq. once the rental units are rehabilitated.
A. Fair Housing and Equal Housing Opportunities
It is unlawful to discriminate against any person making application to participate in
The Princeton Home Improvement Program or rent a unit with regard to race, creed,
color, national origin, ancestry, age, marital status, affectional or sexual orientation,
familial status, disability, nationality, sex, gender identity or expression or source of
lawful income used for mortgage or rental payments.
For more information on discrimination or if anyone feels they are a victim of discrimination,
please contact the New Jersey Division on Civil Rights at 1-866-405-3050 or
http://www.state.nj.us/lps/dcr/index.html.
B. Overview of the Affordable Housing Administration Process for Rental Units
 The Princeton Rehabilitation Administrative Agent will income qualify current residents
of rental units where the owner seeks Princeton Home Improvement Program assistance.
 The Princeton Rehabilitation Administrative Agent serves as an initial point of contact for
unsolicited calls to the municipality about affordable housing.
 The Princeton Rehabilitation Administrative Agent oversees the municipality’s
Affirmative Marketing Plan.
 The Princeton Rehabilitation Administrative Agent serves as the initial point of contact
for all inquiries generated by the affirmative marketing efforts and pre-qualifies all
interested callers unless the rental unit has been rehabilitated and is vacant.
 The Princeton Rehabilitation Administrative Agent will accept returned applications for a
30-day period of time for the vacant rehabilitated units.
 The Princeton Rehabilitation Administrative Agent will pre-qualify applicants in the
applicant pool for the rehabilitated rental unit for income eligibility and send either a
rejection letter to those over income or a preliminary approval letter to those who appear
income-eligible.
 When a unit becomes available, The Princeton Rehabilitation Administrative Agent will
proceed with the income qualification process.
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 The Princeton Rehabilitation Administrative Agent must notify applicant households in
writing of certification or denial within 20 days of the determination.
 Once certified, households are further screened to match household size to bedroom size.
 Certified households that are approved for a rehabilitated rental affordable housing unit
will sign Appendix K and any other applicable documents, which are held in the applicant
file. Applicants then make an appointment with the owner. Applicant households seeking
rental units proceed with a credit check, which is generally conducted by the landlord. If
there are multiple eligible applicants for the rental unit, the landlord will select the renter.
If approved, the applicant will sign the lease, pay the first month’s rent and the security
deposit and receive the keys.
 The certified household moves in to the affordable rental unit.
C. Roles and Responsibilities
Responsibilities of the Princeton Rehabilitation Administrative Agent
The Princeton Rehabilitation Administrative Agent is responsible for coordinating all the activities
of the Home Improvement Program for the municipal government affordable housing, in
conjunction with the Municipal Attorney (see the section Responsibilities of the Municipal
Attorney). The primary purpose of The Princeton Rehabilitation Administrative Agent is to
ensure that all affordable housing projects are established and administered according to the
Regulations as outlined in the Operating Manual. The duties of the Affordable Home Improvement
Administrative Agent include the following:
Serve as the municipality’s primary point of contact for all inquiries regarding the Home
Improvement program.
Compile, verify and submit annual reporting. The Princeton Rehabilitation Administrative
Agent is responsible for collecting much of the data that is ultimately included in an annual
monitoring report. However, it is the Princeton Rehabilitation Administrative Agent responsibility
to collect and verify this data and consolidate it into the annual report. Any requests for additional
information or corrections will be directed to the Princeton Administrator.
Create and adhere to an Operating Manual. The Princeton Rehabilitation Administrative Agent
is required to follow the policies and procedures of the Operating Manual, as applicable to the
scope of services they have been contracted to perform.
Accept applications from interested households. In response to marketing initiatives, interested
households will contact The Princeton Rehabilitation Administrative Agent who will supply
applicants with applications, provide additional information on available units and accept
completed applications.
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Conduct random selection of applicants for rental of restricted units. The Princeton
Rehabilitation Administrative Agent is responsible for conducting the random selection in
accordance with the Affirmative Marketing Plan and any related local ordinances, and as described
in the Operating Manual. However, the landlord has the final say as to who rents the rehabilitated
unit.
Create and maintain a pool of applicant households. This includes reaching out to households
in the applicant pool to determine continued interest and/or changes in household size and income.
Determine eligibility of households. The task of collecting application materials and
documentation from applicant households and analyzing it for eligibility is the responsibility of
The Princeton Rehabilitation Administrative Agent. A written determination on a household’s
eligibility must be provided within twenty (20) days of the determination of non-eligibility.
Whether or not the household is determined to be eligible for a unit, it is The Princeton
Rehabilitation Administrative Agent’s responsibility to secure all information provided by the
household in individual files and to maintain strict confidentiality of all information regarding that
household. The Princeton Rehabilitation Administrative Agent is required to ensure that all
certified applicants execute a certificate acknowledging the rights and requirements of renting an
affordable unit, in the form of Appendix K of UHAC.
Establish and maintain effective communication with property landlords. Landlords of
rehabilitated restricted units should be instructed and regularly reminded that The Princeton
Rehabilitation Administrative Agent is their primary point of contact.
Landlords should be instructed to immediately contact The Princeton Rehabilitation
Administrative Agent
 Immediately upon learning that an affordable rental unit will be vacated.


For review and approval of annual rental increases.

Provide annual notification of maximum rents. Each year when very-low-, low- and moderateincome limits are adopted, rental households must be notified of the new maximum rent that may
be charged for their unit. The Princeton Rehabilitation Administrative Agent’s contact information
must be included on such notification in case the tenant is being overcharged.
Serve as the custodian of all legal documents. The Princeton Rehabilitation Administrative
Agent is responsible for maintaining originals of all legal instruments for the units in their
portfolio. Throughout the duration of a control period, The Princeton Rehabilitation
Administrative Agent must maintain a file containing its affordability control documents. This
includes, but is not limited to, the recorded Deed Restrictions, Deeds, Repayment Mortgages,
Repayment Mortgage Notes, Leases and Appendix K from UHAC. See Appendix
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Responsibilities of the Municipal Attorney
The Municipal Attorney assists the municipality with developing, administrating, and enforcing
affordability controls, including but not limited to:



Providing all reasonable and necessary assistance in support of The Princeton
Rehabilitation Administrative Agent efforts to ensure compliance with the housing
affordability controls.
Approve of legal documents in Operating Manual.

Responsibilities of Owners of Rental Units
Open and direct communication between the Owners of rental units, The Princeton Rehabilitation
Administrative Agent is essential to ongoing administration of affordability controls. Although the
Princeton Rehabilitation Administrative Agent is required to serve as the primary point of
contact with households, the Owner must provide Princeton with information on vacancies.
Owners of rental units are also responsible for working with The Princeton Rehabilitation
Administrative Agent to ensure that the Princeton Administrator has all necessary information to
complete the annual reporting.
Responsibilities of Landlords and Property Affordable Housing Managers
Landlords must place a notice in all rental properties annually informing residents of the rent
increase for the year and the contact information for The Princeton Rehabilitation
Administrative Agent.
D. Affirmative Marketing
Overview of the Requirements of an Affirmative Marketing Plan
All affordable units are required to be affirmatively marketed using the affirmative marketing plan
as adopted by the Municipal Council. An Affirmative Marketing Plan is a regional marketing
strategy designed to attract households of all majority and minority groups, regardless of race,
creed, color, national origin, ancestry, marital or familial status, gender, affectional or sexual
orientation, disability, age, or number of children to housing units which are being marketed by
The Princeton Rehabilitation Administrative Agent or a developer, sponsor, owner or property
Affordable Housing Manager of affordable housing. The primary objectives of an Affirmative
Marketing Plan are to target households who are least likely to apply for affordable housing, and
to target households throughout the entire housing region in which the units are located.
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Implementation of the Affirmative Marketing Plan
The affirmative marketing process for affordable units shall begin at least four months prior to
expected occupancy. In implementing the marketing program, The Princeton Rehabilitation
Administrative Agent shall undertake all of the strategies outlined in Princeton’s Affirmative
Marketing Plan. Advertising and outreach shall take place during the first week of the marketing
program and each month thereafter until all the units have been rented. Applications for affordable
housing shall be available in several locations in accordance with the Affirmative Marketing Plan.
The time period when applications will be accepted will be posted with the applications.
Applications shall be mailed to prospective applicants upon request.
An applicant pool will be maintained by The Princeton Rehabilitation Administrative Agent
for re-rentals.

When a re-rental affordable unit becomes available The Princeton Rehabilitation
Administrative Agent applicants will be selected from the applicant pool and, if necessary, the
unit will be affirmatively marketed as described above.
The selection of applicants from the applicant pool is described in more detail in this manual under
the section Random Selection & Applicant Pool(s).

B. Randomization after Certification
Random selection is conducted when a unit is available, and only certified households seeking the
type and bedroom size of the available unit are placed in the lottery. The process for random
selection is identified in the Municipal Council approved Affirmative Marketing Plan.

F. Matching Households To Available Units
In referring certified households to specific restricted units, to the extent feasible, and without
causing an undue delay in occupying the unit, the Administrative Agent shall strive to implement
the following policies:


Provide an occupant for each unit bedroom;



Provide children of different sex with separate bedrooms;



Prevent more than two persons from occupying a single bedroom;



Require that all the bedrooms be used as bedrooms; and



Require that a couple requesting a two-bedroom unit provide a doctor’s note justifying
such request.
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The Princeton Rehabilitation Administrative Agent cannot require an applicant household to
take an affordable unit with a greater number of bedrooms, as long as overcrowding is not a factor.
A household can be eligible for more than one unit category, and should be placed in the applicant
pool for all categories for which it is eligible.

F. Maximum Monthly Payments
The percentage of funds that a household can contribute toward housing expenses is limited.
However, an applicant may qualify for an exception based on the household’s current housing cost
(see below). The Princeton Rehabilitation Administrative Agent will strive to place an
applicant in a unit with a monthly housing cost equal to or less than the applicant’s current housing
cost.
UHAC states that a certified household is not permitted to lease a restricted rental unit that would
require more than 35 percent of the verified household income (40 percent for age-restricted units)
to pay rent and utilities. However, at the discretion of The Princeton Rehabilitation
Administrative Agent, this limit may be exceeded if:


The household currently pays more than 35 percent (40 percent for households eligible for
age-restricted units) of its gross household income for rent and the proposed rent will
reduce the household’s housing costs;



The household has consistently paid more than 35 percent (40 percent for households
eligible for age-restricted units) of eligible monthly income for rent in the past and has
proven its ability to pay;



The household is currently in substandard or overcrowded living conditions;



The household documents the existence of assets, with which the household proposes to
supplement the rent payments; or



The household documents proposed third party assistance from an outside source such as
a family member in a form acceptable to The Princeton Rehabilitation Administrative
Agent and the Owner of the unit; and

I. Housing Counseling
The Princeton Home Improvement Program Affordable Housing Manager is responsible for
providing housing counseling, or providing referrals for counseling, as a part of the Affirmative
Marketing Plan and during the application process. Although housing counseling is
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recommended, a household is only required to attend counseling if their monthly housing expense
exceeds UHAC standards. A HUD-approved housing counseling agency, or a counseling agency
approved by the NJ Department of Banking and Insurance, meets UHAC’s requirements for an
experienced Housing Counseling Agency. If the Princeton Rehabilitation Administrative Agent
is not approved by HUD or by the NJ Department of Banking and Insurance, the Agent will make
referrals to one of the HUD-approved housing counseling agencies in New Jersey. This counseling
to very-low-, low- and moderate-income housing applicants will focus on subjects such as
budgeting, credit issues, and mortgage qualification, and is free of charge. A list of non-profit
counselors approved by HUD and/or the New Jersey Department of Banking and Insurance is
included on COURT’s website and is available from The Princeton Rehabilitation Administrative
Agent.
J. The Applicant Interview
Ideally, the prospective applicant will be available to meet with The Princeton Rehabilitation
Administrative Agent to review the certification and random selection processes in detail and ask
any questions they may have about the project or the process. However, scheduling time off from
work may prove burdensome to the applicant. Applicants may also have mobility issues or special
needs that also pose an obstacle to an interview. Therefore, The Princeton Rehabilitation
Administrative Agent is prepared to complete the certification process via telephone and mail. If
an interview is to be conducted, The Princeton Rehabilitation Administrative Agent will attempt
to achieve the following objectives:


Confirm and update all information provided on the application.



Explain program requirements, procedures used to verify information, and penalties for
providing false information. Ask the head of household, co-head, spouse and household
members over age 18 to sign the Authorization for Release of Information forms and other
verification requests.



Review the applicant’s identification and financial information and documentation, ask any
questions to clarify information on the application, and obtain any additional information
needed to verify the household’s income.



Make sure the applicant has reported all sources for earned and benefit income and assets
(including assets disposed of for less than fair market value in the past two years). Require
the applicant to give a written certification as to whether any household member did or did
not dispose of any assets for less than fair market value during the past two years.

K. PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION
1. Complete a Household Eligibility Determination Form
The program staff shall require each member of an applicant household who is 18 years of age or
older to provide documentation to verify their income, pursuant to the Uniform Housing
Affordability Controls at N.J.A.C. 5:80-16.1 et seq. Income verification documentation should
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include, but is not limited to the following for each and every member of a household who is 18
years of age or older:


Four current consecutive pay stubs [including both the check and the stub], including
bonuses, overtime or tips, or a letter from the employer stating the present annual income
figure or if self-employed, a current Certified Profit & Loss Statement and Balance Sheet.



Copies of Federal and State income tax returns for most recent year - A Form 1040 Tax
Summary can be requested from the local Internal Revenue Service Center or by calling 1800-829-1040.



A letter or appropriate reporting form verifying monthly benefits such as
o Social Security or SSI – Current award letter or computer printout letter
o Unemployment – verification of Unemployment Benefits
o Welfare -TANF4 current award letter
o Disability - Worker’s compensation letter or
o Pension income (monthly or annually) – a pension letter

4



A letter or appropriate reporting form verifying any other sources of income claimed by
the applicant, such as alimony or child support – copy of Court order or recent original
letters from the Court or education scholarship/stipends – current award letter.



Current reports of savings and checking accounts (bank statements and passbooks) and
income reports from banks or other financial institutions holding or managing trust funds,
money market accounts, certificates of deposit, stocks or bonds (In brokerage accounts –
most recent statements and/or in certificate form – photocopy of certificates).



Evidence or reports of income from directly held assets, such as real estate or businesses.



Interest in a corporation or partnership – Federal tax returns for each of the preceding three
tax years.



Current reports of assets – Market Value Appraisal or Realtor Comparative Market
Analysis and Bank/Mortgage Co. Statement indicating Current Mortgage Balance. For
rental property attach copies of all leases.

TANF – Temporary Assistance for Needy Families
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The following is a list of various types of wages, payments, rebates and credits. Those that are
considered as part of the household’s income are listed under Income. Those that are not
considered as part of the household’s income are listed under Not Income.
Income
1. Wages, salaries, tips, commissions
2. Alimony
3. Regularly scheduled overtime
4. Pensions
5. Social security
6. Unemployment compensation (verify the remaining number of weeks they are eligible to receive)
7. TANF
8. Verified regular child support
9. Disability
10. Net income from business or real estate
11. Interest income from assets such as savings, certificates of deposit, money market accounts, mutual
funds, stocks, bonds
12. Imputed interest (using a current average annual rate of two percent) from non-income producing
assets, such as equity in real estate. Rent from real estate is considered income, after deduction of any
mortgage payments, real estate taxes, property owner’s insurance.
13. Rent from real estate is considered income
14. Any other forms of regular income reported to the Internal Revenue Service

Not Income
1. Rebates or credits received under low-income energy assistance programs
2. Food stamps
3. Payments received for foster care or the adoption of special needs children
4. Relocation assistance benefits
5. Income of live-in attendants
6. Scholarships
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7. Student loans
8. Personal property such as automobiles
9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance settlements
10. Part-time income of dependents enrolled as full-time students
11. Court ordered payments for alimony or child support paid to another household shall be deducted
from gross annual income

To calculate income, the current gross income of the applicant is used to project that income over
the next 12 months.
Student Income
Only full-time income of full-time students is included in the income calculation. A full-time
student is a member of the household reported to the IRS as a dependent who is enrolled in a
degree seeking program for 12 or more credit hours per semester; and part-time income is income
earned on less than a 35-hour workweek.
Real Estate Asset Limit
Except for federal programs, if an applicant’s primary residence, which is to be sold upon rental
of an affordable unit, has no mortgage debt and is valued at or above the regional asset limit as
calculated by Princeton annually pursuant to the Affordable Housing Ordinance, Section 10B-340,
the household must be determined ineligible for certification.
However, if the applicant’s existing monthly housing costs including taxes, homeowner insurance,
and condominium or homeowner association fees exceed 38 percent of the household’s eligible
monthly income, the household will be exempt from the asset limit.
An applicant must provide a recent, Market Value Appraisal or Realtor Comparative Market
Analysis, on the home they own unless the applicant has mortgage debt on the home or can
demonstrate that the existing monthly housing costs exceed 38 percent of the household’s eligible
monthly income, in which case the applicant is exempt from the asset limit.
Before obtaining a professional appraisal, the applicant should review the property’s tax appraisal
and the current market value and compare it to the asset limit to avoid any unnecessary expense.
Income from Real Estate
If real estate owned by an applicant for affordable housing is a rental property, the rent is
considered income. After deduction of any mortgage payments, real estate taxes, property owner
insurance and reasonable property management expenses as reported to the Internal Revenue
Service, the remaining amount shall be counted as income.
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2. Records Documenting Household Composition and Circumstances
The following are various records for documenting household information:


Social Security records or cards. Either individual Social Security card or letter from Social
Security Administration



Adoption papers, or legal documents showing adoption in process



Income tax return



Birth Certificate or Passport



Alien Registration Card

3. Certify the income eligibility of low- and moderate-income households by completing the
application form. Provide the household with the original and keep a copy in the project files.
L. Approving or Rejecting an Applicant Household
The Princeton Rehabilitation Administrative Agent must notify applicant households of their
income eligibility within twenty (20) days of determination.
Households with a verified total household income that exceeds 80 percent of the regional income
limit for the appropriate family size are ineligible for rental of restricted units. A letter rejecting
the household’s application shall be mailed to the household.
Similarly, households with a verified total household income that is within the income limits, but
too low to afford any of the units administered by The Princeton Rehabilitation Administrative
Agent shall be sent a letter rejecting the household’s application, and/or referring them to housing
counseling.
Households with a verified total household income of less than 80 percent shall be issued a letter
certifying eligibility. This certification is valid for 180 days. If the Princeton Rehabilitation
Administrative Agent is unable to place the household in a restricted unit at the conclusion of 180
days, an extension may be granted once the household’s eligibility is verified.
Once the applicant is certified and matched to an available unit, The Princeton Rehabilitation
Administrative Agent must secure from the applicant a signed and notarized acknowledgement of
their requirements and responsibilities in renting a restricted unit. UHAC’s Appendix K shall be
forwarded to the applicants.
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In addition to non-eligibility based on income, The Princeton Rehabilitation Administrative Agent
may deny a certification because of the household’s failure or inability to document household
composition, income, assets, sufficient funds for down payment, or any other required facts and
information. A household may also be denied certification if The Princeton Rehabilitation
Administrative Agent determines that there was a willful or material misstatement of fact made by
the applicant.
M. Dismissal of Applications
Applications can be dismissed for the following reasons:
1. The application is not signed or submitted on time.
2. The applicant commits fraud, or the application is not truthful or complete.
3. The applicant cannot or does not provide documentation to verify their income or other
required information when due.
4. The household income does not meet the minimum or maximum income requirements for
a particular property.
5. The applicant owns assets that exceed the Asset Limit.
6. The applicant fails to respond to any inquiry in a timely manner.
7. The applicant is non-cooperative or abusive with the staff, property Affordable Housing
Manager or landlord.
8. The applicant changes address or other contact information without informing The
Princeton Rehabilitation Administrative Agent in writing.
9. The applicant does not meet the credit standard or other requirement set forth by owner of
the rental unit.
10. The applicant fails to verify attendance in a credit counseling program when required to do
so by the program rules.
11. The applicant does not respond to periodic update inquiry in a timely fashion.
12. The applicant fails to sign the Compliance Certification, Certificate for Applicant, Lease
Document, as may be required.
13. The applicant, once approved, fails to sign the lease in a timely manner.
14. Applicants will also be removed from all lists held by The Princeton Rehabilitation
Administrative Agent once they have been approved for an affordable unit. However, these
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applicants may re-apply for other opportunities in that municipality once they have
occupied their unit.
Applicants who are dismissed must re-apply. A minimum time period of six months applies in
most situations where the applicant has been withdrawn for fraud, poor credit, uncooperative
behavior or other serious matters.
Applicants are not automatically removed from rental lists if they do not respond to a Notice of
Availability.
Applications may be held in abeyance for a period not to exceed 60 days if there is an error on the
credit report, so that the applicant can correct the error and re-apply. Units will not be held open
for that applicant. However, once the credit report is corrected, the applicant will be given a
priority for the next opportunity at that property.
N. Appeals
Appeals from all decisions of a The Princeton Rehabilitation Administrative Agent shall be made
in writing to the Municipal Affordable Housing Attorney. The written decision, which shall be
made within 15 days of receipt of an appeal, shall be a final administrative action.
O. Determining Affordable Rents
To determine the initial rents The Princeton Rehabilitation Administrative Agent shall utilize the
method outlined in the Affordable Housing Ordinance, Section 10B-340.
Pricing by Household Size. Initial rents are based on targeted “model” household sizes for each
size home as determined by the number of bedrooms. Initial rents must adhere to the following
rules. These maximum sales prices and rents shall be calculated based on the method outlined in
the Affordable Housing Ordinance, Section 10B-340. In determining the initial sales prices and
rents for compliance with the affordability average requirements for restricted units in assisted
living facilities and age-restricted developments, the following standards shall be used:


A studio shall be affordable to a oneperson household;



A one-bedroom unit shall be affordable to
a one- and one-half person household;



A two-bedroom unit shall be affordable to
a three-person household;

Size of Unit
Studio/Efficiency
1 Bedroom
2 Bedrooms
3 Bedrooms
4 Bedrooms

 A three-bedroom unit shall be affordable
to a four- and one-half person household; and

Household Size
Used to
Determined
Max Rent
1
1.5
3
4.5
6
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A four-bedroom unit shall be affordable to a six-person household.

The above rules are only to be used for setting initial rents. They are not guidelines for matching
household sizes with unit sizes. The pricing of age-restricted units may not exceed affordability
based on a two-person household.
Split Between Low- and Moderate-income Rental Units. The program will limit rentals to verylow and low-income renters.
Affordability Average. The program will strive to make sure the average rent for all affordable
units cannot exceed 52 percent of the regional median income.
Maximum Rent. The maximum rent of restricted rental units within each affordable development
shall be affordable to households earning no more than 60 percent of the regional median income.
P. Determining Rent Increases
Annual rent increases are permitted in affordable units. Rents in rehabilitated units may increase
annually based on the standards as set forth in the Affordable Housing Ordinance, Section 10B340. These increases must be filed with and approved by The Princeton Rehabilitation
Administrative Agent. Property Affordable Housing Managers or landlords who have charged
less than the permissible increase may use the maximum allowable rent with the next tenant with
permission of The Princeton Rehabilitation Administrative Agent. The maximum allowable rent
would be calculated by starting with the rent schedule approved as part of initial lease-up of the
development, and calculating the annual Court-approved increase from the initial lease-up year
to the present. Rents may not be increased more than once a year, may not be increased by more
than one Court-approved increment at a time, and may not be increased at the time of new
occupancy if this occurs less than one year from the last rental. No additional fees may be added
to the approved rent without the express written approval of The Princeton Rehabilitation
Administrative Agent.

Program Financing:
If the renter resides in his/her unit for the 10-year period after completion, the deferred loan held
by the owner will be forgiven. If the renter decides to vacate the home prior to the completion of
the term, the unit should be affirmatively marketed to be re-tenanted with an affordable household.
If the unit is re-tenanted with a market-rate household the loan shall become payable in full upon
the date of such lease in accordance with the proration schedule in the Mortgage Note. In the event
of the death of the homeowner, the loan is an immediate obligation of the beneficiary unless the
beneficiary continues to rent the unit to an income-eligible household.
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Appendix A

Model Loan Documents for Single Family Owner-Occupied Units
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PRINCETON HOME IMPROVEMENT PROGRAM
Mortgage Note
FOR VALUE RECEIVED, the undersigned BORROWER(S) _____________ promises to pay
in accordance with this Mortgage Note to the order of Princeton located at the Princeton Municipal
Building, 400 Witherspoon Street, Princeton, NJ 08540 (LENDER), the sum of (Loan Amount):
_______________________________________ ($______________________) at no interest
which LENDER has loaned to the BORROWER(S) under the LENDERS Princeton Program, to
make home improvement repairs to the BORROWER(S') property located at ________________
more specifically known as Block ___________, Lot _____ as shown on the current tax map
of the Municipality of Princeton, New Jersey 08540 and described in the Mortgage signed on
the same date as this Mortgage Note, and to spend on this rehabilitation the total sum of:
___________________________________ ($______________________) which is comprised of
the following:
A)
A Homeowner’s share in the amount of Zero Dollars ($0.00) which must be paid
to the contractor(s) before LENDER makes any payments on BORROWER(S) behalf from the
proceeds of the loan.
B)
A
forgivable
loan
of
____________________________________
($______________________) which shall be forgiven ten (10) years from the date of the
Mortgage Note provided BORROWER(S) continues to own and occupy the property as
BORROWER(S') primary residence for this ten (10) year period and complies with all terms and
conditions of this Mortgage Note, the Rehabilitation Deferred Loan Agreement and the Princeton
Home Improvement Program guidelines and procedures.
1)
BORROWER(S) agrees to be responsible for any unforeseen costs for change orders
necessary in order to rehabilitate or repair BORROWER’S (S') property and understands that any
additional monies will be added to the deferred payment loan.
2)

BORROWER(S) will promptly pay all taxes, levies and assessments on the property.

3)
In accordance with this loan, BORROWER(S) is responsible to pay the full amount of the
loan at no interest to him/her, depending on the number of years the loan was active. If the
BORROWER (S) should die, BORROWER(S) or his/her heirs, executors or representatives must
notify the LENDER within ten (10) days by certified mail at the above address. Payment must be
made to the LENDER within thirty (30) days after the settlement of the estate. If the
BORROWER(S) transfers title or rents it to someone for any reason, BORROWER(S) or his/her
representatives must notify the LENDER within ten (10) days by certified mail at the above
address. Payment must be made to the LENDER within thirty (30) days of the transfer of title or
rental of the property. Payment shall be payable to the order of the COUNTY OF MERCER
(HUD). Repayment of the loan will be pro-rated depending on the number of years the loan has
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been in use. If you remain in the home for 10 (ten) years, the loan is forgiven and the lien is
removed from your property.
Repayment Amounts Owed If Loan Is Terminated
Years Loan Was Active
Percentage Owed
1 year:
90%
2 years:
80%
3 years:
70%
4years:
60%
5 years:
50%
6 years
40%
7 years
30%
8 years
20%
9 years
10%
10 years
0%
4)
BORROWER(S) agrees that, during the term of this Mortgage Note, BORROWER(S) will
keep the property in good repair while monies are still owing on the loan and will not permit
deterioration of the property.
5)
BORROWER(S) agrees to comply with all laws, ordinances, regulations, covenants,
conditions and restrictions affecting this property.
6)
The LENDER or his/her agent may make reasonable inspection of the property provided
that the LENDER gives notice to the BORROWER(S) prior to the inspection.
7)
The BORROWER(S) agrees to comply with the terms of the Mortgage Note, Mortgage
and Princeton Program guidelines and procedures. Should BORROWER(S) fail to comply with
any term of the Mortgage Note or the accompanying Mortgage, the BORROWER(S) will be in
default and the entire loan shall be immediately due and payable. The LENDER may also
foreclose on the Mortgage. In the event of a foreclosure, BORROWER(S) shall be responsible for
all legal fees, costs of the suit and expenses of the foreclosure.
8)
The Undersigned, if more than one, agree to be liable jointly and severally for the payment
of all monies due under this loan.
BORROWER(S) acknowledges that LENDER has furnished BORROWER(S) with a true copy of
this document.

WITNESS:

BORROWER(S)

________________________

______________________________

_________________________

______________________________

DATED: _________________
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MORTGAGE
PRINCETON HOME IMPROVEMENT PROGRAM

THIS IS A LEGALLY BINDING DOCUMENT WHICH CREATES A LIEN.
DURING THIS THREE-DAY PERIOD, YOU MAY CHOOSE TO HIRE AN
ATTORNEY TO REVIEW THIS DOCUMENT. IN THIS THREE-DAY
PERIOD, IT IS POSSIBLE TO CANCEL THE DOCUMENT WITHOUT
ANY PENALTY. THE CANCELLATION, HOWEVER, MUST BE IN
WRITING.
THIS MORTGAGE made this ___________________ 2020 between: _____________ residing
at
________________ in the Municipality of Princeton, New Jersey 08540 the
BORROWER(S), in the COUNTY OF MERCER, and Princeton having offices at the Princeton
Municipal Building, 400 Witherspoon Street, Princeton, NJ 08540the LENDER.
The BORROWER(S) has applied for monetary assistance under the LENDER'S Program for the
purpose of correcting defects in the house and satisfying local and state building codes. The
LENDER has agreed to grant the BORROWER(S) a loan with deferred payments in the amount
of: ____________________________________ ($______________________) which shall
constitute the total amount of the loan on which no interest shall be charged. Receipt of the loan
is hereby acknowledged and is evidenced by a Mortgage Note which will be signed at the same
time as this document. The loan is to be repaid by the BORROWER(S) in accordance with this
Mortgage and subject to all the terms and conditions as listed in the Mortgage Note. The Mortgage
will secure that the LENDER will be repaid the monies loaned and any other costs or charges
incurred for the repair of the BORROWER (S’) property. To insure that BORROWER(S)
performs its obligations as called for by the Mortgage and Mortgage Note, the BORROWER(S)
hereby mortgages to the LENDER, its successors and assigns the tract of land and premises located
in the County of Mercer, State of New Jersey, at (street address) ________________ more
specifically known as Block ___________, Lot _____ as shown on the current tax map of
Princeton.
This
premises
was
conveyed
to
BORROWER(S)
by
________________________________ dated _______________ and recorded in the Mercer
County Clerk's Office on ________________ in Book ___________ Page __________.
The BORROWER(S) agrees:
1)
Ownership. BORROWER(S) owns the property in fee simple and will defend his/her
ownership against all claims.
2)

Payments. He/she will make all payments required by the Mortgage Note and Mortgage.

3)
Insurance. He/she will maintain extended coverage insurance on the property in an amount
at least equal to the amount of the mortgage. Insurance companies, policies, amounts and types of
coverage must be acceptable to the LENDER. He/she will notify the LENDER in the event of any
substantial loss or damage. The LENDER may then settle the claim on his/her behalf if he/she
fails to do so.
37

4)
Repairs. He/she will keep the property in good repair, neither damaging nor abandoning
it. He/she will allow the LENDER to inspect the property upon reasonable notice.
5)
Mortgage and Mortgage Note. He/she will comply with all of the terms of the Mortgage,
Mortgage Note and the Princeton guidelines and procedures. If any provision of this Mortgage is
found to be inconsistent with the Mortgage Note, the terms of the Mortgage Note shall control.
6)
Lawful Use. Use of the property shall be in compliance with all the laws, ordinances and
other requirements of any governmental authority.
7)
The LENDER shall have all rights and remedies to ensure repayment of the debt and to
protect the LENDER’S security interest in the property.
The LENDER may declare BORROWER(S) in default on the Mortgage Note and this
Mortgage if:
a)

BORROWER(S) fails to make any payment required by the Mortgage Note and
this Mortgage within 30 days after its due date;

b)

BORROWER(S) fails to keep any other promise he/she makes in the Mortgage
Note or this Mortgage;

c)

BORROWER(S) transfer ownership of the property or rents it to someone for any
reason;

d)

The holder of any lien (debt) on the property starts foreclosure proceedings; or

e)

Bankruptcy, insolvency or receivership proceedings are started by or against any of
the BORROWERS;

f)

There is a default under a senior mortgage; or

g)

BORROWER(S) fails to comply with any term or condition set forth in the
Princeton Home Improvement Deferred Loan Agreement, the Mortgage Note, this
Mortgage or the Princeton Home Improvement Program guidelines and procedures.

8)
Rights Given to the Lender. BORROWER(S) mortgage the property to the LENDER.
This means that he/she gives the LENDER those rights stated in this Mortgage, also those rights
the law gives to lenders of mortgages on real property. When he/she pays all amounts due to the
LENDER under this Mortgage Note and Mortgage, LENDER’S rights under this Mortgage will
end. The LENDER will then cancel this Mortgage at BORROWER(S) expense.
9)
Term. This Mortgage shall be due and payable 10 years from the date hereof unless the
loan has been forgiven as provided for in the Mortgage Note.
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10)
The LENDER may, in its discretion, subordinate the lien of this Mortgage to the lien of
any home equity loan, secondary mortgage or refinancing to be procured by the BORROWER(S).
The LENDER reserves the right to deny any such request for the subordination of this Mortgage.
A $250 non-refundable document preparation fee will be charged by Princeton Counsel at the time
of the request for subordination of the mortgage.

11)
No Waiver by Lender. LENDER may exercise any rights under this Mortgage even if
LENDER has delayed in exercising that right or has agreed to an earlier instance not to exercise
that right. LENDER does not waive its rights to declare that BORROWER(S) is in default by
making payments or incurring expenses on BORROWER(S) behalf. THE BORROWER(S)
HEREBY DECLARES AND ACKNOWLEDGES THAT THE BORROWER(S) HAS
RECEIVED, WITHOUT CHARGE, A TRUE COPY OF THIS MORTGAGE.
IN WITNESS WHEREOF, BORROWER(S) acknowledges that he/she has signed and sealed the
agreement and that LENDER has furnished BORROWER(S) with a true copy of this document.

WITNESS:

BORROWER(S)

________________________

______________________________

_________________________

______________________________

INDIVIDUAL ACKNOWLEDGMENT
STATE OF NEW JERSEY

(
ss.

COUNTY OF MERCER

(

On this ___________________ 2020, by me Maureen Fullaway, personally appeared
_____________ who I am satisfied is the person(S) named in and who executed this document,
and who signed, sealed and delivered the same as his/her voluntary act and deed, for the purpose
herein specified.
__________________________________
NOTARY PUBLIC
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REHABILITATION CONSTRUCTION CONTRACT
PRINCETON HOME IMPROVEMENT PROGRAM

THIS AGREEMENT, made this ___________________ 2020 between _____________ residing
at ________________ in Princeton, County of Mercer, New Jersey (hereinafter referred to as
the "Owner") and _______________ having its office and principal place of business at
_____________________________(hereinafter referred to as the "Contractor").
WITNESSETH
WHEREAS, the Owner wishes to rehabilitate his/her principal residence located at the
above address through participation in the Princeton Home Improvement Program; and
WHEREAS, the owner has been determined to be eligible for said program; and
WHEREAS, the Princeton has awarded the Owner a deferred loan in the amount of
$______________ to pay for all or a portion of the rehabilitation costs as set forth in deferred loan
agreement dated __________________; and
WHEREAS, the starting date for the project is no later than _______________; and
WHEREAS, the Owner has secured additional funding in the amount of $0.00 to meet
his/her obligations under the terms and conditions of said Agreement; and
WHEREAS, Contractor is ready, willing and able to perform such construction work as
shall be required of Contractor under this Contract to effect such rehabilitation.
NOW THEREFORE, the Contractor and the Owner, for the consideration hereinafter
named, agree as follows:
ARTICLE I Contract Documents
The following documents shall be deemed to be a part of this Contract.
1.

Work write-up and specifications;

2.

Bid/proposal form;

3.

Schedule of progress payments (if applicable); and

4.

Notice to Proceed
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ARTICLE II - Definitions
The following words and expressions, or pronouns used in their stead, shall wherever they
appear in this Contract be construed as follows, unless a different meaning is clear from the
context:
1.
"PHIP" means the Princeton Home Improvement Program operated by the
Princeton Affordable Housing Office.
2.
"Princeton" means the Municipality and its designee for the administration of this
Program, which currently is The Princeton Affordable Housing Office
4.
"Contract" or "Contract Documents" means this Construction Contract and each of
the various documents referred to in Article I hereof, both as a whole and separately.
ARTICLE III - Consideration
The Contractor shall furnish all the labor, material and equipment and do all the work
described herein in accordance with the provisions of this Contract, for the lump sum of:
_____________________________ ($______________________).
ARTICLE IV - Commencement and Completion of Work
Section 1. Commencement and Completion of Work. The Contractor shall commence the
work to be performed under this Contract in accordance with the provisions set forth in their
contract. The Contractor shall diligently pursue and execute the work in strict compliance with
the plans, specifications, work write-up and drawings annexed to and forming part of this Contract
and shall complete the work on or before _____________ . The time for completion may be
extended in accordance with the provisions of Section 2 herein.
Section 2. Extensions. The Contractor shall be entitled to an extension of time for delay
in completion of work caused solely by: (1) acts or omissions of the Owner or (2) supervening
conditions entirely beyond the control of the Contractor, provided that the Contractor shall file in
writing a Request for Extension with the Princeton within Five days (5) days after the
commencement of any condition which is causing or may cause delay in completion. The
determination of the Princeton on the Contractor's request for an extension shall be final and
binding on the parties.
ARTICLE V - Performance During Construction
Section 1. Permit; compliance with Law. The Contractor shall obtain and pay for all
permits, inspections and licenses necessary for the undertaking, execution and completion of the
work and labor to be performed, and shall comply with all applicable federal, state and local laws,
rules, regulation, codes and ordinances. No contractor payments will be issued until all appropriate
permits are on file with the Program Administrator.
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Section 2. Owner Cooperation. The Owner shall take all necessary steps to protect and
secure all property on or adjacent to the work area. The Owner shall assure that the Contractor
has access to those premises necessary for the performance of the work described herein.
Section 3. Clean Premises. The Contractor shall keep the premises clean and orderly
during the course of the work and remove all debris and shall make the job site broom clean within
Five (5) working days after completion of the work specified in this Contract.
Section 4. Inspection of Books and Records. During the progress of the work and for a
period of three (3) years after final payment, the Contractor shall preserve the Princeton records,
correspondence, construction documents, receipts, vouchers, payrolls and agreements, if any, with
subcontractors, relating to this contract and to be performed under this Contract. The Contractor
expressly covenants and agrees to preserve all such records for a period of three (3) years after
initial payment.
Section 5. Inspection of Work. During the performance of the work and up to the date of
final payment, the Contractor shall at all times afford the Owner and the Princeton every
reasonable, safe and proper opportunity for inspection of the work in progress. Inspection and
approval by the Owner and the Princeton of finished work being performed, shall not relieve the
Contractor from the obligation of correcting or replacing all defective work or equipment
constructed under this Contract.
Section 6. Disputes. The determination of the Princeton or its designee shall be final and
binding upon the parties in the event of dispute between the Owner and Contractor.
Section 7. Disputes; Owner at Fault. If, as a result of a dispute, the Princeton determines
that the acts, omissions or neglect of the Owner are of such a nature as to render performance by
the Contractor or Subcontractors, if any, impossible, the Princeton may terminate the Contract by
finding the Owner in default and the Owner shall pay the Contractor for the value of work
performed and materials supplied.
Section 8. Disputes; Contractor at Fault. In the event of a dispute between the Owner and
the Contractor concerning the proper performance of the work, or the quality of materials or
supplies provided by the Contractor or any Subcontractor, the determination of the Princeton shall
be final and binding on the parties. If the Princeton rejects any such performance, materials or
supplies, the Princeton shall notify the Contractor of its disapproval or rejection and may order the
replacement or repair of any finished or unfinished work.
Section 9. Rejected Work and Materials. All rejected work, materials or equipment shall
be promptly taken down and removed from the premises. All such rejected materials shall belong
to the Contractor. The Princeton will notify the contractor when the rejected material can be
removed from the premises if the material impacts weatherization and/or structural needs. If the
material is not removed by the established date, the material shall become the property of the
Princeton.
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Section 10. Protection of Property. During the performance of this Contract, and up to the
date of final payment, the Contractor shall take all reasonable precautions to protect persons,
property and materials of the Owner, and of others on or adjacent to the site, from damage, loss or
injury resulting from the Contractor's or Subcontractor's operations under legal duty to protect.
Furthermore, the Contractor agrees to indemnify and hold the Owner and the Princeton harmless
against any and all claims, demands or legal proceedings which may result from the Contractor's
failure to comply with the provisions of this section. As used herein "Princeton" means the
Municipality of Princeton and its officials, employees, agents and representatives.
Section 11. Insurance. The Contractor agrees to provide and pay Comprehensive General
Liability and Automobile Insurance with minimum aggregate limits of $ 1,000,000 each, naming
the Princeton as an additional insured on both policies. The Contractor shall also maintain statutory
workmen’s compensation insurance. The Contractor shall maintain such insurance in force until
the final completion or termination of all work and services hereunder. The Contractor shall submit
an insurance certificate to the Princeton consistent with the provisions of this Paragraph upon
signing of this agreement.
The Owner shall assume liability for his own negligent acts or omissions which result in
bodily injury, death, or property damage.
Section 12. Indemnification. The Contractor agrees to indemnify and hold the Owner and
the Princeton harmless against any and all claims, demands, or legal proceedings, including costs
and attorney fees, which may arise in connection with or on account of the work, operations,
maintenance, or supervision by the Contractor of the construction work which is the subject of this
Contract. As used herein "Princeton" means the Municipality of Princeton, its officials,
employees, agents and representatives.
Section 13. Damages to Property. The Contractor shall be responsible for damage, as a
result of his operations, to existing sidewalks, streets, curbs, pavements, utilities (except those
which are to be replaced or removed), adjoining property, and shall, at his own expense,
completely repair any damage thereto caused by his operations.
The Contractor shall shore up, brace, underpin, secure and protect as may be necessary, all
foundations and other parts of existing structures adjacent to, adjoining and in the immediate
vicinity of the site, which may be in any way affected by the excavations or other operations
connected with the construction of this Contract.
Section 14. Change in the Work. The Princeton may make changes in the work required
to be performed by the Contractor under this Contract by making additions thereto, or by omitting
work therefor, without invalidating the Contract. All changes in the work must be authorized in
writing on a Change Order by both the Princeton and the Owner prior to the Contractor
commencing any work other than what is contained in this Contract. Neither the Princeton nor the
Owner will accept responsibility or liability for any claim or charge for extra work made by the
Contractor that has not been previously approved in writing by both the Princeton and the Owner.
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If the changed work is more costly to the Contractor than the original contract work, an
adjustment of the Contract payment provisions will be made to compensate the Contractor for such
additional cost. If such change is less costly to the Contractor than the original work, an adjustment
of the Contract payment provisions will be made to credit the Owner with such decreased cost.
ARTICLE VI - Labor Provisions Applicable
During Construction
Section 1. Equal Employment Opportunities. During the performance of this Contract,
the Contractor agrees that he/she will not discriminate against any employee or applicant for
employment because of age, race, creed, color, national origin, ancestry, marital status or sex,
affectional or sexual orientation. Such action shall include, but not be limited to, the following:
employment, upgrading, demotion or transfer; recruitment or recruitment advertising; layoff or
termination rate of pay or the forms of compensation; and selection for training, including
apprenticeship.
Section 2. Anti-Kickback Provisions. The Contractor shall comply with the applicable
regulation of the Secretary of Labor, United States Department of Labor, made pursuant to the
Copeland "Anti-Kickback Act: of June 13, 1984 (48 Stat. 948; 62 Stat. 8962; Title 18 U.S.C. 874;
and Title 40 U.S.C. 276c) and any amendments or modifications thereof.

ARTICLE VII - Contractor's Default;
Princeton Right to Terminate the Contractor
Section 1. Owner's Acts on Default. The Owner hereby specifically authorizes and
delegates to the Princeton the right to declare the Contractor in default of the whole or any part of
the work required to be performed pursuant to this Contract with or without consent of the Owner
at the time of default. The Owner, however, retains the right to request the Princeton to declare a
default. All requests must be in writing to the Princeton.
Section 2. Princeton Right to Declare Default and Substitute Contractor. The Princeton
may declare the Contractor in default for any of the following reasons or for other good cause:
A.

The Contractor becomes insolvent;

B.

The Contractor makes an assignment for the benefit of creditors pursuant to
the laws of the State of New Jersey;

C.

A voluntary or involuntary petition in bankruptcy is filed by or against the
Contractor;

D.

A receiver is appointed to take charge of the Contractor's property or affairs;

E.

The Contractor fails to commence work by the designated start date.
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F.

The Contractor abandons the work;

G.

The Contractor refuses to proceed with the work when and as directed by
Princeton;

H.
The Contractor, without just cause, reduces his working force to a number
which, if maintained, would be insufficient in the opinion of the Princeton to complete the work
in accordance with the approved progress schedule, and fails or refuses to increase such working
force sufficiently when ordered to do so by the Princeton;
I.
The Princeton determines that the Contractor is unnecessarily, unreasonably
or willfully delaying the performance and completion of this work, the award of necessary
subcontractors, or the placing of necessary material and equipment orders;
J.
The Princeton determines that the Contractor is not performing its
obligations under this Contract in accordance with its terms, including, but not limited to, the
performance of all work required under the terms of this Contract in a workmanlike manner;
K.
The work is not complete on or before the completion date set forth herein
and the Contractor has not received an extension of the completion date as permitted in Article IV,
Section 2.
L.
The Contractor fails to maintain insurance coverage as required by Article
V, Section 11 of this Contract;

M.
No mechanics lien, material liens, or notice of intent shall be filed with the
office of the Princeton Clerk where payment has been made in full or pursuant to a settlement for
the work, services, material or equipment provided by the Contractor in accordance with the work
write-up pertaining to this Agreement. Violations of this provision shall be deemed an act of
default pursuant to this Agreement.
Section 3. Declaration of Default, Substitute Contractor. After declaring the Contractor
in default, the Owner with Princeton approval shall secure a replacement Contractor to complete
the work. The deferred loan, mortgage, and mortgage notes shall be modified accordingly.
Section 4. Contractor Probation. Where a Contractor fails to comply with the provisions
set forth in the construction contract, the Princeton, upon recommendation from the Program
Administrator, may place a contractor on probation. Probation removes a Contractor from the
qualified bidding list for a six (6) month period, after which the Contractor’s name will return to
the qualified bidding list on a probationary status for an additional six (6) month period. During
this period, the Contractor will be eligible to bid on projects under the Princeton Home
Improvement Program. However, the Contractor will be eligible for an award of no more than one
(1) project at a time over this period. At the conclusion of this period, if the Contractor’s progress
on a project is determined by the Program Administrator to be in compliance with the requirements
of this program, the Contractor’s name will be returned to the qualified bidding list on a
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nonprobationary status. If the Contractor’s performance is not in compliance with the requirements
of this program, as determined by the Princeton, the Contractor will be ineligible to bid on any
future Princeton Home Improvement Program projects.
Contractor probation shall be implemented for the following reasons:
A. Late start or late completion without an approved extension by the Program
Administrator.
B. Lack of expedient repair of the one (1) year, ten (10) day warranty period from the date
of final payment.
C. Failure to comply with all terms of the construction contract.
D. Inability to cooperate with the applicant, Program Administrator, and/or Princeton
personnel and/or the lack of professionalism as determined by the Princeton and the
Program Administrator.
E. Performing work outside the work write-up and change orders
F. Unacceptable workmanship
Before a Contractor is placed on probation, he/she will be sent a certified mail, return receipt
requested, that the contractor is not satisfying the terms of the construction contract. If the
contractor does not respond in writing to the letter within seven (7) days from his/her receipt of
same, he/she will be declared in default. If the Contractor timely responds to the letter in writing
to the Princeton, a deadline will be established by the Princeton and the Program Administrator by
which the Contractor must satisfy the terms of the Construction Contract.

If the Contractor does not satisfy the terms of the construction contract by the established deadline,
the Princeton will send the Contractor a notice via certified mail, return receipt requested, stating
that the Contractor is in default and breach of contract.
Any Contractor who has not completed a contract under this program is automatically given a six
(6) month probationary period, during which the Contractor will be eligible for an award of no
more than one (1) project. This probationary period is designed to provide the Contractor with an
opportunity to demonstrate the use of satisfactory procedures in completing the initial project. If
the contract is completed according to the provisions set forth in the construction contract, the
contractor will be eligible to accept a maximum of three (3) awarded projects. If the work is not
completed satisfactorily, the Contractor will be ineligible to participate in this program.
Section 5. Contractor Removal From Program. The Princeton, through the
recommendation of the Program Administrator, has the authority to remove and forbid a contractor
from bidding in the Princeton’s rehabilitation program for the following reasons:
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A.

Unacceptable workmanship.

B.
Failure to complete the job on time as designated by the completion date in the
construction contract.
C.

Failure to comply with the construction contract and/or program guidelines.

The Princeton will provide notice to the Contractor in writing by certified mail of the action and
the reason for the action. After Five (5) years from the date of contractor removal from the
program, the contractor may apply to the Princeton for reinstatement into the program. The
contractor must present to the Princeton a written corrective plan that addresses prior deficiencies
and banning. The Princeton will review the plan and may reinstate the contractor on probationary
status. If a contractor is banned a second time from the program, the contractor will be ineligible
to bid on any future Princeton Home Improvement Program projects and cannot apply for
reinstatement.
ARTICLE VIII - Payment
Section 1. Payment Generally. All amounts due and payable to the Contractor, including
the Final Payment, for the work performed under this Contract, shall be paid within thirty (30)
days after the work is satisfactorily completed and approved by the Princeton. Payment shall be
made by the Princeton directly to the Contractor from the proceeds of the Owner's project account.
In no event shall the Princeton be liable to make payments to the Contractor in an amount greater
than $________ as appropriated under the Owner Deferred Loan Agreement with the Princeton.
All payments must be approved by the Princeton Affordable Housing Manager.
Section 2. Progress Payment. The Contractor may make application to the Princeton for
Progress Payments as soon as those portions of the work described in the "Schedule of Progress
Payments" have been completed or at the discretion of the Princeton when partial payments must
be made to insure continuation of the Contract.
Section 3. Conditions Precedent to Final Payment. Final Payment to the Contractor shall
not become due and payable until the Contractor furnishes the Owner and the Princeton with the
following:
A.

An appropriate release of liens if an intent to file a lien has been filed;

B.

A permanent certificate of occupancy, if required by law;

C.
Copies of all warranties and guarantees governing performance of work and
equipment during the course of the Contract. Contractor is to provide manuals and clear title to
all equipment installed during the course of this Contract. Final payment will not be issued until
all warranties are in place.
Section 4. Final Payment. Upon completion of all the conditions described in Section 3
above, the Contractor shall be entitled to the Final Payment. Upon final payment, the Princeton
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and its agent are no longer responsible for work performed under this agreement. In the event
there are defects in the quality of workmanship, for which the Contractor is responsible, the
Princeton reserves the right to retain up to twenty (20%) percent of the total contract price. All
such defects shall be cured by the Contractor within thirty (30) days of receipt of written
notification of said defects.
The balance of the Final Payment shall be payable to the Contractor upon the correction of
work or materials found to be defective by the Princeton.
Section 5. Correction of Work After Final Payment. The Contractor shall promptly repair,
replace or rebuild any finished work or materials or equipment in which defects of materials or
workmanship may appear within one (1) year after Final Payment. This warranty is exclusive of
normal wear and tear or mistreatment of rehabilitated items. The Contractor shall furnish the
Owner with all manufacturers and suppliers' written guarantees and warrantees covering materials
and equipment furnished by this Contract.
Notice by the Princeton to the Contractor to repair, replace or rebuild such defective work
shall be deemed timely if given not later than ten (10) days after the expiration of the one (1) year
period.
If the Contractor fails to repair, replace or rebuild such defective or damaged work
promptly after receiving such notice, the Owner shall have the right to have the work done by
others, and the Contractor shall be liable to reimburse the actual cost thereof to the Owner upon
demand.
Section 6. Payments in Event of Failure to Complete. Where the Contractor is declared in
default by the Princeton pursuant to the provision of Article VII hereunder, and the work is
completed by a Substitute Contractor, the Contractor in default shall be liable to the Princeton for
the following amount: the difference between the amount payable to the Substitute Contractor and
the amount set forth in Article III of this contract. The Princeton shall deduct this amount from
any payments to be made to the Contractor. Any payments made to the Contractor in default shall
only be made after the Substitute Contractor has received a final payment. The payments to the
Contractor in default shall be accepted by the Contractor as full and final payment under this
contract.

ARTICLE IX - Miscellaneous Provisions
Section 1. The Contractor agrees that all construction/rehabilitation shall be executed in
accordance with the Lead-Based Paint Poisoning Prevention Act (42 U.S.C. 4821, et. seq.) and
subject to 24 CFR Part 35.
Section 2. Interest of Princeton Officials. No elected or appointed official or employee of
the Princeton shall receive or participate, either directly or indirectly, in the benefits of this
Contract.
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Section 3. Interest of Local Government Officials. No officer or employee of the
municipal government who exercises any functions or responsibilities in connection with the
carrying out of the program to which this Contract pertains shall have any private interest, direct
or indirect, in the proceeds of this loan.
Section 4. Governing Law; Amendment. This Contract shall be construed in accordance
with the laws of the State of New Jersey. It may be modified or amended only by a written
instrument executed by the Owner and Contractor with the written approval of the Princeton.
Section 5. Authority of the Princeton. The Princeton shall determine the amount, quality,
acceptability, and fitness of the several kinds of work and materials which are to be paid for under
this Contract and construction thereof. The Princeton's estimates and decisions shall be final and
conclusive, except as herein otherwise expressly provided. In case any question shall arise
between the parties hereto relative to said Contract to specifications, the determination or decision
of the Princeton shall be final and binding on the rights of the Contractor and the Owner.
Section 6. Princeton Determination Final. If any provisions of this Contract require the
Princeton to approve or take other appropriate action, the Princeton shall confer with Owner. In
the event of any disagreement between the Princeton and Owner, or where Owner refuses to
approve any action taken or omitted by the Contractor or the Princeton, the determination of the
Princeton shall be final.
Section 7. Severability. If this Contract contains any unlawful provision, not an essential
part of the Contract and which shall not appear to have been a controlling or material inducement
to the making thereof, the same shall be deemed of no effect and shall, upon notice from either
party be deemed stricken from the Contract without affecting the binding force of the remainder.

IN WITNESS WHEREOF, the Owner and the Contractor have executed this Contract as
of the date first above written.
ATTEST:
WITNESS:

BORROWER(S)

________________________

______________________________

_________________________

______________________________

_________________________

___________________________
Contractor
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Appendix B
Model Loan Documents for Duplex in which Owner Occupies One Unit
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PRINCETON HOME IMPROVEMENT PROGRAM
Mortgage Note for a Duplex
FOR VALUE RECEIVED, the undersigned BORROWER(S) _____________ promises to pay
in accordance with this Mortgage Note to the order of the Princeton located at the Princeton
Municipal Building, 400 Witherspoon Street, Princeton, NJ 08540(LENDER), the sum of (Loan
Amount): ______________________________________ ($______________________) at no
interest which LENDER has loaned to the BORROWER(S) under the LENDERS Princeton
Program, to make home improvement repairs to the BORROWER(S') property located at
________________ more specifically known as Block ___________, Lot _____ as shown on
the current tax map of the Municipality of Princeton, New Jersey 08540 and described in the
Mortgage signed on the same date as this Mortgage Note, and to spend on this rehabilitation the
total sum of: ________________________________($______________________) which is
comprised of the following:
A)
A Homeowner’s share in the amount of Zero Dollars ($0.00) which must be paid
to the contractor(s) before LENDER makes any payments on BORROWER(S) behalf from the
proceeds of the loan.
B)
A
forgivable
loan
of
____________________________________
($______________________) which shall be forgiven ten (10) years from the date of the
Mortgage Note provided BORROWER(S) continues to own and occupy the property as
BORROWER(S') primary residence for this ten (10) year period and complies with all terms and
conditions of this Mortgage Note, the Rehabilitation Deferred Loan Agreement and the Princeton
Home Improvement Program guidelines and procedures.
1)
BORROWER(S) agrees to be responsible for any unforeseen costs for change orders
necessary in order to rehabilitate or repair BORROWER’S (S') property and understands that any
additional monies will be added to the deferred payment loan.
2)

BORROWER(S) will promptly pay all taxes, levies and assessments on the property.

3)
In accordance with this loan, BORROWER(S) is responsible to pay the full amount of the
loan at no interest to him/her, depending on the number of years the loan was active. If the
BORROWER (S) should die, BORROWER(S) or his/her heirs, executors or representatives must
notify the LENDER within ten (10) days by certified mail at the above address. Payment must be
made to the LENDER within thirty (30) days after the settlement of the estate. If the
BORROWER(S) transfers title or rents it to someone for any reason, BORROWER(S) or his/her
representatives must notify the LENDER within ten (10) days by certified mail at the above
address. Payment must be made to the LENDER within thirty (30) days of the transfer of title or
rental of the property. Payment shall be payable to the order of the County of Mercer (HUD).
Repayment of the loan will be pro-rated depending on the number of years the loan has been in
use. If you remain in the home for 10 (ten) years, the loan is forgiven and the lien is removed from
your property.
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Repayment Amounts Owed If Loan Is Terminated
Years Loan Was Active
Percentage Owed
1 year:
90%
2 years:
80%
3 years:
70%
4years:
60%
5 years:
50%
6 years
40%
7 years
30%
8 years
20%
9 years
10%
10 years
0%
4)
BORROWER(S) agrees that, during the term of this Mortgage Note, BORROWER(S) will
keep the property in good repair while monies are still owing on the loan and will not permit
deterioration of the property.
5)
BORROWER(S) agrees to comply with all laws, ordinances, regulations, covenants,
conditions and restrictions affecting this property.
6)
The LENDER or his/her agent may make reasonable inspection of the property provided
that the LENDER gives notice to the BORROWER(S) prior to the inspection.
7)
The BORROWER(S) agrees to comply with the terms of the Mortgage Note, Mortgage
and Princeton Program guidelines and procedures. Should BORROWER(S) fail to comply with
any term of the Mortgage Note or the accompanying Mortgage, the BORROWER(S) will be in
default and the entire loan shall be immediately due and payable. The LENDER may also
foreclose on the Mortgage. In the event of a foreclosure, BORROWER(S) shall be responsible for
all legal fees, costs of the suit and expenses of the foreclosure.
8)
The Undersigned, if more than one, agree to be liable jointly and severally for the payment
of all monies due under this loan.
BORROWER(S) acknowledges that LENDER has furnished BORROWER(S) with a true copy of
this document.

WITNESS:

BORROWER(S)

________________________

______________________________

_________________________

______________________________

DATED: _________________
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MORTGAGE
PRINCETON HOME IMPROVEMENT PROGRAM

THIS IS A LEGALLY BINDING DOCUMENT WHICH CREATES A LIEN.
DURING THIS THREE-DAY PERIOD, YOU MAY CHOOSE TO HIRE AN
ATTORNEY TO REVIEW THIS DOCUMENT. IN THIS THREE-DAY
PERIOD, IT IS POSSIBLE TO CANCEL THE DOCUMENT WITHOUT
ANY PENALTY. THE CANCELLATION, HOWEVER, MUST BE IN
WRITING.
THIS MORTGAGE made this ___________________ 2020 between: _____________ residing
at
________________ in the Municipality of Princeton, New Jersey 08540 (the
BORROWER(S)), in the COUNTY OF MERCER, and Princeton having offices at the Princeton
Municipal Building, 400 Witherspoon Street, Princeton, NJ 08540 (the LENDER).
The BORROWER(S) has applied for monetary assistance under the LENDER'S Program for the
purpose of correcting defects in the house and satisfying local and state building codes. The
LENDER has agreed to grant the BORROWER(S) a loan with deferred payments in the amount
of: ____________________________________ ($______________________) which shall
constitute the total amount of the loan on which no interest shall be charged. Receipt of the loan
is hereby acknowledged and is evidenced by a Mortgage Note which will be signed at the same
time as this document. The loan is to be repaid by the BORROWER(S) in accordance with this
Mortgage and subject to all the terms and conditions as listed in the Mortgage Note. The Mortgage
will secure that the LENDER will be repaid the monies loaned and any other costs or charges
incurred for the repair of the BORROWER (S’) property. To insure that BORROWER(S)
performs its obligations as called for by the Mortgage and Mortgage Note, the BORROWER(S)
hereby mortgages to the LENDER, its successors and assigns the tract of land and premises located
in the County of Mercer, State of New Jersey, at (street address) ________________ more
specifically known as Block ___________, Lot _____ as shown on the current tax map of
Princeton.
This
premises
was
conveyed
to
BORROWER(S)
by
________________________________ dated _______________ and recorded in the Mercer
County Clerk's Office on ________________ in Book ___________ Page __________.
The BORROWER(S) agrees:
1)
Ownership. BORROWER(S) owns the property in fee simple and will defend his/her
ownership against all claims.
2)

Payments. He/she will make all payments required by the Mortgage Note and Mortgage.

3)
Insurance. He/she will maintain extended coverage insurance on the property in an amount
at least equal to the amount of the mortgage. Insurance companies, policies, amounts and types of
coverage must be acceptable to the LENDER. He/she will notify the LENDER in the event of any
substantial loss or damage. The LENDER may then settle the claim on his/her behalf if he/she
fails to do so.
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4)
Repairs. He/she will keep the property in good repair, neither damaging nor abandoning
it. He/she will allow the LENDER to inspect the property upon reasonable notice.
5)
Mortgage and Mortgage Note. He/she will comply with all of the terms of the Mortgage,
Mortgage Note and the Princeton guidelines and procedures. If any provision of this Mortgage is
found to be inconsistent with the Mortgage Note, the terms of the Mortgage Note shall control.
6)
Lawful Use. Use of the property shall be in compliance with all the laws, ordinances and
other requirements of any governmental authority.
7)
The LENDER shall have all rights and remedies to insure repayment of the debt and to
protect the LENDER’S security interest in the property.
The LENDER may declare BORROWER(S) in default on the Mortgage Note and this
Mortgage if:
a)

BORROWER(S) fails to make any payment required by the Mortgage Note and
this Mortgage within 30 days after its due date;

b)

BORROWER(S) fails to keep any other promise he/she makes in the Mortgage
Note or this Mortgage;

c)

BORROWER(S) transfer ownership of the property or rents it to someone for any
reason;

d)

The holder of any lien (debt) on the property starts foreclosure proceedings; or

e)

Bankruptcy, insolvency or receivership proceedings are started by or against any of
the BORROWERS;

f)

There is a default under a senior mortgage; or

g)

BORROWER(S) fails to comply with any term or condition set forth in the
Princeton Home Improvement Deferred Loan Agreement, the Mortgage Note, this
Mortgage or the Princeton Home Improvement Program guidelines and
procedures.

8)
Rights Given to the Lender. BORROWER(S) mortgage the property to the LENDER.
This means that he/she gives the LENDER those rights stated in this Mortgage, also those rights
the law gives to lenders of mortgages on real property. When he/she pays all amounts due to the
LENDER under this Mortgage Note and Mortgage, LENDER’S rights under this Mortgage will
end. The LENDER will then cancel this Mortgage at BORROWER(S) expense.
9)
Term. This Mortgage shall be due and payable 10 years from the date hereof unless the
loan has been forgiven as provided for in the Mortgage Note.
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10)
The LENDER may, in its discretion, subordinate the lien of this Mortgage to the lien of
any home equity loan, secondary mortgage or refinancing to be procured by the BORROWER(S).
The LENDER reserves the right to deny any such request for the subordination of this Mortgage.
A $250 non-refundable document preparation fee will be charged by Princeton Counsel at the time
of the request for subordination of the mortgage.

11)
No Waiver by Lender. LENDER may exercise any rights under this Mortgage even if
LENDER has delayed in exercising that right or has agreed to an earlier instance not to exercise
that right. LENDER does not waive its rights to declare that BORROWER(S) is in default by
making payments or incurring expenses on BORROWER(S) behalf. THE BORROWER(S)
HEREBY DECLARES AND ACKNOWLEDGES THAT THE BORROWER(S) HAS
RECEIVED, WITHOUT CHARGE, A TRUE COPY OF THIS MORTGAGE.
IN WITNESS WHEREOF, BORROWER(S) acknowledges that he/she has signed and sealed the
agreement and that LENDER has furnished BORROWER(S) with a true copy of this document.

WITNESS:

BORROWER(S)

________________________

______________________________

_________________________

______________________________

INDIVIDUAL ACKNOWLEDGMENT
STATE OF NEW JERSEY

(

COUNTY OF MERCER

(

ss.

On this ___________________ 20__, by me Maureen Fullaway, personally appeared
_____________ who I am satisfied is the person(S) named in and who executed this document,
and who signed, sealed and delivered the same as his/her voluntary act and deed, for the purpose
herein specified.
NOTARY PUBLIC
_________________________________
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FORM OF CERTIFICATE FOR APPLICANTS CERTIFIED TO
RENTAL UNIT, REQUIRED BY SECTION 5:80-26.18(c)(2)

CERTIFICATE FOR APPLICANT
CERTIFIED TO A RENTAL UNIT SUBJECT TO
AFFORDABLE HOUSING RESTRICTIONS

M y nam e i s _______________________________ and I am m aki ng t hi s
cert i fi c at e i n conne c t i on wi t h m y cert i fi cat i on t o rent t he Af fordabl e Hous i n g
uni t l ocat ed at :
_ _ _ _ _ _ _ _____________________________________________________.

I am aware, as the renter of an Affordable unit, that from this date until _____________, 20__ as
long as I am renting the unit described above, my renting the apartment is subject to the
requirements that are listed below:

1.

I am required to pay all rent set forth in my lease on time and in the manner provided for
in my lease.

2.

I know that I am required to live in my apartment, and that I cannot sublease it or rent it
out to any other person, not even to members of my family.

3.

I know that the maximum rent I am supposed to pay to my landlord is limited by law, that
it is announced each year by _____________________________, and that I can call
_________________ at any time if I have any questions about what rent I am supposed to
be paying.
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4.

I kno w t hat I am not a l l owed t o m ake an y i m provem ent s t o m y
apart m ent unl ess t he y hav e be en approv e d i n wri t i ng b y
_ _ ________________________________.

BE IT REMEMBERED, that on this the ______ day of ___________, 20___ the signer of this
Certificate _______________________________________ appeared personally before me and
who, being duly sworn by me, deposed and made proof to my satisfaction (i) that he/she is the
renter of the Affordable unit that is identified as said renter in the foregoing Certificate, and (ii)
and that he/she has executed said Certificate with respect to the lease of the property described in
the Certificate and for the purposes described and set forth therein.
__________________________________
Applicant Signature

______________________________
Date

__________________________________
Applicant Signature

______________________________
Date

Sworn to and subscribed before me, _________________________________ on the date set
forth above.

__________________________ _____________________
NOTAR Y P UB LIC
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MANDATORY DEED RESTRICTION FOR REHABILITATED RENTAL PROPERTY

Deed Restriction
DEED-RESTRICTED AFFORDABLE HOUSING PROPERTY WITH
RESTRICTIONS ON RESALE AND REFINANCING
To Rehabilitated Rental Property
With Covenants Restricting Rentals, Conveyance and Improvements
And Requiring Notice of Foreclosure and Bankruptcy
THIS DEED RESTRICTION, entered into as of this the ___ day of ______, 20___, by and between the
[The Princeton Rehabilitation Administrative Agent] ("The Princeton Rehabilitation Administrative
Agent"), or its successor, acting on behalf of _________________________[Municipality], with offices at
________________________________, and ______________________________ [a New Jersey
[Corporation
/
Partnership
/
Limited
Partnership
having
offices]
at
_______________________________________ the owner (the “Owner”) of a residential low- or
moderate-income rental property (the “Property”):

WITNESSETH
A r t i cl e 1.

C on si derat i on

In consideration of the subsidies received by the Owner from the Municipality regarding this rental
Property, the Owner hereby agrees to abide by the covenants, terms and conditions set forth in this Deed
restriction, with respect to the land and improvements more specifically described in Article 2, hereof
(Description of Property).

Article 2.

Description of Property

The Property consists of all of the land, and improvements thereon, that is located in the Municipality of
Princeton, County of Mercer, State of New Jersey, and described more specifically as Block No. ______
Lot No. _____, and known by the following street address:

(Attach Schedule A with a detailed description of the Rental Property)

Article 3.

Affordable Housing Covenants

The following covenants (the “Covenants”) shall run with the land for a period of ten (10) years, determined
separately with respect for each restricted unit, beginning on the date the restricted unit has undergone final
inspection as set forth in the contract entered into by and between the Owner and Municipality in
consideration of the subsidy received by Owner for said improvements and ending after the Property
occupied by an income eligible household shall become vacant, (the “Control Period).
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A. Sale, rental and use of the Property is governed by regulations known as the Uniform Housing
Affordability Controls, which are found in New Jersey Administrative Code at Title 5, chapter 80,
subchapter 26 (N.J.A.C. 5:80-26.1, et seq, the “Uniform Controls”).
B. The Property shall be used solely for the purpose of providing rental dwelling units for very-low,
low- or moderate-income households, and no commitment for any such dwelling unit shall be given
or implied, without exception, to any person who has not been certified for that unit in writing by
The Princeton Rehabilitation Administrative Agent. So long as any dwelling unit remains within
its Control Period, sale of the Property must be expressly subject to these Deed Restrictions, deeds
of conveyance must have these Deed Restrictions appended thereto, and no sale of the Property
shall be lawful, unless approved in advance and in writing by The Princeton Rehabilitation
Administrative Agent.
C. No improvements may be made to the Property that would affect the bedroom configuration of any
of its dwelling units, and any improvements to the Property must be approved in advance and in
writing by The Princeton Rehabilitation Administrative Agent.
D. The Owner shall notify The Princeton Rehabilitation Administrative Agent and the Municipality
of any foreclosure actions filed with respect to the Property within five (5) business days of service
upon Owner.
E. The Owner shall notify The Princeton Rehabilitation Administrative Agent and the Municipality
within three (3) business days of the filing of any petition for protection from creditors or
reorganization filed by or on behalf of the Owner.

Article 4.

Foreclosure

A. This Agreement shall not be terminated in the event of a Judgment of Foreclosure on the properties
that include Affordable Housing Units that are designated as rental units.
B. The terms and restrictions of this Agreement shall be subordinated only to the First Purchase Money
Mortgage lien on the Affordable Housing Property and in no way shall impair the First Purchase
Money Mortgagee’s ability to exercise the contract remedies available to it in the event of any
default of such mortgage as such remedies are set forth in the First Purchase Money Mortgage
documents for the Affordable Housing Unit.
An Execution of Foreclosure sale by any other class of creditor or mortgagee shall not result in a release of
the Affordable Housing unit from the provisions and restrictions of this Agreement

Article 5.

Remedies for Breach of Affordable Housing Covenants

A breach of the Covenants will cause irreparable harm to The Princeton Rehabilitation
Administrative Agent, to the Municipality and to the public, in light of the public policies set
forth in the New Jersey Fair Housing Act, the Uniform Housing Affordability Control rules
found at N.J.A.C. 5:80-26, and the obligation for the provision of low and moderate-income
housing.
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A. In the event of a threatened breach of any of the Covenants by the Owner, or any successor in
interest of the Property, the Administrative Agent and the Municipality shall have all remedies
provided at law or equity, including the right to seek injunctive relief or specific performance.
B.

Upon the occurrence of a breach of any Covenants by the Grantee, or any successor in interest or
other owner of the Property, The Princeton Rehabilitation Administrative Agent and the
Municipality shall have all remedies provided at law or equity including but not limited to
forfeiture, foreclosure, acceleration of all sums due under any mortgage, recouping of any funds
from a sale in violation of the Covenants, diverting of rent proceeds from illegal rentals, injunctive
relief to prevent further violation of said Covenants, entry on the premises, those provided under
Title 5, Chapter 80, Subchapter 26 of the New Jersey Administrative Code and specific
performance.

IN WITNESS WHEREOF, The Princeton Rehabilitation Administrative Agent and the Owner have
executed this Deed Restriction in triplicate as of the date first above written.
[The Princeton Rehabilitation Administrative Agent]
BY: _____________________________________________
xxxxxxxxxxxxx
Title
[THE OWNER]

BY: _____________________________________________
xxxxxxxxxxxxx
Title
APPROVED BY_________________________[Municipality]
BY:

_______________________________________
xxxxxxxxxxxxx
Title
ACKNOWLEDGEMENTS
On this the
day of
, 20
before me came ______________________, to me known and
known to me to be The Princeton Rehabilitation Administrative Agent for Princeton who states that (s)he
has signed said Agreement on behalf of said Municipality for the purposes stated therein.
_____________________________________________________
NOTARY PUBLIC
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On this the
day of
, 20
before me came ______________________, to me known and
known to me to be __________________ , the Owner of the Property, who states that (s)he has signed said
Agreement for the purposes stated therein.
_____________________________________________________
NOTARY PUBLIC

On this the
day of
, 20
before me came ______________________ known and known
to me to be ________________________ of ___________________, the Municipality identified as such
in the foregoing Agreement, who states that (s)he is duly authorized to execute said Agreement on behalf
of said Municipality, and that (s)he has so executed the foregoing Agreement for the purposes stated therein
_____________________________________________________
NOTARY PUBLIC
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REHABILITATION CONSTRUCTION CONTRACT
PRINCETON HOME IMPROVEMENT PROGRAM

THIS AGREEMENT, made this ___________________ 20__ between _____________ residing
at ________________ in Princeton, County of Mercer, New Jersey (hereinafter referred to as
the "Owner") and _______________ having its office and principal place of business at
_____________________________(hereinafter referred to as the "Contractor").
WITNESSETH
WHEREAS, the Owner wishes to rehabilitate his/her principal residence located at the
above address through participation in the Princeton Home Improvement Program; and
WHEREAS, the owner has been determined to be eligible for said program; and
WHEREAS, the Princeton has awarded the Owner a deferred loan in the amount of
$______________ to pay for all or a portion of the rehabilitation costs as set forth in deferred loan
agreement dated __________________; and
WHEREAS, the starting date for the project is no later than _______________; and
WHEREAS, the Owner has secured additional funding in the amount of $0.00 to meet
his/her obligations under the terms and conditions of said Agreement; and
WHEREAS, Contractor is ready, willing and able to perform such construction work as
shall be required of Contractor under this Contract to effect such rehabilitation.
NOW THEREFORE, the Contractor and the Owner, for the consideration hereinafter
named, agree as follows:
ARTICLE I Contract Documents
The following documents shall be deemed to be a part of this Contract.
1.

Work write-up and specifications;

2.

Bid/proposal form;

3.

Schedule of progress payments (if applicable); and

4.

Notice to Proceed

ARTICLE II - Definitions
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The following words and expressions, or pronouns used in their stead, shall wherever they
appear in this Contract be construed as follows, unless a different meaning is clear from the
context:
2.
"PHIP" means the Princeton Home Improvement Program operated by the
Princeton Planning Department.
3.
"Princeton" means the Municipality and its designee for the administration of this
Program, which currently is The Princeton Affordable Housing Office
4.
"Contract" or "Contract Documents" means this Construction Contract and each of
the various documents referred to in Article I hereof, both as a whole and separately.
ARTICLE III - Consideration
The Contractor shall furnish all the labor, material and equipment and do all the work
described herein in accordance with the provisions of this Contract, for the lump sum of:
_________________________________ ($______________________).
ARTICLE IV - Commencement and Completion of Work
Section 1. Commencement and Completion of Work. The Contractor shall commence the
work to be performed under this Contract in accordance with the provisions set forth in their
contract. The Contractor shall diligently pursue and execute the work in strict compliance with
the plans, specifications, work write-up and drawings annexed to and forming part of this Contract
and shall complete the work on or before _____________. The time for completion may be
extended in accordance with the provisions of Section 2 herein.
Section 2. Extensions. The Contractor shall be entitled to an extension of time for delay
in completion of work caused solely by: (1) acts or omissions of the Owner or (2) supervening
conditions entirely beyond the control of the Contractor, provided that the Contractor shall file in
writing a Request for Extension with the Princeton within Five days (5) days after the
commencement of any condition which is causing or may cause delay in completion. The
determination of the Princeton on the Contractor's request for an extension shall be final and
binding on the parties.
ARTICLE V - Performance During Construction
Section 1. Permit; compliance with Law. The Contractor shall obtain and pay for all
permits, inspections and licenses necessary for the undertaking, execution and completion of the
work and labor to be performed, and shall comply with all applicable federal, state and local laws,
rules, regulation, codes and ordinances. No contractor payments will be issued until all appropriate
permits are on file with the Program Administrator.
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Section 2. Owner Cooperation. The Owner shall take all necessary steps to protect and
secure all property on or adjacent to the work area. The Owner shall assure that the Contractor
has access to those premises necessary for the performance of the work described herein.
Section 3. Clean Premises. The Contractor shall keep the premises clean and orderly
during the course of the work and remove all debris and shall make the job site broom clean within
Five (5) working days after completion of the work specified in this Contract.
Section 4. Inspection of Books and Records. During the progress of the work and for a
period of three (3) years after final payment, the Contractor shall preserve the Princeton records,
correspondence, construction documents, receipts, vouchers, payrolls and agreements, if any, with
subcontractors, relating to this contract and to be performed under this Contract. The Contractor
expressly covenants and agrees to preserve all such records for a period of three (3) years after
initial payment.
Section 5. Inspection of Work. During the performance of the work and up to the date of
final payment, the Contractor shall at all times afford the Owner and the Princeton every
reasonable, safe and proper opportunity for inspection of the work in progress. Inspection and
approval by the Owner and the Princeton of finished work being performed, shall not relieve the
Contractor from the obligation of correcting or replacing all defective work or equipment
constructed under this Contract.
Section 6. Disputes. The determination of the Princeton or its designee shall be final and
binding upon the parties in the event of dispute between the Owner and Contractor.
Section 7. Disputes; Owner at Fault. If, as a result of a dispute, the Princeton determines
that the acts, omissions or neglect of the Owner are of such a nature as to render performance by
the Contractor or Subcontractors, if any, impossible, the Princeton may terminate the Contract by
finding the Owner in default and the Owner shall pay the Contractor for the value of work
performed and materials supplied.
Section 8. Disputes; Contractor at Fault. In the event of a dispute between the Owner and
the Contractor concerning the proper performance of the work, or the quality of materials or
supplies provided by the Contractor or any Subcontractor, the determination of the Princeton shall
be final and binding on the parties. If the Princeton rejects any such performance, materials or
supplies, the Princeton shall notify the Contractor of its disapproval or rejection and may order the
replacement or repair of any finished or unfinished work.
Section 9. Rejected Work and Materials. All rejected work, materials or equipment shall
be promptly taken down and removed from the premises. All such rejected materials shall belong
to the Contractor. The Princeton will notify the contractor when the rejected material can be
removed from the premises if the material impacts weatherization and/or structural needs. If the
material is not removed by the established date, the material shall become the property of the
Princeton.

64

Section 10. Protection of Property. During the performance of this Contract, and up to the
date of final payment, the Contractor shall take all reasonable precautions to protect persons,
property and materials of the Owner, and of others on or adjacent to the site, from damage, loss or
injury resulting from the Contractor's or Subcontractor's operations under legal duty to protect.
Furthermore, the Contractor agrees to indemnify and hold the Owner and the Princeton harmless
against any and all claims, demands or legal proceedings which may result from the Contractor's
failure to comply with the provisions of this section. As used herein "Princeton" means the
Princeton and its officials, employees, agents and representatives.
Section 11. Insurance. The Contractor agrees to provide and pay Comprehensive General
Liability and Automobile Insurance with minimum aggregate limits of $ 1,000,000 each, naming
the Princeton as an additional insured on both policies. The Contractor shall also maintain statutory
workmen’s compensation insurance. The Contractor shall maintain such insurance in force until
the final completion or termination of all work and services hereunder. The Contractor shall submit
an insurance certificate to the Princeton consistent with the provisions of this Paragraph upon
signing of this agreement.
The Owner shall assume liability for his own negligent acts or omissions which result in
bodily injury, death, or property damage.
Section 12. Indemnification. The Contractor agrees to indemnify and hold the Owner and
the Princeton harmless against any and all claims, demands, or legal proceedings, including costs
and attorney fees, which may arise in connection with or on account of the work, operations,
maintenance, or supervision by the Contractor of the construction work which is the subject of this
Contract. As used herein "Princeton" means the Municipality of Princeton, its officials,
employees, agents and representatives.
Section 13. Damages to Property. The Contractor shall be responsible for damage, as a
result of his operations, to existing sidewalks, streets, curbs, pavements, utilities (except those
which are to be replaced or removed), adjoining property, and shall, at his own expense,
completely repair any damage thereto caused by his operations.
The Contractor shall shore up, brace, underpin, secure and protect as may be necessary, all
foundations and other parts of existing structures adjacent to, adjoining and in the immediate
vicinity of the site, which may be in any way affected by the excavations or other operations
connected with the construction of this Contract.
Section 14. Change in the Work. The Princeton may make changes in the work required
to be performed by the Contractor under this Contract by making additions thereto, or by omitting
work therefor, without invalidating the Contract. All changes in the work must be authorized in
writing on a Change Order by both the Princeton and the Owner prior to the Contractor
commencing any work other than what is contained in this Contract. Neither the Princeton nor the
Owner will accept responsibility or liability for any claim or charge for extra work made by the
Contractor that has not been previously approved in writing by both the Princeton and the Owner.
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If the changed work is more costly to the Contractor than the original contract work, an
adjustment of the Contract payment provisions will be made to compensate the Contractor for such
additional cost. If such change is less costly to the Contractor than the original work, an adjustment
of the Contract payment provisions will be made to credit the Owner with such decreased cost.

ARTICLE VI - Labor Provisions Applicable
During Construction
Section 1. Equal Employment Opportunities. During the performance of this Contract,
the Contractor agrees that he/she will not discriminate against any employee or applicant for
employment because of age, race, creed, color, national origin, ancestry, marital status or sex,
affectional or sexual orientation. Such action shall include, but not be limited to, the following:
employment, upgrading, demotion or transfer; recruitment or recruitment advertising; layoff or
termination rate of pay or the forms of compensation; and selection for training, including
apprenticeship.
Section 2. Anti-Kickback Provisions. The Contractor shall comply with the applicable
regulation of the Secretary of Labor, United States Department of Labor, made pursuant to the
Copeland "Anti-Kickback Act: of June 13, 1984 (48 Stat. 948; 62 Stat. 8962; Title 18 U.S.C. 874;
and Title 40 U.S.C. 276c) and any amendments or modifications thereof.

ARTICLE VII - Contractor's Default;
Princeton Right to Terminate the Contractor
Section 1. Owner's Acts on Default. The Owner hereby specifically authorizes and
delegates to the Princeton the right to declare the Contractor in default of the whole or any part of
the work required to be performed pursuant to this Contract with or without consent of the Owner
at the time of default. The Owner, however, retains the right to request the Princeton to declare a
default. All requests must be in writing to the Princeton.
Section 2. Princeton Right to Declare Default and Substitute Contractor. The Princeton
may declare the Contractor in default for any of the following reasons or for other good cause:
A.

The Contractor becomes insolvent;

B.

The Contractor makes an assignment for the benefit of creditors pursuant to
the laws of the State of New Jersey;

C.

A voluntary or involuntary petition in bankruptcy is filed by or against the
Contractor;

D.

A receiver is appointed to take charge of the Contractor's property or affairs;

E.

The Contractor fails to commence work by the designated start date.
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F.

The Contractor abandons the work;

G.
The Contractor refuses to proceed with the work when and as directed by
the Municipality of Princeton;
H.
The Contractor, without just cause, reduces his working force to a number
which, if maintained, would be insufficient in the opinion of the Princeton to complete the work
in accordance with the approved progress schedule, and fails or refuses to increase such working
force sufficiently when ordered to do so by the Princeton;
I.
The Princeton determines that the Contractor is unnecessarily, unreasonably
or willfully delaying the performance and completion of this work, the award of necessary
subcontractors, or the placing of necessary material and equipment orders;
J.
The Princeton determines that the Contractor is not performing its
obligations under this Contract in accordance with its terms, including, but not limited to, the
performance of all work required under the terms of this Contract in a workmanlike manner;
K.
The work is not complete on or before the completion date set forth herein
and the Contractor has not received an extension of the completion date as permitted in Article IV,
Section 2.
L.
The Contractor fails to maintain insurance coverage as required by Article
V, Section 11 of this Contract;

M.
No mechanics lien, material liens, or notice of intent shall be filed with the
office of the Princeton Clerk where payment has been made in full or pursuant to a settlement for
the work, services, material or equipment provided by the Contractor in accordance with the work
write-up pertaining to this Agreement. Violations of this provision shall be deemed an act of
default pursuant to this Agreement.
Section 3. Declaration of Default, Substitute Contractor. After declaring the Contractor
in default, the Owner with Princeton approval shall secure a replacement Contractor to complete
the work. The deferred loan, mortgage, and mortgage notes shall be modified accordingly.
Section 4. Contractor Probation. Where a Contractor fails to comply with the provisions
set forth in the construction contract, the Princeton, upon recommendation from the Program
Administrator, may place a contractor on probation. Probation removes a Contractor from the
qualified bidding list for a six (6) month period, after which the Contractor’s name will return to
the qualified bidding list on a probationary status for an additional six (6) month period. During
this period, the Contractor will be eligible to bid on projects under the Princeton Home
Improvement Program. However, the Contractor will be eligible for an award of no more than one
(1) project at a time over this period. At the conclusion of this period, if the Contractor’s progress
on a project is determined by the Program Administrator to be in compliance with the requirements
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of this program, the Contractor’s name will be returned to the qualified bidding list on a
nonprobationary status. If the Contractor’s performance is not in compliance with the requirements
of this program, as determined by the Princeton, the Contractor will be ineligible to bid on any
future Princeton Home Improvement Program projects.
Contractor probation shall be implemented for the following reasons:
A. Late start or late completion without an approved extension by the Program
Administrator.
B. Lack of expedient repair of the one (1) year, ten (10) day warranty period from the date
of final payment.
C. Failure to comply with all terms of the construction contract.
D. Inability to cooperate with the applicant, Program Administrator, and/or Princeton
personnel and/or the lack of professionalism as determined by the Princeton and the
Program Administrator.
E. Performing work outside the work write-up and change orders
F. Unacceptable workmanship
Before a Contractor is placed on probation, he/she will be sent a certified mail, return receipt
requested, that the contractor is not satisfying the terms of the construction contract. If the
contractor does not respond in writing to the letter within seven (7) days from his/her receipt of
same, he/she will be declared in default. If the Contractor timely responds to the letter in writing
to the Princeton, a deadline will be established by the Princeton and the Program Administrator by
which the Contractor must satisfy the terms of the Construction Contract.

If the Contractor does not satisfy the terms of the construction contract by the established deadline,
the Princeton will send the Contractor a notice via certified mail, return receipt requested, stating
that the Contractor is in default and breach of contract.
Any Contractor who has not completed a contract under this program is automatically given a six
(6) month probationary period, during which the Contractor will be eligible for an award of no
more than one (1) project. This probationary period is designed to provide the Contractor with an
opportunity to demonstrate the use of satisfactory procedures in completing the initial project. If
the contract is completed according to the provisions set forth in the construction contract, the
contractor will be eligible to accept a maximum of three (3) awarded projects. If the work is not
completed satisfactorily, the Contractor will be ineligible to participate in this program.
Section 5. Contractor Removal From Program. The Princeton, through the
recommendation of the Program Administrator, has the authority to remove and forbid a contractor
from bidding in the Princeton’s rehabilitation program for the following reasons:
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A.

Unacceptable workmanship.

B.
Failure to complete the job on time as designated by the completion date in the
construction contract.
C.

Failure to comply with the construction contract and/or program guidelines.

The Princeton will provide notice to the Contractor in writing by certified mail of the action and
the reason for the action. After Five (5) years from the date of contractor removal from the
program, the contractor may apply to the Princeton for reinstatement into the program. The
contractor must present to the Princeton a written corrective plan that addresses prior deficiencies
and banning. The Princeton will review the plan and may reinstate the contractor on probationary
status. If a contractor is banned a second time from the program, the contractor will be ineligible
to bid on any future Princeton Home Improvement Program projects and cannot apply for
reinstatement.
ARTICLE VIII - Payment
Section 1. Payment Generally. All amounts due and payable to the Contractor, including
the Final Payment, for the work performed under this Contract, shall be paid within thirty (30)
days after the work is satisfactorily completed and approved by the Princeton. Payment shall be
made by the Princeton directly to the Contractor from the proceeds of the Owner's project account.
In no event shall the Princeton be liable to make payments to the Contractor in an amount greater
than $________ as appropriated under the Owner Deferred Loan Agreement with Princeton. All
payments must be approved by the Affordable Housing Manager.
Section 2. Progress Payment. The Contractor may make application to the Princeton for
Progress Payments as soon as those portions of the work described in the "Schedule of Progress
Payments" have been completed or at the discretion of the Princeton when partial payments must
be made to insure continuation of the Contract.
Section 3. Conditions Precedent to Final Payment. Final Payment to the Contractor shall
not become due and payable until the Contractor furnishes the Owner and the Princeton with the
following:
A.

An appropriate release of liens if an intent to file a lien has been filed;

B.

A permanent certificate of occupancy, if required by law;

C.
Copies of all warranties and guarantees governing performance of work and
equipment during the course of the Contract. Contractor is to provide manuals and clear title to
all equipment installed during the course of this Contract. Final payment will not be issued until
all warranties are in place.
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Section 4. Final Payment. Upon completion of all the conditions described in Section 3
above, the Contractor shall be entitled to the Final Payment. Upon final payment, the Princeton
and its agent are no longer responsible for work performed under this agreement. In the event
there are defects in the quality of workmanship, for which the Contractor is responsible, the
Princeton reserves the right to retain up to twenty (20%) percent of the total contract price. All
such defects shall be cured by the Contractor within thirty (30) days of receipt of written
notification of said defects.
The balance of the Final Payment shall be payable to the Contractor upon the correction of
work or materials found to be defective by the Princeton.
Section 5. Correction of Work After Final Payment. The Contractor shall promptly repair,
replace or rebuild any finished work or materials or equipment in which defects of materials or
workmanship may appear within one (1) year after Final Payment. This warranty is exclusive of
normal wear and tear or mistreatment of rehabilitated items. The Contractor shall furnish the
Owner with all manufacturers and suppliers' written guarantees and warrantees covering materials
and equipment furnished by this Contract.
Notice by the Princeton to the Contractor to repair, replace or rebuild such defective work
shall be deemed timely if given not later than ten (10) days after the expiration of the one (1) year
period.
If the Contractor fails to repair, replace or rebuild such defective or damaged work
promptly after receiving such notice, the Owner shall have the right to have the work done by
others, and the Contractor shall be liable to reimburse the actual cost thereof to the Owner upon
demand.
Section 6. Payments in Event of Failure to Complete. Where the Contractor is declared in
default by the Princeton pursuant to the provision of Article VII hereunder, and the work is
completed by a Substitute Contractor, the Contractor in default shall be liable to the Princeton for
the following amount: the difference between the amount payable to the Substitute Contractor and
the amount set forth in Article III of this contract. The Princeton shall deduct this amount from
any payments to be made to the Contractor. Any payments made to the Contractor in default shall
only be made after the Substitute Contractor has received a final payment. The payments to the
Contractor in default shall be accepted by the Contractor as full and final payment under this
contract.

ARTICLE IX - Miscellaneous Provisions
Section 1. The Contractor agrees that all construction/rehabilitation shall be executed in
accordance with the Lead-Based Paint Poisoning Prevention Act (42 U.S.C. 4821, et. seq.) and
subject to 24 CFR Part 35.
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Section 2. Interest of Princeton Officials. No elected or appointed official or employee of
the Princeton shall receive or participate, either directly or indirectly, in the benefits of this
Contract.
Section 3. Interest of Local Government Officials. No officer or employee of the
municipal government who exercises any functions or responsibilities in connection with the
carrying out of the program to which this Contract pertains shall have any private interest, direct
or indirect, in the proceeds of this loan.
Section 4. Governing Law; Amendment. This Contract shall be construed in accordance
with the laws of the State of New Jersey. It may be modified or amended only by a written
instrument executed by the Owner and Contractor with the written approval of the Princeton.
Section 5. Authority of the Princeton. The Princeton shall determine the amount, quality,
acceptability, and fitness of the several kinds of work and materials which are to be paid for under
this Contract and construction thereof. The Princeton's estimates and decisions shall be final and
conclusive, except as herein otherwise expressly provided. In case any question shall arise
between the parties hereto relative to said Contract to specifications, the determination or decision
of the Princeton shall be final and binding on the rights of the Contractor and the Owner.
Section 6. Princeton Determination Final. If any provisions of this Contract require the
Princeton to approve or take other appropriate action, the Princeton shall confer with Owner. In
the event of any disagreement between the Princeton and Owner, or where Owner refuses to
approve any action taken or omitted by the Contractor or the Princeton, the determination of the
Princeton shall be final.
Section 7. Severability. If this Contract contains any unlawful provision, not an essential
part of the Contract and which shall not appear to have been a controlling or material inducement
to the making thereof, the same shall be deemed of no effect and shall, upon notice from either
party be deemed stricken from the Contract without affecting the binding force of the remainder.

IN WITNESS WHEREOF, the Owner and the Contractor have executed this Contract as
of the date first above written.
ATTEST:
WITNESS:

BORROWER(S)

________________________

______________________________

_________________________

______________________________

_________________________

___________________________
Contractor
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Lead Paint Report Receipt
I hereby acknowledge receipt of a copy of the lead paint inspection that was performed on my
property by a certified lead inspection company.

___________________________________Homeowner Signature

Date: _______
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Date:

HOMEOWNER ACKNOWLEDGMENT
(WORKMANSHIP, INSPECTIONS, CONTRACTOR PAYMENTS)
I, __________________________, acknowledge:

That I have been directed to contact The Princeton Rehabilitation Administrative Agent in the
event that I encounter problems in workmanship during the course of construction work performed
under this Deferred Loan.
I also acknowledge that I have been instructed to be present, if possible, at all progress and final
inspections, and if present, I must sign all Inspection Reports and Release of Payment
Authorizations.
I further acknowledge that I am fully aware that my signature on the Deferred Loan Agreement
authorizes the following:
Princeton shall have the ultimate authority to resolve all disputes arising out of or in any way
connected to the performance of work under this deferred loan agreement. The determination by
Princeton, shall be final and binding. If Princeton rules in favor of the contractor, but the
homeowner declines payment, Princeton has the right to overrule the homeowner's refusal to pay
the contractor.

_________________________________________________
Applicant's Signature
Date

_________________________________________________
Applicant's Signature
Date
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THE PRINCETON HOME IMPROVEMENT PROGRAM
MORTGAGE POSTPONEMENT
REQUEST FOR REFINANCING/SECONDARY FINANCING

Homeowner Name
Address

__________________________

________________________________

Effective Period of Deferred Loan : ______ to _______

I, __________________________ , understand that as a participant in The Princeton Home
Improvement Program that I will continue to reside in the residence described above as my
primary residence and that any transfer of property ownership is prohibited. All renters must be
income qualified and the initial rent and annual increases in rent are subject to limits established
by the Court for the duration of the ten-year lien. The property will be monitored annually for
program compliance.
Failure to comply with this provision will result in full repayment of the deferred loan
amount. In addition, if I intend to apply for any type of loan such as a home equity loan, secondary
mortgage or refinancing during the effective time period of the deferred loan, then I must notify
the:
The Princeton Affordable Housing Office
1 Monument Drive
Princeton, NJ 08540
609-688-2029
Procedure for Postponement of Mortgage by Princeton:
1.
The homeowner or financial institution submits a written request for a postponement of
mortgage from Princeton. The letter is directed to Affordable Housing Affordable Housing
Manager.
2.

Supporting documentation must include:

Current property appraisal, survey, title binder with judgment search, Schedule
A&B from Title Search, signed mortgage commitment letter, name and address of
homeowner, amount of loan or credit line, letter from homeowner requesting the Mortgage
Subordination.

4.
This material is forwarded Affordable Housing Affordable Housing Managers for review.
The request will be approved or denied based on an evaluation of the supporting documentation.
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5
The postponement of mortgage is officially signed by Affordable Housing Affordable
Housing Managers and forwarded to the Office of the Princeton Clerk for recording.
6.
The recorded postponement document will be forwarded to the homeowner and financial
institution.
- IMPORTANT - PLEASE BE ADVISED THAT PROCESSING MAY TAKE 4 TO 6 WEEKS -

________________________________
Homeowner Signature

________________________________
Date
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RIGHT OF RESCISSION
DEFERRED LOAN
(Identification of Transaction)
Notice to Customer required by Federal Law:

________ (Date Notice Given)

You have entered into a transaction on _________ which may result in a
lien, mortgage, or other security interest on your home. You have a legal right under federal law
to cancel this transaction, if you desire to do so, without any penalty or obligation within three
business days from the above date. If you so cancel the transaction, any lien, mortgage, or other
security interest on your home arising from this transaction is automatically void. You are also
entitled to receive a refund of any down payment or other consideration if you cancel. If you
decide to cancel this transaction, you may do so by notifying:

Maureen Fullaway
Affordable Housing Manager
400 Witherspoon Street
Princeton, NJ 08540
609-688-2029
by mail or telegram sent not later than midnight of _________. You may also use any other
(Date)
form of written notice identifying the transaction if it is delivered to the above address not
later than that time. This notice may be used for that purpose by dating and signing below.
I hereby cancel this transaction.
__________________________________
(Date)

_____________________________
(Customer’s Signature)

SEE REVERSE SIDE FOR IMPORTANT INFORMATION ABOUT YOUR RIGHT OF
RESCISSION
Receipt is herewith acknowledged of the foregoing NOTICE, each of the undersigned
CUSTOMERS having received two copies thereof. Undersigned warrant that they are all
Customers obligated under this transaction who own or use as their principal residence the real
property securing said obligation; this _____day of _____2020.

_______________________________
(Each Customer Must Sign)

____________________________
(Each Customer Must Sign)
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EFFECT OF RESCISSION. When a customer exercises his right to rescind under paragraph (a)
of this section, he is not liable for any finance or other charge, and any security interest becomes
void upon such a recession. Within 10 days after receipt of a notice of rescission, the creditor shall
return to the customer any money or property given as earnest money, down payment, or otherwise,
and shall take any action necessary or appropriate to reflect the termination of any security interest
created under the transaction. If the creditor has delivered any property to the customer, the
customer may retain possession of it. Upon the performance of the creditor’s obligations under
this section, the customer shall tender the property to the creditor, except that if return of the
property in kind would be impracticable or inequitable, the customer shall tender its reasonable
value. Tender shall be made at the location of the property or at the residence of the customer, at
the option of the customer. If the creditor does not take possession of the property within 10 days
after tender by the customer, ownership of the property vests in the customer without any
obligation on his part to pay for it.

77

Appendix C

Model Flyer for Advertising
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The Princeton Home Improvement Program
Princeton is accepting names for participation in its municipally sponsored home improvement
program for low and moderate-income families. Your name can be added to the waiting list by
calling our Program Administrator, Maureen Fullaway, at 609-688-3029.
Eligible home improvements include roofing, windows, electrical upgrades, heating systems,
insulation, plumbing and any other code violations. The program is structured as a forgivable
loan. There are no monthly payments and no interest. The loan is forgiven at the rate of 10
percent per year over ten years. If you stay in your home for ten years, you will owe nothing to
Princeton.
The program is available for owner-occupied single-family homes, condominiums, townhomes
and duplexes in which the owner occupies one of the units. To be eligible to participate, your
gross annual income (meaning pre-tax income) for all household members must be less than:
1 person household
2 person household
3 person household
4 person household
5 person household
6 person household
7 person household
8 person household

$ 61,175
$ 69,915
$ 78,654
$ 87,393
$ 94,385
$ 101,376
$108,368
$115,359

By order of the Princeton Council
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Appendix D
Program Application
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Princeton Home Improvement Program Application
Date________________________________
Applicant’s Name_______________________________________
Co-Applicant’s Name ____________________________________
Mailing Address_____________________________________
Municipality: Princeton, NJ 08540
Email Address: ______________________________________
Block_______________ Lot_________________
Telephone Numbers:
Work___________________ Home__________________ Cell_______________________
Have you ever received assistance through the Princeton Housing The Princeton Home
Improvement Program or any other publicly funded housing The Princeton Home Improvement
Program ? Yes_____
No____
Do you own this property? Yes___No___

Is this your principle place of residence? Yes_____

Is this a single family residence? Yes_____ No_____
Is this a two-family residence where the owner occupies one of the units?

Yes_____ No______

Are your quarterly property taxes up to date? Yes____ No____
During the past year did applicant or any household member file:
Federal Income Tax Return? Yes____ No____
NJ State Income Tax Return? Yes___ No_____
How many people reside in your household? _________
Applicant’s marital status: Single_____ Married______ Widowed_____ Divorced ______
(If widowed, please include copy of death certificate)
Lead Based Paint Data:
Was the home built prior to 1978? Yes____ No_____ What year was the house built? ________
Do children under the age of six years reside in the household? Yes____ No______
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Is the home in an age-restricted community? ________
Disabled data: Is anyone in your household disabled? Yes____ No______ Please provide
documentation
List all household members:
Full Name
Age
Relationship
Social Security Number
1.____________________________________________________________________________
2.____________________________________________________________________________
3.____________________________________________________________________________
4.____________________________________________________________________________
5.____________________________________________________________________________
6.____________________________________________________________________________
7.____________________________________________________________________________
8.____________________________________________________________________________
Required documentation: Check to make sure the following documentation has been
submitted: If one does not apply to you, do please indicate by placing the symbol “N/A”
next to the item.
_____ Social Security Numbers for all household members
_____ Signed copies of the most recent (2019) federal income tax return and State Income Tax
return for applicant and all other household members who filed them
_____ The latest W-2 forms for applicant and all other household members
_____ Copies of 4 most recent pay stubs (showing year to date earnings for applicant and all
other household members)
_____ Copies of pensions, annuities, disability, etc. that are most current
_____ If receiving Social Security payments, copy of form SSA1099 Social Security Benefit
Statement for 2020. You can substitute direct deposit statement from most recent bank
statement, if necessary.
_____ Last six months of bank statements from which we will calculate interest
_____ Copy of recorded deed (that includes date recorded, book, page number and Princeton
stamp)
_____ Do you have a mortgage? Provide proof of the current balance and that all payments are
up to date.
_____ Do you have a home equity loan? Provide proof of the current balance and that all
payments are up to date.
_____ Are there any other liens against your property? (Such as a tax lien) If yes, please provide
the lien amount and proof of the lien.
_____ In cases of separation, divorce or death, where property is listed in both names and only
one spouse resides on the premises, the program requires a copy of the separation/divorce
agreement or death certificate
_____ Proof of flood insurance if property is located in a flood zone
_____ Copy of current homeowner policy declarations page
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_____ Proof of paid quarterly property taxes showing block and lot numbers

The information provided is true and complete to the best of my/our knowledge and belief.
I/We consent to the disclosure of such information for purposes of income and verification
related to my/our application for financial assistance. I/We understand that any willful
misstatement of material fact will be grounds for disqualification.
Please sign
Applicant: _______________________________________ Date:____________________
Co-applicant_____________________________________ Date:_____________________
Do not write below: AHA office use only
Source
Applicant
Co-applicant
Other members Grand total
Gross wages
Interest/dividends
Business Income
Rental Income
Capital Gains
Social Security
Supplemental SS
Pensions
Retirement funds
Annuities
Unemployment
Disability
Alimony/child
support
Welfare payments
Other
Total Income

Size:_______

$

$

$

$

Total Yearly Household Income:__________________
Income Limits for Household Size_________________

___Income Approved

____Income Rejected

Date______________
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Program Description
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The Princeton Home Improvement Program (PHIP)
Program Description
Princeton has established a Home Improvement Program to provide funds to eligible low and moderateincome homeowners to make repairs to their residence.
You are eligible if:
1. You are a resident of Princeton.
2. You own a single-family home or a duplex where you reside in one of the units.
3. You have enough equity in the home to cover the amount of the forgivable loan.
4. You legally own the property.
5. Your mortgage and local quarterly property taxes are current.
6. If your home is in a flood zone you have flood insurance.
7. The gross annual income of all persons residing in your household must not exceed the Affordable
Housing Income Eligibility Limits outlined below:

1 person household
2 person household
3 person household
4 person household
5 person household
6 person household
7 person household
8 person household

$ 61,175
$ 69,915
$ 78,654
$ 87,393
$ 94,385
$ 101,376
$108,368
$115,359

The above income limits are subject to modifications according to Court revisions.

You are not eligible if:
1. Your home is a mobile home or cooperative
2. If you have previously received assistance through the Princeton Home Improvement Program.
3. If you own or have an interest in any property other than your principal place of residence
13. If you have a reverse mortgage
14. If there is not enough equity in your home to cover the cost of repairs
14. If you have more than one lien against the property, you are ineligible for assistance. Princeton will not
hold a third lien position. Note: A home equity loan or line of credit is a lien.
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II. How does the program work?
The Princeton Home Improvement Program is designed as a deferred loan program. This means that any
homeowner who participates will be required to execute a Mortgage and Mortgage Note, which will place a
conditional lien on the home for ten years. If you remain in the home for 10 (ten) years, the loan is forgiven
and the lien is removed from your property. If the title is transferred before then, repayment of the loan will
be pro-rated depending on the number of years the loan has been in use. The table below describes the
terms of repayment:

Repayment Amounts Owed If Loan Is Terminated
Years Loan Was Active
Percentage Owed
1 year:
90%
2 years:
80%
3 years:
70%
4years:
60%
5 years:
50%
6 years
40%
7 years
30%
8 years
20%
9 years
10%
10 years
0%
Should the owner pass away or decide to sell the property, transfer title, or rent it to someone for any
reason before the terms of the lien have expired, the owner or heirs, executors, or representatives
would be obligated to repay the loan.
If your home contains a rental unit, you will also be required to sign a 10-year deed restriction to ensure
the affordability of the unit as low or moderate income.

III. What Would I Be Able To Fix On My House?
MAJOR CODE VIOLATIONS REPAIRS/REPLACEMENTS
 Structural Improvements
 Roof
 Heating System and Hot Water Heaters
 Repairs to Central Air Conditioning
 Driveway Repairs
 Plumbing System (includes sewer and water connections or septic systems)
 Replacement Windows
 Electric System
 Weatherization (to reduce energy consumption)
 Handicap Improvements (documentation required)
 Stove (only when a safety hazard)
 Lead Paint Hazard Reduction

86

MINOR REPAIRS







Interior Painting
Masonry
Gutters and Leaders
Drywall and Flooring
Fixtures
Carpentry

IV. Provisions for Disabled Persons
If your application documents that a member(s) of your household is disabled by a permanent medical
condition that could be improved by more suitable housing conditions, you may be eligible for home
improvements that reasonably accommodate his/her needs. The intent of the program is to increase
mobility for the disabled person by relying on low-tech designs and reliable non-mechanical technologies.
ELIGIBLE DISABLED ACCESSIBILITY IMPROVEMENTS







Installation of Handrails
Air Conditioning for Certified Respiratory or other Ailments
Exterior Ramp to Enter/Exit Housing Unit
Retrofit of Door Size for Wheelchair Access
Handicap Toilet
Handicapped Showers

V. How Does The Program Work?
Once we have determined that you meet Affordable Housing Income Eligibility Limits, you will be scheduled
for a Property Inspection, which will be conducted by a Housing Inspector. The purpose of the inspection
is to detail any health, safety or code violations which exist on your property.
The inspector will create Work Specifications and a Cost Estimate for your home, based upon the
Comprehensive Property Inspection, as well as an Electrical Inspection conducted by Princeton. We will
obtain your approval of the work specifications before the project goes out for bid.
We will solicit bids from interested contractors by 1) Advertising in the Princeton Packet and/or 2) sending
Bid Proposal Packages to contractors on our active list of contractors and (3) sending Bid Proposal
Packages to the contractor of your choice (if you have one).
The lowest priced qualified contractor will be awarded the contract to renovate your home
If you have any further questions, please call Princeton Affordable Housing at 609-688-2029 between the
hours of 9:00 a.m. – 5:00 p.m.
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Regional Income Limits
Region 4
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Prepared by Affordable Housing Professionals of New Jersey (AHPNJ)
2020 Affordable Housing Regional Income Limits
Region 4
Mercer, Monmouth and Ocean

Median
Moderate
Low
Very Low

1 person

2 person

3 person

4 person

5 person

6 person

7 person

8 person

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$ 117,981
$ 94,385
$ 58,990
$ 35,394

$ 126,720
$ 101,376
$ 63,360
$ 38,016

$ 135,460
$ 108,368
$ 67,730
$ 40,638

$ 144,199
$ 115,359
$ 72,099
$ 43,260

76,469
61,175
38,235
22,941

87,393
69,915
43,697
26,218

98,317
78,654
49,159
29,495

109,242
87,393
54,621
32,772

Max Sales Increase: 5.96%
Regional Asset Limit: $205,486
Max Rent increase: 1.6 %
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Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

6. 7 LEIGH AVENUE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

7. 12-14 VANDEVENTER AVENUE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

8. 24 NORTH HARRISON STREET –
COMMUNITY OPTIONS

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

9. 41 SPRING STREET

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

10. 47 SPRING STREET

PRINCETON PLANNING BOARD

_______________________________________________
)
In the Matter of the Application of Nelson Spring, LLC )
)
for Preliminary and Final Major Site Plan Approval
)
)
with Variances
)
_______________________________________________ )

FINDINGS OF FACT
AND
CONCLUSIONS OF LAW
File No. P1717-487P

Be it resolved by the Planning Board of the Municipality of Princeton that the
action of this Board on February 15, 2018 in this matter is hereby memorialized by the adoption
of this written decision setting forth the Board's findings and conclusions.
EXISTING SITE
1.

The subject property is located on the south side of Spring Street and contains

three structures: a 2½ story residential building with two units in it (designated as 47 Spring Street,
Block 27.04, Lot 20); a 1-story 820 square foot garage located at the rear of the property; and, a 1story 3,000 square foot masonry commercial building housing Nelson Glass (designated as 45 Spring
Street). The three structures are located on one lot containing 7,900 square feet. Surrounding uses in
the area are a mixture of retail, restaurants, offices, and apartments. The adjacent building to the west
is a 2½ story residential structure with offices, and the adjacent buildings to the east are residential
structures that front on Vandeventer Avenue. The rear of the site has access from Lincoln Court. The
subject property is bound on the south by Lincoln Court; on the east by Vandeventer Avenue; on the
north by Spring Street; and on the west by Witherspoon Street.

PROPOSED PROJECT
2.

The applicant is proposing the adaptive reuse of the existing 1-story

commercial building by constructing a three story addition that will contain six residential units and
maintain the ground floor commercial use. One parking space will be retained in front of the building.
The six residential units are split equally among 1, 2, and 3 bedroom units ranging in size from 478
square feet to 1,170 square feet. The application indicates that the building will have a green roof and
be 56’4” to the top of the elevator shaft and 46’4” to the top of the fourth floor. The garage located

Nelson Spring, LLC
Minor Site Plan w/variances
File #P1717-487P
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to the rear of the site along Lincoln Court will be demolished, and 10 surface parking spaces will be
constructed. Three spaces are considered stacked parking spaces. The existing residential structure
containing two units (47 Spring Street) will remain. A portion of the building between 45 and 47
Spring Street will be removed, and a new stair/elevator tower constructed. Other site improvements
include landscaping, a trash/recycling enclosure, additional lighting, and bike racks. As required by
17A-202.1(a), one of the six new residential units will be affordable to low- or moderate-income
households.

RELIEF SOUGHT
3.

The subject property is in the Central Business District, and the proposed use

is permitted in this zone.
4.

The application has been classified as a major site plan, and preliminary and

final major site plan approval is required.
5.

The following variances are necessary from:
a. Section 17A-310, where a lot coverage of 60% is permitted, 67% is
existing and 62% is proposed.
b. Section 17A-316, which requires that a side yard be zero or 12 feet, and
the 3rd floor balcony on west side is 7.5 feet.
c. Section 17A-316, which requires 13 parking spaces, and 11 are proposed.
d. Section 17A-387(c), which requires a four foot offset for parking spaces
at the lot line, and the parking spaces are on the rear property line.
e. Section 17A-387(a), which requires parking stall size of 9 by 19 feet, and
9 by 17.5 feet is proposed.
f. Section 17A-390(i), which permits stacked parking only in parking
garages with more than 100 spaces.

NOTICE AND HEARING
6.

Proof of notice and publication were filed and found to be satisfactory.

7.

The notice stated that the hearing would be held at the meeting with the

Board scheduled February 15, 2018, and the hearing was heard on such date. At the hearing, the
applicant and all other interested parties were given the opportunity to present evidence and to be
heard.

Nelson Spring, LLC
Minor Site Plan w/variances
File #P1717-487P
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PLANS PRESENTED
8.

At the hearing, the Board reviewed the following plans: Site Plan

prepared by E&LP, dated April 26, 2017, latest revision September 13, 2017: Architectural
Plans prepared by JZA+D Architects, dated May 16, 2017, latest revision September 13, 2017

MUNICIPAL REPORTS
9.

At the hearing, the Board considered the following reports presented by

municipal officials and bodies and consultants to the Board: Memorandum from Lee Solow to
the Board dated January 23, 2018; Memorandum from John M. West, P.E., and Derek W.
Bridger to the Board revised through November 9, 2017; Memorandum from Princeton Shade
Tree Commission to the Board dated December 1, 2017; Memorandum from Sophie Glovier,
Chair, Princeton Environmental Commission, to the Board and Lee Solow dated December 11,
2017; Memorandum from Julie Capozzoli, Chairperson, Historic Preservation Commission, to
the Board dated January 8, 2018; Memorandum from SPRAB to the Board dated January 23,
2018.

EXHIBITS AND APPLICANT'S REPORTS
10.

At the hearing, the Board considered the following reports prepared by the

applicant's consultants and advisors and the following exhibits that were introduced as evidence
during the course of the hearing:


Exhibit PB-1 – Color-rendered Sheets 5, T1-0, and A1-1



Exhibit A-1 – Hard copy of slides showing property in question and surrounding area



Application for Site Plan Review.



Environmental Information Statement, prepared by E&LP, dated September 13, 2017



Fire Protection Plan, prepared by E&LP, dated May 16, 2017



Fire Protection Narrative, prepared by E&LP, dated May 16, 2017



Storm Water Assessment, prepared E&LP, dated April 26, 2017



Traffic and Parking Analysis, prepared by BFJ Planning, dated April 25, 2017



Green Development Information Statement, prepared by JZA+D Architects, dated May
16, 2017

Nelson Spring, LLC
Minor Site Plan w/variances
File #P1717-487P



Survey, prepared by E&LP dated, November 11, 2016, revised September 13, 2017



Architectural material, prepared by JZA+D, dated May 16, 2017



Photoset, prepared by JZA+D, dated May 16, 2017

page 4

TESTIMONY AND PUBLIC INPUT
11.

The testimony presented by and on behalf of the applicant and advice by

Board consultants were given by the following persons:
Christopher H. DeGrezia, Esq. represented the applicant. Robby Nelson, the
owner of 45 Spring Street; Joshua Zinder, her architect; Matthew T. Connors, P.E., her civil
engineer; Georges Jacquemart, P.E., her traffic engineer; and Paul Ricci, P.P., her planner,
testified on her behalf.
The following Township staff and professionals gave advice to the Board at the
hearing: Lee Solow, Director of Planning; John M. West, P.E., Land Use Engineer; Derek W.
Bridger, Zoning Officer; and Gerald J. Muller.
12.

The statements of the members of the public made during the course of the

hearing may be summarized as follows:
David Keddie, who helped found Walkable Princeton; Alice Kent, who works at
Nelson Glass; S.N. Magin, who owns two properties in the immediate area; and Eleanor Nelson,
the wife of Nelson Glass founder Robert Nelson, all supported the project.

FINDINGS AND CONCLUSIONS RE: PRELIMINARY AND FINAL MAJOR SITE PLAN
APPROVAL
13.

The Board found that the project represents a welcome addition to the

Spring Street area. It is well designed and provides additional housing in Princeton’s core. The
Board also appreciates that the project will be designed, but not certified, to LEED Silver,
including a green roof with succulent plantings that will absorb 75 percent of the rain water, and
that it will provide an affordable housing unit. While a storm water management plan is
unnecessary, the Board notes that the grading will result in sheet flow away from the building.
Currently, it flows from Lincoln Court toward the building. Storm water will flow into the
existing Tulane Street system, with the 10 inch pipe being replaced with a 12 inch pipe. Roof
leaders will tie into that system.

Nelson Spring, LLC
Minor Site Plan w/variances
File #P1717-487P
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The main site plan issue the Board addressed dealt with the stacked

parking. The Board’s findings with respect thereto are set forth in the Variance section, since the
stacked parking necessitated a variance. The Board also discussed retention of trees on the
property. The testimony indicated that the Japanese Pagoda is on the neighboring property, and
the neighbor intends to take it down; that the Ash is a stump that will be removed; and that the
Black Cherry will be preserved if possible.
15.

The Board finds that the applicant has satisfied the Section 10B-226 site

plan criteria as follows:
a.

Ecological Considerations. The site is almost fully developed. The proposed

project results in an increase of approximately 200 sf. of new impervious surface.
b.

Landscape. The applicant is proposing to plant 6 foot high Arborvitae in the 4

foot landscape strip on the east and west side of the parking lot. In addition, the applicant will
take the necessary steps to preserve the Black Cherry tree.
c.

Relation of Proposed Structures to Environment. The proposed project is the

redevelopment of a fully developed site and will have minimal impact on the environment.
d.

Scenic, Historical, Archaeological and Landmark Sites. The proposed site is not

located in a Historic District, but is located in the Central Residential Historic District, which is
identified as a potential historic district in the Master Plan. In accordance N.J.S.A.40:55D-110, the
Historic Preservation Commission may offer its advice regarding the development application, and
it did so. In its January 8, 2018 memorandum to the Board, HPC stated the following:

The addition of the residential units over the existing structures on the Property
continued to provide and enhance an appropriate streetscape along Spring Street.
The proposed building height is consistent with other commercial and residential
heights in the neighborhood wherein the Property is located. The residential units
on the upper levels are stepped back from Spring Street and appropriately break up
the massing of the addition to the Property. The improvements proposed by the
Applicant will preserve the existing residential structure on the Property and the
Property, as noted above, will continue to serve as an appropriate transition
property between the commercial CBD and the adjacent residential neighborhood
to the east.

Nelson Spring, LLC
Minor Site Plan w/variances
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Surface Water Drainage. There is a minimal increase in impervious surface, and

therefore storm water management is not required. The site has a history of drainage problems
from water flowing down Lincoln Court into the Nelson Glass building. The applicant has
addressed this by grading, replacement of the 10 inch pipe with a 12 inch pipe as noted above, and,
as per Condition 18t, tying the roof leaders into the storm water system on Spring Street and
Tulane. The applicant will also, as per Condition 18s, work with the Land Use Engineer to address
storm water issues at the northeast corner of the proposed parking lot.
f.

Driveway Connections to Public Streets. There are no new driveway connections

proposed.
g.

Traffic Effects. The addition of six residential apartments will result in slight

increase of traffic on Lincoln Court.
h.

Pedestrian and Bicycle Safety. The applicant is proposing to install four bike racks

at the rear of the property and three in the front. As per Condition 18w, all broken, cracked, or
raised sidewalks will be replaced.
i.

On-Site Parking and Circulation. A total of 11 onsite parking stalls are proposed,

five spaces for the business and six spaces for the six new and two existing residential units. Six
of the spaces provided are stacked parking spaces. The adequacy of the proposed parking design
is addressed in the Variance section.
j.

Utility Services. Currently both the Nelson Glass building and the existing house

have separate utility connections. The existing electric, telephone, and cable services for the
existing house cross over the adjacent property. Condition 18h addresses how this will be handled.
k.

Disposal of Wastes. The plans show a proposed trash storage area located in the

new building. The Board is satisfied that the area’s size is adequate.
l.

Noise.

Princeton’s noise ordinance relating to construction work restricts

construction work to 7 a.m. to 6 p.m. Monday through Friday, 8 a.m. to 6 p.m. Saturday, and no
work on Sunday. Due to the close proximity to existing residences, Condition 18i requires that
the start time be 8 a.m.
m.

Advertising Features. No additional advertising features are proposed.

n.

Special Features. There are none.

o.

Waterway corridors. No waterway corridors are on or near the site.

p.

Special technological impacts. There will be no special technology impact.

Nelson Spring, LLC
Minor Site Plan w/variances
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Conclusion re site plan approval. The Board finds that, with the

conditions imposed, the applicant has satisfied all municipal site plan requirements. Preliminary
and final major site plan approval, accordingly, is granted.

FINDINGS AND CONCLUSION RE VARIANCES
17.

As noted in paragraph 5, the application necessitates six variances. The

variances and the Board’s action on them are as follows:
a.

Variance: From Section 17A-310, which provides that the maximum lot

coverage is 60 percent, while 62 percent is proposed.
Variance granted: The existing lot coverage is 67 percent, and therefore
the proposed project reduces the degree of nonconformity. Given this, there is at least an open
question as to whether a variance is even needed. Assuming one is, the applicant has satisfied
the flexible “c” criteria. The variance must be viewed in the context of the overall proposed
development that can proceed only if this variance is granted. The development furthers
Municipal Land Use Law purposes “a,” “g” and “i,” since it advances the appropriate
development of land, provides residential space meeting a community need, and promotes a
desirable visual environment. Granting the variance provides benefits to the public in terms of a
visual upgrade of the Spring Street neighborhood and the provision of a range of apartment sizes
and an affordable unit. Since the lot coverage is being reduced size, there is no detriment to the
public in that regard, and increased traffic will be minimum. Therefore, the benefits outweigh
the burdens. Accordingly, the flexible “c” criteria have been satisfied.
The applicant has also satisfied the negative criteria. There is no substantial
detriment to the public good for the reasons given above. Indeed, the public good is being
furthered. Nor is there a substantial impairment of the zone plan and zone scheme, since the lot
coverage is being reduced.
For the reasons given, the variance requested is granted.
b.

Variance: From Section 17A-316, which requires that a side yard be zero

or 12 feet, while the third floor balcony on the west side is 7.5 feet from the property line.
Variance granted: The existing building is already at the property line on
the west side. The balcony adds to the intrusion, but the impact will be minimal given the
existing intrusion. In addition, it will provide an amenity for one of the third floor apartments.
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Municipal Land Use Law purpose “a” is furthered in that the balcony is a suitable element in the
appropriate development of the property. Granting the variance thus provides a public benefit,
which outweighs any detriments, since the negative impact of the balcony will be so minimal.
Given this, the positive criteria are satisfied.
The negative criteria are satisfied as well. For the reasons given above,
there is no substantial detriment to the public good. Nor is there substantial impairment of the
intent and purpose of the zone plan and zoning ordinance, since the deviation from the zone plan
is minimal.
For the reasons given, the variance requested is granted.
c.

Variance: From Section 17A-316, which as applied requires 13 parking

spaces, while 11 are proposed.
Variance granted: While the Board would certainly prefer more parking,
it finds that the benefits of providing the additional dwelling units, including the affordable unit,
outweigh the parking deficit created by the construction of six units. The proposed variance
provides for the appropriate development of land, thus furthering Municipal Land Use Law
purpose “a.” The benefits of granting the variance, set forth in subparagraph a above, are
substantial. While the detriment of the parking space shortage is not to be minimized, the Board
finds that the benefits outweigh the burdens. The flexible c criteria have therefore been satisfied.
The negative criteria have been satisfied as well. There is no substantial
detriment to the public good for the reasons given above, and the impairment of the zone plan
and zoning ordinance is not substantial.
For the reasons given, the variance requested is granted.
d.

Variance: From Section 17A-387, which requires a four foot offset for

parking spaces from the property line, while parking spaces in the rear are at the property line.
Variance granted: Without granting the variance, there will be even less
parking, and parking should be maximized to the extent possible. Municipal Land Use Law
purpose “a,” which provides that the appropriate development of land be encouraged, is
furthered in this matter with the additional parking that is provided. While there are detriments
to parking at the property line, they are not substantial, since the intrusion is at the rear of the
property and not visible to anyone but the occupants on the abutting lots. In addition, a row of
Arborvitae is proposed at the lot line, therefore providing relief for the neighbor from the setback

Nelson Spring, LLC
Minor Site Plan w/variances
File #P1717-487P
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intrusion. Given this, the benefits outweigh the detriments, and the flexible c standards have
therefore been satisfied.
The negative criteria have also been satisfied. The public good will be
furthered for the reasons given above, and the impairment of the zone plan and zone scheme is
not substantial.
For the reasons given, the variance requested is granted.
e.

Variance: From Section 17A-387(a), which requires a parking stall size of

9 feet by 19 feet, while in the front a nine foot by 17.5 foot parking stall is proposed.
Variance granted: This is an existing condition, and the parking space is
sufficient to handle a vehicle without a sidewalk overhang. Given this, the Municipal Land Use
Law purpose “a” is again satisfied, and the benefit the variance provides, of permitting an
additional parking space, is substantial. Given that the parking stall is large enough to handle a
vehicle, there is no detriment. The benefits therefore outweigh the detriments, and the flexible c
standards have been satisfied.
The negative criteria have been satisfied as well, since the public good will be
furthered and the impairment of the zone plan and zoning ordinance is not substantial.
For the reasons given, the variance requested is granted.
f.

Variance: From Section 17A-390(i), which permits stacked parking only

in parking garages with more than 100 spaces, while the applicant proposes to stack six spaces.
Variance granted: The proposed parking arrangement with respect to the
stacked spaces is far from optimal. The Board finds, however, that, by designating certain
spaces for tenants and employees and with careful management, the stacked spaces are workable.
Without them, the number of dwelling units will be reduced, possibly below the five that
necessitate the construction of the affordable unit. Given this, all of the Municipal Land Use
Law purposes set forth in subsection a are furthered for the reasons given there. While the
detriment is far from de minimus, it is outweighed by these benefits. The flexible c criteria are
therefore satisfied.
The negative criteria are also satisfied. There is no substantial detriment to the
public good for the reasons given above, and the impairment of the zone plan and zoning
ordinance is not substantial.

Nelson Spring, LLC
Minor Site Plan w/variances
File #P1717-487P
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For the reasons given, the variance requested is granted.
CONDITIONS REQUIRED
18.

The Board finds that, in order to address the concerns expressed during the

course of the hearing and to limit the relief to that reasonably necessary to satisfy the applicant's
legitimate requirements, the relief granted is subject to the following conditions:
Future use of Nelson Glass Building
a.

Any change in use in the existing Nelson Glass building is subject to the

review and approval by the Board by way of amended site plan approval requiring notice and a
public hearing. The result may be that additional parking will be required or a limit placed on
the type of uses permitted, or other conditions could be imposed to address negative impacts.
Parking and pedestrian circulation
b.

Pervious asphalt and pavers shall be substituted for impervious material.

c.

The bumper stops shall be moved back slightly in order to provide a

pedestrian path to the rear entrances. The applicant shall consider a fence between the rear lawn
area and the parking or a curb in lieu of wheel stops in order to extend the lawn under the
bumpers.
Building design
d.

The building shall be constructed consistent with the elevations submitted

and with Exhibit A-1.
e.

The location of air conditioning units for the existing commercial space

and the new apartments shall be shown on the plans and shall be subject to the review and
approval of the Land Use Engineer.
f.

The stair off the back porch shall be turned 90 degrees toward the yard.

Utility services
g.

The proposed electric, telephone and cable service for the new building

shall be underground.
h.

The electric, telephone, and cable services for the existing house, which

cross over the adjacent property, shall be shifted so that they do not do so, or an easement from
the owner of the adjacent property for such services shall be provided. The easement shall be
subject to the review and approval of the Land Use Engineer and Board Attorney.

Nelson Spring, LLC
Minor Site Plan w/variances
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Noise
i.

The start time for construction shall be no earlier than 8:00 a.m.

j.

The detail for the Detectable warning surface shall be revised to specify

Details

Ductile Iron surface.
k.

The sidewalk detail shall be revised to indicate that the concrete will be

tinted “French Gray.”
l.

Prior to commencing construction, the developer shall video all of the

municipal roads adjacent to the property and those to be utilized providing access to and from the
property in order to determine the condition of said municipal roads. All adjacent municipal
roads will be inspected by Princeton prior to the completion of construction. It shall be the
responsibility of the developer to repair and restore said municipal roads to the condition they
were in prior to construction excepting for ordinary wear and tear if the damage to the municipal
roads was likely caused by construction vehicles related to the project as reasonably determined
by the Princeton Engineer. This repair and restoration shall be undertaken and completed prior
to the release of the developer’s performance bond.
Landscaping
m.

The hedges in the rear along the sides of the property are proposed to be

seven feet on center. They shall be three feet on center.
n.

Fencing shall be installed around the Black Cherry tree during

construction in order that it be preserved. The tree protection zone shall have a minimum 14 foot
radius from the trunk.
o.

A replacement tree of a species, caliper, and height acceptable to the Land

Use Engineer shall replace the Ash stump.
p.

Soil remediation shall be provided for any landscaping.

Affordable housing
q.

The affordable unit shall be a two bedroom low income unit.

r.

The affordable unit shall meet all requirements of the Uniform Housing

Affordability Controls (N.J.A.C. 5:80-26.1 et. seq.), COAH Rules to the extent applicable, and
requirements of any court of competent jurisdiction having jurisdiction over same.

Nelson Spring, LLC
Minor Site Plan w/variances
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Storm water management
s.

The applicant will work with the Land Use Engineer to formulate a

program to handle drainage on the east side of the back of the lot. The solution must be
acceptable to the Land Use Engineer.
t.

All of the roof leaders shall be tied into the storm sewer system in Spring

and Tulane Streets.
Other
u.

The Nelson Glass building shall be preserved. If the building is found,

either before or during construction, that the buildings is non-adaptive, the applicant is required
to return to the Planning Board to provide testimony on why it must be demolished.
v.

The existing driveway apron on Spring Street shall be replaced with one

that is ADA compliant.
w.

All broken, cracked, or raised sidewalk shall be replaced.

x.

Trash pickup for all eight residential units and the commercial unit shall

be by private hauler.
y.

Provided that the Municipality of Princeton has adopted an ordinance

consistent with the requirements of the Municipal Land Use Law, the applicant is required to
post a performance guarantee with the Municipality of Princeton for the installation of required
on-site improvements.
z.

The final construction plans shall be reviewed and approved by the

Princeton Engineer for compliance with the ENGINEERING STANDARDS, DETAILS &
DESIGN CRITERIA of Princeton, including but not limited to: location and design of sanitary
sewer and storm drainage systems, construction details for improvements to existing and
proposed roadways, and all other engineering site improvement items that may be modified or
increased.
aa.

To the extent necessary, approvals shall be secured from the:


Mercer County Planning Board



Mercer County Soil Conservation District



Delaware and Raritan Canal Commission



Princeton Sewer Operating Committee

Nelson Spring, LLC
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Stony Brook Regional Sewerage Authority

CONCLUSION
Based on the foregoing, the Board at its February 15, 2018 meeting voted to
approve the plans with revisions made therein and as supplemented and modified by the exhibits
and to grant the relief identified above subject to the conditions and to be revised in accordance
with the conditions set forth herein.

Adopted: 6/21/18
Vote on motion: 2/15/18
FOR: Cohen, Gunning, Quinn, Stankiewicz, Tech-Czarny, Trotman, Ullman, Williamson, Wilson
AGAINST: No one
ABSTAIN: No one
Vote on findings: 6/21/18
FOR: Cohen, Gunning, Quinn, Stankiewicz, Tech-Czarny, Ullman, Williamson, Wilson
AGAINST: No one
ABSTAIN: No one

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

11. 52 LEIGH AVENUE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

12. 76½ LINDEN LANE – CATHOLIC
CHARITIES

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

13. 100-104 LEIGH AVENUE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

14. 114 LEIGH AVENUE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

15. 135 BAYARD LANE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

16. 159 JOHN STREET

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

17. 171 JOHN STREET

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

18. 190-198 WITHERSPOON STREET

TO BE PROVIDED

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

19. 246 JOHN STREET

TO BE PROVIDED

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

20. 255 NASSAU CORP. – CARNEVALE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

21. ACORN GLEN

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

22. AVALONBAY WITHERSPOON STREET

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

23. 16 GULICK ROAD – CIFA II LLC/SERV

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

24. 24 DORANN AVENUE – COMMUNITY
OPTIONS

Ordinance # 2017-48
AN ORDINANCE BY PRINCETON AUTHORIZING
CONTRIBUTION
FROM
THE
PRINCETON
AFFORDABLE HOUSING TRUST FUND TO
PARTIALLY REIMBURSE COMMUNITY OPTIONS,
INC. (“COI”) FOR ITS ACQUISITION OF REAL
PROPERTY, KNOWN AS 24 DORANN AVENUE AND
DESIGNATED AS LOT 20 IN BLOCK 7308 ON THE
PRINCETON MUNICIPAL TAX MAP, AND/OR
FUND ITS RENOVATION AND CREATION OF A
GROUP HOME PROJECT, IN CONSIDERATION OF
COI IMPLEMENTING AFFORDABLE HOUSING
RESTRICTIONS ON THE PROPERTY SO AS TO
PROVIDE PRINCETON WITH AFFORDABLE
HOUSING CREDITS TOWARD PRINCETON’S FAIR
SHARE AFFORDABLE HOUSING OBLIGATION
Whereas, pursuant to the Fair Housing Act (P.L. 1985, c. 222) (the “Act”), municipalities
in the State of New Jersey are required to provide their fair share of housing that is affordable to
low and moderate income households in accordance with the provisions of the act; and,
Whereas, Princeton administers the Princeton Affordable Housing Program for the purpose
of meeting its fair share affordable housing obligation in accordance with the provisions of the
Act; and,
Whereas, as part of its Affordable Housing Program, Princeton administers an Affordable
Housing Trust Fund; and,
Whereas, COI acquired certain real property on June 14, 2017 known as 24 Dorann
Avenue, Municipality of Princeton, County of Mercer and State of New Jersey, designated as Lot
20 in Block 7308 on the Princeton Municipal Tax Map (the “Property”), pursuant to a Contract of
Sale dated April 19, 2017 (the “Contract”); and,
Whereas, COI acquired the Property for the purpose of renovating, creating and operating
a group home for low and moderate income qualified individuals with developmental disabilities,
which group home shall consist of four (4) bedroom units (the “Group Home Project”); and,
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Whereas, COI and Princeton wish to restrict the Property for use as low or moderate income
affordable housing for income qualified individuals with developmental disabilities; and,
Whereas, the Group Home Project shall provide Princeton with credits for the four
bedroom group home toward Princeton’s fair share affordable housing obligation pursuant to
COAH requirements; and
Whereas, pursuant to the terms of a Funding Agreement between Princeton and COI (the
“Funding Agreement”), Princeton will contribute the sum of Two Hundred Forty Thousand
Dollars ($240,000.00) towards partially reimbursing COI for its acquisition of the Property and/or
fund its renovation and creation of the Group Home Project in consideration of COI executing a
Declaration of Covenants, Conditions, and Restrictions (the “Declaration”) restricting the Property
for affordable housing purposes, which Declaration shall be recorded in the Office of the Mercer
County Clerk immediately following the recording of the deed of conveyance vesting title to the
Property in COI under the Contract; and,
Whereas, COI will obtain any additional funding or gap financing from other sources
and/or shall contribute all additional funds necessary for the renovation and creation of the Group
Home Project; and,
Whereas, the Declaration shall implement affordable housing controls on the Property, and
shall ensure that the Property remains affordable to low or moderate income qualified individuals
with developmental disabilities for a period of at least thirty (30 years) from the date the
Declaration is recorded in the Office of the Mercer County Clerk; and,
Whereas, pursuant to the Declaration, the Property shall be a part of the Princeton
Affordable Housing Program, subject to the rules and regulations of the Princeton Affordable
Housing Program and COAH, as the same may be amended and supplemented from time to time;
and,
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Whereas, the Declaration shall be executed by COI and shall be recorded following
recording of the deed of conveyance vesting title to the Property in COI; and,
NOW THEREFORE, BE IT ORDAINED by the Mayor and Council of Princeton as
follows:
1.

The Mayor and Municipal Clerk are authorized and recited to execute the Funding

Agreement providing for the contribution of the sum of Two Hundred Forty Thousand Dollars
($240,000.00) from the Princeton Affordable Housing Trust Fund to partially reimburse COI’s
acquisition of the Property and/or fund its renovation and creation of the Group Home Project.
The funds contributed by Princeton shall be paid from the Princeton Affordable Housing Trust
Fund.
2.

The Mayor, Clerk and Chief Financial Officer are authorized and directed to

undertake all other actions as may be necessary to effectuate this ordinance
3.

The Funding Agreement and Declaration of Covenants, Conditions and

Restrictions are on file in the office of the Princeton Municipal Clerk and may be inspected during
regular office hours.
4.

This ordinance shall take effect upon its passage and publication as provide for by

law.

I, Delores A. Williams, Deputy Municipal Clerk of Princeton, County of Mercer, State
of New Jersey, do hereby certify that the foregoing is a true copy of an ordinance adopted by the
Mayor and Council of Princeton at its meeting held July 10, 2017.

Delores A. Williams
Deputy Municipal Clerk
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Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

25. COPPERWOOD

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

26. ELM COURT

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

27. FRANKLIN AVENUE AND MAPLE TERRACE

AH-6 AND AHO-6 ORDINANCES

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

28. GRIGGS FARM

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

29. HAMILTON AVENUE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

30. HARRIET BRYAN HOUSE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

31. JOHN AND CLAY STREETS

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

32. 31 LYTLE STREET – HABITAT FOR
HUMANITY

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

33. MACLEAN STREET

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

34. MERWICK-STANWORTH

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

35. PALMER SQUARE-HULFISH NORTH

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

36. PRINCETON COMMUNITY VILLAGE

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

37. 291-293 NASSAU STREET – PRINCETON
INTERNATIONAL PROPERTIES

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

38. PRINCETON MACLEAN LLC

PRINCETON ZONING BOARD OF ADJUSTMENT
COUNTY OF MERCER
File No. Z1515-237
Princeton Maclean LLC- Owner and Applicant
30 Maclean Street
Block 17.03, Lot 73
FINDINGS OF FACT, CONCLUSIONS AND RESOLUTION GRANTING
EXTENSION OF TIME FOR “C” VARIANCES and “D” VARIANCES AND
EXTENSION OF PROTECTIVE PERIOD OF FINAL
MAJOR SITE PLAN APPROVAL
WHEREAS, the applicant Princeton MacLean LLC previously applied for bulk
variances, use variances and preliminary and final major site plan approval for property located at
30 Maclean Street, Princeton, New Jersey (being Block 17.03, Lot 73 on the Princeton Tax Map),
in the R4 residential zoning district in the former Princeton Borough which was approved by the
Board by Resolution of Memorialization adopted on March 23, 2016 and published on April 22,
2016 (the Resolution);
WHEREAS, the applicant has made application to extend the variances pursuant to
Section 17A-213 of the former Princeton Borough Land Use Code and to extend the protective
period of the site plan approval pursuant to N.J.S.A. 40:55D-52(d);
WHEREAS, the Board reviewed the evidence presented at the hearing and made the
following factual findings and conclusion:
1.
The Board entertained jurisdiction over the application under Section 17A-213 of
the former Princeton Borough Land Use Code and N.J.S.A. 40:55D-52(d);
2.
The applicant complied with the notification and publication requirements of the
Municipal Land Use Law and local ordinance. All property taxes due and owing for the subject
property are paid in full.
3.
Princeton Maclean LLC is the owner of 30 Maclean Street, Block 17.03, Lot 73
the subject property (“the Property”), which is in the R4 zoning district of the former Princeton
Borough and is the applicant.
4.

The applicant was represented by Christopher DeGrezia, Esq., Drinker Biddle.

5. The applicant previously received approval to permit the adaptive re-use of the former
Masonic Temple for conversion to a ten unit apartment building including two COAH compliant
affordable housing units. The project required use variances and bulk variances and preliminary
and final major site plan approval which were granted by the Board pursuant to the Resolution.
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Derek Bridger, Zoning Officer, testified regarding the variances previously
approved by the Board pursuant to the Resolution. He advised that pursuant to Section 17A-213
of the former Princeton Borough land use code, variances which require a construction permit
expire one year after the variance approval date. Mr. Bridger further testified that the ordinance
authorizes the Board to grant, for good cause, a twelve- month extension of time within which to
obtain the construction permit. He advised that the applicant also sought an extension of the
protective period for the final site plan approval for a two-year period.
7.
Mr. DeGrezia advised that the applicant had made timely application to the New
Jersey Department of Community Affairs (DCA) for the required project approvals but that DCA
did not issue the approvals until April 26, 2018. Without the DCA approvals, the applicant was
unable to obtain a building permit. He also clarified that the applicant would accept a one-year
extension of the protective period for the final site plan approval and a one-year extension of the
variances.
8.
Joshua Zinder, AIA, testified on behalf of the applicant. Mr. Zinder advised that he
is the architect of record for the project. In response to Board questions, Mr. Zinder advised that
the project required DCA approval as the municipality cannot conduct a local review of the
project given the project size. He confirmed that the applicant has signed a project construction
contract and anticipates submitting for a construction permit within the next month, pending
approval of the time extension.
9.

The application was opened for public comment, but no comment was made.

AND WHEREAS, based upon the foregoing, the Board of Adjustment has determined and
concluded that relief should be granted, by way of a one- year extension of time for all variances
as well as one-year extension of the protective period for the final major site plan approval
pursuant to N.J.S.A. 40:55D-52(d) as granted under the Resolution as follows:
N.J.S.A. 40:55D-52(d) provides that an applicant shall be entitled to an extension of the protective
period for a final site plan not to exceed one year if the applicant makes timely application for the
extension and demonstrates to the reasonable satisfaction of the board that the applicant was
barred or prevented from proceeding with the development because of delays in obtaining
required governmental agency approvals despite diligent effort. Section 17A-213 of the former
Princeton Borough land use code provides that in cases of variances that involve the issuance of
construction permits, the variances shall terminate one year after the granting of the variance
unless a construction permit is applied for within such one-year period. That ordinance authorizes
the Board to provide a one-year extension of time within which to apply for the construction
permit a upon a showing of good cause by the applicant. The Board finds that the applicant has
established good cause for a one-year extension to April 22, 2019 of the protective period for the
final site plan and within which to obtain a construction permit based on the delays encountered
by the applicant in obtaining required approvals from the New Jersey Department of Community
Affairs. The extensions of time shall run to April 22, 2019.
NOW, THEREFORE, BE IT RESOLVED based upon the foregoing findings of fact and
conclusions, the Princeton Zoning Board of Adjustment does hereby grant to the applicant
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Princeton Maclean LLC a one year extension of time for the variances granted by the Princeton
Zoning Board Resolution of Memorialization adopted March 23, 2016 and published April 22,
2016, subject to the findings and conditions set forth in that Resolution and subject to the
confirmation of payment by applicant of current outstanding taxes and outstanding professional
review fees including supplementation of escrow account if necessary.

ROLL CALL VOTE ON MOTION TO APPROVE EXTENSION OF PROTECTIVE PERIOD
FOR FINAL SITE PLAN APPROVAL AND EXTENSION OF TIME FOR VARIANCES
(June 27, 2018))
Moved by:
Seconded by:
Those in Favor:
Those Opposed:
Those Absent:
Those Recused:

Tenenbaum
Schreiber
Chen, Coulson, Royce, Schreiber, Tenenbaum, Valvanis
None
Cohen, Davidge
Floyd
ROLL CALL VOTE ON MOTION TO APPROVE
RESOLUTION OF MEMORIALIZATION

Moved by:
Seconded by:
Those in Favor:
Those Opposed:

Coulson
Tenenbaum
Chen, Coulson, Royce, Schreiber, Tenenbaum, Valvanis
None

The foregoing is a true copy of a Resolution adopted by the Zoning Board of Adjustment of the
municipality of Princeton at its meeting held on July 25, 2018. This Resolution memorializes said
action taken by the Board at its meeting on June 27, 2018.

Claudia Ceballos
Claudia Ceballos, Secretary
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PRINCETON ZONING BOARD OF ADJUSTMENT
COUNTY OF MERCER
File No. Z1515-237UVP
Princeton MacLean LLC -Owner/Applicant
30 MacLean Street
Block 17.03, Lot 73
FINDINGS OF FACT, CONCLUSIONS AND RESOLUTION GRANTING
“C” and “D” VARIANCES AND PRELIMINARY AND FINAL MAJOR SITE PLAN
APPROVAL
WHEREAS, the applicant Princeton MacLean LLC has applied for “ c” and “d” variances
pursuant to N.J.S.A. 40A: 55D-70 ( c) and (d) and for preliminary and final major site plan approval
for property located at 30 MacLean Street, Princeton, New Jersey (being Block 17.03, Lot 73 on the
Princeton Tax Map), in the R4 residential zoning district; and
WHEREAS, the Board held a public hearing on the application on February 17, 2016; and
WHEREAS, the Board reviewed the evidence presented at the hearing and made the following
factual findings and conclusion:
1.
The Board entertained jurisdiction over the application under N.J.S.A. 40:55D-70 (c)
and (d) and of the Municipal Land Use Law.
2.
The applicant complied with the notification and publication requirements of the
Municipal Land Use Law. All property taxes due and owing for the subject property are paid in full as
are the professional fees/escrow account in connection with the within application.

3.
Princeton Maclean LLC is the owner of 30 Maclean Street, Princeton, NJ, Block 17.03,
Lot 73 the subject property (“the Property”), which is located in the R4 zoning district and the
applicant hereunder.
4. The Property is subject to the use and bulk regulations set forth in Sections 17A-254,
257, 258 and 388 and Section 17A-193 of the former Princeton Borough Land Use Ordinance.
5.

The applicant was represented by Christopher DeGrezia, Esq., Drinker Biddle & Reath.

6. The applicant seeks (d) variance relief for floor area ratio and density and bulk variances
for number of stories, building coverage, useable open space, required number of parking spaces,
number of units in building, parking stall size, front yard and side yard setbacks and preliminary and
final major site plan approval to permit demolition of the interior of an existing three-story building
and creation of ten residential units, two of which will be deed restricted COAH units.
7. Lee Solow, Princeton Director of Planning, P.P., A.I.C.P., provided testimony. Mr.
Solow presented his memoranda dated December 23, 2015 and February 2, 2016 and also referenced
the staff memo prepared by Derek Bridger, Zoning Officer, and John M. West, P.E, P.P., Land Use
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Engineer, dated November 5, 2015, revised November 23, 2015 and further revised December 3,
2015. He reviewed the current status of compliance with the zone requirements and the required
variances for the proposed project using Sheet C-5 of the applicant’s plans as a reference.
Mr. Solow testified that the existing building is a 3-story masonry structure containing 5,852
square feet which was most recently used as a Masonic Temple. The surrounding land uses are a mix
of one, two and multi-family dwellings. He explained that the applicant is proposing an adaptive reuse
of the existing building by converting the former Masonic Temple (which as a clubhouse is
considered a confirming permitted use) into ten residential units. The site is mostly covered by the
building and a parking lot. The applicant proposes to convert the three story building to a four story
building by respacing the floors within the existing building envelope. A new stair tower enclosure
will be added. The existing asphalt parking lot will be reconfigured to permit a stair tower enclosure
and provide 10 parking spaces including one ADA compliant space. HVAC units for the building will
be located on the roof. The façade would be modified to add additional windows and doors with two
small patios to be provided on either side of the stair enclosure. A dumpster enclosure will be located
in the northeast corner of the property with additional landscaping and fencing to be provided along
the perimeter of the site.
The ten proposed residential units will consist of two efficiency apartments, three onebedroom apartments and five two bedroom apartments, ranging in size from 400 square feet to 1000
square feet. Two units will be deed restricted as low and moderate income units. After consultation
with the municipal affordable housing consultant, Mr. Solow testified that staff has recommended that
one of those affordable units should be a two bedroom unit and that the rental and/or sale prices be
established using COAH guidelines.
Mr. Solow reviewed the required variances for the proposed project which are as follows:
Floor Area Ratio-The applicant is requesting a use variance pursuant to N.J.S.A. 40:55D-70 (d) 4
to permit a floor area ratio in exception to the maximum permitted. The proposed FAR is 125%
whereas the maximum permitted is 45%.
Use Variance – Density- The applicant is requesting use variance for density pursuant to
N.J.S.A. 40:55D-70 (d) 5. Mr. Solow explained that the R4 zoning provisions calculate
density based on the number of habitable rooms in a unit and assigns a lot area per unit. The
proposed multi-family dwelling habitable units and required lot area is broken down as follows:
Unit 1- One habitable room2,600 sf lot area required
Unit 2-EfficiencyN/A
Unit 3-Two habitable rooms2,600 sf. lot area required
Unit 4-Two habitable rooms2,600 sf. lot area required
Unit 5-EfficiencyN/A
Unit 6- One habitable room2,600 sf. lot area required
Unit 7- Two habitable rooms2,600 sf. lot area required
Unit 8- Two habitable rooms2,600 sf. lot area required
Unit 9- Two habitable rooms2,600 sf. lot area required
Unit10-Two habitable rooms2,600 sf. lot area required
Lot area required per habitable rooms20,800 sf. lot area required
The existing lot area is 7,473 sf. and variance relief is required.
2

Bulk Variances - The proposed project requires numerous bulk variances as follows:
Number of Stories - Section 17A-258 limits the maximum number of stories in multiple
dwellings to three. The applicant is internally expanding the existing three-story building to four
stories.
Building Coverage - Section 17A-258 limits building coverage to 30%. The existing
coverage is 27.4% whereas the proposed is 34.5%.
Number of Units in Building-Section 17A-258 imposes maximum of three units per
building and the applicant seeks 10 units.
Useable Open Space - Section 17A-258 requires that each unit of a multiple dwelling have
at least 200sf. of useable open space. There is no existing useable open space at the site
currently and none is proposed. Based on the 13 habitable rooms in the project 2,600sf. of
useable open space is required.
Required Number of Parking Spaces - In accordance with Section 17A-262 multiple dwellings
are required to have 1.5 spaces per unit or 15 spaces. The proposed plan calls for 9 parking spaces
and one ADA compliant space.
Parking Stall Size - In accordance with Section 17A-388 (a) a regular parking stall size shall be
9”X19”, the proposed parking stall size is 8.5 ft. X 18ft.
Light Spillage - In accordance with Section 17A-365 (e) 1 requires that at the property line of the
subject property, illumination from light fixtures shall not exceed one-tenth foot candles. The
lighting at the two entrances and the parking lot lighting exceeds this level of illumination.
Front Yard Setback- The proposed window wells on the front façade violate the required front
yard setback. The proposed setback is approximately 4.25 feet and the required setback is 20 feet.

Mr. Solow testified that the proposed adaptive reuse will further Master Plan goals of preserving the
existing character of a residential area, encouraging use of sound urban design and energy saving
principles and providing affordable housing. However, he noted that the staff continues to be
concerned that the density of the project and the insufficient parking may cause negative impacts on
the surrounding neighborhood. Mr. Solow noted that while the subject property is located in a more
densely populated neighborhood, the proposed density of the project will be 58.3 units per acre which
greatly exceeds the neighborhood density of other multi-family developments. For example, Mr.
Solow testified that The Waxwood project, a conversion of a former school/nursing home into
residential units was approved in 2002 at a density of 23.7 units per acre. The overall density of the
recently approved redevelopment of Merwick and Stanworth is 13 dwelling units per acre and the
AvalonBay residential project, located on a former hospital site and parking garage, was approved for
38.9 acres an acre. Mr. Solow further testified that other projects, such as The Waxwood, provided
1.35 parking spaces per unit as opposed to the one space per unit proposed by the applicant. Mr. Solow
noted that the under current ordinances, residents of the proposed project would not be eligible for
overnight on street parking permits. In response to Board questions, Mr. Solow advised that the
Property could be developed as of right for two to three single-family homes.
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Mr. Solow also reviewed with the Board the comments provided by SPRAB (Site Plan Review
Advisory Board) in its memo of December 18, 2015 noting that SPRAB also expressed concerns
regarding the proposed density of the project. Mr. Solow also noted the comments provided by Daniel
Dobromilsky, municipal landscape architect, in Mr. Dobromilsky’s memo of July 31, 2015.
8. Derek Bridger, Zoning Officer, and John M. West, Princeton Land Use Engineer, responded to
Board questions regarding the staff memos.
9.
Aubrey Haines provided testimony on behalf of the applicant. Mr. Haines explained that he is a
member of the applicant limited liability company. Mr. Haines testified that he met with various
neighbors in anticipation of creation of the proposed project plans. He advised that although at least
one large single family home could be built as of right on the site, he believes that most neighbors
would prefer that the building exterior be preserved and that the site be developed for apartments. Mr.
Haines further testified that he believes the proposed apartments will be cost-effective and will provide
a lot of value to the community. He noted that he does not believe the project can be effectively
developed to include two affordable housing units without a total number of ten apartments.
10.
Joshua Zinder testified on behalf of the applicant. Mr. Zinder testified that he is a licensed
architect in the State of New Jersey and has prepared the architectural plans for the proposed project.
He was accepted by the Board as an expert in architecture. Mr. Zinder provided testimony regarding
the proposed project and the following exhibits which were prepared by Mr. Zinder:
Exhibit A-1- Power Point slide presentation consisting of sixteen slides as follows:
Slide 1: Aerial view of Property; Slide 2: Photos of John Street elevations of Property; Slide 3: Photos
of Maclean Street elevations of Property; Slide 4: Photos of Maclean Street and parking area on
Property; Slide 5: Photos of existing signage and cornerstone on existing building on Property; Slide 6:
Proposed Site Plan; Slide 7: Proposed Historic Marker to describe history of the Property; Slide 8:
Floor plans for Proposed First Floor; Slide 9: Depiction of proposed bicycle storage and window well
area; Slide 10: Floor plan for proposed Second Floor; Slide 11: Floor plan for proposed Third Floor;
Slide 12: Floor plan for proposed Fourth Floor; Slide 13: Plan for proposed Roof: Slide 14: Schematic
Cross-Section showing existing and proposed conditions; Slide 15: Breakout of units in comparison to
existing volume; Slide 16: Color Options for Exterior Building and Stair Tower.
Mr. Zinder testified that he believes the Property is uniquely situated and well-suited to development
as apartments because residents can easily walk to the downtown area. He noted the history of the
Masonic Temple which existed on the site for many years and advised that the applicant intends to
preserve the exterior of the building while readapting the interior for development as apartments. Mr.
Zinder advised that the applicant intends to return to the Masonic Temple organization the existing
original signage and cornerstone on the Property but will install a duplicate of both on the exterior of
the renovated building. In addition, the applicant intends to install an historic marker with LED
lighting.
Mr. Zinder further testified that the applicant will comply with the municipal zoning standards
governing light spillage and no longer requires a variance. In response to Board questions, he
confirmed that the stair tower will be constructed behind the existing building to provide access to the
second and third floors. The stair tower will have glass walls and will be illuminated at night with
timer/motion sensor lights and that the lower level windows will meet egress requirements. The stair
tower will also contain a mailroom and bike storage area on the first floor. Mr. Zinder also advised
that the stair tower will have a lockable door at street level. The HVAC equipment will be located on
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the roof and concealed by a high parapet. In response to questions from the public, Mr. Zinder advised
that noise from the HVAC units will be tempered by the parapet enclosure.
With respect to building color and materials, Mr. Zinder confirmed that the applicant
intends to remove the blue paint from the exterior and proposes a color scheme of terracotta and white
as shown on the applicant’s exhibits. Mr. Zinder further testified that he does not believe that the
existing volume of the building will change and that the existing structure should be considered to
have four, not three floors based upon ordinance definitions of the “mezzanine” level. He also
confirmed that all units will have their own washer and dryer. In response to Board questions, Mr.
Zinder confirmed that the two affordable COAH units will be located on the first floor. One unit will
be a studio and the other a two bedroom unit. One unit will be handicap accessible while the other will
be adaptable for handicap access. Mr. Zinder further confirmed that the building will be LEED
compliant but that the project will not provide renewable energy as the roof will be unable to support
solar panels. Mr. Zinder advised that the variance for side yard setback had been withdrawn by the
application.
Mr. Zinder testified that the anticipated rental rates for the apartments will be in the
range of $2.50 per square foot ($1500-2500 per month) and that he believes the apartments fill a
community need for smaller more affordable apartments. He confirmed that the leases will specify that
only one parking space will be allowed per unit.
In response to Board questions, Mr. Zinder reviewed the SPRAB comment memo
(December 18, 2015) and confirmed the applicant’s responses to SPRAB numbered comments as
follows:
Comments 1, 2 and 3: The applicant believes it has adequately established that project meets standards
for granting the requested variances; Comment 4: The applicant does not believe that an elevator is
necessary and does not agree with the comment; Comment 5: The applicant is unwilling to reduce the
number of units; Comment 6: The applicant leaves the color selection to the Board; Comment 7: The
applicant agrees to remove the three window wells shown on the ground floor plan and north alley
elevation; Comment 8: The applicant will comply with the comment; Comment 9: The applicant
believes the configuration of the window well and the stairs is consistent with those in Palmer Square
and will not comply with the comment; Comment 10: The applicant will comply with the comment;
Comment 11: The applicant will replace the existing chain link fence with a picket fence; Comments
12, 13 and 14: The applicant will comply with these comments.
Mr. Zinder further confirmed that the applicant will comply with all staff comments/recommendations
regarding the site plan as set forth in the staff memo of Messrs. West and Bridger, dated November 5,
2015, revised November 23, 2015 and December 3, 2015. In addition, Mr. Zinder confirmed that the
applicant intends to use the Property for rental apartments.
11. Matthew Connors, P.E. testified on behalf of the applicant. Mr. Connors testified that he is a
licensed professional engineer of the State of New Jersey and was retained to serve as project
engineer for the within application. He further testified that he is associated with Engineering and
Land Planning Associates, Inc. and has previously been accepted as an expert engineering witness
before land use boards in Princeton and other municipalities. The Board accepted Mr. Connors as an
expert in engineering.
Mr. Connors provided testimony regarding the application and the following exhibits
which were prepared him:
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Exhibit A-2-Power Point slide presentation consisting of the following nine slides:
Slide 1: Sheet C-2, Existing Conditions Survey; Slide 2: Sheet C-3, Site Plan; Slide 3: Site Plan
Details; Slide 4: Site Plan Details; Slide 5: Rendering of site with landscaping; Slide 6: sheet C-4,
Landscaping and Lighting Plan; Slide 7: Sheet C-5, Additional Lighting and Landscaping Detail; Slide
8: Sheet C-5, Additional Lighting and Landscaping Detail; Slide 9: sheet C-6, Soil Erosion Control
Plan.
Mr. Connors explained that the site is primarily covered by the existing building and the parking area
with less than a 100 sf. of unpaved area. He noted that a sidewalk will be provided in the rear of the
building to provide access from the parking area to the first floor and stair tower. There will be a
driveway apron with two new patio areas at the rear of the building with landscaped planters. A trash
enclosure will be located in the rear of the building in the parking lot to contain a garbage dumpster
and recycling area. In response to SPRAB comments, cedar planking will be used for the board on
board fencing for the trash enclosure. In response to Board questions, Mr. Connors further testified
that there would be sufficient room for a garbage truck to maneuver in and out of the parking lot to
pick up trash from the dumpster. He also confirmed that the majority of the parking area will be
fenced. Mr. Connors reviewed the landscaping plan with the Board and noted changes which had been
made to respond to comments provided by Mr. Dobromilsky.
Mr. Connors confirmed that there will be an accessible route from the handicapped parking space into
the first floor.
12.
Georges Jacquemart, P.E. testified on behalf of the applicant. Mr. Jacquemart is a licensed
professional engineer in the State of New Jersey with over 40 years’ experience as a traffic engineer
and planner. Mr. Jacquemart testified that he has been accepted as an expert traffic engineering
witness by land use boards in Princeton and in many other municipalities. The Board agreed to accept
him as an expert witness in traffic engineering.
Mr. Jacquemart testified regarding the parking and traffic impacts of the proposed
project and with respect to the following exhibit:
Exhibit A-3-Power Point slide presentation consisting of: Slide 1: “On-Street Parking Occupancy
Counts”; and Slide 2: “Maclean Yard Parking Occupancies”
Mr. Jacquemart explained that his office conducted parking counts on Maclean Street and the
surrounding neighborhood on several dates at 4 pm, 7pm, 9 pm and 11 pm. In addition, parking counts
were taken in the municipal Maclean Street Parking yard on May 27, 2015, January 5, 20 and 23,
2016. Mr. Jacquemart acknowledged that the residents of the proposed development will not be
eligible to receive municipal overnight on-street permits as municipal ordinances require a showing of
no on-site parking for permit eligibility. In addition, he noted his understanding that there is a waiting
list for overnight parking permits at the Maclean Street parking yard. Mr. Jacquemart explained that he
believes that the municipal parking yard is underused particularly at night. However, he confirmed that
the applicant does not propose to use the parking yard as a parking resource for the project.
Mr. Jacquemart further testified that the most recent census data for the census tract containing
Maclean Street indicates a low level of car use, with 60% of residents walking or using a bicycle to
commute to work. He advised that the census data for the census tract confirms a decrease in auto use
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by 16% over the past five years and the average car ownership in the relevant census tract is 1.24 cars
per resident. Mr. Jacquemart estimates that the project will generate a parking need of 13 cars. He
testified that he recommends that the units be clearly advertised as having only one parking space per
apartment.
Mr. Jacquemart further testified that the prior use of the building as the Masonic Temple generated a
much larger parking need as the building could accommodate up to 93 seats for banquets and that the
proposed parking demand is much less. He also noted that the requested variance for the parking space
size should not cause any negative impact as he believes many other parking spaces in Princeton are
similar in size. In response to Board questions, he advised that visitors would need to park at metered
on-street spaces.
13.
Diane Strauss, P.P., testified on behalf of the applicant. Ms. Strauss testified that she has been a
licensed professional planner in the State of New Jersey for over 30 years and is a principal of Strauss
& Associates. She advised that she has previously been accepted as an expert witness in land use
planning by other municipal land use boards. The Board agreed to accept Ms. Strauss as an expert
witness in land use planning.
Ms. Strauss provided testimony that the requested variances meet the criteria for approval.
With respect to the requested D (4) variance for the increased floor area ratio and D (5) variance for
the proposed density, Ms. Strauss testified that the applicant has demonstrated that the site can
accommodate the increased FAR and density because the applicant is readapting an existing building
and the proposed use for multi-family will complement the existing streetscape and will cause less
demand on the site and the surrounding neighborhood than the prior clubhouse use. She testified that
the increase in floor area is properly attributable to the size of the existing building and the applicable
zoning ordinances which require the basement area in this particular building to be considered useable
floor area. In addition, Ms. Strauss testified that the project will satisfy the following purposes of
zoning as set forth in N.J.S.A. 40:55D-2 ( a), (g), (i), (j), (m), and (n) because it will promote the
general welfare by providing an appropriate site for multi-family housing, will promote market rate
affordable rental units as well as providing two COAH affordable units, will promote a desirable
visual environment by readapting the existing structure, will conserve an historic building and will
promote efficient use of the property.
Ms. Strauss further testified that the project will not cause any substantial negative impact on
the zone plan or surrounding neighborhood. In support of her testimony, Ms. Strauss noted that there is
no homogenous housing type in the neighborhood, that the building has existed for many years in the
neighborhood and that preserving the building will not cause any negative visual impact. In addition,
she noted that as the anticipated leases will limit each unit to one car, ten spaces will be sufficient for
the project and will reduce on-street parking.
Ms. Strauss further testified that the applicant has met the standard for approval of the bulk variances
as either c (1) or c (2) variances. She stated that the variances are largely the result of the conversion
of an existing building with existing dimensions which predates the current zoning requirements and
that, as with the use variances, the adaptive reuse promotes the purposes of zoning and that there are
no substantial negative impacts on the zone plan or surrounding neighborhood.
14. Mr. DeGrezia argued that the applicant had met the required standards for approval of the
requested variances. He also advised that the applicant would return to the Board for further approvals
in the event that the building is converted to condominium ownership.
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15. The application was opened to public comment and the following individuals provided comment:
Henry Dale, 38 John Street testified that he opposes the density of the project as well as the proposed
stair tower as not consistent with neighborhood character. He is concerned that census data does not
accurately reflect illegal residents and that the project will have negative impacts on surrounding
neighbors
Willie Mae Tatlock, 29 Green Street, testified that she has lived in the surrounding neighborhood for
her entire life and is concerned that development is changing the character of the neighborhood and
making it too expensive for the original residents to stay in their homes.
Joseph Tatlock, 29 Green Street, testified that he wishes the Board to take into account potential
impacts on traffic which is particularly congested in the summer months.
Yina Moore, 19 Green Street, testified that the Witherspoon Jackson neighborhood is currently
seeking designation as a municipal historic district and that the former Masonic Temple was a very
important social organization in the community. Although she supports the adaptive reuse of the
building, she believes the developer should consider adding more affordable units and to designate a
unit to be reserved for rental by existing neighborhood residents.
Peter Marks, 107 Moore Street, expressed his opposition to the proposed project. He is particularly
concerned about the project density and feels that the approval of the project will fuel land investment
speculation and drive out the owners of small single-family homes in the neighborhood. He is also
concerned that the project will not be economically feasible and that the developer will end up
charging higher rents.
David Keddre, 24 Moore Street, testified that he supports the application and the proposed readaptive
use of the building.
Kip Cherry, 24 Dempsey Avenue, supports the application and the readaptive use of the building
particularly because of the building’s historic background.
Bill Urian, 171 John Street testified that he supports the adaptive reuse of the building and its use for
apartments. However, he believes the developer should reduce the number of units and the anticipated
rents.
Leighton Newlin, 230 Birch Avenue, testified that he is a Mason and that the former Masonic Temple
was an iconic organization for those who grew up in the Witherspoon Jackson neighborhood. He
supports the proposed application because it will preserve the building. He also believes that the
proposed use for apartments will provide a more quiet use at the site than the prior club house use.
Samuel Bunting, 242 John Street, testified in support of the application which he believes will not
have any negative impacts on the neighborhood.
Marina Rubina, 28 Quarry Street, testified that she believes the developer should provide two more
affordable units.
Michael Floyd, 35 Quarry Street, testified that he believes the developer can improve the application
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by reducing the number of units.
Alan Carnevale, 178 Birch Street testified that the surrounding neighborhood is the most densely
populated area in the town and that the target market for the units will be college students and not
second or third generation residents of the neighborhood.
Frances Deen Boyd, testified that he is a third-generation resident of the Witherspoon Jackson
neighborhood and is also a Mason. He supports the preservation of the former Masonic Temple but is
concerned that the proposed rents will not be affordable to current residents of the surrounding
neighborhood.
16. Members Cohen and Tenenbaum expressed concern regarding the density, FAR and parking of the
proposed project noting that a lower density would allow the stairs to be included in the building,
thereby creating more outdoor space and a smaller parking requirement.
AND WHEREAS, based upon the foregoing findings of fact the Board of Adjustment has determined
and concluded that relief should be granted, by way of a D (4) variance for floor area ratio, a D (5)
variance for density and c (2) variances for number of stories, building coverage, useable open space,
required number of parking spaces, permitted number of units in building, front yard setback and
preliminary and final major site plan approval as follows: Add variance for number of units
The Municipal Land Use Law gives the Board the power to grant a “D” variance where the
applicant demonstrates special reasons which carry out the purposes of zoning or where the
denial of the variance would impose an undue hardship on the applicant and further
demonstrates that the requested variances can be granted without substantial detriment to the
public good and will not substantially impair the intent and purpose of the zone plan and zoning
ordinance.
Here, the Board finds that the Property contains the former Masonic Temple, a unique
structure with significant social history in the Witherspoon Jackson neighborhood and
worthy of preservation. The Board finds that the use of the Property for the Masonic Temple
was considered a conforming permitted use as a clubhouse. The Board finds that the use of the
Property as a clubhouse generated greater parking needs as well as greater noise impacts than
the proposed multi-family units because the clubhouse conducted banquets and various
events. The Board further finds that the land uses surrounding the Property are a mix of one,
two and multi- family dwellings. In particular, there are several larger multi-family
dwellings in the immediate vicinity to the south, The Waxwood (32 units); to the east,
Merwick Stanworth (246 units); and to the north Hageman Homes (50 units). The Board finds
that the applicant has demonstrated that the proposed adaptive reuse of the Property for multifamily housing will allow preservation of the existing structure while allowing a demolition of
the interior to create small rental units which will fill a community need for varied housing
stock. In addition, the proposed project will provide two COAH affordable housing units which
will be handicap accessible thereby also fulfilling a community need.
The Board finds that the applicant has demonstrated that the site can accommodate the
increased FAR and density because the applicant is readapting an existing building, the
proposed use for multi-family will complement the existing streetscape, and will cause less
demand on the site and the surrounding neighborhood than the prior clubhouse use. The Board
notes that the increase in floor area is attributable in large part to the size of the existing
building and the applicable zoning ordinances which require the basement area in this particular
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building be considered useable floor area. The Board further finds that the proposed project will
further the purposes of zoning as set forth in N.J.S.A. 40:55D-2 ( a), (g), (i), (j), (m), and (n)
because it will promote the general welfare by providing an appropriate site for multi-family
housing, it is consistent with multi-family housing use which is in the immediate vicinity of the
Property, will promote market rate affordable rental units as well as providing two COAH
affordable units, will promote a desirable visual environment by readapting the existing
structure, will conserve an historic building and will promote efficient use of the property. The
Board further finds that given the relatively small size of the proposed apartments, limiting
parking to one car per apartment is not unreasonable and that lease restrictions can effectively
enforce that restriction. The Board also finds, based on the foregoing, that the proposed
adaptive reuse of the former Masonic Temple will further the Master Plan goals of providing a
mix of land uses while providing appropriately scaled community infrastructure, preserving the
existing character of a residential area, encouraging sound urban design and energy saving
principals and providing affordable housing. Based on the foregoing, the Board further finds
that the requested variance relief can be granted without substantial detriment to the public good
nor will such relief impair the intent and purpose of the zone plan and ordinance.
The Municipal Land Use Law gives the Board the power to grant a “flexible c” variance, N.J.S.A.
40:55D-70(c) (2), when the purposes of the Municipal Land Use Law would
be advanced by a deviation from the zoning ordinance and the benefits of the deviation would
substantially outweigh any detriment. N.J.S.A. 40:55D-70(c) (2). The Board further finds that
the requested bulk variances from the requirements of Section 17A-258 for the permitted
number of units, number of stories, building coverage, useable open space, number of parking
spaces, front yard setback and size of parking spaces are driven largely by the size of the
existing building and the desire to readapt the structure for multi-family use rather than
demolishing the building and that for the reasons set forth above, granting the variances will
advance the purposes of zoning and that the benefit of preserving the existing building will
substantially outweigh any detriment.
In addition, based on the foregoing, the Board has reviewed and accepts the comments and
recommendations of Messrs. Bridger and West as set forth in their review memo of November 5,
2015, revised November 23, 2015 and December 3, 2015 (Bridger/West Memo)with respect to the
application for preliminary and final major site plan approval. The Board finds that the application
meets the criteria for site plan approval as set forth in Section 17A-193 of the former Borough Land
Use Code subject to compliance with the comments and recommendations in the Bridger/West memo,
Sections 4.0, 5.0 and 6.0.
NOW, THEREFORE, BE IT RESOLVED based upon the foregoing findings of fact and
conclusions, the Princeton Zoning Board of Adjustment does hereby grant to the applicant
Princeton Maclean LLC a D (4) variance to permit increased floor area ratio of 125%, a D (5)
variance to permit increased density of 58.3% where the permitted density is 20.9 dwelling units
per acre and c (2) bulk variances from the requirements of Section 17A-258 to permit ten
residential units, four stories, building coverage of 31.7%, useable open space of 1449 sf., ten
parking spaces with parking stall size of 8.5 ft. x 18 ft., front yard setback of 4.25 ft. to
accommodate the proposed window wells on the front façade and preliminary and
final major site plan approval to allow the creation of ten residential
apartments on the Property as set forth in the application and project plans
subject to the applicant’s compliance with the following: (1.)
Compliance with the comments and recommendations of Derek Bridger, Zoning Officer and
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John M. West, P.E. as set forth in Sections 4.o, 5.0 and 6.0 of their memo dated November 5,
2015, revised November 23, 2015 and December 3, 2015; (2.) Restriction in all unit leases
limiting parking to one car per unit; (3.) Creation of two affordable housing units on the first
floor of the building, to consist of one studio apartment and one two-bedroom unit, one of
which shall be handicap accessible and the other handicap adaptable, both of which shall be
deed restricted in accordance with the State’s Uniform Housing Affordability Controls Act as
required under NJAC 5:80-26.11 and NJAC 5:80-26.5 and applicable municipal ordinances;
(4.) Preservation of the building which is a predicate of the within approvals. In the event that it
is determined that the building cannot be preserved, the applicant shall be required to return to
the Board for further approvals; (5.) Compliance with comment numbers 6, 7, 8, 10, 12, 13 and
14 of the Site Plan Review Advisory Board, dated December 18, 2015; (6.) Replacement of the
existing chain link fence with a picket fence; (7.) In the event the applicant wishes to convert the
building to condominium ownership, the applicant shall return to the Board for further review as the
application has been predicated upon providing needed rental units; (8.) confirmation of payment of
current outstanding taxes and all professional and escrow fees and supplementation of escrow account
if needed.
ROLL CALL VOTE ON MOTION TO APPROVE “ C” and “D” VARIANCES
(February 17, 2016)
Moved by:
Seconded by:
Those in Favor:
Those Opposed:
Those Absent:

Clayton
Rockstrom
Clayton, Coulson, Rockstrom, Royce, Suri
Cohen, Tenenbaum
Floyd, Farrington

ROLL CALL VOTE ON MOTION TO APPROVE
RESOLUTION OF MEMORIALIZATION (March 23, 2016)
Moved by:
Seconded by:
Those in Favor
Those Opposed
Those Ineligible to Vote:
Those Absent

Clayton
Suri
Clayton, Royce, Suri
None
Cohen, Floyd, Tenenbaum
Coulson, Farrington, Rockstrom

The foregoing is a true copy of a Resolution adopted by the Zoning Board of Adjustment of the
municipality of Princeton at its meeting held on March 23, 2016. This Resolution memorializes said
action taken by the Board at its meeting on February 17, 2016.

Claudia Ceballos
Claudia Ceballos, Secretary
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Introduction
On October 14, 2019, Princeton Council authorized the Planning Board to conduct a
preliminary investigation to determine if the Thanet Road property identified as Block 5502
Lot 4 on municipal tax maps (hereinafter referred to as the “Study Area”) constituted an
“area in need of redevelopment” under the New Jersey Local Redevelopment and Housing
Law (LRHL). The Planning Board subsequently directed Burgis Associates, Inc. to prepare a
planning analysis for the Board’s review and subsequent recommendation to Princeton
Council.
As identified in the Princeton Council’s authorizing resolution (see Appendix A), the Study
Area consisted of a single parcel encompassing a total of 15.02 acres. The previously
referenced resolution also declared that the preliminary investigation of the Study Area was
to be undertaken within the context of the “non-condemnation” redevelopment procedure.
Such a designation, should the area be determined to qualify as an area in need of
redevelopment, would preclude the Municipality from applying its condemnation authority
and powers to the Redevelopment Area. The Municipality expressly reserves the authority to
use all other powers and authority provided by the Legislature for use in a redevelopment
area.
Following a public hearing held on December 12, 2019, the Planning Board ultimately
determined and recommended that the entirety of the Study Area constituted an Area in
Need of Redevelopment. Subsequently and pursuant to that recommendation, the
Municipal Council adopted Resolution 2019-400 on December 18, 2019 designating the
entirety of the Study Area as a Non-Condemnation Redevelopment Area. That same
resolution directed Burgis Associates to prepare a Non-Condemnation Redevelopment Plan
for the aforementioned Property.
The following Thanet Road Redevelopment Plan (hereinafter referred to as the
“Redevelopment Plan” or the “Plan”) is designed to affirmatively address the statutory
criteria set forth in the LRHL, identify the Plan’s underlying goals and objectives, enumerate
permitted uses as well as area and bulk regulations, and indicate its relationship to local,
regional, and state land use planning objectives.
The redevelopment of the Thanet Road property, as contemplated by the Plan, provides for
the adaptive reuse of an otherwise significantly underutilized and obsolete office building
site that affirmatively addresses Princeton’s constitutional obligation to provide
opportunities for affordable housing development. The contemplated development creates
a mix of housing types within two separate portions of the property that provides for
affordable senior and family rental units and special needs housing for the developmentally
disabled in accordance with Princeton’s settlement with the Fair Share Housing Council.
The site is ideally suited for residential development and strategically located within walking
distance to schools, mass transit (bus service) and commercial services that are nearby and
readily accessible.
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The Plan further recognizes the environmental limitations that constrain the property and
promotes development within primarily the existing developed portions of the site with the
intent of preserving much of the natural features of the property consistent with Princeton
and State environmental regulations. Balancing these features results in a development that
is site sensitive and integrated into the community with minimal disturbance to the
surrounding area consistent with Princeton master plan objectives and smart growth
principles.
The Redevelopment Plan is divided into the following sections:
❖ Section 1: LRHL Background
The first section discusses the background of the LRHL as well as the
redevelopment process. It also identifies the required elements of a redevelopment
plan.
❖ Section 2: Redevelopment Area
The next section provides a brief overview of the Redevelopment Area.
❖ Section 3: Redevelopment Plan Details
Section 3 outlines the goals, permitted uses, and area and bulk regulations of the
Thanet Road Redevelopment Area.
❖ Section 4: Consistency to Other Plans
Section 4 discusses the relationship of this Redevelopment Plan to the
Municipality’s Master Plan and Redevelopment Reports, the Mercer County Master
Plan, and the State Development and Redevelopment Plan
❖ Section 5: General Provisions
Section 5 contains the general provisions of the Redevelopment Plan.
❖ Section 6: Planning Conclusions and Recommendations
Finally, Section 6 offers a summary of compliance.
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Section 1: LRHL Background
As noted in the New Jersey Department of Community Affairs’ Redevelopment Handbook
(2nd Edition), redevelopment can most simply be described as the “process to rebuild or
restore an area in a measurable state of decline, disinvestment, or abandonment.”
In 1992, the New Jersey Legislature enacted a new statute which revised and consolidated
the State’s various redevelopment statutes. Known as the Local Redevelopment and
Housing Law (LRHL), this new statute replaced a number of prior redevelopment statutes
and replaced them with a single comprehensive statute governing local redevelopment
activities throughout the State.
Ultimately, the LRHL was designed by the State Legislature to assist municipalities in the
process of redevelopment and rehabilitation. As explained by the Legislature in the
preamble to the LRHL:

“There exist, have existed and persist in various communities of this State
conditions of deterioration in housing, commercial and industrial
installations, public services and facilities and other physical components
and supports of community life, and improper, or lack of proper
development which result from forces which are amenable to correction
and amelioration by concerted effort of responsible public bodies, and
without this public effort are not likely to be corrected or ameliorated by
private effort.”

The LRHL provides the statutory authority for municipalities to engage in a number of
redevelopment activities, including: designating an “area in need of redevelopment”;
preparing and adopting redevelopment plans; and implementing redevelopment projects.
Essentially, the LRHL is a planning and financial tool that allows an area to be overlain with
specific zoning and other incentives to stimulate its redevelopment or rehabilitation.
More specifically, a redevelopment designation allows a municipality to:
1.

Adopt a redevelopment plan that will identify the manner in which an area will be
developed, including its use and intensity of use;

2.

Issue bonds for the purpose of redevelopment;

3.

Acquire property;

4.

Lease or convey property without having to go through the public bidding process;

5.

Collect revenue from a selected developer; and/or

6.

Grant tax exemptions and abatements.
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1.1: Redevelopment Process
As outlined by the LRHL, the first step of the redevelopment process is for the governing
body to direct the planning board to undertake a preliminary investigation to determine
whether or not an area is in need of redevelopment. As required by recent amendments to
the LRHL, the governing body must also indicate whether it is seeking to designate the area
as a “Condemnation Redevelopment Area” or a “Non-Condemnation Redevelopment Area.”
As previously noted, the Princeton Council previously initiated this process as a “NonCondemnation” Study Area pursuant to Resolution #19-306 which was adopted on October
14, 2019.
An area qualifies as being in need of redevelopment if it meets at least one (1) of the nine
(9) statutory criteria listed under Section 5 of the LRHL. These criteria are the same
regardless of whether a governing body seeks to designate a study area as a “NonCondemnation Redevelopment Area” or a “Condemnation Redevelopment Area.”
The statute also specifically establishes that a redevelopment area may include lands which
of themselves are not detrimental to the public health, safety, or welfare, provided that the
inclusion of those lands is necessary for the effective redevelopment of the area.
Upon the conclusion of its investigation, the planning board must hold a public hearing on
the proposed redevelopment area designation. Accordingly, the Princeton Planning Board
held its public meeting on the redevelopment designation on December 12, 2019, in which it
determined and ultimately recommended to the Princeton Council that the entirety of the
Study Area constituted a Non-Condemnation Area in Need of Redevelopment
Based upon the planning board’s recommendation, the governing body may choose to
designate all or a portion of the area as an “Area in Need of Redevelopment.” The
governing body will then prepare a redevelopment plan for the area, or alternatively will
direct the planning board to prepare such a plan. Princeton Council followed the former
approach when it adopted Resolution 2019-400 on December 18, 2019, which designated
the entirety of the Study Area as a Non-Condemnation Area and directed Burgis Associates
to prepare the Redevelopment Plan contained herein.
In summary, the LRHL essentially establishes a two-fold process in which a site is designated
as an Area of Need of Redevelopment (Step 1), and a plan is prepared based on that
designation (Step 2). The accompanying figure provides a summary of this process.
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Figure 1: Summary of Redevelopment Process

Governing Body adopts
Resolution, directs Planning
Board to investigate area

Planning Board prepares a
proposed map of area
boundaries & a report setting
forth the basis of the
investigation

Planning Board sets a date for
the public hearing and
provides notice

Planning Board completes
hearing, makes a
recommendation to Governing
Body as to whether designate
all or part of Areas as being in
Need of Redevelopment

Governing Body chooses
whether to adopt resolution
designating all or part of area
as a Redevelopment Area

Governing Body authorizes the
preparation of a
Redevelopment Plan, which
may be delegated to the
Planning Board or a
Redevelopment Authority

Planning Board either:
prepares the Redevelopment
Plan and submits to the
Governing Body; or reviews the
Redevelopment Plan for
consistency to the Master Plan

Governing Body adopts, by
Ordinance, the Redevelopment
Plan after an introduction of
the ordinance and public
hearing
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1.2: Requirements of a Redevelopment Plan
Pursuant to NJSA 40:12A-7 of the LRHL, a redevelopment plan shall include an outline for
the planning, development, redevelopment, or rehabilitation of a project area sufficient to
indicate:
1.

Its relationship to definite local objectives as to appropriate land uses, density of
population, and improved traffic and public transportation, public utilities,
recreational and community facilities and other public improvements.

2.

Proposed land uses and building requirements in the project area.

3.

Adequate provision for the temporary and permanent relocation, as necessary, of
residents in the project area, including an estimate of the extent to which decent,
safe and sanitary dwelling units affordable to displaced residents will be available to
them in the existing local housing market.

4.

An identification of any property within the redevelopment area which is proposed
to be acquired in accordance with the redevelopment plan.

5.

Any significant relationship of the redevelopment to:
a.

The master plans of contiguous municipalities;

b.

The master plan of the county in which the municipality is located, and;

c.

The State Development and Redevelopment Plan adopted pursuant to the
“State Planning Act,” P.L. 1985, c.398 (C.52:18A-196 et al.)

6.

As of the date of the adoption of the resolution finding the area to be in need of
redevelopment, an inventory of all housing units affordable to low and moderate
income households, as defined pursuant to Section 4 of P.L.1985, c.222 (C.52:27D304), that are to be removed as a result of implementation of the redevelopment
plan, whether as a result of subsidies or market conditions, listed by affordability
level, number of bedrooms, and tenure.

7.

A plan for the provision, through new construction or substantial rehabilitation of
one comparable, affordable replacement housing unit for each affordable housing
unit that has been occupied at any time within the last eighteen (18) months, that is
subject to affordability controls and that is identified as to be removed as a result of
implementation of the redevelopment plan.
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Section 2: Redevelopment Area
The following section provides a general overview of the Thanet Road Non-Condemnation
Redevelopment Area.
2.1: Redevelopment Area Overview
The study area is located in the central-western portion of the municipality, at the
intersection of Terhune and Thanet Roads. It is identified as Block 5502 Lot 4 according to
municipal tax records.
The property encompasses a total of 15.02 acres and is irregular in shape. Its dimensions
include approximately 429 feet of frontage on Terhune Road and 1,018 feet on Thanet Road
inclusive of the cul-de-sac at the end of this road. Its depth is approximately 1,400 feet as
measured from Terhune Road.
The following table provides an overview of the existing buildings on-site.

Table 1: Existing Land Uses
Block

Lot

Address

Area

Land Use

5502

4
4

100 Thanet Road
101 Thanet Road

---

3 story 55,000+ sf office building
3 story 55,000+ sf office building

Total Area

15.02

110,000 square feet

Source: CBRE

The site contains 427 parking spaces to serve the buildings.
2.2: Surrounding Land Uses
The surrounding development pattern includes a variety of uses. To the north and west are
office uses, while the area to the south and east are developed with residential uses,
including attached residential use to the east. The Princeton Shopping Center to the south,
within walkable distance of the redevelopment area, is served by local and regional bus lines
with connections to the Downton, Princeton University, Dinky train station, Trenton, New
York City, and destinations along Route 1. The shopping center features a grocery store
(McCaffrey’s Food Markets), pharmacy, restaurants and other retail uses that provide most
basic necessities. The site is also within walking distance to Littlebrook Elementary,
Community Park and Princeton Charter School, John Witherspoon Middle School and
Princeton High School. Additionally, it is adjacent to a wide array of medical service
providers. These sites are reflected on the accompanying Location Map, two aerial maps,
Existing land Use Map. and Smart Growth Considerations Map.
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Map 1: Locational Context
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Map 2: Aerial

~9~

Map 3: Bird's Eye Aerial of Site

Note: Not to scale.
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Map 4: Surrounding Land Use
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Map 5: Smart Growth Considerations
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2.3: Site Specific Information
The Thanet Road Redevelopment Area is developed with two three-story office buildings,
each containing approximately 55,000 square feet of gross floor area. The buildings are
setback approximately 50 feet from Thanet Road and cover approximately eighteen percent
of the 15.02-acre property.
The two buildings on-site were developed between 1982 and 1984. They typify the type of
office construction and design that was prevalent at that time. The buildings have a brick
exterior with window design that limits the amount of natural light entering the interior
center spaces of the buildings. They were both designed with floorplates of approximately
18,000 square feet of net space per floor, with single tenant occupancies in mind. Low
maximum eight-foot ceiling heights, typical of 1980s design (which no longer meets the
needs of today’s office market that typically require ten to eleven foot heights), and
corridors characterized by excessive widths, also typify the building’s designs. These factors
likely play a part in the building’s high vacancy levels for at least the past ten years.
Based on information contained in Trip Generation, published by the Institute of
Transportation Engineers, office buildings of this size likely generate approximately 170 trips
during the morning peak traffic period. The Site provides 427 parking spaces serving the
needs of this facility, representing a ratio of 3.88 parking spaces per 1,000 square feet of net
floor area. Additionally, there is a vacant portion of the site that is designed to
accommodate an additional one hundred parking spaces if additional parking spaces were
determined to be needed.
A review of the site survey reveals a number of existing easements which bisect the
property. These include a twenty-foot-wide sewer easement in the southerly portion of the
site, another twenty-foot wide sewer easement along the site’s westerly border, a fifteen
foot wide water main easement between the two buildings, another easement in the
easternmost portion of the property, and a small storm drainage easement off of the
southerly portion of Thanet Road.
The site is characterized by a number of environmental constraints that impact the southerly
portion of the property. These include streams that extend in an east-west direction
through the southerly part of the site, a one hundred year (100) flood plain area
encompassing the southernmost portion of the property, and wetlands in the northeasterly
portion of the site. These features are shown on an accompanying Environmental
Constraints Map.
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Map 6: Environmental Constraints
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Section 3: Redevelopment Plan Details
The following section identifies the goals and regulations which are intended to function as
the basis of the Thanet Road Non-Condemnation Redevelopment Area. Specifically, this
Redevelopment Plan is designed to facilitate the development of two distinct residential
developments, one consisting of inclusionary rental housing, the second being 100%
affordable age-restricted housing. The Redevelopment Plan was contemplated by and
included as an affordable housing compliance mechanism in a December 18, 2019
Settlement Agreement by and between Princeton and Fair Share Housing Center in
settlement of Mount Laurel litigation entitled In the Matter of the Application of the
Municipality of Princeton in Mercer County, filed in the Superior Court of New Jersey,
Mercer Vicinage, under Docket No. MER-L-1550-15 (the “Settlement Agreement”). In
furtherance of the Settlement Agreement, on December 18, 2019, Princeton also entered
into a Memorandum of Understanding with AvalonBay Communities, Inc. (“AvalonBay”) and
an Affordable Housing Agreement with PIRHL Developers, LLC and Princeton LIHTC Urban
Renewal LLC (collectively “PIRHL”) providing the parameters for the redevelopment plan set
forth herein.
To effectuate this goal of creating two distinct housing developments on the property
comprising the Thanet Road Non-Condemnation Redevelopment Area, two new zone
districts are proposed. The first zone will facilitate the development of a 100% affordable,
age-restricted, rental development containing 80 rental apartments that will be limited to
occupancy by residents 55 years of age and older. Funding for this project will be from a
number of sources including the Municipality of Princeton and Low-Income Tax Credits.
The second zone is intended to facilitate the development of a privately funded inclusionary
development containing no less than 221 dwellings, including a minimum of 11 COAH-credit
worthy apartments, 5 of which will be reserved for specials needs individuals. All dwellings in
the Thanet Road Non-Condemnation Redevelopment Area are to be rental, no home
ownership opportunities will be created.
Two sketches are included in Appendix B that present conceptual development plans to
illustrate the type of development contemplated by the Plan. These sketches depict how the
Thanet Road Redevelopment Area could conceivably be developed for both senior and
family affordable housing. The proposed development highlighted in red represents the
PIRHL affordable senior development. It is depicted the same on both sketches. The
AvalonBay development includes multifamily buildings and may have townhouse style
development either along Terhune or Thanet Road depending upon site constraints posed
by the existing stream which will dictate the physical placement of these units depending
upon NJDEP regulations and permitting requirements.
AvalonBay will subdivide and dedicate to Princeton a 2.1±acre parcel from the 15.02-acre
site. Princeton will collaborate with and assist PIRHL Developers LLC, to establish an 80-unit,
age-restricted, 100% affordable, rental housing development on this subdivided 2.1±acre
parcel. These 80 units of senior affordable housing will dramatically assist Princeton in
meeting its constitutional obligation to provide affordable housing. These senior units will
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also help meet a community need of providing affordable housing for an aging population
and offer seniors an opportunity to age in place and remain active members of the
community. The Municipality has committed to waive all land use application fees as well as
Uniform Construction Code fees. Various other fees typically charged developments will be
assessed on a case-by-case basis without any promise from Princeton to waive additional
municipal fees or charges.
The site of the affordable senior housing site is on the west side of Thanet Road. A single,
four story building is proposed. A driveway will connect the proposed housing to the road’s
cul-de-sac bulb. To increase efficiency and minimize impervious coverage, this driveway will
pass through and be connected to the proposed AvalonBay housing development. Cross
access easements will be established.
Parking for the senior affordable development will be provided at a ratio of 1:1. Providing
parking at this ratio is adequate for an affordable senior housing development as many of
the residents no longer drive and don’t have cars.
The remaining parcel of approximately 13±acres will be developed by AvalonBay. On this
portion of the property, AvalonBay proposes to demolish all existing built infrastructure and
construct a 221-unit residential development consisting of 210 market-rate apartments and
11 deed restricted affordable apartments. Five (5) of the 11 family units will be deed restricted
for special needs housing. These five units will be 3-bedrooms each and earn the
Municipality 15 units of credits toward meeting its affordable housing obligation. These
units will not be age restricted as in the PIRHL senior project.
The affordable units generated on the AvalonBay site will assist Princeton in fulfilling a
significant aspect of its affordable housing obligation directed toward families and
developmentally disabled adults.
The proposed AvalonBay’s development will also include a clubhouse and outdoor amenity
center for the use by residents and their guests.
Required parking for this development will be at a minimum of 1.5 parking spaces per unit.
This standard may require a de minimis exception from the standards contained in the
Residential Site Improvement Standards adopted by New Jersey, however it will not require
variance relief from the Municipality. Reduced parking may be considered at the discretion
of the Planning Board if supported by a parking analysis demonstrating that adequate
parking supply is provided to meet anticipated demand.
The design of the two developments has been carefully considered. New development is
slated for the portions of the property that have already been disturbed and developed and
is therefore, sensitive to existing environmental site constraints. Proposed buildings and
parking areas will be located as far from water courses, 100-year flood plains and freshwater
wetland environments as possible and the development will comply with all NJDEP
environmental regulations and permitting requirements.
To further protect the environment and surrounding neighborhood, stormwater
management infrastructure will be installed to reduce stormwater runoff, provide for water
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quality measures and allow for ground water recharge in compliance with NJDEP
stormwater regulations pursuant to N.J.A.C. 7:8.
Access to the housing developments will be respectful of the natural environment and be
designed and oriented toward minimizing environmental impacts. Between Terhune Road
and the location of the contemplated housing is a stream. In order to minimize any
potential disturbance to this environmental resource, the redeveloper will use the existing
roadway, along with its existing stream crossing, to provide access to and from its
development.
3.1: Goal
The goal of the Thanet Road Non-Condemnation Redevelopment Area is to promote the
adaptive reuse and redevelopment of a non-productive and obsolete office complex and
replace this development with new housing opportunities that diversifies Princeton’s
housing stock to address important community needs related to affordable housing for
seniors, special needs housing and affordable rental housing for families. Consistent with
“smart growth principles,” the property is ideally suited for residential development due to
its strategic location within walking distance near schools, mass transit, employment
opportunities and commercial services. Both proposed housing developers, AvalonBay and
PIRHL Developers, will provide affordable rental housing that enable the Municipality to
meet its constitutional obligation to create affordable housing opportunities.
This task requires the establishment of two (2) new zone districts. The 2.1± acre property to
be developed by PIRHL will be the Residential Senior Affordable District (“RSA”), while the
AvalonBay property will be the Inclusionary Rental Apartment District (“IRA”). The basic
structure of these two zones is outlined below, with the understanding that individual
provisions may be subject to refinement and change.
PIRHL is proposing a 100% affordable development. Timing of funding applications
becomes critical for the financing of this type of housing product. For this reason,
developers in the Thanet Road Redevelopment Area are permitted to simultaneously file for
both preliminary and final site plan approvals, notwithstanding §10B-221(a).
3.2: Permitted Principal Uses
A. Residential Senior Affordable District (“RSA”).
The following uses shall be permitted as principal uses within the RSA District.
1.

Age-restricted affordable senior apartments restricted to households headed by
individuals 55 years old and older.

2.

Apartments exclusively available to low-and moderate-income households and
conforming to all requirements of N.J.A.C. 5:93, N.J.A.C. 5:80 and except as exempt
by the Section 42 of the Internal Revenue Code relative to Federal Low Income
Housing Credits, in which case, section 42 of the Code shall control".
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B. Inclusionary Rental Apartment District (“IRA”).
The following uses shall be permitted as principal uses within the IRA District.
1.

Market-rate dwelling units.

2.

Eleven (11) affordable family dwelling units, including five (5) reserved as special
needs housing, conforming to all applicable requirements of N.J.A.C. 5:93, N.J.A.C.
5:80 as may be amended by the Settlement Agreement In the Matter of the
Application of the Municipality of Princeton, Docket No. MER-L-1550-15 or as
amended by the Superior Court.

3.3: Permitted Accessory Uses
A. Residential Senior Affordable District.
The following accessory uses, buildings and/or structures are permitted in the RSA District:
1.

Off-street parking and loading areas including driveway and garage parking.

2.

Signs, both project identification and directional.

3.

Street furnishings, planters, street lights, and exterior garden type shade structures
(gazebos/bandstands).

4.

Fences and walls, which shall complement the architectural style, type, and design
of the building and the overall project design.

5.

Recreational and social amenities, available to residents and their guests.

6.

Management and leasing offices, maintenance buildings and storage sheds.

7.

Accessory uses customarily incidental to permitted principal uses including but not
limited to trash and recycling facilities.

8.

Developer will provide appropriate space in its principal building for medical and
social service providers to meet and consult with residents to address resident’s
needs.

9.

Mobile telecommunications technologies including roof mounted antenna to
enhance area telecommunications service shall be permitted provided, if roof
mounted, the antenna do not extend more than five (5) feet above the roof line.

B. Inclusionary Rental Apartments.
The following accessory uses, buildings and/or structures are permitted in the IRA District.
1.

Off-street parking and loading areas including driveway and garage parking.

2.

Signs, both project identification and directional.

3.

Public access paths for pedestrians and bikers that link to adjacent properties.
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4.

Street furnishings, planters, street lights, and exterior garden type shade structures
(gazebos).

5.

Fences and walls, which shall complement the architectural style, type, and design
of the building and the overall project design.

6.

Clubhouse for the non-profit use of development residents and their guests.

7.

Recreational and social amenities available to residents and their guests.

8.

Dog parks and/or runs and pet washing stations for the exclusive use of the tenant
residents, maintenance, trash and recycling buildings.

9.

Children’s Playground.

10. Management and leasing offices, maintenance buildings and storage sheds.
11. Accessory uses customarily incidental to permitted principal uses including but not
limited to trash and recycling facilities.
10. Mobile telecommunication technologies including roof mounted antenna to
enhance area telecommunication service shall be permitted provided, if roof
mounted, the antenna does not extend more than five (5) feet above the roof line.
3.4: Prohibited Uses
Any use or structure other than those uses, or structures permitted in Sections 3.2 and 3.3
above shall be prohibited in the Residential Senior Affordable District or in the Inclusionary
Rental Apartment District.
3.5: Intensity, Bulk, and Other Regulations
A. The following shall be the development standards of the Rental Senior Affordable District:
1.

Maximum number of dwelling units: Eighty (80).

2.

Minimum required lot area shall be no less than 80,000 square feet.

3.

Minimum required lot frontage shall be no less than seventy-five (75) feet.

4.

Minimum required lot width shall be no less than seventy-five (75) feet.

5.

Setbacks for Principal Buildings:

6.

a.

Setback from Thanet Road: Shall be not less than ten (10) feet.

b.

Setback from side property line: Shall be not less than ten (10) feet.

c.

Setback from rear property line: Shall be not less than ten (10) feet.

Parking buffers:
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a.

Minimum separation from Thanet Road: Shall be not less than forty (40)
feet.

b.

Minimum separation from side property line: Shall be not less than one (1)
foot.

c.

Minimum separation from rear property line: Shall be not less than five (5)
feet.

d.

Minimum separation from principal building: Shall be not less than ten (10)
feet.

7.

Developments in the RSA District shall provide parking at a 1:1 ratio of parking to
dwelling units. It is noted that the Residential Site Improvement Standards do not
expressly regulate age-restricted affordable housing. To the extent that this parking
is construed to fall short of any other relevant parking standard, the Municipality
supports the granting of such an exception.

8.

Maximum permitted building coverage: Shall not exceed forty (40) per cent.

9.

Maximum permitted Impervious Coverage: Shall not exceed seventy-five (75) per
cent.

10. Maximum building Height: Four (4) stories and sixty-five (65) feet.
11. The developer of the RSA District will comply with relevant Department of Energy
Zero Energy Ready Home National Program requirements. In addition, developers
in the Thanet Road Redevelopment Area will complete and submit the “Green
Building” checklist when submitting for site plan approval.
The owner/developer of the site in the RSA District shall provide for screening and
landscaping within the parking lot and the property boundaries except where adjacent to
multifamily housing. Such plantings must respect all easement areas. Developers in the RSA
District agree that its landscaping and tree plans must to be approved by the Planning
Board’s Landscape subcommittee during the site plan approval process. Said plan shall be
prepared by a New Jersey Licensed Landscape Architect. The Municipality will waive
contributions to the Shade Tree Fund related to tree removal. Lighting of driveways,
pedestrian walks, parking areas and other exterior common area shall be in accordance with
generally accepted industry standards. Exterior lighting fixtures however shall not exceed
twenty (20) feet in height.
B. The following shall be the development standards for the Inclusionary Rental Apartment
District. These standards are written for the entire IRA District and shall be applied District
wide and not to any one individual lot in the District. The IRA District shall consist of two
non-contiguous parcels; one parcel will only have frontage on Thanet Road; and the second
parcel will have frontage on both Thanet Road and Terhune Road.:
1.

Maximum number of dwelling units: Two hundred twenty-one (221), 11 of which
shall be COAH-creditworthy affordable units, of which five (5) shall be reserved as
special needs housing.
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2.

Minimum combined required lot area shall be no less than 540,000 square feet.

3.

Minimum required lot frontage shall be no less than 150 feet.

4.

Minimum lot width shall be no less than 150 feet.

5.

Setbacks for Principal Buildings:
a.

Setback from Thanet Road: Shall be not less than five (5) feet.

b.

Setback from Terhune Road: Shall be not less than zero (0) feet.

c.

Setback from side property line: Shall be not less than ten (10) feet.

d.

Setback from rear property line: Shall be not less than ten (10) feet.

e.

Minimum setback between buildings: Shall be not less than fifteen (15) feet.

6.

Minimum accessory building setback to Thanet Road: Ten (10) feet.

7.

Parking buffers:
a.

Minimum separation from Thanet Road: Shall be not less than five (5) feet.

b.

Minimum separation from Terhune Road: Shall be not less than five (5) feet.

c. Minimum separation from side property line: Shall be not less than five (5)
foot.
d. Minimum separation from rear property line: Shall be not less than ten (10)
feet.
e. Minimum separation from principal building: Shall be not less than five (5)
feet except for driveways providing access to garage spaces.
8. Maximum combined permitted building coverage: Shall not exceed forty (40) per
cent.
9. Maximum combined permitted Impervious Coverage: Shall not exceed fifty-five (55)
per cent.
10. Maximum building Height: Five (5) stories and sixty-five (65) feet.
11. Maximum number of dwellings in a single building: No maximum.
12. The developer of the IRA District agrees to make this site “solar ready” by studying
the pursuit and design of potential solar capabilities. Where feasible developers in
the IRA District shall future-proof the buildings for potential solar utilization including
conduit construction and structural considerations. In addition, developers in the
Thanet Road Redevelopment Area will complete and submit the “Green Building”
checklist when submitting for site plan approval.
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13. The developer of the IRA District agrees to pursue with the Municipality both
vehicular and pedestrian connections to surrounding office and commercial
properties in order to integrate the proposed development into the community in a
manner that promotes walkability and safe pedestrian and bicycle access to
surrounding facilities. Furthermore, the developer shall also pursue with the
Municipality and commit to pedestrian improvements at the intersection of Thanet
Road and Terhune Road to ensure improved function and pedestrian traffic safety by
way of appropriate traffic design and traffic calming measures.
14. Developers in the IRA District shall provide covered bicycle parking facilities
appropriate in number for the size of the development and as a continuing
obligation agree to increase the size of the covered bicycle storage area if necessary,
to meet the residents demand.
15. Finishes, appliances and HVAC equipment in the affordable units shall be of
comparable quality and efficiency as the market rate units and there shall be no
discernable differences between the exterior of the two housing types.
16. Lighting of driveways, pedestrian walks, parking areas and other exterior common
area shall be in accordance with generally accepted industry standards. Exterior
lighting fixtures however shall not exceed twenty (20) feet in height.
3.6: Building and Design Layout
1.

The material and design of the façades of buildings and structures shall relate to
one another to the greatest extent possible in order to promote a visually cohesive
environment. Buildings should reflect a continuity of treatment throughout the two
districts, obtained by: maintaining base courses; maintaining cornice lines in
buildings of the same height; extending horizontal lines of fenestration (windows);
and reflecting architectural style and details, design themes, building materials and
colors used in surrounding buildings to the greatest extent possible. Fenestration
shall be provided on each building façade to the extent practical. The Thanet Road
Redevelopment Plan has carefully considered building and design layout specific to
the two districts created herein. As such §10-B 226.1 shall not apply to
developments in the Thanet Road Redevelopment Plan.

2.

Exposed flat roofs shall be allowed if the architectural detail, style, proportion and
massing is complementary of adjacent structures; and further provided that
buildings may have flat roofs only if all rooftop mechanical equipment are screened
from public view.

3.

All buildings shall be designed and constructed in accordance with the
requirements of the current Uniform Construction Code as adopted by the State of
New Jersey. Local standards which impose a greater standard than imposed by the
New Jersey adopted Uniform Construction Code shall not be applicable or
enforceable in either the RSA or IRA Districts.
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4.

N.J.S.A. 5:93-10.1 includes specific requirements prohibiting municipalities from
imposing unnecessary cost generating features in municipal land use
ordinances. Cognizant of this requirement, it is the intent of the Plan to promote
building design and site improvements necessary to implement the goals and
requirements as specified herein to achieve the highest quality development
envisioned by the Plan while balancing the need to provide affordable housing.

3.7: Permitted Signage
Signage in the RSA and IRA Districts shall be limited pursuant to the regulations herein In
lieu of other provisions contained in the Article XI Zoning.
1.

Signage shall be designed in a manner complementary to the building’s
architecture and in keeping with a visually cohesive environment.

2.

Free Standing Monument Signs.

3.

4.

a.

Developments in the RSA or IRA Districts shall be permitted not more than
two (2) free standing monument sign per development. One such sign
may be a combination monument sign indicating multiple residential
housing projects.

b.

Every free-standing monument sign shall be set back a minimum distance
of five (5) feet from the front property line. No free-standing sign shall be
located so as to interfere with safe sight distance as determined by the
street’s speed limit.

c.

Maximum size of message board shall not exceed twenty-four (24) square
feet in area on one (1) side, such signs shall be permitted message boards
on both sides of the sign. Where a combination sign is proposed pursuant
to Section 3.7-2(a) above, the maximum size of the message board shall
not exceed 36 square feet.

d.

Although lighting of free-standing signs is not required, if lighting is to be
installed, all lighting shall be directed so as not to shine into driver’s eyes. If
illuminated, only exterior lighting systems shall be used. Nothing contained
herein shall prohibit the use of LED rope lighting to illuminate signs.

Street address signage.
a.

Street address signage or building number signage shall be provided on
each building.

b.

Street address numbers shall have a maximum height of eight inches.

Flag poles
a.

Freestanding flag poles shall be permitted for the district, excluding
commercial messages.
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b.

The flagpole shall be no taller than twenty-five (25) feet measured from
existing grade.

c.

The maximum flag area shall be fifteen (15) square feet.

d.

Flag signs shall be kept in good order and repair. All flags shall be
maintained and/or flown in accordance with applicable federal law,
regulation, and/or protocol.

3.8: Site Plan Application
Potential redevelopers will be required to enter into a Redevelopment Agreement with the
Municipality for the purpose of setting forth such details as the Municipality and such
redeveloper may agree regarding the development or redevelopment of the
Redevelopment Area. No application for development or redevelopment of property
subject to this Redevelopment Plan may be filed with the Planning Board until the applicant
has been designated, by the Municipality, as the redeveloper and the applicant has entered
into a Redevelopment Agreement with the Municipality. Alternatively, any application filed
with the Planning Board regarding development or redevelopment of property subject to
this Redevelopment Plan shall be subject to the conditions that the applicant be so
designated and enter into such Redevelopment Agreement.
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Section 4: Consistency to Other Plans
The following section identifies the relationship of this Redevelopment Plan to the
Municipality’s Master Plan as well as the Mercer County Master Plan, and the State
Development and Redevelopment Plan.
4.1: Municipality of Princeton Master Plan
Princeton’s most recent comprehensive master plan was adopted in 1996. This master plan
has been updated and amended from time to time as deemed appropriate. Since the 2007
master plan reexamination report the following elements have been amended and updated:
❖ Housing Element responding to the 2015 Supreme Court decision and subsequent
lower court decisions.
❖ Land Use Element was amended in 2009 to expand the Institutional/Educational
sections.
❖ Open Space and Recreational Element was amended in 2011 to add additional sites
for acquisition.
❖ Circulation Element was amended in 2017 emphasizing use of transit opportunities
and to promote a complete streets policy for a complete sidewalk and bicycle
network throughout the community’s core.
❖ Historic Element was amended in 2013 to include additional historic sites.
The master plan, its amended elements and the reexamination reports are all intended to
guide and shape the Municipality’s future condition and establish policies for retaining and
enhancing the special character, values, and quality of life that is fundamental to the
Princeton experience. The primary goals that have been adopted by the Planning Board
expressed through these documents are:
❖ Ensuring a proper balance between new residential developments, non-residential
development and affordable housing and the preservation of open space.
❖ Protect the natural environment.
❖ Preserving historic sites.
❖ Maintaining and preserving the character of existing neighborhoods.
Several Master Plan recommendations in the 2017 master plan reexamination report are
relevant to the Thanet Road Redevelopment Plan and are reproduced and discussed below:
Recommendation: Providing affordable housing will continue to be challenging.
Response: The Thanet Road Redevelopment Plan addresses this challenge. A
total of 91 affordable housing units, serving various population segments
including families, seniors and developmentally disabled adults are proposed
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by the Thanet Road Redevelopment Plan. The strategic location of the site,
which is in walking distance to schools, mass transit, employment
opportunities and commercial services, increases the affordability of the
proposed housing by reducing transportation costs related to transit services
and promoting the ability to walk to facilities and services in close proximity
to the site.
Recommendation: Providing opportunities for middle-income housing will continue
to be a challenge.
Response: All of the market-rate housing proposed by the Thanet Road
Redevelopment Plan will be rental housing. Rental housing contains fewer
barriers to access than does for-sale housing. The rental units proposed will
address this challenge.
Recommendation: Maintain a range of housing opportunities to ensure a diverse
population at all ages and economic levels.
Response: As noted above, 100% of the housing proposed in the Thanet Road
Redevelopment Plan will address this challenge by diversifying Princeton’s
housing stock. The Plan provides opportunities for housing that would be
affordable to an aging population that typically relies on fixed incomes and
lack affordable housing options to remain in the community as housing
needs change. The Plan also offers opportunity for special needs housing for
developmentally disabled adults which is a continuing community need. All
of the proposed housing will be rental housing with the majority of the
proposed housing available regardless of age and to families. A large
percentage of the housing will be restricted to seniors as defined under
federal law. An even larger percentage of housing will be deed restricted to
low-and moderate-income households.
Recommendation: Ensuring that redevelopment is compatible with existing
development.
Response: As depicted earlier in this redevelopment plan by Figure 2-Aerial,
the location of the senior housing is adjacent to large-scale office
developments to the west. The location of the family housing is adjacent to a
large-scale office complex to the north and south and an existing multifamily housing complex to the east. A small number of attached singlefamily dwellings may be located fronting on Terhune Road, these would be
adjacent to other single-family homes along this road. Multifamily housing
represents a good transition between office complexes and residential land
use. The development of housing within walking distance to the Princeton
Shopping Center is a compatible use that will provide for increased economic
activity that benefits the community’s commercial base and therefore, will
enhance the economic vitality of the area.
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Based on the above analysis, it is apparent that the proposed Thanet Road Redevelopment
Plan is consistent and compatible with the goals and objectives of Princeton’s most recent
master plan and subsequent master plan reexamination reports.
The senior development is adjacent to office complexes and medical service providers to
the west. The location of the family housing is adjacent to a large-scale office complex to
the north and south and an existing townhome housing complex to the east. A small
number of townhomes may be located fronting on Terhune Road. These would be adjacent
to other single-family homes along this road and would provide a transition between
residential land use and office and commercial spaces. Both the senior housing and multifamily developments are within walking distance of schools, shopping, jobs, medical
services, and transit, and provide a significant smart growth opportunity.
Redevelopment of the site provides a high potential for improving pedestrian and transit
connections to neighboring developments, including the Princeton Shopping Center, which
would enhance walkability and connectivity for the larger neighborhood.existing townhome
housing complex to the east
Current uses in the redevelopment area are large scale office buildings. The removal of
these office buildings and their replacement with rental affordable housing, including a
significant number reserved for seniors, will not generate externalities that will adversely
affect any surrounding municipality.
4.2: Mercer County Master Plan
The Mercer County Master Plan was adopted by the Mercer County Planning Board on
September 8, 2010 and amended in May of 2016. It consists of five (5) elements, each of
which have been independently updated on a periodic basis.
The County Plan advocates for a balanced growth alternative, one which:

…favors redevelopment of existing built areas and relies on the
preservation of open and agricultural land for the success of both new
compact, mixed-use centers and linear growth corridors developed with
context-rich designs.

Accordingly, the Mercer County Master Plan promotes the following broad policies to guide
its balanced growth concept:
❖ Promote appropriate location and design of new development with opportunities
for transit, regional equity (i.e. the practice of seeking to ensure that all individuals
and families in all communities can participate in and benefit from economic
growth and activity throughout the region1) and preservation.
Blackwell, Angela Glover and Radkhika K. Fox. “Regional Equity and Smart Growth: Opportunities for Advancing
Social and Economic Justice in America.” 2004. Funder’s Network for Smart Growth and Livable Communities.
1
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❖ Promote redevelopment.
❖ Promote desirable compact design that supports transit and promotes walking.
❖ Promote land use patterns that limit stormwater runoff and increase green
infrastructure.
❖ Direct growth to transit corridors and centers.
❖ Mixed uses to promote walkable communities.
In consideration of the above, the Thanet Road Redevelopment Plan is consistent with
several of the broad policies of the Mercer County Master Plan. Specifically, this plan
promotes redevelopment activities in a compact design. Both developments have been
designed to minimize new impervious coverage and therefore limit increases in stormwater
runoff. In addition, the stormwater rules promulgated by the Department of Environmental
Protection and those adopted as part of the Residential Site Improvement Standards will
apply to any contemplated construction in the redevelopment area.
Since the redevelopment area is currently developed with obsolete and underutilized office
buildings and hundreds of surface parking spaces, the Plan presents an appropriate location
for redevelopment. It also features an appropriate design which provides for enhanced
landscape buffer areas to create and enhance a desirable visual environment. The Plan
promotes redevelopment as well as a compact design which is supportive of both transit
and local access.
The subject property is in close proximity and within walking distance to the Princeton
Shopping Center and a mix of professional services along the Harrison Street corridor. The
shopping center is a local transit hub for NJ Transit and the municipal “Free B” buses. This
area of Princeton is ripe for transit-oriented development as reflected in the redevelopment
plan and there are many opportunities to connect to the local and regional pedestrian and
bike way system.
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4.3: State Development and Redevelopment Plan
As established by NJSA 52:18A-200(f), the purpose of the 2001 State Development and
Redevelopment Plan (SDRP) is to:

Coordinate planning activities and establish Statewide planning
objectives in the following areas: land use, housing, economic
development, transportation, natural resource conservation, agriculture
and farmland retention, recreation, urban and suburban redevelopment,
historic preservation, public facilities and services, and intergovernmental
coordination.

As such, the SDRP establishes a number of goals and strategies related to a number of
different topics, including economic redevelopment. One such goal is to revitalize existing
urban centers by directing growth and development to those areas. Specifically, the SDRP
seeks to revitalize the State’s cities and towns by protecting, preserving, and developing the
valuable human and economic assets in cities, town, and other urban areas.
As depicted on the SDRP’s Policy Map, the Thanet Road Redevelopment Plan is located
within the PA-2 Suburban Planning Area, wherein development and redevelopment is
intended to be encouraged and directed. Specifically, the intent of this Planning Area is to:
❖ Provide for much of the state’s future development;
❖ Promote growth in Centers and other compact forms;
❖ Protect the character of existing stable communities;
❖ Protect natural resources;
❖ Redesign areas of sprawl;
❖ Reverse the current trend toward further sprawl, and;
❖ Revitalize cities and towns.
Accordingly, the Thanet Road Redevelopment Plan furthers several of the intents of the
State Plan as expressed for PA-2. It is designed to encourage development and growth in a
compact form while protecting both stable communities and natural resources.
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Section 5: General Provisions
The following section contains the general provisions of the Redevelopment Plan.
5.1: Zoning Map and Ordinance
This Redevelopment Plan shall supersede all use, area and bulk provisions of the
Municipality of Princeton’s Zoning Ordinance (Chapter 10B) regulating development on this
site. In all situations where development regulations are not specifically addressed herein,
the Municipality of Princeton’s Zoning Ordinance shall remain in effect. Final adoption of
this Redevelopment Plan by the Municipal Council shall be considered an amendment of
the Municipality of Princeton’s Zoning Ordinance Zoning Map.
5.2: Site Plan Review
Any site plan for the construction of improvements within the Redevelopment Area shall be
submitted to the Planning Board in accordance with the Municipality of Princeton’s Zoning
Ordinance Chapter 10B, understanding that Preliminary and Final Site Plan applications may
be filed simultaneously.
5.3: Amendments to the Redevelopment Plan
This Redevelopment Plan may be amended from time to time as provided by the LRHL.
5.4: Severability
Should any section, paragraph, division, subdivision, clause or provision of this
Redevelopment Plan be adjudged by the Courts to be invalid, such adjudication shall only
apply to the section, paragraph, division, subdivision, clause or provision so judged, and the
remainder of this Redevelopment Plan shall be deemed valid and effective.
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Section 6: Summary of Compliance
In accordance with the LRHL (NJSA 40A:12A-1 et seq.), the following statements are offered
regarding compliance with the requirements of a redevelopment Plan.
1.

Its relationship to definite local objectives as to appropriate land uses, density of
population, and improved traffic and public transportation, public utilities,
recreational and community facilities and other public improvements.
The Redevelopment Plan contained herein has delineated a definite relationship to
local objectives as to appropriate land uses, transportation and utilities, recreational
and community facilities, and other public improvements.

2.

Proposed land uses and building requirements in the project area.
The Redevelopment Plan contained herein outlines the proposed land uses and
building requirements for the Redevelopment Area.

3.

Adequate provision for the temporary and permanent relocation, as necessary, of
residents in the project area, including an estimate of the extent to which decent, safe
and sanitary dwelling units affordable to displaced residents will be available to them
in the existing local housing market.
Relocation, temporary or permanent, of residents and/or businesses displaced as a
result of the implementation of this Redevelopment Plan will not be necessary as
the office buildings have been vacant and unoccupied for an extended timeframe.

4.

An identification of any property within the redevelopment area which is proposed to
be acquired in accordance with the redevelopment plan.
This Redevelopment Plan does not authorize or contemplate the Municipality to
acquire any of the properties within the Redevelopment Area, including acquisition
of fee interest or such lesser interest.

5.

Any significant relationship of the redevelopment to: the master plans of contiguous
municipalities; the master plan of the county in which the municipality is located; and
The State Development and Redevelopment Plan adopted pursuant to the “State
Planning Act,” P.L. 1985, c.398 (C.52:18A-196 et al.)
The Redevelopment Plan is consistent with the Municipality of Princeton and the
County of Mercer Master Plans. The Redevelopment Plan is consistent and
compatible with the adopted State Development and Redevelopment Plan and
accompanying Policy Map.

6.

As of the date of the adoption of the resolution finding the area to be in need of
redevelopment, an inventory of all housing units affordable to low and moderate
income households, as defined pursuant to Section 4 of P.L.1985, c.222 (C.52:27D-304),
that are to be removed as a result of implementation of the redevelopment plan,
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whether as a result of subsidies or market conditions, listed by affordability level,
number of bedrooms, and tenure.
No low-or moderate-income households are proposed to be removed with this
Redevelopment Plan.
7.

A plan for the provision, through new construction or substantial rehabilitation of one
comparable, affordable replacement housing unit for each affordable housing unit
that has been occupied at any time within the last eighteen (18) months, that is
subject to affordability controls and that is identified as to be removed as a result of
implementation of the redevelopment plan.
No low-or moderate-income households are proposed to be removed due to the
implementation of this Redevelopment Plan.
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Appendix A:
Resolution of Authorization to Conduct
Investigation
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Appendix B:
Site Development Concept
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Concept 1
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Concept 2
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Appendix C:
Zone Map
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Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

46. THANET CIRCLE – PIRHL

EXHIBIT A

[P035-0002/540846/1]
99901791.2

15

EXHIBIT B

[P035-0002/540846/1]
99901791.2

16

EXHIBIT B

SOURCES / USES
(1)
(2)
(3)
(4)
(5)

(1)
(2)
(3)
(4)
(5)
(6)
(7)

Sources of Funds
1st Mortgage: NJHMFA
Total LIHTC (9% + 4%)
NJHMFA Supportive Service
Municipal Contribution
Financial Gap

Rate
5.20%

$
$
$
$
$

Amount
3,960,265
4,739,119
375,000
8,000,891
0

TOTAL SOURCE OF FUNDS

$

17,075,275

Use of Funds
Acquisition
Hard Costs
Soft Costs
Professional Services
Financing Costs
Developer Fee
Reserves / Escrows

$
$
$
$
$
$
$

‐
12,164,341
1,204,842
1,024,500
893,616
1,215,784
572,192

TOTAL USE OF FUNDS

$

17,075,275

Amount

%
23.19%
27.75%
2.20%
46.86%
0.00%

%
0.00%
71.24%
7.06%
6.00%
5.23%
7.12%
3.35%

$
$
$
$
$

Per Unit
49,503
59,239
4,688
100,011
0

$

213,441
Per Unit

$
$
$
$
$
$
$

‐
152,054
15,061
12,806
11,170
15,197
7,152

$

213,441

AMENDMENT TO AFFORDABLE HOUSING AGREEMENT
This ADDENDUM TO AFFORDABLE HOUSING AGREEMENT (“Amendment”) is
made and entered into as of the 9th day of March, 2020 by and between the MUNICIPALITY OF
PRINCETON, in Mercer County, a municipal corporation of the State of New Jersey (the
“Municipality” or “Princeton”), with an address of 400 Witherspoon Street, Princeton, NJ 08540,
and PIRHL DEVELOPERS, LLC, a limited liability company of the State of Delaware, with an
address of 5 Commerce Way, Suite 210E, Hamilton, NJ 08691 and PRINCETON LIHTC
URBAN RENEWAL, LLC, a New Jersey limited liability company to be formed with an address
at 800 West St. Clair Avenue, 4th Floor, Cleveland, OH 44113 (PIRHL Developers, LLC and
Princeton LIHTC Urban Renewal, LLC shall be collectively referred to as the “Developer”).
Municipality and the Developer, unless otherwise noted, may be individually referred to as “Party”
or collectively as the “Parties”.
RECITALS:
WHEREAS, in connection with its ongoing efforts to satisfy the obligations of New
Jersey’s Fair Housing Act, N.J.S.A. 52:27D-301 et seq. (the “FHA”) and the judicial requirements
of the Mount Laurel Doctrine, which are currently under the jurisdiction of the Superior Court of
Mercer County in the matter captioned In the Matter of the Application of the Municipality of
Princeton, Docket No. MER-L-1550-15, the Municipality has sought to identify certain properties
and/or opportunities for the production of affordable housing within its borders; and
WHEREAS, the Municipality has identified a certain parcel located within its borders that
the Municipality has determined is appropriate for the development of a one hundred percent
(100%) age restricted, affordable housing development, said parcel being a portion of property
identified on the Municipal tax maps as Block 5502, Lot 4 (the ”Mother Parcel”); and
WHEREAS, the Mother Parcel is within an area designated by Municipality as a noncondemnation redevelopment area pursuant to the Local Redevelopment and Housing Law,
N.J.S.A. 40A:12A-1 et seq. (the “LRHL”); and
WHEREAS, the Mother Parcel is anticipated to be subdivided so as to allow the creation
of two (2) separate parcels, hereinafter: (i) “Parcel A”; and (ii) “Parcel B” in accordance with the
subdivision plan attached as Exhibit A to that certain Affordable Housing Agreement, dated
December 18, 2019, by and between Municipality and the Developer (the “Affordable Housing
Agreement”); and
WHEREAS, following such subdivision, the Municipality intends to acquire Parcel B for
the purpose of having constructed on Parcel B a one hundred percent (100%) affordable housing
development consisting of eighty (80) residential units, all of which will be reserved for occupancy
by very low income, low income and/or moderate income households with all such residential
units being reserved for occupancy by individuals fifty-five (55) years or older (the “Project”); and
WHEREAS, toward that end, the Municipality, pursuant to the LRHL, intends to prepare
a Redevelopment Plan for Parcel B and thereafter designate the Developer as the redeveloper for

Mayor and Council
400 Witherspoon Street
Princeton, NJ 08540

Meeting: 12/18/19 07:30 PM
Department: Clerk

RESOLUTION 19-402

Resolution Authorizing An Affordable Housing Agreement For "
PIRHL" Affordable Housing Project To Be Located On Thanet Road
Designated As A Portion Of Lot 4 In Block 5502 On The Tax Map Of
Princeton
WHEREAS, by the adoption of Resolution 2019-___ this day, the Municipality of
Princeton designated certain real property located at 100-101 Thanet Road, more specifically
known as Lot 4 in Block 5502 on the Tax Map of Princeton (the “Property”), as a noncondemnation redevelopment area pursuant to the Local Redevelopment and Housing Law,
N.J.S.A. 40A:12A-1, et seq. (the “Redevelopment Law”) and directed the preparation of a
Redevelopment Plan for the Property; and
WHEREAS, by the adoption of Resolution 2019-___ this day, the Municipality of
Princeton also authorized and entered into a Memorandum of Understanding with AvalonBay
Communities, Inc. (“AvalonBay”), the contract purchaser of the Property, regarding
AvalonBay’s plan to construct a 221-unit residential development with 210 market rate units and
11 affordable housing units and related improvements on the Property; and
WHEREAS, AvalonBay has agreed to subdivide and dedicate an approximately 2.1
acre portion of the Property (the “Parcel”) to Princeton for affordable housing purposes; and
WHEREAS, Princeton intends to develop the Parcel with an 80-unit, municipally
sponsored, age-restricted, 100% affordable housing development (the “Senior Living
Development”) that will assist Princeton in meeting its Mount Laurel affordable housing
obligation; and
WHEREAS, Princeton has reviewed the qualifications, expertise and prior development
efforts of PIRHL Developers, LLC (“PIRHL”), and intends to have PIRHL redevelop the Parcel
with the proposed Senior Living Development; and
WHEREAS, to facilitate and assist in the development of the Senior Living
Development, Princeton will provide financial support to the project and seeks to enter into an
affordable housing agreement with PIRHL providing for the development and Princeton’s
support thereof; and
WHEREAS, in order to provide funding for the Senior Living Development, Princeton
will rely on the funds in its Affordable Housing Trust Fund, and anticipates that funding will
come from other sources, including, but not limited to, Federal Low Income Housing Tax
Credits, New Jersey Balanced Housing Funds, HUD funding, Federal Home Loan Bank Board
financing, HMFA bond financing, etc.; and
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Resolution 19-402

Meeting of December 18, 2019

WHEREAS, Princeton is committed to funding any shortfall not covered by other
sources and will consider and adopt the necessary bonding ordinance to address any costs not
funded by other sources.
NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Municipality
of Princeton, on this 18th day of December, 2019, as follows:
1. The preamble to this resolution is hereby incorporated as if fully restated herein.
2. Princeton is hereby authorized to enter into an Affordable Housing Agreement with
PIRHL providing for the Senior Living Development, and the financial commitment
thereof as set forth and authorized by this Resolution. The Mayor and Clerk are
authorized and directed to sign the Agreement on behalf of Princeton, a copy of
which is on file in the Municipal Clerk’s Office, or such other substantially similar
agreement, the terms and form of which shall have been reviewed and approved by
the Municipal Attorney in consultation with the Mayor and Administrator.
3. Princeton further commits to fund said Project by utilizing its affordable housing trust
fund and will consider and adopt the necessary bonding ordinance to address any
costs not funded by other sources.
4. The Princeton Mayor, Administrator, Clerk, Finance Officer, Attorney, and other
appropriate officers, employees and professionals are hereby authorized and directed
to prepare and execute any and all documents regarding the agreement authorized
above and undertake any and all further acts necessary to accomplish the purposes
hereof.
5. This resolution shall take effect immediately.
Councilperson

Absent

Present

1st

2nd

Yea

Nay

Abstain

Disqualified

M r. Cohen
M s. Crumiller
M s. Fraga
M s. Niedergang
M r. Quinn
M r. Williamson
M ayor Lempert

I, Delores A. Williams, Municipal Clerk of Princeton, do hereby certify that the above is a
true copy of a resolution adopted by the Mayor and Council of Princeton at a meeting held
December 18, 2019.

______________________________________

Updated: 12/18/2019 7:18 PM by Delores A. Williams
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Resolution 19-402

Meeting of December 18, 2019

Delores A. Williams, Municipal Clerk

ATTACHMENTS:


Pton PIRHL AH Agmt (12-18-19 Final)

(PDF)

Updated: 12/18/2019 7:18 PM by Delores A. Williams
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Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

47. CALTON HOMES/WHITE FARMS/
WASHINGTON OAKS

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

48. WEST DRIVE – KARIN COURT

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

49. WITHERSPOON PHASE I

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

50. WITHERSPOON PHASE II

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

51. 9 HILLTOP DRIVE – YOUTH
CONSULTATION SERVICES

Council on Affordable Housing (COAH)
Supportive and Special Needs Housing Survey
Municipality:

Princeton

County:

Mercer

Youth Consultation Service, Inc. Developer:

Sponsor:
Block:

Lot:

9 hilltop Drive
Street Address _____________________________________

YCS Sawtelle Princeton GH
Facility Name: _________________________________
Section 1: Type of Facility:
Licensed Group Home
Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)
Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)
Permanent supportive housing
Supportive shared housing
Other

Please Specify: ____________________

Section 2: Sources and amount of funding committed
to the project :
Capital Application Funding Unit $_________
HMFA Special Needs Housing Trust Fund $______
Balanced Housing Amount $____________
HUD Amount $___________ Program_________
Federal Home Loan Bank Amount $________
Farmers Home Administration Amount $_______
Development fees Amount $__________
Bank financing Amount $______________
Other Please specify: ______________________
For proposed projects, please submit a pro forma
Municipal resolution to commit funding, if
applicable
Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:
Total # of bedrooms reserved for:

4
Very low-income clients/households _____
Low-income clients/households _____
Moderate-income clients/households _____
Market-income clients/households _____
Section 5:

Section 4: For permanent supportive housing:
Total # of units ________, including:
# of very low-income units ____
# of low-income units ____
# of moderate-income units____
# of market-income units _____
Section 6:
CO Date: _ _/_ _/_ _

Length of Controls: _____ years
Effective Date of Controls: _ _/_ _/_ _
Expiration Date of Controls: _ _/_ _/_ _
Average Length of Stay: _____ months (transitional
facilities only)

For licensed facilities, indicate licensing agency:
DDD

DMHS

DHSS

DCA

DCF

Other _____________________
Initial License Date: _ _/_ _/_ _
Current License Date: _ _/_ _/_ _

(See Attached)

Section 7:
Has the project received project-based rental assistance? ___Yes ___No; Length of commitment: ______________
Other operating subsidy sources: ________________________________; Length of commitment: _______________
Is the subsidy renewable? ___Yes ___No
Section 8: The following verification is attached:
Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)
Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)
Section 9:
Residents 18 yrs or older? ___Yes ___No
Population Served (describe): ______________________

Age-restricted? ___Yes ___No

Developmental disabilities
______________________________________________

Accessible (in accordance with NJ Barrier Free
Subcode)? ___Yes ___No

COAH December 2008
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Section 10: Affirmative Marketing Strategy (check all that apply):
DDD/DMHS/DHSS waiting list
Affi a i e Ma ke i g Pla a
Executive Director

ed b he C

cil

CERTIFICATIONS
I certify that the information provided is true and correct to the best of my knowledge and belief.

5/14/2020

Certified by:
Project Administrator

Date

Municipal Housing Liaison

Date

Certified by:

COAH December 2008

2

From:
To:
Subject:
Date:

Fox, Jaime
Elaine Clisham
FW: YCS DD Programs
Tuesday, October 27, 2020 1:25:48 PM

Per your request, please see below.
Jaime Fox, LCSW, MLSP
Chief Quality and Compliance Officer
Youth Consultation Service
20 E Evergreen Ave, Somerdale, NJ 08083
Office: 856-309-5420 x 324
Cell: 201-341-6678
Fax: 856-309-5435
jfox@ycs.org
From: James Boyle [mailto:James.Boyle@dhs.nj.gov]
Sent: Wednesday, July 1, 2020 10:01 AM
To: Fox, Jaime
Subject: Fw: YCS DD Programs

Dear Ms. Fox,
The below listed programs are licensed under N.J.A.C. 10:44A. Because our Office has either not
been able to schedule an inspection or an inspection was completed and you have not received the
reports and licenses, this letter will serve as an authorization to operate until your inspection is
completed and/or you receive your reports and licenses.
ECS382A, GH1585, GH1734, GH2011, , GH2041, GH2129, GH2157, GH2158, GH2235,
GH2323, GH2324 GH2341, GH2342, GH2540, SA288A, SA768 & SA2484
Thank you for your cooperation in this matter. If you have any questions, feel free to call myself
James Boyle, Quality Assurance Specialist at (609) 203-8881.
Thank you,
James Boyle
Quality Assurance Coordinator
Office of Licensing
NJ Department of Human Services

From: Fox, Jaime
Sent: Thursday, June 18, 2020 8:52 AM
To: 'James Boyle'
Cc: Maier, Laura
Subject: YCS DD Programs

Good Morning James:

I hope that you are doing well.
The licenses for our YCS programs (listed below) expired 5.31.20. In order to receive some
additional funding for these programs, we need a current license. Is it possible to obtain a letter or
“temporary” license for the listed facilities that have expired since you haven’t been able to
complete the licensure process because of COVID?
Thank you for your help!

Absecon- GH2484
Amwell- 382A
Blackwood- GH1585
Buena Vista- GH2323
Buffalo- SA488ABurning Bush- GH2041
Denville/Morris- GH2235
Emmans/Flanders- GH2158

Greenbrook- SH2341
Hilltop (Princeton)- GH2324
Northvale/Walnut- SH2342

Pearl- GH2011
Randolf/Pamela- GH2157
Thomas- SA768A
Toledo- GH2540
W Orange- GH2129
Willingboro- GH1734

Jaime Fox, LCSW, MLSP
Chief Quality and Compliance Officer
Youth Consultation Service
20 E Evergreen Ave, Somerdale, NJ 08083
Office: 856-309-5420 x 324
Cell: 201-341-6678
Fax: 856-309-5435
jfox@ycs.org

Council on Affordable Housing (COAH)
Supportive and Special Needs Housing Survey
Municipality:

Princeton

County:

Mercer

Youth Consultation Service, Inc. Developer:

Sponsor:
Block:

Lot:

9 hilltop Drive
Street Address _____________________________________

YCS Sawtelle Princeton GH
Facility Name: _________________________________
Section 1: Type of Facility:


Licensed Group Home



Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)



Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)



Permanent supportive housing



Supportive shared housing



Other – Please Specify: ____________________

Section 2: Sources and amount of funding committed
to the project :
Capital Application Funding Unit $_________
HMFA Special Needs Housing Trust Fund $______
Balanced Housing – Amount $____________
HUD – Amount $___________ Program_________
Federal Home Loan Bank – Amount $________
Farmers Home Administration – Amount $_______
Development fees – Amount $__________
Bank financing – Amount $______________
Other – Please specify: ______________________
For proposed projects, please submit a pro forma
Municipal resolution to commit funding, if
applicable
Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:
Total # of bedrooms reserved for:

4
Very low-income clients/households _____
Low-income clients/households _____
Moderate-income clients/households _____
Market-income clients/households _____
Section 5:
Length of Controls: _____ years
Effective Date of Controls: _ _/_ _/_ _
Expiration Date of Controls: _ _/_ _/_ _
Average Length of Stay: _____ months (transitional
facilities only)

Section 4: For permanent supportive housing:
Total # of units ________, including:
# of very low-income units ____
# of low-income units ____
# of moderate-income units____
# of market-income units _____
Section 6:


CO Date: _ _/_ _/_ _

For licensed facilities, indicate licensing agency:
DDD

DMHS

DHSS

DCA

DCF

Other _____________________
Initial License Date: _ _/_ _/_ _
Current License Date: _ _/_ _/_ _

(See Attached)

Section 7:
Has the project received project-based rental assistance? ___Yes ___No; Length of commitment: ______________
Other operating subsidy sources: ________________________________; Length of commitment: _______________
Is the subsidy renewable? ___Yes ___No
Section 8: The following verification is attached:



Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)
Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)

Section 9:
Residents 18 yrs or older? ___Yes ___No
Population Served (describe): ______________________

Age-restricted? ___Yes ___No

Developmental disabilities
______________________________________________

Accessible (in accordance with NJ Barrier Free
Subcode)? ___Yes ___No

COAH December 2008



Section 10: Affirmative Marketing Strategy (check all that apply):



DDD/DMHS/DHSS waiting list
Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS
I certify that the information provided is true and correct to the best of my knowledge and belief.

5/14/2020

Certified by:
Project Administrator

Date

Municipal Housing Liaison

Date

Certified by:

COAH December 2008



2015-14
AN ORDINANCE BY PRINCETON
AUTHORIZING CONTRIBUTION FROM THE
PRINCETON AFFORDABLE HOUSING TRUST
FUND TO THE ACQUISITION OF REAL
PROPERTY, KNOWN AS 9 HILLTOP DRIVE AND
DESIGNATED AS LOT 5401 IN BLOCK 5 ON THE
PRINCETON MUNICIPAL TAX MAP, BY YOUTH
CONSULTATION SERVICE, INC., AND THE
RENOVATION AND CREATION OF A GROUP
HOME PROJECT BY YCS, IN CONSIDERATION
OF YCS IMPLEMENTING AFFORDABLE
HOUSING RESTRICTIONS ON THE PROPERTY
SO AS TO PROVIDE PRINCETON WITH
AFFORDABLE HOUSING CREDITS TOWARD
PRINCETON’S FAIR SHARE AFFORDABLE
HOUSING OBLIGATION

WHEREAS, pursuant to the Fair Housing Act (P.L. 1985, c. 222) (the “Act”),
municipalities in the State of New Jersey are required to provide their fair share of housing that is
affordable to low and moderate income households in accordance with the provisions of the Act;
and,
WHEREAS, Princeton administers the Princeton Affordable Housing Program for the
purpose of meeting its fair share affordable housing obligation in accordance with the provisions
of the Act; and,
WHEREAS, as part of its Affordable Housing Program, Princeton administers an
Affordable Housing Trust Fund; and,
WHEREAS, Youth Consultation Service, Inc. (“YCS”), is under Contract of Sale dated
January 29, 2015 (the “Contract of Sale”), to acquire certain real property known as 9 Hilltop
Drive, Municipality of Princeton, County of Mercer and State of New Jersey, designated as Lot
5401 in Block 5 on the Princeton Municipal Tax Map (the “Property”); and,
WHEREAS, YCS is acquiring the Property for the purpose of renovating, creating and
operating a group home for low and moderate income qualified individuals with developmental

disabilities, which group home will consist of four (4) bedroom units (the “Group Home Project”);
and,
WHEREAS, Princeton and YCS wish to restrict the Property for use as low or moderate
income affordable housing for income qualified individuals with developmental disabilities; and,
WHEREAS, the Group Home Project will provide Princeton with credits for the 4 bedroom
Group Home Project toward Princeton’s fair share affordable housing obligation pursuant to
requirements of the New Jersey Council on Affordable Housing (“COAH”); and,
WHEREAS, pursuant to the terms of a Funding Agreement between Princeton and YCS
(the “Funding Agreement”), Princeton will contribute the sum of Four Hundred Thousand
($400,000.00) Dollars towards YCS’s acquisition of the Property and the renovation and creation
of the Group Home Project in consideration of YCS executing a Declaration of Covenants
Conditions and Restrictions (the “Declaration”) restricting the Property for affordable housing
purposes, which Declaration shall be recorded in the Office of the Mercer County Clerk
immediately following the recording of the deed of conveyance vesting title to the Property in
YCS; and,
WHEREAS, YCS will obtain any additional funding or gap financing from additional
sources and/or shall contribute all additional funds necessary to complete the acquisition of the
Property and the renovation and creation of the Group Home Project, including all closing costs
associated with YCS’s acquisition of the Property; and,
WHEREAS, as set forth in a Memorandum of Understanding (the “MOU”) by and between
Princeton, New Jersey Housing and Mortgage Finance Agency (the “HMFA”), and State of New
Jersey Department of Human Services (the “State”), the purpose of which is to coordinate the
2

creation of housing for individuals with developmental disabilities, Princeton will contribute a
portion of its total commitment by transferring the sum of $250,000 from its Affordable Housing
Trust Fund within fifteen business days of executing the MOU to the HMFA for funding the Group
Home Project. The remaining $150,000 of Princeton’s commitment shall be wired by Princeton
directly to the Attorney Trust Account of counsel for YCS prior to closing on YCS’s acquisition
of the Property; and,
WHEREAS, the Declaration shall implement affordable housing controls on the property,
and shall ensure that the Property remains affordable to low or moderate income qualified
individuals with developmental disabilities for a period of thirty (30) years from the date the
Declaration is recorded in the Office of the Mercer County Clerk; and,
WHEREAS, pursuant ot the Declaration, the Property shall be a part of the Princeton
Affordable Housing Program, and subject to the rules and regulations of the Primceton Affordable
Housing Program and COAH, as the same may amended and supplemented from time to time;
and,
WHEREAS, the Declaration will be executed at closing on YCS’s acquisition of the
property, and will be recorded immediately following recording of the deed of conveyance vesting
title to the property in YCS; and,
WHEREAS, YCS will acquire title to the Property under the Contract of Sale on or about
May 15, 2015,
NOW THEREFORE, BE IT ORDAINED by the Mayor and Council of Princeton as
follows:
1.

The Mayor and Municipal Clerk are authorized and directed to execute the Funding
3

Agreement providing for the contribution of the sum of Four Hundred Thousand ($400,000.00)
Dollars from the Princeton Affordable Housing Trust Fund to YCS’s acquisition of the Property
and renovation and creation of the Group Home Project. The funds contributed by Princeton shall
be paid from the Princeton Affordable Housing Trust Fund.
2.

The Mayor and Municipal Clerk are further authorized and directed to execute the

MOU, and the Princeton Chief Financial Officer is authorized and directed to effectuate the
transfer of a portion of the total funds committed by Princeton to the Group Home Project as set
forth in the MOU and to effectuate the wire of the remaining funds to the Attorney Trust Account
of counsel for YCS prior to closing of title on YSC’s acquisition of the Property.
3.

The Mayor, Clerk and Chief Financial Officer are further authorized and directed

to undertake all other actions as may be necessary to effectuate this ordinance.
4.

The Funding Agreement, Declaration of Covenants, Conditions and Restrictions

and Memorandum of Understanding are on file in the office of the Princeton Municipal Clerk and
may be inspected during regular office hours.
5.

This ordinance shall take effect upon its passage and publication as provided for by

law.

I, Kathleen K. Brzezynski, Deputy Clerk of Princeton, County of Mercer, State of New Jersey, do
hereby certify that the foregoing is a true copy of an ordinance adopted by the Mayor and Council of
Princeton at its meeting held April 27, 2015.

Kathleen K. Brzezynski
Deputy Clerk
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INTRODUCTION
The Municipality of Princeton (hereinafter “Princeton” or “the Municipality”), Mercer
County, was established as of January 1, 2013 through the consolidation of the former
Borough of Princeton and the former Township of Princeton.
The former Borough received a Consent Order for Final Judgment of Repose for the
First Round on October 9, 1990. The Court granted repose for the Second Round to
October 16, 2002. The former Borough sought and was granted a limited extension of
repose to cover the period between October 16, 2002 and one year after the effective date
of COAH’s adoption of its Third Round obligation.
The former Township received a Judgment of Repose for the First Round in 1989. The
former Township petitioned COAH for Second Round substantive certification on June
13, 1995, and received substantive certification from COAH for the Second Round on
October 2, 1996. In 2002, the Township applied for an extension of its Prior Round
substantive certification from COAH, which it received on May 11, 2005 on the
condition that a Third Round Housing Plan Element and Fair Share Plan be adopted
and submitted by December 20, 2005. The Township complied fully, but had to make
substantial revisions to its 2005 adopted Third Round plan in order to comply with the
new Third Round rules adopted by COAH. The revised plan, which never received
certification because of ongoing challenges to COAH’s Third Round rules, noted that
the number of age-restricted affordable units developed in the Township during the
Second Round exceeded COAH’s maximum.
This Housing Plan Element and Fair Share Plan and Spending Plan are the first to be
submitted for review and approval for the consolidated Municipality of Princeton.
The former Princeton Borough first established an affordable housing trust fund in
1985. It was administered by the mayor and council, and accepted voluntary
contributions from both the Borough and from private entities. When the former
Borough’s affordable housing overlay ordinance was adopted in 1990, it allowed
developers to make payments into the trust fund in lieu of constructing affordable units,
and it required developers of four or fewer units to make such payments. When the
former Borough passed its development fee ordinance in 1995, development fees were
also deposited into the trust fund. (The Municipality repealed the former Borough’s

2020 Spending Plan
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original development fee ordinance in 2015, and extended the former Township’s 2010
development fee ordinance to the entire Municipality.)
The former Princeton Township had an affordable housing trust fund as far back as
2007, and adopted its development fee ordinance in 2010. As noted above, this
ordinance was extended to the entire Municipality in 2015. The ordinance authorizes the
collection of residential development fees equal to 1.5% of the equalized assessed value
of new residential construction and additions, and mandatory non-residential
development fees equal to 2.5% of the equalized assessed value of new non-residential
construction and additions. The Municipality will update its development fee ordinance
again as part of this Housing Plan Element and Fair Share Plan to eliminate references
to COAH’s invalidated third round regulations, instead citing COAH’s second round
regulations and to provide references to the Superior Court’s jurisdiction instead of
COAH’s.
The Municipality designates all development fees as affordable housing trust funds. It
disburses those funds for rehabilitation and affordability assistance and for the purchase
of deed-restricted units, and it credits as affordable housing trust fund income any
proceeds from the sale of those units or repayment of rehabilitation or affordability
assistance loans. It pays the permissible 20% of development fees to cover
administrative costs.
As noted above, the Princeton Affordable Housing Utility was established in 1989. It is
funded by income from affordable units owned by the Municipality, as well as an annual
appropriation from the Municipality. The utility is responsible for operations, interest
and debt retirement and deferred charges and statutory expenditures of the
Municipality’s affordable housing programs. The Utility also serves as the account
through which trust funds are disbursed, via transfer from the Municipality’s developer
escrow account.
As part of implementing this Plan, the Municipality will open a dedicated interestbearing account to house all trust funds, and will make all permissible trust fund
expenditures directly from this account.
As of December 31, 2019 Princeton had a balance of $3,427,657.41 in available trust
funds. All development fees, payments in lieu of constructing affordable units on site,
funds from the sale of units, repayments of eligible loans made from trust funds, and

2020 Spending Plan
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interest generated by development fees are reserved for the purposes of affordable
housing. These funds will be spent in accordance with N.J.A.C. 5:93-8.16 as described in
the sections that follow.
This spending plan is submitted to the Superior Court of New Jersey for approval to
expend affordable housing trust fund monies that will contribute to the development of
new affordable housing units in the Municipality through the development of group
homes and Princeton’s municipally-sponsored projects. Additionally, the Municipality
will expend funds on affordability assistance, including infrastructure grants and
expenditures to create very-low income units or to render existing units more affordable,
and toward administrative expenses.

REVENUES FOR CERTIFICATION PERIOD
To calculate a projection of revenue anticipated during the period of Third Round
Judgment of Repose, Princeton considered the following:

(a)

(b)

Development fees:

$3,685,000

1.

Residential and nonresidential projects that have had development fees
imposed upon them at the time of preliminary or final development
approvals;

2.

All projects currently before the planning and zoning boards for
development approvals that may apply for building permits and
certificates of occupancy; and

3.

Future development that is likely to occur based on historical rates of
development.

Payments in lieu (PIL):

$412,500

Actual and committed payments in lieu of construction from developers, and
anticipated payments in lieu of creating an additional unit when the
requirement is for a fractional unit of less than 0.5.

2020 Spending Plan
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page 4

(c)

Other funding sources:

$1,375,000

Funds from other sources include, but are not limited to the sale of units with
extinguished controls, repayment of affordable housing program loans, and
proceeds from the sale of affordable units purchased out of foreclosure or for
rehabilitation. The projected amount is based on the annual average over the
past five years.

(d)

Projected interest:

$31,422.91

Based on an interest rate of 0.6% and projected rates of development fee
revenue less anticipated expenditures, Princeton anticipates collecting
$31,422.91 in interest through 2025.
Table SP-1 indicates the anticipated revenue to be generated from development impact
fees, other sources of funds, and interest. Princeton projects a subtotal of $5,503,922.91
to be collected between January 1, 2020 and July 1, 2025 to be used for affordable
housing purposes. The total, after adding the money currently in the account, is
projected to be $8,931,580.32. All interest earned on the account will accrue to the
account and will be used only for the purposes of affordable housing.

2020 Spending Plan
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$1,020,547

$25,547

$250,000

$995,439

$439

$250,000

$75,000

$670,000

$670,000

$75,000

2021

2020

$996,582

$1,582

$250,000

$75,000

$670,000

2022

$996,651

$1,651

250,000

$75,000

$670,000

2023

$996,721

$1,721

$250,000

$75,000

$670,000

2024

Table SP-1: Source of Funds – Housing Trust Fund 2020 through 2025

$497,983

$483

$125,000

$37,500

$335,000

2025

$5,503,923

$31,423

$1,375,000

$412,500

$3,685,000

2020-2025
Total
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Projected development fees are based on historical collection of development fees since the establishment of the
Municipality, and in particular over the past five years. Payments in lieu are estimated at the equivalent of
$150,000 for one affordable unit every two years.

Total

Interest

Projected Other
Sources of
Funds

Projected
Payments in
Lieu of
Construction

Projected
Development
Fees

Year
Source
of Funds

$3,427,657.41 Starting Balance
(December 31, 2019)

ADMINISTRATIVE MECHANISM TO COLLECT AND
DISTRIBUTE FUNDS
The following procedural sequence for the collection and distribution of development
fee revenues shall be followed by the Municipality of Princeton:

Collection of development fee revenues:
All collection of development fee revenues will be consistent with local
regulations which follow COAH administrative models for both residential and
non-residential developments and in accordance with N.J.S.A. 40:55D-8.1
through 8.7.

Distribution of development fee revenues:
The Affordable Housing Board adopts and forwards a resolution to the
governing body recommending the expenditure of development fee revenues as
set forth in this Spending Plan. Alternatively, the governing body may hear and
decide upon a request for development fee revenues for the purpose of creating
affordable housing. The governing body reviews the request for consistency with
the Spending Plan and adopts the recommendation by resolution.
The release of funds requires the adoption of the governing body resolution.
Once a request is approved by resolution, the Chief Financial Officer releases
the requested revenue from the trust fund for the specific use approved in the
governing body’s resolution.
The Affordable Housing Manager also has the authority to make improvements
to Affordable Units that Princeton owns without requiring resolutions by the
governing body or the Affordable Housing Board. These improvements may be
necessary to bring the affordable units up to code so that they can be sold.
Depending on the scope of work, the improvements may be counted toward the
satisfaction of the rehabilitation obligation or as affordability assistance.

2020 Spending Plan
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DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE
HOUSING FUNDS
(a) Rehabilitation: $852,000
The Municipality will dedicate at least $852,000 in affordable housing trust
funds toward the rehabilitation of substandard housing units occupied by
income-qualified households. This amount includes an average of $10,000 per
unit in hard costs to replace at least one major system and bring the unit up to
code, along with $2,000 in related administrative costs. The maximum loan
amount will be $20,000 per unit.

(b) Affordability Assistance (N.J.A.C. 5:93-8.16(c))
Princeton is required to spend a minimum of 30 percent of development fee
revenue to render affordable units more affordable and at least one-third of that
amount must be dedicated to very low-income households or to create very lowincome units (i.e. households with incomes less than 30% of the regional
median income). The actual affordability assistance minimums should be
calculated based on actual revenues.
Projected Minimum Affordability Assistance Requirement
Actual Development Fees Collected through 12/31/19

$5,505,989.35

Actual Interest earned through 12/31/19

+

$66,119.71

Development Fees Projected 2020-2025

+

$3,685,000.00

Interest Projected 2020-2025

+

$31,422.91

Less Housing Activity Expenditures through 6/2/2008

-

$0

=

$9,288,531.97

x 0.30 =

$2,786,559.59

Total
30 Percent Requirement
Less Affordability Assistance through 12/31/19

-

$423,702.30

Projected Minimum Affordability Assistance
Requirement

=

$2,362,857.29

Projected Minimum Very Low-Income Requirement

÷3=

$787,619.10
2020 Spending Plan
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Based on fees and interest collected to date and projected revenues, Princeton
must dedicate at least $2,362,857.29 from the affordable housing trust fund to
render units more affordable, including $787,619.10 to render units more
affordable to households with income at 30% or less of median income by
region. It may use a variety of vehicles to do this including, but not limited to the
following:


Emergency repair program;



Mortgage payment assistance for owners of affordable units who are two
months or less in arrears;



Assistance with homeowners’ association or condominium fees and special
assessments;



Buydown assistance to ensure buyers of deed-restricted units spend no
more than 28% of their income on housing costs;



Down payment assistance;



Closing cost assistance; and/or



Subsidies to render units affordable to very low-income households.

The Municipality will work with its affordable housing providers and
administrator to ensure that existing and new very low-, low- and moderateincome households can take advantage of affordability assistance programs.
The Municipality is committing $3,280,000 in affordable housing trust funds to
providing affordability assistance, all of it for very low-income households, for
the following projects:


Group Homes: $1,280,000
The Municipality will commit $1,280,000, in affordable housing trust funds
toward the creation of a total of 16 special-needs group home bedrooms,
including identifying a sponsor or sponsors and finding suitable facilities
that can be deed-restricted.



Thanet Road Senior/PIRHL: $2,000,000
The Municipality will dedicate $2,000,000 in affordable housing trust
funds to subsidize the creation of 80 affordable units, including 11 very low-

2020 Spending Plan
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income units, in the proposed Thanet Road/PIRHL age-restricted 100%
affordable development.

(c) Housing Activity:


At least $3,828,761.61

Thanet Road Senior/PIRHL: $3,828,761.61
The Municipality will dedicate $3,828,761.61 from the affordable housing
trust fund toward the construction of the proposed Thanet Road
Senior/PIRHL 100% affordable development.



Other Housing Activity
To the extent that funds are available, the Municipality will continue to try to
identify and purchase units with expiring controls or at risk of foreclosure.

(d) Administrative Expenses (N.J.A.C. 5:93-8.16(e))
The Municipality of Princeton may use affordable housing trust fund revenue
for related administrative costs up to a 20% limitation pending funding
availability after programmatic and affordability assistance expenditures. The
actual administrative expense maximum is calculated on an ongoing basis based
on actual revenues.
Projected Administrative Expenses
$5,505,989.35

Actual Development Fees Collected through 12/31/19
Actual Interest Collected through 12/31/19
Payments-in-lieu of construction and other deposits
through 7/17/2008
Development Fees Projected 2020-2025

+

$66,119.71

+

$0

+

$3,685,000.00

Interest Projected 2020-2025

+

$31,442.91

=

$9,288,551.97

x 0.20 =

$1,857,710.39

–

$886,891.68

=

$970,818.71

Total
20 Percent Maximum Permitted Administrative
Expenses
Less Administrative Expenditures through 12/31/19
Projected Allowed Administrative Expenditures
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Princeton estimates that it will have up to $970,818.71 to allocate to
administrative expenditures. Actual available funds will be calculated based on
actual revenues collected.
Permitted administrative expenditures, subject to the 20% cap, are as follows:


Municipal Attorney, Engineer, and Planner fees related to plan preparation
and implementation, and to obtaining Judgment of Compliance and
Repose;



Administrative fees related to rehabilitation, purchase and sale of affordable
units, affordability assistance programs, and municipally-sponsored
construction programs;



Affirmative marketing; and



Income qualification of households.
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EXPENDITURE SCHEDULE
Princeton intends to use affordable housing trust fund revenues for its rehabilitation
program, construction of a municipally-sponsored 100% affordable age-restricted
development, purchase of units with expiring controls, and affordability assistance,
including the creation of very-low income units and making existing units more
affordable. The expenditure schedule below shows that the Municipality is meeting the
requirement that trust fund revenues are expended within four years of their collection.

Rehabilitation
Affordability
Assistance
Group home
bedrooms
Thanet Road/PIRHL
100% affordable
Housing Activity –
Thanet Road
Senior/PIRHL
Administration
TOTAL

20242025

Units

20222023

Program

20202021

Projected Expenditure Schedule 2020 Through 2025
Total

$310,000

$310,000

$232,000

$852,000

$960,000

$320,000

$1,280,000

16
80

$2,000,000

$2,000,000

80

$3,828,762

$3,828,762

$350,000

$350,000

$270,819

$6,488,762

$1,620,000

$822,819

$970,819
$8,931,581

EXCESS OR SHORTFALL OF FUNDS
In the event that a shortfall of anticipated revenues occurs, Princeton will bond to satisfy
the gap in funding (see Attachment A). In the event that funds exceed projected
expenditures, the Municipality will devote any excess funds on additional affordability
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assistance above the 30% minimum requirement, in particular to the proposed
municipally sponsored 100% affordable developments detailed in its Housing Element
and Fair Share Plan. Alternatively, the Municipality reserves the opportunity to amend
its Housing Element and Fair Share Plan, as well as this Spending Plan, to create
additional affordable housing opportunities.

SUMMARY
The Municipality of Princeton intends to spend affordable housing trust funds pursuant
to the extant regulations governing such funds and consistent with the housing
programs outlined in its 2020 Third Round Housing Plan Element and Fair Share Plan.
Princeton had a balance of $3,427,657.41 as of December 31, 2019 and anticipates an
additional $5,503,922,91 in revenues before the expiration of a Third Round Judgment
of Repose, for a total of $8,931,580.32.
At this time, the Municipality estimates that approximately $3,280,000.00 of trust
funds will be spent to create very low-income units, and to make units more affordable,
and an additional $3,828,761.61 will be spent on the creation of new affordable units.
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Spending Plan Summary
Revenues
Balance as of December 31, 2019

$3,427,657.41

Projected Revenue from 2020 through 2025
1. Development Fees

+

$3,685,000.00

2. Payments-In-Lieu of Construction

+

$412,500.00

3. Other Funds

+

$1,375,000.00

Interest

+

$31,422.91

=

$8,931,580.32

Total Projected Balance

Expenditures
Rehabilitation

-

$852,000.00

Affordability Assistance

-

$3,280,000.00

New Construction

-

$3,828,761.61

Administration

-

$970,818.71

=

$8,931,580.32

Total Projected Expenditures
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ATTACHMENT A

2020 Spending Plan
Municipality of Princeton, Mercer County, N.J.
page 15

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

53. Affordable Housing Ordinance

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

54. Affordable Housing Overlay
Ordinances

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

55. Northern S-2 Overlay Ordinance

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

56. Municipal Housing Liaison and
Administrative Agent Documentation

TO BE PROVIDED

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

57. Affirmative Marketing Plan

AFFIRMATIVE FAIR HOUSING MARKETING PLAN
For Affordable Housing in (REGION 4)
I. APPLICANT AND PROJECT INFORMATION
(Complete Section I individually for all developments or programs within the municipality.)
1a. Administrative Agent Name, Address, Phone Number

1c.
Number of Affordable Units:

1b. Development or Program Name, Address

1d. Price or Rental Range

1e. State and Federal Funding
Sources (if any)

From
Number of Rental Units:
To
Number of For-Sale Units:
1f.
□ Age Restricted

1g. Approximate Starting Dates
Advertising:

Occupancy:

□ Non-Age Restricted
1h. County

1i. Census Tract(s):

Mercer, Monmouth, Ocean
1j. Managing/Sales Agent’s Name, Address, Phone Number

1k. Application Fees (if any):

(Sections II through IV should be consistent for all affordable housing developments and programs within the
municipality. Sections that differ must be described in the approved contract between the municipality and the
administrative agent and in the approved Operating Manual.)

II. RANDOM SELECTION
2. Describe the random selection process that will be used once applications are received.

1. Rental Process
A.

B.

C.

An initial deadline date, no less than 60 days after the start of the marketing process, will be established. All
of the preliminary applications received by the Administrative Agent, on or before the initial deadline date,
shall be deemed received on that date.
Households that apply for very-low income housing will be prescreened by the Administrative Agent for
preliminary income eligibility by comparing their total income and household size to the very-low income
limits pursuant to the Fair Housing Act, N.J.S.A. 52:27D-304 (“NJFHA”). Households that apply for low
and moderate income housing will be prescreened by the Administrative Agent for preliminary income
eligibility by comparing their total income and household size to the low and moderate income limits
pursuant to the Uniform Housing Affordability Controls, N.J.A.C. 5:80-26.1 et seq. (“UHAC”). All
households will be notified as to their preliminary status. Incomplete applications will be returned
immediately upon receipt with a letter highlighting the missing items.
A drawing will be held under the direction of the Administrative Agent to determine the priority order of the
pre-qualified applications received on or before the initial deadline date. All preliminary applications
received after the initial deadline will be processed on a “first come, first served” basis. The date and time of
the drawing will be made public at least 10 days prior, and will be open to the public.
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D.

E.

F.

G.

In order to ensure an adequate supply of qualified applicants, the advertising phase will continue until there
are at least ten (10) pre-qualified applicants for each low and moderate income unit available, or until all of
the low and moderate income units within the development have been rented.
Final applications will be mailed by the Administrative Agent to an adequate number of pre-qualified
applicants, in priority order, for each available very-low, low and moderate income unit. The final
application will require the applicants to supply documents to verify their identity and household composition
as well as their income and assets.
Completed final applications will be forwarded to the Administrative Agent. The Administrative Agent will
make a determination as to their eligibility for a low or moderate income unit. Applicants will receive a letter
from the Administrative Agent with respect to the status of their applications each time a review is
performed. A letter stating the reason why an applicant has been deemed ineligible, and the procedure for
appeal, will be mailed within 48 hours of the determination.
Subsequent to the initial rent-up period, a list of pre-qualified applicants will be maintained by the
Administrative Agent for each type of very-low, low and moderate income unit.

2. Sale Process
A.

B.

C.

D.

E.

F.

G.
H.
I.

An initial deadline date, no less than 60 days after the start of the marketing process, will be established. All
of the preliminary applications received by the Administrative Agent, on or before the initial deadline date,
shall be deemed received on that date.
Households that apply for low and moderate income housing will be prescreened by the Administrative
Agent for preliminary income eligibility by comparing their total income and household size to the low and
moderate income limits adopted by the Affordable Housing Professional of New Jersey (“AHPNJ”) or their
successors or other program restrictions that may apply. All households will be notified as to their
preliminary status.
A drawing will be held under the direction of the Administrative Agent to determine the priority order of the
pre-qualified applications received on or before the initial deadline date. All preliminary applications
received after the initial deadline will be processed on a “first come, first served” basis.
In order to ensure an adequate supply of qualified applicants, the advertising phase will continue until there
are at least ten (10) pre-qualified applicants for each low and moderate income unit available, or until all of
the low and moderate income units within the development have been sold.
Final applications will be mailed by the Administrative Agent to an adequate number of pre-qualified
applicants, in priority order, for each available very-low, low and moderate income unit. The final
application will require the applicants to supply documents to verify their identity and household composition
as well as their income and assets.
Completed final applications will be forwarded to the Administrative Agent. The Administrative Agent will
make a determination as to their eligibility for a low or moderate income unit. Applicants will receive a letter
from the Administrative Agent with respect to the status of their applications each time a review is
performed.
When submitting final applications, applicants will also be asked to provide a pre-qualification letter from a
qualified lending institution.
Certified applicants will be given 15 days to sign a sales agreement with the developer. Mortgage
contingencies may not be an acceptable term of this agreement.
The sales agreement may also limit closing to a reasonable time to be approved by the Administrative Agent
in advance of the process.

3. Resale Process
A.
B.

C.

D.

The Seller submits a Preliminary Notice with a copy of their recorded deed in order to determine the
maximum resale price.
The Administrative Agent will respond to the Seller in writing, explaining some of the details of the process
and informing the Seller of the Maximum Sales Price (based on the change in median income as set for by
HUD) as well as the Maximum Income allowed for potential purchasers, as adjusted for family size.
The Administrative Agent will also send a “Notice of Availability” to households on the waiting list for an
affordable housing home of the same size and income category. The Administrative Agent will include about
20 copies of the Preliminary Applications, specifically marked with the address of the affordable home at the
top, to the Seller. The Notice will ask interested households to contact the Seller or their agent, directly, to
make an appointment to see the affordable home within a two-week timeframe. The Seller may want to
prepare a flyer for us to distribute with the notice of availability. The Administrative Agent reserves the right
to limit the number of notices that are mailed, based on the chronological order in which the prequalified
applications were received. If the notices are limited in this way, applicants receiving notices will have a
priority over those who do not.
With permission of the Seller, the Administrative Agent will automatically place a notification of the
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availability on NJHRC.gov. The Seller or their agent may also want to advertise. Ads should include the
“Equal Housing Opportunity” logo and should be sent to the Administrative Agent for review prior to
distribution. Notification of availability will also be advertised in at least two online Real Estate sales
platforms (Realtor, Zillow, Trulia, etc.).
E. The Seller of their agent, upon showing the home, provides potential buyers with a copy of the Preliminary
Application (which may be duplicated if necessary). All interested parties must receive a specially marked
Preliminary Application, whether or not they have already submitted an application to the Administrative
Agent or are on the waiting list. Also, the Seller or their agent must keep a record of the name, address and
telephone number of everyone who viewed the home.
F. At the end of the two-week time period, the Administrative Agent collects all of the Preliminary Applications
submitted for a particular home. They are prioritized on the basis of a blind selection process or lottery.
Preference may be given to households that can utilize all of the bedrooms, as well as handicap
accommodations, when applicable.
G. The first two applicants on the prioritized list are sent a letter which requires them to complete a final
application within seven days.
H. When an applicant is approved, the Seller may begin to negotiate a contract with the potential Buyer at this
time, but there must be a contingency clause in the contract which voids the contract, without penalty to the
buyer, if the potential buyer is not able to obtain financing within 30 days.
I. The remaining applicants are maintained on the waiting list for this home or other homes in the same size and
income categories. In the event that the potential buyer is not able and/or willing to purchase the affordable
home, the next applicant on the prioritized list is notified pursuant to the process described above.
J. The Seller must sell the affordable home with the same or comparable appliances and amenities that were in
the home when it was first sold as an affordable home.
K. The Seller may NOT charge more than the Maximum Selling Price for any reason, except the addition of a
room, the installation of central air conditioning (where there was none before) or comparable upgrade, but
ONLY with prior written approval from the Administrative Agent. For the most part, condominiums in this
project are NOT eligible for such upgrades and/or adjustments to the selling price. The cost of broker fees;
municipal inspections and required repairs that may be necessary to receive a Certificate of Occupancy; new
appliances, carpeting or other flooring upgrades; and decorating and remodeling projects are NOT eligible
costs for an increase in the Maximum Sales Price.
L. A copy of the Sales Contract must be submitted to the Administrative Agent prior to closing.
M. During the final stages of the process, it will be necessary for the Buyer to make arrangement for the
Affordable Housing Agreement and Mortgage Note to be satisfied with respect to the Seller and new
documents filed with respect to the Buyer. The Administrative Agent typically provides the Buyer’s attorney
with the name and phone number of the attorney who can address these issues.
N. A copy of the HUD Closing Statement or Closing Disclosure form required by the TILA-RESPA Integrated
Disclosure Rule, as appropriate, must be submitted to the Administrative Agent after the sale of the home.
O. Note: The Administrative Agent does not guarantee that the Buyer can sell an affordable home for the
Maximum Sales Price. An affordable home is also susceptible to market conditions, and the Fair Market
Value of an affordable home may be lower than the Maximum Selling Price. In this case, the Seller may not
be able to sell the home for more than its Fair Market Value.
P. This outline is meant to describe the process utilized prior to the expiration of the deed restriction. It is not
mean to be a legal representation of the rights or responsibilities of any party, nor is it meant to modify the
Affordable Housing Agreement, Mortgage Note or other Deed Restrictions. Buyers and Sellers are
encouraged to seek legal counsel for specific questions in this regard.
Q. The Administrative Agent is available to both the Buyer and the Seller throughout the process to answer any
questions that they may have.

III. MARKETING
3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the
housing without special outreach efforts because of its location and other factors)

□ White (non-Hispanic X Black (non-Hispanic)
□ Asian or Pacific Islander

X Hispanic □ American Indian or Alaskan Native
□ Other group:

3b. Websites
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HOUSING RESOURCE CENTER (www.njhrc.gov) A free, online listing of affordable housing

X

MUNICIPALITY OF PRINCETON (https://www.princetonnj.gov) A link from the municipal website
3c. Commercial Media (required) (Check all that applies)
DURATION & FREQUENCY
NAMES OF REGIONAL
OF OUTREACH
NEWSPAPER(S)

X

CIRCULATION AREA

TARGETS PARTIAL HOUSING REGION 4

Daily Newspaper

X
□
X
X

Once at the start of the
affirmative marketing
process and as needed.

Once at the start of the
affirmative marketing
process and as needed.
Once at the start of the
affirmative marketing
process and as needed.

Trenton Times

Mercer

Trentonian

Mercer

Asbury Park Press

Monmouth, Ocean

Ocean County Observer

Ocean

Ewing Observer

Mercer

Hopewell Valley News

Mercer

Lawrence Ledger

Mercer

Pennington Post

Mercer

Princeton Town Topics

Mercer

Tempo Mercer

Mercer

Trenton Downtowner

Mercer

Windsor Heights Herald

Mercer

West Windsor-Plainsboro News

Mercer, Middlesex

Princeton Packet

Mercer, Middlesex, Somerset

Messenger-Press

Mercer, Monmouth, Ocean

Woodbridge Sentinel

Middlesex

Atlanticville

Monmouth

Coaster

Monmouth

Courier

Monmouth

Examiner

Monmouth

Hub, The

Monmouth

Independent, The

Monmouth

News Transcript

Monmouth

Weekly Newspaper

□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
June 2020
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□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
DURATION & FREQUENCY
OF OUTREACH

Two River Times

Monmouth

Coast Star, The

Monmouth, Ocean

Beach Haven Times

Ocean

Beacon, The

Ocean

Berkeley Times

Ocean

Brick Bulletin

Ocean

Brick Times

Ocean

Jackson Times

Ocean

Lacey Beacon

Ocean

Manchester Times

Ocean

New Egypt Press

Ocean

Ocean County Journal

Ocean

Ocean Star, The

Ocean

Tri-Town News

Ocean

Tuckerton Beacon

Ocean

Atlantic Highlands Herald

Monmouth

NAMES OF REGIONAL TV
STATION(S)

CIRCULATION AREA AND/OR
RACIAL/ETHNIC IDENTIFICATION
OF READERS/AUDIENCE

TARGETS ENTIRE HOUSING REGION 4
2 WCBS-TV
CBS Broadcasting Inc.
4 WNBC
NBC Telemundo License Co.
(General Electric)
5 WNYW
Fox Television Stations, Inc.
(News Corp.)
7 WABC-TV
American Broadcasting
Companies, Inc (Walt Disney)
9 WWOR-TV
Fox Television Stations, Inc.
(News Corp.)
10 WCAU
NBC Telemundo License Co.
(General Electric)
11 WPIX
WPIX, Inc. (Tribune)
13 WNET
Educational Broadcasting
Corporation

□
□
□
□
□
□
□
□
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□

58 WNJB
New Jersey Public Broadcasting
Authority

TARGETS PARTIAL HOUSING REGION 4

□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
June 2020

25 W25AW
WZBN TV, Inc.
39 WLVT-TV
Lehigh Valley Public
Telecommunications Corp.
60 WBPH-TV
Sonshine Family Television Corp
63 WMBC-TV
Mountain Broadcasting Corp.
69 WFMZ-TV
Maranatha Broadcasting
Company, Inc.
41 WXTV
WXTV License Partnership, G.P.
(Univision Communications Inc.)
3 KYW-TV
CBS Broadcasting Inc.
6 WPVI-TV
American Broadcasting
Companies, Inc (Walt Disney)
12 WHYY-TV
WHYY, Inc.
17 WPHL-TV
Tribune Company
23 WNJS
New Jersey Public Broadcasting
Authority
29 WTXF-TV
Fox Television Stations, Inc.
(News Corp.)
35 WYBE
Independence Public Media Of
Philadelphia, Inc.
48 WGTW-TV
Trinity Broadcasting Network
52 WNJT
New Jersey Public Broadcasting
Authority
57 WPSG
CBS Broadcasting Inc.
61 WPPX
Paxson Communications License
Company, LLC
65 WUVP-TV
Univision Communications, Inc.
25 WNYE-TV
New York City Dept. Of Info
Technology &
Telecommunications
31 WPXN-TV
Paxson Communications License
Company, LLC
47 WNJU
NBC Telemundo License Co.
(General Electric)

6

Mercer

Mercer
Mercer
Mercer

Mercer

Mercer, Monmouth
Mercer, Ocean

Mercer, Ocean
Mercer, Ocean
Mercer, Ocean

Mercer, Ocean

Mercer, Ocean

Mercer, Ocean
Mercer, Ocean

Mercer, Ocean
Mercer, Ocean

Mercer, Ocean
Mercer, Ocean

Monmouth

Monmouth

Monmouth

50 WNJN
New Jersey Public Broadcasting
Authority
68 WFUT-TV
Univision New York LLC
62 WWSI
Hispanic Broadcasters of
Philadelphia, LLC

□
□
□
DURATION & FREQUENCY
OF OUTREACH

NAMES OF CABLE PROVIDER(S)

TARGETS PARTIAL HOUSING REGION 4
Cablevision of Hamilton

□
X
□
□
X
X
□

Once at the start of the
affirmative marketing.

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

DURATION & FREQUENCY
OF OUTREACH

Monmouth
Monmouth, Ocean
(Spanish)

Ocean

BROADCAST AREA

Partial Mercer, Monmouth

Comcast of Central NJ,

Partial Mercer, Monmouth

Patriot Media & Communications,
CNJ

Partial Mercer

Cablevision of Monmouth, Raritan
Valley
Comcast of Mercer County,
Southeast Pennsylvania
Comcast of Monmouth County

Partial Monmouth

Comcast of Garden State, Long
Beach Island, Ocean County,
Toms River

Partial Ocean

NAMES OF REGIONAL RADIO
STATION(S)

Partial Middlesex
Partial Monmouth, Ocean

BROADCAST AREA AND/OR
RACIAL/ETHNIC IDENTIFICATION
OF READERS/AUDIENCE

TARGETS ENTIRE HOUSING REGION 4

AM

□
X
□
□
□
□

WWJZ 640
Once at the start of the
affirmative marketing.

WOR 710
WABC 770
WCBS 880
WBBR 1130
WPST 94.5

FM

X
□

Once at the start of the
affirmative marketing.

WKXW-FM 101.5
WPRB 103.3

TARGETS PARTIAL HOUSING REGION 4

AM

□
□
June 2020

WFIL 560

Mercer, Monmouth

WMCA 570

Monmouth, Ocean

7

□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
X

Once at the start of the
affirmative marketing.

WFAN 660

Mercer, Monmouth

WNYC 820

Mercer, Monmouth

WWBD 860

Mercer

WPHY 920

Mercer

WNTP 990

Mercer

WCHR 1040

Mercer

WOBM 1160

Monmouth, Ocean

WWTR 1170

Mercer

WPHT 1210

Mercer, Monmouth

WBUD 1260

Mercer, Monmouth

WIMG 1300

Mercer

WADB 1310

Monmouth, Ocean

WHTG 1410

Monmouth

WCTC 1450

Mercer, Monmouth

WBCB 1490

Mercer

WTTM 1680

Mercer, Monmouth

WNJT-FM 88.1

Mercer

WWFM 89.1

Mercer, Monmouth

WRDR 89.7

Monmouth, Ocean

WRTI 90.1

Mercer

WBJB-FM 90.5

Monmouth

WWNJ 91.1

Ocean

WTSR 91.3

Mercer

WBGD 91.9

Ocean

WFNY-FM 92.3

Mercer, Monmouth

WXTU 92.5

Mercer

WOBM-FM 92.7

Ocean

WPAT-FM 93.1

Mercer, Monmouth

WMMR 93.3

Mercer

WNYC-FM 93.9

Mercer, Monmouth

FM

□
□
□
□
□
□
□
□
□
□
□
□
□
□
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□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
□
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WYSP 94.1

Mercer

WJLK-FM 94.3

Monmouth, Ocean

WFME 94.7

Mercer, Monmouth

WZZO 95.1

Mercer

WPLJ 95.5

Mercer, Monmouth

WBEN-FM 95.7

Mercer

WRAT 95.9

Monmouth, Ocean

WCTO 96.1

Mercer

WQXR-FM 96.3

Mercer, Monmouth

WRDW-FM 96.5

Mercer

WQHT 97.1

Mercer, Monmouth

WSKQ-FM 97.9

Mercer, Monmouth

WOGL 98.1

Mercer

WMGQ 98.3

Mercer, Monmouth

WRKS 98.7

Mercer, Monmouth

WUSL 98.9

Mercer, Monmouth

WAWZ 99.1

Mercer, Monmouth

WBAI 99.5

Mercer, Monmouth

WJRZ-FM 100.1

Ocean

WHTZ 100.3

Mercer, Monmouth

WCBS-FM 101.1

Mercer, Monmouth

WQCD 101.9

Mercer, Monmouth

WIOQ 102.1

Mercer

WNEW 102.7

Mercer, Monmouth

WMGK 102.9

Mercer

WKTU 103.5

Mercer, Monmouth

WAXQ 104.3

Mercer, Monmouth

WWPR-FM 105.1

Mercer, Monmouth

WDAS-FM 105.3

Mercer, Monmouth

WCHR-FM 105.7

Ocean

9

□
□
□
□
□
□
□

WJJZ 106.1

Mercer, Monmouth

WHTG-FM 106.3

Monmouth, Ocean

WLTW 106.7

Mercer, Monmouth

WKDN 106.9

Mercer

WWZY 107.1

Monmouth, Ocean

WBLS 107.5

Mercer, Monmouth

WWPH 107.9

Mercer

3d. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters)
(Check all that applies)
RACIAL/ETHNIC
IDENTIFICATION OF
NAME OF PUBLICATIONS OUTREACH AREA
READERS/AUDIENCE
TARGETS ENTIRE HOUSING REGION 4
Weekly
Reporte Hispano

New Jersey

Spanish-Language

TARGETS PARTIAL HOUSING REGION 4

Weekly

□
□
□

New Jersey Jewish News
El Hispano
Ukrainian Weekly

Northern and
Central New
Jersey
Camden and
Trenton areas
New Jersey

Jewish
Spanish-Language
Ukrainian community

3e. Employer Outreach (names of employers throughout the housing region that can be contacted to post
advertisements and distribute flyers regarding available affordable housing) (Check all that applies)
DURATION & FREQUENCY OF OUTREACH
NAME OF EMPLOYER/COMPANY
LOCATION

Mercer County

X
X
X
X
X
X
X
June 2020

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Mercer County Board of
Education
Penn Medicine Princeton Medical
Center
Mercer County Board of Realtors
Robert Wood Johnson – Rehab

Bristol-Myers Squibb
St. Lawrence Rehabilitation Center
McGraw-Hill

10

1075 Old Trenton Rd, Trenton, NJ
One Plainsboro Road, Plainsboro,
NJ 08536
1482 Brunswick Ave., Trenton,
NJ
1400 Lower Ferry Road, Ewing,
NJ 08638
100 Nassau Park Blvd, Princeton,
NJ and 3401 Princeton Pike,
Lawrence Twp., NJ 08648
2381 Lawrenceville Rd,
Lawrenceville, NJ
120 Windsor Center Dr, East
Windsor, NJ

X
X
X
X
X
X
X
X
□
□
X
X
X
X
X
X
X
X
X

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Conair Corporation
Shiseido America, Inc.
NJ Manufacturers Insurance
Company
Homasote
Robert Wood Johnson University
Hospital

150 Milford Rd, Hightstown, NJ
366 Princeton Hightstown Rd,
East Windsor, NJ
301 Sullivan Way, Trenton, NJ
932 Lower Ferry Rd, Trenton, NJ

Congoleum Corp.

1 Hamilton Health Pl, Trenton, NJ
3500 Quakerbridge Rd,
Mercerville, NJ

Coca-Cola Foods

480 Mercer St, Hightstown, NJ

Peddie School

111 Armellino Ct, Hightstown, NJ

Dana Communications

2 E Broad St, Hopewell, NJ

Merrill Lynch

410 Scotch Rd, Hopewell, NJ
1125 Trenton Harbourton Rd,
Titusville, NJ
601 Hamilton Avenue Trenton NJ
08629-1986
413 River View Plaza, Trenton,
NJ
1080 US Highway 130,
Robbinsville, NJ
750 Brunswick Ave., Trenton, NJ
08638
33 Washington Road, Princeton,
NJ 08544
660 Rosedale Road, Princeton, NJ
08540 and 225 Philips Blvd.,
Ewing, NJ 08628
50 New Canton Way,
Robbinsville, NJ 08691
One Capital Way, Pennington, NJ
08534

Janssen Pharmaceutical
St. Francis Medical Center
The Trenton Times
Gaum. Inc.
Capital Health Regional Medical
Center
Princeton University

ETS
Amazon Fulfillment Center
Capital Health Hopewell

Monmouth County

X
X
□
X
X
X
X
X
X
June 2020

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Meridian Health System
US Army Communications
Electronics Command Fort
Monmouth
County of Monmouth Hall of
Records

1350 Campus Parkway Neptune

Central State Healthcare Systems

West Main Street Freehold

Monmouth Medical Center

300 Second Ave Long Branch

Asbury Park Press
Food Circus Super Markets, Inc.

3601 Route 66 Neptune, NJ
835 Highway 35 PO BOX 278
Middletown, NJ

Monmouth University

Cedar Ave West Long Branch

Naval Weapons stations Earle

State Highway 34 Colts Neck, NJ
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CECOM Bldg 901 Murphy drive
Fort Monmouth
1 East Main Street Freehold

X
X
X
X
X

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Horizon Blue Cross Blue Shield

505 Richmond Ave Point
Pleasant, NJ
1427 Wyckoff Road Farmingdale,
NJ

RiverView Medical

1 Riverview Plaza, Red Bank, NJ

K.Hovnanian Hospital

1945 Rte. 33, Neptune, NJ 07753

Bayshore Community Hospital

725 N. Beers St., Holdel, NJ

Saint Barnabas Health Care
System

300 2nd Ave Long Branch, NJ
07740

Six Flags Theme Parks Inc

Route 537 Jackson, NJ 08527

Ocean Medical

425 Jack Martin Blvd, Brick, NJ
1140 Route 72 West,
Manahawkin, NJ

Norkus Enterprises, Inc.

Ocean County

X
X
X
X
X
X

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Southern Ocean County Hospital
Jackson Premium Outlets
Jenkinsons

537 Monmouth Rd., Jackson, NJ
300 Ocean Ave Pt. Pleasant
Beach, NJ 08742

3f. Community Contacts (names of community groups/organizations throughout the housing region that can be
contacted to post advertisements and distribute flyers regarding available affordable housing)
Name of Group/Organization
Outreach Area
Racial/Ethnic
Duration & Frequency of
Identification of
Outreach
Readers/Audience

Fair Share Housing Center

Statewide

All

New Jersey State Conference of the
NAACP
Latino Action Network

Statewide

All

Statewide

Trenton NAACP

Shiloh Baptist Church

Trenton, Mercer
County
Red Bank, Monmouth
County
Asbury Park/Neptune,
Monmouth County
Matawan, Monmouth
County
Freehold, Monmouth
County
Lang Branch,
Monmouth County
Statewide

Latin American
Community
All

Supportive Housing Association

Statewide

All

New Jersey Housing Resource
Center
Latin American Legal Defense and
Ed. Fund (LALDEF)
El Centro de Recursos para

Statewide

All

Mercer County

Latin American
community
Latin American

Greater Red Bank NACCP
Asbury Park/Neptune NAACP
Bayshore NAACP
Greater Freehold NAACP
Greater Long Branch NAACP

June 2020

Mercer County

12

All
All
All
All
All
All

Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the

Familias of Catholic Charities
(Trenton)
Mercer County Hispanic
Association
Casa Freehold

Mercer County

community

affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.
Once at the start of the
affirmative marketing.

Latino Merchants Association of
NJ
Guatemalan Civic Association of
Mercer County
Latino Pastors Association of
Trenton
Assembly of God Pentecostal
Church of Trenton
Arm in Arm

City of Trenton

Mercer County

Latin American
community
Immigrant
community
Latino Business
Community
Latin American
community
Latin American
community
Latin American
community
All

HomeFront NJ

Central NJ

All

Dress for Success

Central NJ

Women

Womanspace

Statewide

Women

Housing Initiatives of Princeton

Princeton

All

Monmouth County

Mercer County
City of Trenton
City of Trenton

IV. APPLICATIONS
Applications for affordable housing for the above units will be available at the following locations:
4a. County Administration Buildings and/or Libraries for all counties in the housing region (list county building,
address, contact person) (Check all that applies)
BUILDING
LOCATION

X
X
X
X
X
X
X

Mercer County Library Headquarters

2751 Brunswick Pike, Lawrenceville, NJ 08648

Monmouth County Headquarters Library

125 Symmes Drive, Manalapan, NJ 07726

Ocean County Library

101 Washington Street, Toms River, NJ 08753

Mercer County Administration Building

640 South Broad Street, PO BOX 8068, Trenton, NJ
08650-0068

Ocean County Administration Building

101 Hooper Ave., Toms River, NJ 08753

County of Monmouth Hall of Records

33 Mechanic Street, Freehold, NJ 07728

Princeton Public Library

65 Witherspoon Street, Princeton, NJ 08542

4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person)

Municipal Building, 400 Witherspoon Street, Princeton, NJ 08540
Monument Hall, 1 Monument Drive, Princeton, NJ 08540
Princeton Public Library, 65 Witherspoon Street, Princeton, NJ 08542
4c. Sales/Rental Office for units (if applicable)

June 2020
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V. CERTIFICATIONS AND ENDORSEMENTS
I hereby certify that the above information is true and correct to the best of my knowledge. I understand that
knowingly falsifying the information contained herein may affect the (select one: Municipality’s substantive
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI/CHOICE funding).

____________________________________________________________________________________________
Name (Type or Print)

____________________________________________________________________________________________
Title/Municipality

____________________________________________________________________________________________
Signature
Date

June 2020
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OVERVIEW OF PRINCETON’S AFFORDABLE HOUSING PROGRAMS
The Princeton community has a long history of providing housing opportunities for residents from diverse socioeconomic backgrounds. Princeton’s commitment to affordable housing predates the mandates of the Mount Laurel
decisions and the Fair Housing Act of 1985. Efforts to provide affordable housing date back to 1938 with the creation of
the Princeton Housing Authority. Since then, public, private and partnership efforts have been initiated in Princeton to
provide affordable housing.
The Princeton community remains committed to providing affordable housing in conformance with Uniform Housing
Affordability Control (UHAC) requirements and the Fair Housing Act. Princeton seeks to develop and implement rental
and sales programs that are equitable, fair and continue to provide affordable housing to low- and moderate-income
households.

AFFORDABLE RENTALS
OVERVIEW OF THE AFFORDABLE HOUSING RENTAL PROCESS
RENTAL :

See Attachment 1 for Appendix K “Disclosure Statement”

 The Municipal Housing Liaison serves as an initial point of contact for unsolicited calls to the municipality
about affordable housing and where appropriate directs applicants to the Administrative Agent. The
Municipal Housing Liaison for Princeton is Maureen Fullaway. She may be contacted at 609-688-2029 or
via email at mfullaway@princetonnj.gov. There are several administrative agents that administer
affordable housing units in Princeton. Currently the administrative agents are as follows:






Princeton Community Housing: 609-924-3822
o Princeton Community Village
o Elm Court
o Harriet Bryan House
o Griggs Farm Rentals
o Palmer Square
o Merwick Stanworth
Community Grants Planning and Housing: 609-664-2769
o Avalon Bay
Piazza and Associates: 609-786-1100
o Copperwood
The Triad Associates: 856-690-9590
o Carnivale

 Those interested in affordable rentals should log onto www.Princetonnj.gov to complete a Universal
Preapplication for affordable rentals. It is available in both English and Spanish. This preapplication form
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has links to all administrative agents. By checking off the rentals units in which you are interested, the
appropriate Administrative Agent will receive your application. However, some Administrative Agents
must be contacted by phone.
 The preapplication form is also available in paper form at 1 Monument Hall in the Princeton Affordable
Housing Office.
 Once the preapplication form is received the Administrative Agent pre-qualifies applicants in the applicant
pool for income eligibility and sends either a rejection letter to those over income or a preliminary
approval letter to those who appear income-eligible.
 Applications on the waiting list will be randomly selected, through a lottery, to create a pool of applicants
for the next available rental unit.
 The Administrative Agent will notify applicant households in writing of certification or denial within 20
days of the determination.
 Once certified, households are further screened to match household size to bedroom size.
 Certified households that are approved for a rental affordable housing unit will sign a Disclosure
Statement and any other applicable documents, which are held in the applicant file. Applicants then make
an appointment with the leasing agent. Applicant households seeking rental units proceed with a credit
check, which is generally conducted by the developer, affordable housing sponsor or landlord. If
approved, the applicant will sign the lease, pay the first month’s rent and the security deposit and receive
the keys.
 The certified household moves into the affordable rental unit.

ROLES AND RESPONSIBILITIES
Responsibilities of the Municipal Housing Liaison
The Municipal Housing Liaison is responsible for coordinating all the activities of the municipal government
as it relates to the creation and administration of affordable housing units, in conjunction with the Municipal
Attorney, where appropriate (see Responsibilities of the Municipal Attorney). The primary purpose of
the Municipal Housing Liaison is to ensure that all affordable housing projects are established and
administered according to the Regulations as outlined in an Operating Manual. The duties of the Municipal
Housing Liaison include the following duties, and may include the responsibilities for providing administrative
services as described in the next Section under, Responsibilities of an Administrative Agent.
Monitor the status of all restricted units in the municipality’s Fair Share Plan. Regardless of any
arrangements the municipality may have with one or more Administrative Agents, it is the Municipal Housing
Liaison’s responsibility to know the status of all restricted units in their community.
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Serve as the municipality’s primary point of contact for all inquiries from the State,
Administrative Agents, developers, affordable housing sponsors, owners, property managers,
and interested households. The Municipal Housing Liaison serves as the municipality’s primary point of
contact on affordable housing issues. Interested applicants should be provided with information on the types
of affordable units within the municipality and, where applicable, the name of the Administrative Agent that
manages the units and the contact information for the Administrative Agent.
Compile, verify and submit annual reporting. Administrative Agents are responsible for collecting much
of the data that is ultimately included in an annual monitoring report. However, it is the Municipal Housing
Liaison’s responsibility to collect and verify this data and consolidate it into the annual report. Any requests
for additional information or corrections will be directed to the Municipal Housing Liaison. Upon completion,
the annual monitoring report will be publicized and distributed as agreed upon in the Fair Share Settlement
Agreement and Princeton’s Third Round Housing Plan.
Coordinate meetings with Administrative Agents and Developers/Affordable Housing
Sponsors/Owners. When a new affordable unit or series of units is in the planning process, the Municipal
Housing Liaison should coordinate a meeting between the Administrative Agent and the developer, affordable
housing sponsor or owner. The developer, affordable housing sponsor or owner may serve as their own
Administrative Agent, if they meet the applicable requirements and are approved by the municipality. The
purpose of this initial meeting is to develop a clear division of labor between the parties and to transmit any
components of the Operating Manual – including copies of all related local ordinances -- that have already
been adopted by the municipality.
It is the responsibility of the Municipal Housing Liaison, in conjunction with the Municipal Attorney, to have
the affordable housing provisions of any Master Deed and Public Offering reviewed for consistency with
UHAC regulations, before they are recorded and submitted to the Court for approval.

Responsibilities of an Administrative Agent
The primary responsibility of an Administrative Agent is to establish and enforce affordability controls and
ensure that units in their portfolio are rented to eligible households. Administrative Agents must:
Create and adhere to an Operating Manual. Administrative Agents are required to follow the policies
and procedures of an Operating Manual, as applicable to the scope of services they have been contracted to
perform.
Implement the municipality’s Affirmative Marketing Plan. The Administrative Agent, the developer,
affordable housing sponsor or owner could be responsible for implementing the Affirmative Marketing Plan
adopted by the municipality. At the first meeting with the Municipal Housing Liaison, Administrative Agent
and the developer, affordable housing sponsor or owner, this responsibility should be discussed. Affirmative
marketing includes conducting regional outreach and advertising for available affordable units. Advertising
costs have been delegated to the developer in accordance with Princeton’s adopted Affirmative Marketing
Plan.
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Accept applications from interested households. In response to marketing initiatives or by referral
from the Municipal Housing Liaison, interested households will contact the Administrative Agent. The
Administrative Agent will supply applicants with applications, provide additional information on available units
and accept completed applications.
Conduct random selection of applicants for rental of restricted units. The Administrative Agent is
responsible for conducting the random selection in accordance with the Affirmative Marketing Plan and any
related local ordinances, and as described in the Operating Manual.
Create and maintain a pool of applicant households. This includes reaching out to households in the
applicant pool to determine continued interest and/or changes in household size and income.
Determine eligibility of households. The task of collecting application materials and documentation from
applicant households and analyzing it for eligibility is the responsibility of an Administrative Agent. A written
determination on a household’s eligibility must be provided within twenty (20) days of the Administrative
Agent’s determination of eligibility or non-eligibility. Whether or not the household is determined to be eligible
for a unit, it is an Administrative Agent’s responsibility to secure all information provided by the household
in individual files and to maintain strict confidentiality of all information regarding that household. An
Administrative Agent is required to ensure that all certified applicants execute a Disclosure Statement
acknowledging the rights and requirements of renting an affordable unit.
Establish and maintain effective communication with property managers and landlords. Property
managers and landlords of restricted units should be instructed and regularly reminded that the
Administrative Agent is their primary point of contact. The Administrative Agent must immediately inform all
property managers and landlords of any changes to the Administrative Agent’s contact information or
business hours.
Property managers and landlords should be instructed to immediately contact the Administrative Agent:
Immediately upon learning that an affordable rental unit will be vacated.
For review and approval of annual rental increases.
Provide annual notification of maximum rents. Each year when the Administrative Agent releases its
low- and moderate-income limits, rental households must be notified of the new maximum rent that may be
charged for their unit. The Administrative Agent’s contact information must be included on such notification
in case the tenant is being overcharged.
Serve as the custodian of all legal documents. An Administrative Agent is responsible for maintaining
originals of all legal instruments for the units in their portfolio. Throughout the duration of a control period,
an Administrative Agent must maintain a file containing its affordability control documents. This includes, but
is not limited to, the recorded Declarations of Covenants, Conditions and Restrictions, Deed Restrictions,
Deeds, Recapture Mortgages, and Recapture Mortgage Notes.
Serve as point of contact on all matters relating to affordability controls. It is recommended that
the Administrative Agent develop a system to be notified by lenders when a unit is at risk of foreclosure. In
the event of a foreclosure, the Administrative Agent should work with the foreclosing institution to ensure
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that the affordability controls are maintained. The Administrative Agent should seek the counsel of the
municipality’s attorney on legal matters that threaten the durability of the affordability controls.
Provide annual activity reports to Municipal Housing Liaison for use in the annual monitoring
report. An Administrative Agent is responsible for collecting the reporting data on each unit in the
Administrative Agent’s portfolio.
Maintain and distribute information on HUD-approved Housing Counseling Programs.

Responsibilities of the Municipal Attorney
The Municipal Attorney assists the municipality with developing, administrating, and enforcing affordability
controls, including but not limited to:
•

Assisting the Municipal Housing Liaison with the review of the affordable housing provisions of any
Master Deed and Public Offering for consistency with UHAC regulations, before they are recorded and
submitted for approval.

•

Providing all reasonable and necessary assistance in support of the Administrative Agent’s efforts to
ensure compliance with the housing affordability controls, including reviewing legal documents and
legal actions required on foreclosures and violations.

Responsibilities of Developers
When a new affordable unit or series of units is in the planning process, the developer of affordable housing
should contact the Municipal Housing Liaison who shall coordinate a meeting with the Administrative Agent,
where applicable, and the developer, affordable housing sponsor or owner.
The purpose of this initial meeting is to develop a clear division of labor between the parties and to transmit
any components of the Operating Manual – including copies of all related local ordinances -- that have already
been adopted by the municipality.
The Administrative Agent will secure from the developer written acknowledgement that no restricted unit
can be offered or in any other way committed to any person other than a household duly certified by the
Administrative Agent.

Responsibilities of Owners of Rental Developments
Open and direct communication between the Owners of rental developments, the Municipal Housing Liaison
and the Administrative Agent is essential to ongoing administration of affordability controls. Although the
Administrative Agent is required to serve as the primary point of contact with households, the Owner must
provide the Municipal Housing Liaison and Administrative Agent with information on vacancies. Owners of
rental developments are also responsible for working with the Administrative Agent to ensure that the
Municipal Housing Liaison has all necessary information to complete the annual reporting.
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Responsibilities of Landlords and Property Managers
Landlords and property managers must place a notice in all rental properties annually informing residents of
the rent increase for the year and the contact information for the Administrative Agent.

AFFIRMATIVE MARKETING
Overview of the Requirements of an Affirmative Marketing Plan
All affordable units are required to be affirmatively marketed using the Municipality of Princeton’s Affirmative
Marketing Plan. An Affirmative Marketing Plan is a regional marketing strategy designed to attract households
of all majority and minority groups, regardless of race, creed, color, national origin, ancestry, marital or
familial status, gender, affectional or sexual orientation, disability, age, or number of children to housing
units which are being marketed by an Administrative Agent or a developer, sponsor, owner or property
manager of affordable housing. The primary objectives of an Affirmative Marketing Plan are to target
households who are least likely to apply for affordable housing, and to target households throughout the
entire housing region in which the units are located.
The Municipality of Princeton’s Affirmative Marketing Plan can be found in Appendix B.
Every Affirmative Marketing Plan must include all of the following:
•
•
•

Publication of at least one advertisement in a newspaper of general circulation within the housing
region; and
Broadcast of at least one advertisement by radio or television throughout the housing region.
At least one additional regional marketing strategy such as a neighborhood newspaper, religious
publication, organizational newsletter, advertisement(s) with major employer(s), or notification
through community and regional organizations such as non-profit, religious and civic organizations.

Although not a requirement of UHAC, it is encouraged that municipalities list all affordable housing units
in their community on the New Jersey Housing Resource Center at www.njhousing.gov. The New Jersey
Housing Resource Center is a free service to both owners and administrators of affordable housing and
households seeking affordable housing opportunities.
For each affordable housing opportunity within the municipality, the Affirmative Marketing Plan must include
the following information:
•
•
•
•
•

The address of the project and development name, if any
The number of rental units
The price ranges of the rental units
The name and contact information of the Municipal Housing Liaison, Administrative Agent, property
manager or landlord
A description of the Random Selection method that will be used to select applicants for affordable
housing.
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Disclosure of required application fees, if any.

•

Advertisements must contain the following information for each affordable housing opportunity:
The location of and directions to the units
A range of prices for the housing units
The bedroom size(s) of the units
The maximum income permitted to qualify for the housing units
The locations of applications for the housing units
The business hours when interested households may obtain an application for a housing unit
Application fees, if any

•
•
•
•
•
•
•

It is also recommended that the following information be included in the advertisements:
•
•
•
•

Last date applications will be accepted
Contact number of the Municipal Housing Liaison, Administrative Agent, property
manager or landlord
A statement concerning the availability of credit, budget and/or homeownership
counseling services
If already adopted by ordinance, a statement concerning regional preference.

It is recommended the following statement be on all advertisements. “Visit www.njhrc.gov for
more affordable housing opportunities.”
.

Regional Preference
The Municipality of Princeton has, by ordinance, provided that households that live or work in Housing
Region Four (4) comprised of the following counties Mercer, Monmouth, and Ocean shall be selected for an
affordable housing unit before households from outside this region. Units that remain unoccupied after
households who live or work in the region are exhausted, may be offered to the households outside the
region.

Implementation of the Affirmative Marketing Plan
The Operating Manual must identify who will market the affordable units, the municipality or the
Administrative Agent, and how frequently they will be marketed, depending on such factors as whether
there will be advertising to create and maintain a central list of applicants or advertising shall be conducted
for each project, or some combination thereof. It is strongly recommended that detailed records on all
marketing initiatives be maintained.
The affirmative marketing process for affordable units shall begin at least four months prior to expected
occupancy. In implementing the marketing program, the Administrative Agent, shall undertake all of the
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strategies outlined in the Affirmative Marketing Plan. Advertising and outreach shall take place during the
first week of the marketing program and each month thereafter until all the units have been rented. The
Administrative Agent shall market and advertise each project separately and maintain a separate list of
applicants for each project. Applications for affordable housing shall be available in several locations in
accordance with the Affirmative Marketing Plan. The time period when applications will be accepted will be
posted with the applications. Applications shall be mailed to prospective applicants upon request.
An applicant pool will be maintained by each project for re-rentals. When a re-rental affordable unit becomes
available, applicants will be selected from the applicant pool and, if necessary, the unit will be affirmatively
marketed as described
The selection of applicants from the applicant pool is described in more detail in this manual under Random
Selection & Applicant Pool(s).

Developer, Affordable Housing Sponsor, Landlord, Property Manager
If permitted by the municipality, the developer, affordable housing sponsor, landlord or property manager
may be responsible for advertising the affordable housing in accordance with the municipality’s adopted
Affirmative Marketing Plan. Prior to publication or broadcast, draft copies of the marketing material must be
submitted to the Municipal Housing Liaison for approval. Proof of publication must be submitted, including
a copy of the final advertisements with a copy of the paid bill. Public Service Announcements shall be
submitted by the municipality.
Question: How often should we advertise?
Answer: Administrative Agents responsible for new developments, or newly hired Administrative Agents, must advertise initially
to create an applicant pool. For new developments, advertising should begin four months prior to the anticipated occupancy of the
units. Advertising should continue monthly until all units are sold or rented.
Once all vacant units are filled with eligible
households, the Administrative Agent can either close the applicant pool or keep it open. If the applicant pool has sufficient eligible
households for approximately two years worth of turnover, It is recommended that the applicant pool be closed and applications no
longer be accepted. In this case, advertising does not need to be conducted until four months before the applicant pool is to be
reopened. If the Administrative Agent wishes to keep the applicant pool open, they must conduct some form of advertising on a
monthly basis. However, all the components of the Affirmative Marketing Plan do not need to be implemented every month. One
strategy can be implemented each month on a rotating basis. The next section provides more information on random selection and
applicant pool maintenance to help determine how often advertising should be conducted.
Question: My county doesn’t have a library. How do I comply with the application availability rule?
Answer: Only 11 of New Jersey’s 21 counties have a county library. If one or more of the counties in a housing region do not
have county libraries, applications must be made available at the county administration building.
Question: Our affordable housing development is very small. It is unnecessary for us to conduct monthly marketing initiatives
and the number of applicants in our existing pool already exceeds the two-year rule of thumb. Is there any way for us to maintain
compliance without conducting monthly outreach initiatives?
Answer: It is recommended that you attempt to partner with other municipalities in your housing region to help defray time and
cost or close the applicant pool and do not accept applications until the applicant pool contains fewer applicants and affirmative
marketing is implemented.
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Question: We have moderate-income units available, but not low-income units. Can we keep only the moderate portion of the
applicant pool open?
Answer: Yes. In fact, if you regularly have a type of unit that is hard to fill, you may tailor marketing initiatives to fill that type
of unit. However, households that submit applications and are not interested or eligible for the targeted unit type must be notified
that they will not be placed in the applicant pool until it is reopened for their unit type.
Question: Are all developments required to conduct affirmative marketing, or just those with a certain number of units, for
example, more than five units?
Answer: All affordable units governed by UHAC are required to be affirmatively marketed. If it is burdensome for a small
development to conduct its own affirmative marketing, the municipality and Administrative Agent(s) should consider conducting
the affirmative marketing for all the units within the municipality at the municipal level, not at the development level. An
alternative is to contract with an Administrative Agent who will do the affirmative marketing for your units as well as other units
they manage.

RANDOM SELECTION & APPLICANT POOL(S)

Initial Randomization
Applicants are selected at random before income-eligibility is determined, regardless of household size or
desired number of bedrooms. The process is as follows:
After advertising is implemented, applications are accepted for up to 90 days. Applicants will be asked where
they learned of the housing opportunity.
At the end of the period, the Administrative Agent will review the preapplication form submitted by applicants
and place the preliminarily income-eligible applications in the lottery. Applicants who are not income eligible
are notified in writing prior to the lottery date. The approved applicants are selected one-by-one through a
lottery (unless fewer applications are received than the number of available units, then all eligible households
will be placed in a unit).
Households are informed of the date, time and location of the lottery and invited to attend. A municipal
representative will be invited to attend the lottery.
An applicant pool is created by listing applicants in the order selected.
Applications are reviewed for income-eligibility. Ineligible households are informed that they are being
removed from the applicant pool or given the opportunity to correct and/or update income and household
information. Applicants who meet income-eligibility are certified. The certification is valid for 180 days, and
may be renewed by updating income verification information.
Eligible households are matched to available units based upon the number of bedrooms needed (and any
other special requirements, such as regional preference or the need for an accessible unit).
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If there are sufficient names remaining in the pool to fill future re-rentals, the applicant pool shall be closed.
Two years of turnover is needed to close the applicant pool.
When the applicant pool is close to being depleted, the Administrative Agent will re-open the pool and
conduct a new random selection process after fulfilling the affirmative marketing requirements. The new
applicant pool will be added to the remaining list of applicants.

MATCHING HOUSEHOLDS TO AVAILABLE UNITS
In referring certified households to specific restricted units, to the extent feasible, and without causing an
undue delay in occupying the unit, the Administrative Agent shall strive to implement the following policies:
•
•
•
•
•

Provide an occupant for each unit bedroom;
Provide children of different sex with separate bedrooms;
Prevent more than two persons from occupying a single bedroom;
Require that all the bedrooms be used as bedrooms; and
Require that a couple requesting a two-bedroom unit provide a doctor’s note justifying such request.

The Administrative Agent cannot require an applicant household to take an affordable unit with a greater
number of bedrooms, as long as overcrowding is not a factor. (For Princeton’s policy on overcrowding see
BOCA International Property Maintenance Code, 404.5).
A household can be eligible for more than one-unit category, and should be placed in the applicant pool for
all categories for which it is eligible.
Question: What happens if a moderate-income household “walks in” (when the applicant pool is closed and no affirmative
marketing is being conducted) and I have a moderate unit available with no eligible moderate-income households in the applicant
pool?
Answer: If the Administrative Agent notices that a specific unit type is hard to fill and few eligible households are in the applicant
pool, the Administrative Agent should conduct ongoing affirmative marketing for that unit type to ensure a steady stream of
certified households and keep the list open for that unit type. The walk-in can be added to the list.
Question: I am working with an applicant household that requires an accessible unit. Do they skip ahead on the list when an
accessible unit becomes available?
Answer: UHAC does not provide any guidance on this situation. However, it is suggested that the Administrative Agent consider
an accessible unit a unit type, just as a unit is defined by bedroom size. Therefore, if the Administrative Agent is using the initial
randomization model, the first household on the randomized list that requires an accessible unit should be selected when an
accessible unit becomes available. If the Administrative Agent is using the randomization after certification model, all households
of the appropriate size who are in need of an accessible unit, would be selected, and randomized.
Question: An applicant household has a daughter that has room and board at her college. Can they request a unit that is large
enough for her to have a bedroom when she is at home?
Answer: Yes. If the household has a student away at college who is still claimed as a dependent and maintains the parents’ address
as a legal address, the student should be counted in the household size.
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Question: Do I have to place a one-person household in a two-bedroom unit if there is no one-bedroom units available or the
applicant requests a two-bedroom unit?
Answer: A household should not be placed in a unit where there is more than one bedroom per household member. If a
development does not have any one-bedroom units, for example, the Administrative Agent should inform one-person households
that they will not be offered a unit unless there are no eligible households with more than one person. The Administrative Agent
should also refer one-bedroom households to other Administrative Agents within the municipality or region that offer onebedroom units. The Administrative Agent must demonstrate that every effort has been made to find a household of the appropriate
size and composition and that a hardship exists that would justify deviating from the established standard.
Question: I am working with an applicant household that consists of two parents and five children. This household is applying
for a three-bedroom unit. Should this household only be offered a four-bedroom unit?
Answer: No. The administrator must strive to prevent more than two people from occupying one bedroom, as outlined in N.J.A.C.
5:80-26.4(c), but may not force a family to purchase or rent a larger unit as long as it does not violate municipal regulations for
over-crowding.

Regional Preference
The Municipality of Princeton has, by ordinance, provided that households that live or work in Housing
Region Four (comprised of the following counties Ocean, Monmouth, and Mercer) shall be selected for an
affordable housing unit before households from outside this region. Units that remain unoccupied after
households who live or work in the region are exhausted, may be offered to the households outside the
region. Affordable units that will receive affordable housing crediting may not have a Princeton only
preference. All creditable affordable housing units must be affirmatively marketed to Region 4: Ocean
Monmouth and Mercer Counties.

Implementation of the Affirmative Marketing Plan
The Operating Manual must identify who will market the affordable units, the municipality or the
Administrative Agent, and how frequently they will be marketed, depending on such factors as whether
there will be advertising to create and maintain a central list of applicants or advertising shall be conducted
for each project, or some combination thereof. It is strongly recommended that detailed records on all
marketing initiatives be maintained.
The affirmative marketing process for affordable units shall begin at least four months prior to expected
occupancy. In implementing the marketing program, the Administrative Agent shall undertake all of the
strategies outlined in the Affirmative Marketing Plan. Advertising and outreach shall take place during the
first week of the marketing program and each month thereafter until all the units have been rented. The
Administrative Agent shall market and advertise each project separately and maintain a separate list of
applicants for each project. Applications for affordable housing shall be available in several locations in
accordance with the Affirmative Marketing Plan. The time period when applications will be accepted will be
posted with the applications. Applications shall be mailed to prospective applicants upon request.
An applicant pool will be maintained by each project for re-rentals. When a re-rental affordable unit becomes
available, applicants will be selected from the applicant pool and, if necessary, the unit will be affirmatively
marketed as described
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The selection of applicants from the applicant pool is described in more detail in this manual under Random
Selection & Applicant Pool(s).

Developer, Affordable Housing Sponsor, Landlord, Property Manager
If permitted by the municipality, the developer, affordable housing sponsor, landlord or property manager
may be responsible for advertising the affordable housing in accordance with the municipality’s adopted
Affirmative Marketing Plan. Prior to publication or broadcast, draft copies of the marketing material must be
submitted to the Municipal Housing Liaison for approval. Proof of publication must be submitted, including
a copy of the final advertisements with a copy of the paid bill. Public Service Announcements shall be
submitted by the municipality.
Question: How often should we advertise?
Answer: Administrative Agents responsible for new developments, or newly hired Administrative Agents, must advertise initially
to create an applicant pool. For new developments, advertising should begin four months prior to the anticipated occupancy of the
units. Advertising should continue monthly until all units are sold or rented.
Once all vacant units are filled with eligible
households, the Administrative Agent can either close the applicant pool or keep it open. If the applicant pool has sufficient eligible
households for approximately two years worth of turnover, It is recommended that the applicant pool be closed and applications no
longer be accepted. In this case, advertising does not need to be conducted until four months before the applicant pool is to be
reopened. If the Administrative Agent wishes to keep the applicant pool open, they must conduct some form of advertising on a
monthly basis. However, all the components of the Affirmative Marketing Plan do not need to be implemented every month. One
strategy can be implemented each month on a rotating basis. The next section provides more information on random selection and
applicant pool maintenance to help determine how often advertising should be conducted.
Question: My county doesn’t have a library. How do I comply with the application availability rule?
Answer: Only 11 of New Jersey’s 21 counties have a county library. If one or more of the counties in a housing region do not
have county libraries, applications must be made available at the county administration building.
Question: Our affordable housing development is very small. It is unnecessary for us to conduct monthly marketing initiatives
and the number of applicants in our existing pool already exceeds the two-year rule of thumb. Is there any way for us to maintain
compliance without conducting monthly outreach initiatives?
Answer: It is recommended that you attempt to partner with other municipalities in your housing region to help defray time and
cost or close the applicant pool and do not accept applications until the applicant pool contains fewer applicants and affirmative
marketing is implemented.
Question: We have moderate-income units available, but not low-income units. Can we keep only the moderate portion of the
applicant pool open?
Answer: Yes. In fact, if you regularly have a type of unit that is hard to fill, you may tailor marketing initiatives to fill that type
of unit. However, households that submit applications and are not interested or eligible for the targeted unit type must be notified
that they will not be placed in the applicant pool until it is reopened for their unit type.
Question: Are all developments required to conduct affirmative marketing, or just those with a certain number of units, for
example, more than five units?
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Answer: All affordable units governed by UHAC are required to be affirmatively marketed. If it is burdensome for a small
development to conduct its own affirmative marketing, the municipality and Administrative Agent(s) should consider conducting
the affirmative marketing for all the units within the municipality at the municipal level, not at the development level. An
alternative is to contract with an Administrative Agent who will do the affirmative marketing for your units as well as other units
they manage.

HOUSEHOLD CERTIFICATION
Before any household can rent a restricted unit, the Administrative Agent must certify the household as
eligible. Certification of a household involves the verification of two critical pieces of data: 1) Household size
and composition, including gender; and 2) The total income and assets for all household members over 18
years of age. The certification process begins with the applicant completing an application in its entirety and
providing the required backup documentation. Once eligibility documents and data have been collected, the
Administrative Agent can begin the process of calculating the household’s income.
Various properties utilize slightly different methods of calculating the income of applicants for affordable
housing. Much depends on the particular program under which a property was funded and is operated.
Outlined below is the most common set of requirements used in calculating income for households in New
Jersey in UHAC; however, these requirements do not apply to programs which are funded or regulated by
the federal government.
Procedure for Income-Eligibility Certification
The Administrative Agent shall require each member of an applicant household who is 18 years of age or
older to provide documentation to verify their income. The household shall have twenty (20) days from first
notification to submit all required documents. Income verification documentation should include, but is not
limited to the following for each and every member of a household who is 18 years of age or older:
Four current consecutive pay stubs [including both the check and the stub], including bonuses,
overtime or tips, or a letter from the employer stating the present annual income figure or if selfemployed, a current Certified Profit & Loss Statement and Balance Sheet.
• Copies of Federal and State income tax returns for each of the preceding tax years - A Form 1040
Tax Summary for the past three tax years can be requested from the local Internal Revenue Service
Center or by calling 1-800-829-1040.
• A letter or appropriate reporting form verifying monthly benefits such as: o Social Security or SSI –
Current award letter or computer print out letter o Unemployment – verification of Unemployment
Benefits o Welfare -TANF1 current award letter o Disability - Worker’s compensation letter or
o Pension income (monthly or annually) – a pension letter
o A letter or appropriate reporting form verifying any other sources of income claimed by the applicant,
such as alimony or child support – copy of court order or recent original letters from the court or
education scholarship/stipends – current award letter.
• Current reports of savings and checking accounts (bank statements and passbooks) and income
reports from banks or other financial institutions holding or managing trust funds, money market
accounts, certificates of deposit, stocks or bonds (In brokerage accounts – most recent statements
and/or in certificate form – photocopy of certificates).
•

1

TANF – Temporary Assistance for Needy Families
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•
•
•

Evidence or reports of income from directly held assets, such as real estate or businesses.
Interest in a corporation or partnership – Federal tax returns for each of the preceding three tax
years.
Current reports of assets – Market Value Appraisal or Realtor Comparative Market Analysis and
Bank/Mortgage Co. Statement indicating Current Mortgage Balance. For rental property, attach copies
of all leases.

The following is a list of various types of wages, payments, rebates and credits. Those that are considered
as part of the household’s income are listed under Income. Those that are not considered as part of the
household’s income are listed under Not Income. Restricted units constructed with Federal funds should
consult the appropriate regulations, for example, HUD Section 42, to ensure compliance with applicable
Federal regulations.

Income
1. Wages, salaries, tips, commissions
2. Alimony
3. Regularly scheduled overtime
4. Pensions
5. Social security
6. Unemployment compensation (verify the remaining number of weeks they are eligible to receive)
7. TANF
8. Verified regular child support
9. Disability
10. Net income from business or real estate
11. Interest income from assets such as savings, certificates of deposit, money market accounts, mutual
funds, stocks, bonds
12. Imputed interest (using a current average annual rate of two percent) from nonincome producing
assets, such as equity in real estate. Rent from real estate is considered income, after deduction of
any mortgage payments, real estate taxes, property owner’s insurance.
13. Rent from real estate is considered income
14. Any other forms of regular income reported to the Internal Revenue Service

Not Income
1.
2.
3.
4.
5.
6.
7.
8.

Rebates or credits received under low-income energy assistance programs
Food stamps
Payments received for foster care
Relocation assistance benefits
Income of live-in attendants
Scholarships
Student loans
Personal property such as automobiles
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9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance settlements
10. Part-time income of persons enrolled as full-time students
11. Court ordered payments for alimony or child support paid to another household shall be deducted
from gross annual income
To calculate income, the current gross income of the applicant is used to project that income over the next
12 months.
Student Income
Only full-time income of full-time students is included in the income calculation. A fulltime student is a
member of the household who is enrolled in a degree seeking program for 12 or more credit hours per
semester; and part-time income is income earned on less than a 35-hour workweek.

The Real Estate Asset Limit
Except for federal programs, if an applicant’s primary residence, which is to be sold upon purchase of an
affordable unit, has no mortgage debt and is valued at or above the regional asset limit as published annually
by the NJ Department of Community Affairs with the Annual Regional Income Limits Chart, the household
must be determined ineligible for certification. However, if the applicant’s existing monthly housing costs
including taxes, homeowner insurance, and condominium or homeowner association fees exceed 38 percent
of the household’s eligible monthly income, the household will be exempt from the asset limit.
An applicant must provide a recent, Market Value Appraisal or Realtor Comparative Market Analysis, on the
home they own unless the applicant has mortgage debt on the home or can demonstrate that the existing
monthly housing costs exceed 38 percent of the household’s eligible monthly income, in which case the
applicant is exempt from the asset limit. Before obtaining a professional appraisal, the applicant should
review the property’s tax appraisal and the current market value and compare it to the asset limit to avoid
any unnecessary expense. For instance, if homes are commonly selling in the applicant’s neighborhood for
over $250,000, it is unlikely that an appraisal will determine a value below the asset limit. The maximum
asset limit for Region 4 in 2019, for example, is $193,919.
Income from Real Estate
If real estate owned by an applicant for affordable housing is a rental property, the rent is considered income.
After deduction of any mortgage payments, real estate taxes, property owner insurance and reasonable
property management expenses as reported to the Internal Revenue Service, the remaining amount shall be
counted as income.
If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, the
Administrative Agent should determine the imputed interest from the value of the property. The
Administrative Agent should deduct outstanding mortgage debt from the documented market value
established by a market value appraisal. Based on current money market rates, interest will be imputed on
the determined value of the real estate.
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Maximum Monthly Payments
The percentage of funds that a household can contribute toward housing expenses is limited. However, an
applicant may qualify for an exception based on the household’s current housing cost (see below). The
Administrative Agent will strive to place an applicant in a unit with a monthly housing cost equal to or less
than the applicant’s current housing cost.
UHAC states that a certified household is not permitted to lease a restricted rental unit that would require
more than 35 percent of the verified household income (40 percent for age-restricted units) to pay rent and
utilities. However, at the discretion of the Administrative Agent, this limit may be exceeded if:
•

•
•
•
•
•

The household currently pays more than 35 percent (40 percent for households eligible for agerestricted units) of its gross household income for rent and the proposed rent will reduce the
household’s housing costs;
The household has consistently paid more than 35 percent (40 percent for households eligible for
age-restricted units) of eligible monthly income for rent in the past and has proven its ability to pay;
The household is currently in substandard or overcrowded living conditions;
The household documents the existence of assets, with which the household proposes to supplement
the rent payments; or
The household documents proposed third party assistance from an outside source such as a family
member in a form acceptable to the Administrative Agent and the Owner of the unit; and
The household receives budget counseling.

Housing Counseling
The Administrative Agent is responsible for providing housing counseling, or providing referrals for
counseling, as a part of the Affirmative Marketing Plan and during the application process. Although housing
counseling is recommended, a household is only required to attend counseling if their monthly housing
expense exceeds UHAC standards. A HUD-approved housing counseling agency, or a counseling agency
approved by the NJ Department of Banking and Insurance, meets UHAC’s requirements for an experienced
Housing Counseling Agency. If the Administrative Agent is not approved by HUD or by the NJ Department
of Banking and Insurance, the Agent will make referrals to one of the HUD-approved housing counseling
agencies in New Jersey. This counseling to low- and moderate-income housing applicants will focus on
subjects such as budgeting, credit issues, and mortgage qualification, and is free of charge. A list of nonprofit counselors approved by HUD and/or the New Jersey Department of Banking and Insurance is available
from the Administrative Agent (Appendix C).
The Applicant Interview
Ideally, the prospective applicant will be available to meet with the Administrative Agent to review the
certification and random selection processes in detail and ask any questions they may have about the project
or the process. However, scheduling time off from work may prove burdensome to the applicant. Applicants
may also have mobility issues or special needs that also pose an obstacle to an interview. Therefore, the
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Administrative Agent is prepared to complete the certification process via telephone and mail. If an interview
is to be conducted, the Administrative Agent will attempt to achieve the following objectives:
•
•

•

•

Confirm and update all information provided on the application.
Explain program requirements, procedures used to verify information, and penalties for providing
false information. Ask the head of household, co-head, spouse and household members over age 18
to sign the Authorization for Release of Information forms and other verification requests.
Review the applicant’s identification and financial information and documentation, ask any questions
to clarify information on the application, and obtain any additional information needed to verify the
household’s income.
Make sure the applicant has reported all sources for earned and benefit income and assets (including
assets disposed of for less than fair market value in the past two years). Require the applicant to give
a written certification as to whether any household member did or did not dispose of any assets for
less than fair market value during the past two years.

Records Documenting Household Composition and Circumstances
The following are various records for documenting household information:
•
•
•
•
•

Social Security records or cards. Either individual Social Security card or letter from Social Security
Administration
Adoption papers, or legal documents showing adoption in process
Income tax return
Birth Certificate or Passport
Alien Registration Card

Approving or Rejecting a Household
Administrative Agents must notify applicant households of their eligibility within twenty (20) days of the
Administrative Agent’s determination.
Households with a verified total household income that exceeds 80 percent of the regional income limit for
the appropriate family size are ineligible for purchase or rental of restricted units. A letter rejecting the
household’s application shall be mailed to the household.
Similarly, households with a verified total household income that is within the income limits, but too low to
afford any of the units administered by the Administrative Agent shall be sent a letter rejecting the
household’s application, and/or referring them to housing counseling.
Households with a verified total household income of less than 80 percent shall be issued a letter certifying
eligibility. This certification is valid for 180 days. If the Administrative Agent is unable to place the household
in a restricted unit at the conclusion of 180 days, an extension may be granted once the household’s eligibility
is verified.
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Once the applicant is certified and matched to an available unit, the Administrative Agent must secure from
the applicant a signed and notarized acknowledgement of their requirements and responsibilities in renting
a restricted unit. UHAC’s Disclosure Statement shall be forwarded to the applicants.
In addition to non-eligibility based on income, the Administrative Agent may deny a certification because of
the household’s failure or inability to document household composition, income, assets, sufficient funds for
down payment, or any other required facts and information. A household may also be denied certification if
the Administrative Agent determines that there was a willful or material misstatement of fact made by the
applicant.

Dismissal of Applications
Applications can be dismissed for the following reasons:
1. The application is not signed or submitted on time.
2. The applicant commits fraud, or the application is not truthful or complete.
3. The applicant cannot or does not provide documentation to verify their income or other required
information when due.
4. The household income does not meet the minimum or maximum income requirements for a particular
property.
5. The applicant owns assets that exceed the Asset Limit.
6. The applicant fails to respond to any inquiry in a timely manner.
7. The applicant is non-cooperative or abusive with the staff, property manager or landlord.
8. The applicant changes address or other contact information without informing the Administrative
Agent in writing.
9. The applicant does not meet the credit standard or other requirement set forth by managers of rental
properties.
10. The applicant fails to verify attendance in a credit counseling program when required to do so by the
program rules.
11. The applicant does not respond to periodic update inquiry in a timely fashion.
12. The applicant fails to sign the Compliance Certification, Certificate for Applicant, Lease Document, as
may be required.
13. The applicant, once approved, fails to sign the lease in a timely manner.
14. Applicants will also be removed from all lists held by the Administrative Agent once they have been
approved for an affordable unit. However, these applicants may re-apply for other opportunities in
that municipality once they have occupied their unit.
Applicants who are dismissed must re-apply. A minimum time period of six months applies in most situations
where the applicant has been withdrawn for fraud, poor credit, uncooperative behavior or other serious
matters.
Applicants are not automatically removed from rental lists if they do not respond to a Notice of Availability.
Applications may be held in abeyance for a period not to exceed 60 days if there is an error on the credit
report, so that the applicant can correct the error and re-apply. Units will not be held open for that applicant.
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However, once the credit report is corrected, the applicant will be given a priority for the next opportunity at
that property.
Appeals
Appeals from all decisions of an Administrative Agent shall be made in writing to the appropriate agency/party
to be designated.
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AFFORDABLE SALES
OVERVIEW OF THE AFFORDABLE HOUSING SALES PROCESS
APPLICATION PROCESS: See Attachment 2 for Sales Application
All of Princeton’s Affordable Sales are Re-Sales of existing units. Princeton’s Third Round Plan does not include
any new sales units. In order for an affordable unit to be listed for sale, the owner must send a letter or email
to the Municipal Housing Liaison indicating their desire to sell. The owner is required to market the unit on
their own by hiring a real estate agent or publishing a “for sale by owner” advertisement on Zillow. The MHL
will work cooperatively with the owner by providing contact information to all eligible households on the
municipal waiting list. All potential buyers not already on the waiting list must complete a preapplication form
and be added to the Waiting List. The MHL income qualifies all buyers and matches households to
appropriately sized units. No real estate closing can occur until the MHL approves the buyer and the sales
price.
Preapplications in both English and Spanish will be available at these locations: 


Princeton Municipal Building at One Monument Drive
online at www.princetonnj.gov

The Princeton Affordable Housing Office will accept preapplications on an ongoing basis.


Princeton Affordable Housing will contact each applicant once preapplications are received, stating
either:





Preapplication
Preapplication
Preapplication
Preapplication

is
is
is
is

complete and household has been placed on the waiting list
incomplete
complete, but the household is over income limit for housing region
complete, but household does not earn sufficient income to purchase a unit

Waiting List – Maintenance and Updating


Princeton Affordable Housing maintains a waiting list that includes sufficient information about each
application to enable Princeton Affordable Housing to process applications when vacancies arise. The
following information will be included:
 Number of persons in household
 Unit or bedroom size for which the household is eligible, or has requested
 Annual income level based on the self-reported income of the applicant) (i.e., moderate, low-, or very low-income)
 The need for an accessible housing unit and any required accessible features
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Mail yearly update letters to applicants so that update information can be recorded on waiting list
database.



Princeton Affordable Housing will maintain files for three (3) years, maintaining confidentiality.



Princeton Affordable Housing will inform each household in writing when housing unit becomes
available.

Matching Household to Housing Units


Per UHAC, Princeton Affordable Housing will refer certified households to specific bedroom sizes and
strive to:
 Provide an occupant for each bedroom.
 Provide children of different sex with separate bedrooms; and
 Prevent more than two persons from occupying a single bedroom
 Moderate income units will be sold to households qualifying as moderate income only
 Low income income units will be sold to households qualifying as low income only
 Units will not be sold to households in the very low income category. These applicants
will be referred to affordable rentals.
 A moderate income unit will be sold to a low income household if after multiple tries to
sell the unit, an eligible moderate income buyer cannot be found. This “hardship
waiver” must be approved by the Princeton Affordable Housing Board for
recommendation to the Governing Body for approval by resolution.
 In no case will a low income unit be sold to a moderate income household.

HOMEOWNERSHIP PROCESS
1. Princeton, acting as a redevelopment agency pursuant to NJSA 40a:12A-1 et seq., facilitates all sales
transactions, whether between Purchaser and Seller, between Seller and Municipality, or between
Municipality and Purchaser.
2. The Municipality will repurchase a resale housing unit at the appropriate resale price if, at the end of
twelve (12) months, the Municipality has been unable to qualify an income-eligible and household-sizeappropriate applicant for the Resale housing unit. After purchasing the property, the Municipality will
continue to market the affordable unit in order to resell to an eligible purchaser.
3. An Affordability Assistance loan program offers low-interest Down payment and Closing cost assistance
loans to qualified purchasers. These loans do not have to be repaid on a monthly basis. In fact, the
purchaser is not required to repay the loan (with interest) until they sell the unit. They can, however,
choose to pay back the loan at any time after closing.
4. Princeton offers an Equal Housing Opportunity. The Municipality does not guarantee or represent
housing unit availability for every applicant. Selection is made on the basis of criteria including, but not
limited to: income, household size, housing unit availability, and mortgage approval.
5. All affordable housing units are deed restricted. Third Round affordable housing units will be deed
restricted for 30 years or until Princeton chooses to release the lien. However, no affordable sales units
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are included in Princeton’s Third Round Plan. Most of Princeton’s affordable housing sales units are
deed restricted for 99 years.

For Sale Units
Random selection is a process by which households are selected for placement in affordable housing units
such that no preference is given to one applicant over another except for purposes of matching household
income and size with an appropriately priced and sized affordable housing unit (for example, by lottery).
Random selection helps to ensure that all eligible households throughout Region 4 (Mercer, Monmouth and
Ocean counties) or elsewhere have an equal opportunity to obtain affordable housing.
The Municipality’s list of Purchasers is an open list at all times. Preference can be given to those who live or
work in Region 4; however, preference cannot be given to those currently living or working in Princeton over
those living or working elsewhere in Region 4.
Princeton, acting as a Redevelopment Agency under N.J.S.A. 40A:12A-1, using the services of a full-time inhouse MHL who facilitates and controls resales in directly transactions between Seller and Buyer or resells the
Municipal-owned housing unit, if the Municipality has purchased the property from a homeowner.
Within thirty (30) days of homeowner notification of Intent to Sell, or after the Municipality has closed on a
Municipal purchase, the Municipality shall mail out letters, all on the same day, to everyone on the Municipal
waiting list in the available housing unit’s bedroom size and income category. The Notice of Availability is also
posted on the Municipal website. The Notice of Availability letter states that a housing unit in a specific size,
within specific income ranges, and at a specific development, is available.
The returned applications are screened for preliminary eligibility based on income and household size. The
MHL makes arrangement for potential eligible buyers to make an onsite visit. If they wish to purchase the
unit, eligible applicants are sent a final application which requires documentation. The completed application
with documentation is due back in the Affordable Housing Office within 3 weeks. If more than one applicant is
eligible and wants to purchase, the priority of the applications will be determined by a randomized drawing.
HOUSEHOLD CERTIFICATION
Before any household can purchase an affordable unit, the MHL must certify the household as eligible.
Certification of a household involves the verification of two critical pieces of data: 1) Household size and
composition; and 2) The total income and assets for all household members over 18 years of age. The
certification process begins with the applicant completing an application in its entirety and providing the required
backup documentation. Once eligibility documents data have been collected, the MHL can begin the process of
calculating the household’s income.
Procedure for Income-Eligibility Certification: See Attachment 4 for Income Worksheet
The Princeton Affordable Housing Manager shall require each member of an applicant household who is 18 years
of age or older who is not a full time student to provide documentation to verify their income. Per UHAC, Income
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verification documentation should include, but is not limited to the following for each and every member of a
household who is 18 years of age or older:


Four current consecutive pay stubs, including bonuses, overtime or tips, or a letter from the employer
stating the present annual income figure or if self-employed, a current Certified Profit & Loss Statement
and Balance Sheet or the most recent Federal Income Tax Return.



Copies of Federal and State income tax returns for each of the preceding three tax years - A Form 1040
Tax Summary for the past three tax years can be requested from the local Internal Revenue Service
Center or by calling 1-800-829-1040.



A letter or appropriate reporting form verifying monthly benefits such as
o
o
o
o
o

Social Security or SSI – Current award letter or computer printout letter
Unemployment – verification of Unemployment Benefits
Welfare -TANF2 current award letter
Disability - Worker’s compensation letter
Pension income (monthly or annually) – a pension letter.



A letter or appropriate reporting form verifying any other sources of income claimed by the applicant,
such as alimony or child support – copy of court order or recent original letters from the court or education
scholarship/stipends – current award letter.



Current reports of savings and checking accounts (bank statements and passbooks) and income reports
from banks or other financial institutions holding or managing trust funds, money market accounts,
certificates of deposit, stocks or bonds (In brokerage accounts – most recent statements and/or in
certificate form – photocopy of certificates).



Evidence or reports of income from directly held assets, such as real estate or businesses.



Interest in a corporation or partnership – Federal tax returns for each of the preceding three tax years.



Current reports of assets – Market Value Appraisal or Realtor Comparative Market Analysis and
Bank/Mortgage Company Statement indicating Current Mortgage Balance. For rental property, attach
copies of all leases.

The following is a list of various types of wages, payments, rebates and credits. Those that are considered as
part of the household’s income are listed under Income. Those that are not considered as part of the
household’s income are listed under Not Income. Restricted units constructed with Federal funds should
consult the appropriate regulations, for example, HUD Section 42, to ensure compliance with applicable
Federal regulations.

Income

2

TANF – Temporary Assistance for Needy Families
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1. Wages, salaries, tips, commissions
2. Alimony
3. Regularly scheduled overtime
4. Pensions
5. Social security
6. Unemployment compensation (verify the remaining number of weeks they are eligible to receive)
7. TANF
8. Verified regular child support
9. Disability
10. Net income from business or real estate
11. Interest income from assets such as savings, certificates of deposit, money market accounts, mutual
funds, stocks, bonds
12. Imputed interest (using a current average annual rate) from non-income producing assets, such as equity
in real estate. Rent from real estate is considered income, after deduction of any mortgage payments,
real estate taxes, property owner’s insurance.
13. Rent from real estate is considered income
14. Any other forms of regular income reported to the Internal Revenue Service

Not Income
1. Rebates or credits received under low-income energy assistance programs
2. Food stamps
3. Payments received for foster care
4. Relocation assistance benefits
5. Income of live-in attendants
6. Scholarships
7. Student loans
8. Personal property such as automobiles
9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance settlements
10. Part-time income of persons enrolled as full-time students
11. Court ordered payments for alimony or child support paid to another household shall be deducted from
gross annual income
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To calculate income, the current gross income of the applicant is used to project that income over the next 12
months.

Student Income
Only full-time income of full-time students is included in the income calculation. A full-time student is a member
of the household who is enrolled in a degree seeking program for 12 credit hours or more per semester; and
part-time income is income earned on less than a 35-hour workweek.
The Real Estate Asset Limit
Except for federal programs, if an applicant’s primary residence, which is to be sold upon purchase of an
affordable unit, has no mortgage debt and is valued at or above the Regional Asset Limit as published annually,
the household must be determined ineligible for certification.
However, if the applicant’s existing monthly housing costs including taxes, homeowner insurance, and
condominium or homeowner association fees exceed 38 percent of the household’s eligible monthly income,
the household will be exempt from the asset limit. The maximum asset limit for Region 4 in 2019, for example,
is $193,919.
An applicant must provide a recent, Market Value Appraisal or Realtor Comparative Market Analysis, on the home
they own unless the applicant has mortgage debt on the home or can demonstrate that the existing monthly
housing costs exceed 38 percent of the household’s eligible monthly income, in which case the applicant is
exempt from the asset limit.
Income from Real Estate
If real estate owned by an applicant for affordable housing is a rental property, the rent is considered income.
After deduction of any mortgage payments, real estate taxes, property owner insurance and reasonable property
management expenses as reported to the Internal Revenue Service, the remaining amount shall be counted as
income.
If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, the Princeton
Affordable Housing Manager should determine the imputed interest from the value of the property. The
Princeton Affordable Housing Manager should deduct outstanding mortgage debt from the documented market
value established by a market value appraisal. Based on current money market rates, interest will be imputed
on the determined value of the real estate.

HOUSING COUNSELING REQUIREMENTS: See Attachment 5 for a list of local Housing Counseling
Agencies
The Administrative Agent is responsible for providing housing counseling on an as-needed basis, or providing
referrals for counseling, as part of the affirmative marketing plan it is implementing. The entity conducting the
counseling must be approved by the appropriate State agency or agencies. A HUD-approved Housing Agency,
or counseling agency approved by the NJ Department of Banking and Insurance, meets the appropriate State
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agency or agencies requirements for an experienced housing counseling agency. If the Administrative Agent
is not approved by HUD or by the NJ Department of Banking and Insurance, the Agent may make referrals to
one of the seventy (70) HUD-approved counseling agencies in New Jersey. This counseling to low- and
moderate-income housing applicants will focus on subjects such as budgeting, credit issues, mortgage
qualification, rental lease requirements, and landlord/tenant law.
Calculating the Price of a Sales Unit: On December 6, 2012, Princeton Township and Princeton Borough
merged into a new entity called the Municipality of Princeton. The “former” Township and the “former” Borough
calculated sales prices differently.
In the Former Township:
1. The Buyer’s Price is correlated directly to twenty-eight percent (28%) of the applicant’s gross
household income and is established through a formula. The formula includes housing costs like
Property Taxes, Property Insurance, Homeowner Association Fees and utilities such that all housing
costs will not exceed 28% of the purchaser’s gross annual income. All forms of income, including but
not limited to that which will be counted pursuant to the Uniform Housing Affordability Controls
(UHAC). In the former township, the Purchase Price has no correlation to the Resale Price. So the
price that the owner is entitled to has no relationship to what the buyer will pay. (See Attachment 6:
Calculating the Buyer’s Price)
2. At the time of resale, the Resale Price is calculated by adding the total allowable appreciation to the
original Purchase Price. The appreciation is determined by multiplying the original Purchase Price by
the percentage of difference between the median incomes at the time of purchase and the date of the
Notice of Intent to Sell. At closing, the appreciation is then split between the Seller and the
Municipality. In the former Township, the seller receives 50% of the appreciation and Princeton
receives 50% of the appreciation. (See Attachment 7: Calculating the Resale Price)
3. If the Buyer’s Price is less than the Resale Price, the Municipality will subsidize the difference to the
Seller. If the Purchase Price is more than the Resale Price, the Municipality will recapture the
difference between the Maximum Resale Price and the Purchase Price.
In the Former Borough:
1. Sales prices in the “Former” Borough follow the traditional method of utilizing the “COAH” calculator
now annually updated by the Affordable Housing Professionals of New Jersey. This calculator allows
annual increases in the sales price based on incremental increases in median incomes in New Jersey.
2. The sales price is established by the calculator and the sales price is the same as the purchase price.
In other words, this method follows that traditionally used in market rate sales transactions. While a
maximum sales price is established by the COAH calculator, the buyer can negotiate a lower sales price
with the seller. However, the seller cannot negotiate a higher resale price than what the calculator
allows. Princeton does not subsidize sales in the Former Borough.
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3. In the former Borough, the Seller and the Municipality share in the appreciation in a seventy-five
percent/twenty-five percent (75%/25%) split, with twenty-five percent (25%) returning to the
Municipality.
Legal Instruments for the Purchase of the Affordable Unit: See Attachment 7 for Legal
Documents signed prior to closing
Once an applicant is deemed eligible, the MHL will take them for an onsite visit. If they decide to purchase a
particular affordable unit and they pre-qualify for a mortgage, they will make an appointment to sign a
Contract of Sale. The Contract will indicate the price of the unit and whether or not the buyer is asking for a
down payment/closing cost loan. They will also sign an Addendum to the Agreement of Sale which delineates
various rights and responsibilities of the affordable purchaser, such as the right to a Home Inspection prior to
closing.
In addition the buyer will sign Appendix J which outlines the terms of the deed restriction on the affordable
unit which explicitly states they must occupy the unit and cannot sell the unit without the written consent of
the MHL. It also makes clear that there are limits on the amount of borrowing allowed from the equity on the
property and that all refinancing or equity loans must be approved in writing by the MHL
Finally they sign an Affordable Housing Radon Addendum that explains their right to have a radon test done
on the property. All sales must be first be approved by the Princeton Affordable Housing Board, which then
recommends the adoption of a resolution by the Princeton Governing Body. The closing cannot be scheduled
until the Governing Body adopts a resolution approving the sale of the unit and all legal documents have been
signed by the Mayor.
DOWN PAYMENT/CLOSING COST LOAN PROGRAM
Princeton offers a Down Payment Assistance Loan Program to qualified purchasers. The Affordable Housing
Board must approve the Purchaser’s qualification and need for the loan. To be eligible for the loan, the
qualified Purchaser:





Must be income eligible
May use gifts or other loans to fund additional closing costs
May obtain a loan for $5,000 or less, with interest at Princeton’s bond-borrowing interest rate at the
time of taking the loan
Must sign a mortgage and mortgage note to Princeton

Terms of the loan:







The loan has no prepayment penalty
Due and payable when the Purchaser resells, transfers the property, borrows against the property or
refinances the first mortgage
May be subordinated only to the first money mortgage
The loan must be included when calculating the borrowing capacity of the homeowner and the equity
in the property
Must sign a mortgage and mortgage note to Princeton
All Down Payment/ Closing Cost loans must be first be approved by the Princeton Affordable Housing
Board, which then recommends the adoption of a resolution by Princeton Governing Body.
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MUNICIPAL REQUIREMENTS AT RESALE

Certifications
If the Municipality is selling an affordable unit that it owns, the Affordable Housing Manager must complete an
Application for Certificate of Smoke Detector, Carbon Monoxide Alarm and Kitchen Fire Extinguisher
Compliance with the Princeton Department of Emergency & Safety Services in the Bureau of Fire Safety. This
step is not necessary if Princeton is purchasing a unit or if the sale of an affordable unit is between a private
seller and a private buyer.
The application can be found online at www.princetonnj.gov or can be picked up at the Bureau of Fire Safety.
Before the sale of any affordable unit, whether it is a unit that the municipality is selling, Princeton is buying or
whether it is a private sale, the Affordable Housing Manager must complete a Construction Records Clearance
Application through the Princeton Building Department. There is no charge for this as long as the Building
Department is informed that this certification is for an affordable unit. The Construction Records Clearance
certificate does not apply to affordable units in the Former Borough.
This certification will ensure that there are no open municipal construction permits for the unit. The application
can be obtained at the Princeton Building Department.

Owner’s Intent to Sell
At the time an Owner wishes to sell their property, the Owner must write to the MHL at 1 Monument Drive,
Princeton, NJ 08542 or email the MHL to indicate their intention. The MHL will calculate the permissible
maximum Resale price according to Affordable Housing guidelines. The MHL will also inspect the property and
may require certain home improvements are made before the unit can be marketed. After the improvements
are made, the twelve month marketing period will begin.
The Owner and the Manager will work together to market the property. The MHL will help coordinate the
process by sending notices of availability to appropriate households on the waiting list. The Owner can show
the unit to the interested buyers. Interested buyers will be income qualified by the MHL. The Owner is
encouraged to list the unit with a realtor so that it appears on the Multiple Listing Service or place a “For Sale
by Owner” listing on Zillow. The Princeton Affordable Housing Program provides that, in the event that the
MHL is unable to qualify a buyer, the Municipality, acting as a Redevelopment Agency pursuant to N.J.S.A.
40A:12A-1 et seq., will purchase the housing unit from the Seller. The Municipality will remarket the property
to income-eligible buyers whose household size and income are appropriate to the housing unit being offered.
The Real Estate Closing: See Attachment 9 for Deed, Appendix N and
Appendix O
Both the buyer and seller must retain an attorney to represent them. If Princeton is selling a unit it owns, it
will be represented by its affordable housing attorney. The closing takes place at the buyer’s attorney’s office.
Generally the buyer will be approved for their mortgage about 45 days from the submission of the fully
executed contract to the mortgage broker. The closing occurs about two weeks after that. The mortgage
company will retain an appraiser to appraise the affordable unit, but the cost for the appraisal is paid by the
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buyer. The buyer may hire a home inspector to undertake an inspection of the unit to discover possible
defects. If the buyer chooses, a radon test will also be completed at an additional fee. A title company will
also be retained to conduct a title search to ensure there is no cloud on the title.
At the closing the buyer will sign the deed which will be recorded by the County Clerk and Appendix N which is
a Recapture Note in Favor of the Municipality. This ensure that if the new owner decides to refinance, borrow
against the equity or try to sell the property, Princeton will be notified.

AFFORDABILITY ASSISTANCE LOAN PROGRAM OPERATING GUIDELINES
Princeton has an Affordability Assistance Loan Program that may assist a qualified affordable housing
homeowner to retain their home. In order to qualify, the homeowner must submit documentation proving
that they income qualify in accordance with current Regional Income Limits. They must also prove that a
financial hardship exists.

Affordability loans may include:






Real estate tax arrears
Mortgage payment (in arrears two (2) months or less) to forestall foreclosure
Homeowner Association fee arrears (limited to a maximum of one (1) year or less or $5,000, whichever
is less) Homeowner must prove that the hardship no longer exists and that ongoing fees will be paid on
time every time from the date of the loan forward.
Sewer/water arrears
Other assistance loans considered and approved by the Affordable Housing Board

Terms of the loan:








Should arrears occur after the loan is granted, the homeowner is in default and the municipality may
call the loan due and payable immediately, without further notification
The loan has no prepayment penalty
Is due and payable upon the resale of the property, refinancing or any borrowing against the property,
and/or foreclosure, whichever is first.
The interest rate will be Princeton’s bond-borrowing interest rate at the time of taking the loan
May be subordinated only to the primary or secondary mortgage
The loan must be included when calculating the borrowing capacity of the homeowner
Must sign a mortgage and mortgage note to Princeton
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Attachment 1:
Appendix K for rental units
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APPENDIX K
FORM OF CERTIFICATE FOR APPLICANTS CERTIFIED TO RENTAL UNIT,
REQUIRED BY SECTION 5:80-26.18(c)(2)
CERTIFICATE FOR APPLICANT
CERTIFIED TO A RENTAL UNIT SUBJECT TO
AFFORDABLE HOUSING RESTRICTIONS
My name is _______________________________ and I am making this certificate in connection with my
certification to rent the Affordable Housing apartment located at ___________________________, in
Princeton Township.
I am aware, as the renter of an Affordable unit, that from this date ___________________, 20__ , until
________, 2_____, as long as I am renting the apartment described above, I am subject to the requirements
that are listed below:
1. I am required to pay all rent set forth in my lease on time and in the manner provided for in my lease.
2. I know that I am required to live in my apartment full time, and that I cannot sublet it, rent it, or let
anyone else live there, not even members of my own family, unless I am living there also.
3. I know that the maximum rent I am supposed to pay to my landlord is limited by law, that it is
announced each year either by the New Jersey Council on Affordable Housing, or, in the case of Low
Income Housing Tax Credit units as established under section 42 of the Internal Revenue Code, by HUD
and the Internal Revenue Service. I can call the Princeton Township Affordable Housing Administrative
Agent at any time if I have any questions about what rent I am supposed to be paying.
4. I know that I am not allowed to make any improvements to my apartment unless they have been
approved in writing by the Princeton Township Affordable Housing Administrative Agent.
STATE OF NEW JERSEY)
COUNTY OF MERCER

) SS.

BE IT REMEMBERED, that on this the ______ day of __________________, 20___ the signer(s) of this
Certificate _______________________________________ appeared personally before me and who, being
duly sworn by me, deposed and made proof to my satisfaction that he/she is/are the Purchaser(s) of the
Affordable home that is identified as said Purchaser(s) in the foregoing Certificate, and that he/she has/have
executed said Certificate with respect to the rental of the property described in the Certificate and for the
purposes described and set forth therein.
Sworn to and subscribed before me, _________________________________ on the date set forth above.
_______________________________________________
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NOTARY PUBLIC

Attachment 2
Affirmative Marketing Advertisement for Rental Units
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SAMPLE NEWSPAPER AD

AFFORDABLE RENTALS – PRINCETON
2 bdrm low income unit - future vacancies
2 bdrm and 3 bdrm moderate income unit - available now
Available at Merwick Stanworth;
income eligibility and credit/background screenings will apply.
No smoking, pets allowed, washer/dryer in unit, dishwasher, microwave, utilities
extra; parking on site.
APPLICATIONS WILL BE ACCEPTED TILL OCTOBER 30, 2017
For applications please contact:
PCHDC, One Monument Drive
Princeton, NJ 08540
www.princetoncommunityhousing.org
Ph: 609-924-3822, ext. 5
Equal Housing Opportunity
_____________________________
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Attachment 3:
Notice of Availability for Sales Units and Final Application
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Municipality of Princeton
Monument Hall
One Monument Drive
Princeton, New Jersey 08540

Princeton Affordable Housing
Maureen Fullaway, Manager
(609) 688-2029
mfullaway@princetonnj.gov

Date
Address
RE: NOTICE OF AVAILABILITY FOR PURCHASE OF AFFORDABLE HOUSING IN PRINCETON
Dear Applicant:
This letter is to notify you that Princeton currently has a TWO-BEDROOM MODERATE INCOME condominium
available for purchase in the Washington Oaks Condominiums in Princeton, New Jersey. Please call our office if
you are interested.
You may be eligible to purchase this affordable unit if your household size and gross household income fall
between the ranges below. The purchase price is based on your income and the minimum and maximum sales
prices are also indicated below:
Household Size
2 Person
3 Person
4 Person

Gross Annual Income
$41,238 - $65,979
$46,393 - $74,226
$51,547 - $82,474

Sales Price Range
$86,701 - $169,616
$103,976 - $197,253
$121,247 - $224,984

Please note the change in the selection process:
If interested, please return the final application (attached) with all supporting documentation
_____________________. If there is more than one qualified purchaser, priority to purchase will be determined
through a random drawing.
Princeton offers no guarantee or representation of unit availability for every applicant. Selection is made on the
basis of criteria including, but not limited to: income eligibility, Mortgage Pre-Approval, household-size
appropriate to unit availability, and legal permanent residency status.
Sincerely,

Maureen Fullaway, Princeton Affordable Housing Manager
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Municipality of Princeton
Monument Hall
One Monument Drive
Princeton, New Jersey 08540

Princeton Affordable Housing
Maureen Fullaway, Manager
(609) 688-2029
mfullaway@princetonnj.gov

Date
Princeton Affordable Sales Program Final Application

Dear Applicant:
Thank you for the preliminary application you submitted. In order to purchase a unit, you must now submit:
1)
2)

Supporting documentation requested on the attached application
Mortgage Preapproval Letter from a Mortgage Lender that works with Affordable Housing
Homeowners. We can suggest mortgage providers who have worked with us in the past.

Please submit all documentation to my office by _________________ or your application will be deemed
incomplete.
Within 30 days from when we receive this final application, you will receive a letter of determination with
regard to your preliminary eligibility for a Princeton Affordable home. It is your responsibility to make certain
your application is complete and the information provided is true and accurate. Once you are approved, you
will need a 5% down payment to purchase an affordable unit. Our program can offer you up to $5,000 toward
your down payment or closing costs through a deferred down payment assistance loan.
If you have any questions, please feel free to contact us by phone or email.
Sincerely,

Maureen Fullaway
Princeton Affordable Housing Manager
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This application does not guarantee you a housing unit. Selection is made on the basis of numerous criteria, which
includes income eligibility, household size and available units. The following restrictions apply:
1. Purchasers of Princeton Affordable Housing units must be Low and/or Moderate Income households as determined
by the N.J. Council on Affordable Housing (COAH) guidelines (see chart below). Proof of gross annual household
income is required to assure that you are qualified. You must have a written pre-approval from a lending institution
in writing in order to qualify. Your application will not be processed without a written pre-approval.
2. Affordable units must be occupied by the d purchaser and must be used as your primary residence. Each purchaser
shall certify in writing, that he/she is purchasing said unit for the expressed purpose of primary living quarters and
for no other reason beyond what is allowable. Purchasers of affordable units are prohibited from renting or leasing
the affordable unit. Only the parties listed on this application may reside in the affordable housing unit.
3. At closing you will be required to sign documents that will contain the restrictions of the Affordable Housing
Program. These restrictions will be recorded with your Deed and/or Mortgage.
4. Purchasers of affordable units have the same rights, privileges, duties and obligations as any other purchasers in
Princeton, with the exception of the restrictions in the Princeton Ordinances and Regulations pertaining to Low and
Moderate Income Housing.
All applicant information required by Princeton Affordable Housing will be kept confidential. Your income will be determined
based on the income information you have provided.
The table below indicates the minimum and maximum gross annual incomes for eligibility:
2019 Income Limits

HOUSEHOLD SIZE

LOW
INCOME

MODERATE
INCOME

1

$36,082

$57,732

2

$41,237

$65,979

3

$46,392

$74,226

4

$51,546

$82,474

5

$55,670

$89,072

6

$59,794

$95,670

If your gross annual income is within the low income guidelines, you are preliminarily qualified to purchase a low income
unit. If your gross annul income is within the moderate income guidelines, you are preliminarily qualified to purchase a
moderate income unit.
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Income Verification
The following information must be mailed, or you may drop them off at the Affordable Housing Sales Office:

1. Documentation for ALL income from ALL sources: Social Security award letters, retirements and pension fund
verifications, annuities, rental property income, business or partnership income, alimony, child support, public
assistance, self-employment, etc., and 4 consecutive pay stubs, and, if requested, written documentation from
your employer, for all working household members;
2. Signed copies of complete Federal Tax Returns with W2s for the last three (3) years, for all household members
who reported income;
3. Checking Accounts: 6 months of complete statements for checking accounts maintained by all members of your
household showing the most recent balance and percent of interest earned
4. Savings Accounts: Most recent Statement. Savings accounts include passbooks, Certificates of Deposit, money
market funds,
5. Most recent statements showing the balance (or market value) and percentage of interest earned on all other
assets accounts (e.g., investments in stocks, bonds treasury bills, mutual funds, etc.);
6. Documents showing the current market value of real estate and other capital investments. Very important to
include mortgages information.
7. Documents showing the value of any trust; and
8. Birth certificates, passports or adoption certificates for all household members, and copies of driver’s licenses for
all those who drive; and
9. Court documentation of divorce proceedings that indicate custody agreements; alimony and child support; and
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10. Documentation indicating permanent resident status of head of household
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Fill out entire application. If it does not apply to you, write in “n/a”)
of Household Member filling out this form:
Sex: M/F
Date of Birth_
Home Phone: (

Social Security Number:
)

____

Work Phone: (

)

- ________
_

Cell Phone: (

)_____________
Email Address:

__

____Current

Address:____________________________________
City:

State:

Zip Code:

County:

______

Mailing Address (if different):
________________
of Second Adult in household:
Social Security Number:
Work Phone (

Date of Birth: _
- _____-

) ___

___ Home Phone (

Cell Phone (

)

)
Email Address:

____________
Please list all household members, including the person filling out the form, who will live in the
home
Relationship
.
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Date of Birth

Social Security #

2 . EMPLOYMENT INFORMATION; All members 18 or older. Do not include full time students who
work part time.
Please provide information for your present employment and any part time employment you may have.

1.

Household Member :

Employer :

Employer Address:

2.

County:

How long at job?

Supervisor :

Phone Number:

What is Your Job Title?

3.

Household Member :

Employer :

Employer Address:

County:

How long at job?

Supervisor :

Phone Number:

What is Your Job Title?
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4.

Household Member :

Employer :

Employer Address:

County:

How long at job?

Supervisor :

Phone Number:

What is Your Job Title?

5.

Household Member :

Employer :

Employer Address:

County:
Supervisor :

How long at job?
Phone Number:

What is Your Job Title?

3. INCOME INFORMATION
Please use a separate income information section for income of any kind.
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ATTACH THE FOLLOWING REQUIRED DOCUMENTS: (Also see page 6 for
Income Verification requirements)

A. Copies of State and Federal tax returns for the previous 3 years, including copies of all W-2
forms
B. Copies of pay stubs (four (4) current and consecutive) and/or proof of income from all other
sources
C. Attach recent documentation to confirm all income from items listed below (i.e., recent
bank statement, statements from other assets, etc., copies of six (6) months of recent
checking and savings account statements(All pages)

4. INCOME SOURCES
Please state the amount of your current annual projected gross income from each applicable source.
Adult #1
Gross Salary or Wages
Pension
Social Security
Unemployment Compensation
Child Support Received (Added to
Income)
Child Support Paid (Deducted from
income)
Disability Payment
Welfare
Tips/Commissions
Alimony
Other ________________
Sub-Totals

6.
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INCOME/ASSET INFORMATION

$
$
$
$
$

Adult #2
$
$
$
$
$

$
$
$
$
$
$
$
+
TOTAL ADULT INCOMES =

$
$
$
$
$
$
$

=

Please list all checking and savings accounts, CD’s, Money Market Funds, Mutual Funds and any other
assets held by financial institutions below, whether or not you gain any interest from them, for all
household members.
Account Number
and Address of
Current
Projected Annual
Financial Institution
Balance/Value
Interest Income

Total Projected Interest Income from this section:

$

6. Please list all stocks, bonds and all other sources of investment income.
OFFICE USE ONLY
TOTAL HOUSEHOLD GROSS ANNUAL INCOME FROM ALL SOURCES
(Combination of Sections 4, 5 & 6 of this application)
of Assets

$

Number of shares

Current Value

Total Projected Income from this section: $ __________________

YOUR PRESENT HOUSING
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Projected Annual Income

Do you own your own home____

or do you rent?

What do you currently pay a month for mortgage or rent? _$____
How many persons presently live in your home?
How many are less than 18 years of age?
If you are unable to secure an affordable unit, will you need to move from your present residence?
How many bedrooms will you need for your family?

__

How long have you lived at current address? _____________
Other applicable information/comments or special details about your housing situation:
_____________________________________________________________________________________
______________
If you own any real estate:
The affordable unit you purchase must be your primary residence. You cannot rent the unit to anyone
under any circumstances.
Please attach information regarding all real estate you own and any of the persons who shall occupy the
unit. Applicants owning real estate must provide documentation of a market value appraisal and
outstanding mortgage debt. The difference will be treated as monetary value of the asset and the
imputed interest will be added to the income. In addition to the appraisal, please provide a copy of the
deed and the most recent mortgage statement.
If the value of your real estate exceeds $193,919 you may not be eligible to purchase and affordable unit
in Princeton. Exceptions apply if there is a mortgage on the property.
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Attachment 4:
Income Calculation Worksheet
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Sample Income Worksheet
Unit Type 1 Bedroom Moderate
Janet Smith
Street Address
Town
Calculating Income and Assets
1=Janet
Family Members

Source

1

Chase Cking Acct #

1

Chase Savings Acct #

Current Cash Value of
Assets

3. Net Cash Value of Assets……………………………………

Actual Income from
Assets

$16,497.23

$0.00

$4,712.70

$2.31

$ 21,209.93

--------------------

4. Total Actual Income from Assets………………………………………………………………….
5. If line 3 is greater than $5,000, multiply line by .06% Passbook Rate and

$2,31
$ 12.73

Enter results here; otherwise, leave blank.
Anticipated Annual Income
Family
Members

Wages

1

35,475.70

Benefits/Pensions

Social
Security/Disability

Child
Support

$12.73

Total Income

$__$35,488.42__-Household Income $ 57,732 COAH limit 1 person mod
Approved 3-17-20 MCF
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Asset Income

$35,488.42

ATTACHMENT 5:
Housing Counseling Agencies
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Counseling Agencies Near Princeton, New Jersey
Agency : PUERTO RICAN ACTION BOARD, INC. (HOUSING COALITION
UNIT)
Phone: 732-249-9700
Toll Free:
Fax: 732-249-4121
Email: hgorman@prab.org
Address: 90 Jersey Ave
NEW BRUNSWICK, New Jersey 08901-3258
Counseling - Financial, Budgeting, and Credit Workshops
Services: - Mortgage Delinquency and Default Resolution Counseling
- Pre-purchase Counseling
- Pre-purchase Homebuyer Education Workshops
- Rental Housing Counseling
- Services for Homeless Counseling
Languages: - English
- Portuguese
- Spanish
Affiliation: NEW JERSEY HOUSING AND MORTGAGE FINANCE AGENCY
Website: http://www.prab.org
Agency :
Phone:
Toll Free:
Fax:
Email:
Address:
Counseling
Services:

Languages:
Affiliation:
Website:

ISLES, INCORPORATED
609-341-4747
prose@isles.org
10 Wood St
Trenton, New Jersey 08618-3921
- Financial Management/Budget Counseling
- Mortgage Delinquency and Default Resolution Counseling
- Non-Delinquency Post Purchase Workshops
- Pre-purchase Counseling
- Pre-purchase Homebuyer Education Workshops
- Predatory Lending Education Workshops
- Rental Housing Counseling
- Services for Homeless Counseling
- English
- Spanish
HOUSING & COMMUNITY DEVELOPMENT NETWORK OF NEW
JERSEY
http://isles.org/

Agency :
Phone:
Toll Free:
Fax:
Email:
Address:
Counseling Services:

Languages:

Affiliation:
Website:

AMERICAN CREDIT ALLIANCE, INC.
609-393-5400
800-332-8648
215-428-6746
info@501plan.org
26 South Warren Street
TRENTON, New Jersey 08608-2108
- Financial Management/Budget Counseling
- Mortgage Delinquency and Default Resolution Counseling
- Non-Delinquency Post Purchase Workshops
- Pre-purchase Counseling
- Pre-purchase Homebuyer Education Workshops
- English
- French
- Russian
- Spanish
AMERICAN CREDIT ALLIANCE
http://www.501plan.org

______________________________________________
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Agency :
Phone:
Toll Free:
Fax:
Email:
Address:

CENTRAL JERSEY HOUSING RESOURCE CENTER, INC.
908-704-9659

908-704-9235
cjhrc@verizon.net
600 1st Ave Ste 3
Raritan, New Jersey 08869-1346
Counseling Services: - Financial, Budgeting, and Credit Workshops
- Mortgage Delinquency and Default Resolution Counseling
- Non-Delinquency Post Purchase Workshops
- Pre-purchase Counseling
- Pre-purchase Homebuyer Education Workshops
- Rental Housing Counseling
- Rental Housing Workshops
- Services for Homeless Counseling
Languages: - English
- Spanish
Affiliation:
Website: http://www.cjhrc.org

52

Attachment 6:
Calculating the Buyer’s Price
In the Former Township
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Calculating the Buyer’s Price: Example
Price Calculation
Annual Income

$22,661

Interest Rate

4.00%

Term of Loan (in years)

30

Loan Ratio

95%

Portion of Income which qualifies for Housing payments

28%

Home Owners Association Dues per month

$259.00

Sewer payment per month

$39.00

Other Housing payments per month

$30.00

Effective Tax Rate

0.02036

Monthly Income

$1,888

Portion of Income which qualifies for Housing payments

28%

Monthly Income available for Housing payments

$528.76

Less:
Monthly Home Owners Association Dues

-259.00

Monthly Sewer payments

-39.00

Other monthly Housing payments

-30.00

Monthly Income Available for Debt Service (principal + interest) and Taxes

Sale Price

$32,213

Minimum Down payment amount

$1,611

Loan Amount

$30,603
.

Monthly Payment
Debt Service
54

$146.10

$200.76

Real Estate Taxes
Total

55

54.66
$200.76

Attachment 7:
Calculating the Resale Price
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RESALE PRICE CALCULATION: Example
RESALE PRICE CALCULATIONS FOR PRINCETON’S AFFORDABLE PROGRAM

3/17/20

Unit is in the former Township
Date:
Owner’s :
Address:
Condo Type:

1 Bedroom Low Income Unit

Family size at time of original purchase
Original purchase price, (10/17/14)
Median income @ time of original purchase, (10/17/14)
Current median income for original family size, (3/17/20):

1
$ 34,210.00
$ 64,830.00
$

72,165.00

Percentage increase in median income:

11.31%

Total appreciation: ($32,210 x .1131)

$

3,870

TOTAL RESALE PRICE:

$

38,080.00

SUMMARY
50% of appreciation due to Township from Seller:

$

1,935.00

50% of appreciation due to Seller:

$

1,935.00

RESTRICTED RESALE Amount due to Seller

$

35,145.00
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In the example above, the Total Sales Price ($38,080)
exceeds the Buyer’s Calculated Price ($32,213) so
Princeton would subsidize the sale by $5,867.
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Attachment 8:
Legal Documents for Sale of Unit
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SAMPLE AGREEMENT OF SALE

For a Deed-Restricted Affordable Housing Condominium Unit
Located in Washington Oaks, Princeton, New Jersey

DATE OF AGREEMENT:

___________________________________

SELLER:

PRINCETON, a Municipality of the State of the New
Jersey,
400 Witherspoon Street
Princeton, New Jersey 08540

PURCHASER/BUYER:

Name
Address
Town
SSN: XXX-XX-XXX

PROPERTY: The Property is commonly known as _____________________, Princeton, New Jersey
08540, and is designated as Block: 9801 Lot: 3.218 on the Municipal Tax Map of Princeton, in the County
of Mercer and State of New Jersey.
This Agreement of Sale is subject to the following Terms and Conditions:
1. BUYER’S CONTRACT PRICE: The Buyer’s Contract Price is $_____________________The Buyer’s
Contract Price is to be paid at closing in cash, certified check, cashier's check, or attorney trust account
check in the amount of $28,784.00. The Purchase Price Calculation attached hereto is made a part of this
Agreement.
2. SELLER'S CONTRACT PRICE: The Seller’s Contract Price is $0.00. The Buyer's contract sales price is set
forth herein above. The Buyer of the Property may have a different contract price based upon the Buyer's
income and the allocation of 28% of the Buyer's income towards shelter expenses. If the Buyer's contract
price is less than the Seller's contract price, the Seller shall immediately notify the Princeton Affordable
Housing Manager. Princeton will provide at closing a payment to the Seller for the differential, if any,
between the Buyer's price and the Seller's price. If the Buyer's contract price is greater than the Seller's
contract price, then the Seller shall be entitled only to the Seller's sales price with the differential being
paid to Princeton, a municipal corporation of the State of New Jersey. This payment shall be made in
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addition to the portion of the appreciation based upon the increase in the median income between the
time the Seller purchased the Property and the time the Seller is selling the Property.
50% Appreciation due to Township from Seller:

$

0.00

50% Appreciation due to Seller:

$

0.00

Amount Due to Seller:

$

0.00

Princeton Subsidy to Seller

$

0.00

3. DEPOSIT:
Initial Deposit (due from Buyer upon signing of this Contract):
Mortgage Amount (see Addendum attached hereto
and made a part hereof, making this Agreement
contingent upon the Buyer obtaining a mortgage
commitment in the amount of $_________________

$

500.00

$

Balance Due at Closing:

$

Total Contract Price:

$

Down Payment Assistance Loan:
The Buyer is __X__ obtaining a $5,000.00 Princeton Down Payment/Closing Cost Assistance Loan.
4. CLOSING DATE: Closing of title shall take place on or about December 27, 2017 at the offices of Dumont
and Watson located at 600 Alexander Road, Princeton, New Jersey or at a location approved by the
Princeton Affordable Housing Manager who shall attend closing.

5. PROPERTY. Seller shall sell and Purchaser shall buy the Property described in this Agreement of Sale
("Agreement" or "Contract"). The Property consists of a condominium unit. This purchase shall also give
Purchaser an automatic undivided percentage interest in the common elements and facilities of
Washington Oaks, a Condominium, as set forth in Appendix "G" to the Master Deed for Washington Oaks
("Washington Oaks " or "Development"). Purchaser shall also become and be accorded all the rights and
obligations as a member of the Washington Oaks Condominium Association, Inc. ("Association") as set
forth in the Master Deed of Washington Oaks and the Bylaws of the Association, and shall have and be
subject to all the rights and obligations of membership as set forth in the foregoing documents. The
Property shall also include all fixtures and appliances unless specifically excluded herein.
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6. MORTGAGE CONTINGENCY: Pursuant to the terms of the Addendum attached hereto, this Contract is
contingent upon the Buyer obtaining a mortgage commitment in the amount of:
$_____________________If Buyer does not obtain a mortgage commitment in the amount stated herein
on or before __________________ either party may cancel the Contract, whereupon all deposit money
will be returned to Buyer. Notwithstanding anything herein to the contrary, the parties may mutually
agree to extend this time frame.

7. TITLE. At closing of title, Seller shall deliver a Bargain and Sale Deed with Covenants against Grantor's
Acts conveying the Property, in the form of "Mandatory Deed Form" attached hereto and made a part
hereof, which has been approved by the Princeton Housing Board, along with Seller's Affidavit of Title.
Seller's Deed and Affidavit of Title must be approved by the Princeton’s Affordable Housing Manager
or the town’s Attorney prior to closing. Title shall be good and marketable and insurable at regular rates
by a title company licensed to do business in the State of New Jersey, free and clear of all liens and
encumbrances, except as follows, provided the following exceptions do not render title uninsurable at
regular rates or prevent the use of the Property as a single family dwelling:
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7.1

All covenants, agreements, easements, declarations, reservations and covenants of
record;

7.2

Restrictions or easements, if any, required to be placed or placed upon the Property by
any federal, state or municipal agency or governmental subdivision or predecessor in title
to the Seller, including, without limitation, zoning ordinances and any other act or
ordinance affecting the use of and improvements to, the property;

7.3

All rights of utility and cable communications companies to place and maintain pipes,
poles, cables, wires and other appurtenances over, on or under the property;

7.4

Easements with respect to public or private sewer, storm sewer or surface water courses;

7.5

Any other restrictions, easements, conditions, agreements or provisions affecting the title
or use of the Property, or affecting improvements to the Property. This includes any
instruments, restrictions, agreements, provisions, conditions or easements or other
matters existing which: (a) do not apply to the Property although constituting a technical
exception to its title; or, (b) do apply to the Property but also apply generally to the parcels
and tracts designated for residential development belonging to the Seller or Seller's
predecessor in title and do not materially and adversely affect Purchaser's ability to use
the Property as a townhouse dwelling;

7.6

Rights, interests and obligations as a member of the Association in the Common Property
of the Association contained in the provisions of the Master Deed, the Certificate of
Incorporation and the Bylaws of the Association;

7.7

Such state of facts as an accurate survey may disclose;

7.8

Standard exceptions in a title policy;

7.9

Any state of facts as an inspection of the Property might disclose;

7.10

Any liability of the Property for any additional assessment for real property taxes, after
the date of closing of title; and

7.11

The provisions of the Princeton Affordable Housing Program, including but not limited to
the Princeton Housing Board Rules, Regulations and By- Laws, which require that the
Property referred to herein shall be deed restricted as an affordable housing unit.

8. CLOSING COSTS. Purchaser shall pay and satisfy the Contract Price as stated on Page One of this
Agreement in full at closing. Purchaser is responsible for the cost of title search continuation, title
examination, survey or survey certification, Purchaser's own attorney fees or title company closing fees,
recording fees and any related charges, including recording fees for all documents required by the New
Jersey Council on Affordable Housing ("COAH"). Seller is responsible for Seller's own attorney fees, the
cost of recording discharges of all liens on the Property and other costs associated with the same, and any
realty transfer taxes. Back title shall be made available to Purchaser by Seller to the extent it is available
to Seller.

9. ATTORNEY REVIEW. Purchaser and/or Seller may terminate this Agreement within three (3) calendar
days of the date of this Agreement for any reason.
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9.1

STUDY BY ATTORNEY. Purchaser and/or Seller may choose to have an attorney study this
Agreement. If an attorney is consulted, the attorney must complete his or her review of
the Agreement within the three (3) calendar day period. This Agreement shall be legally
binding at the end of this period unless an attorney for Purchaser and/or Seller reviews
and disapproves of the Agreement.

9.2

COUNTING THE TIME. The three (3) day review period is calculated by counting the three
days from the date of delivery of the signed Agreement to Purchaser and Seller with
Saturdays, Sundays or legal holidays excluded. Purchaser and Seller may agree in writing
to extend the three (3) calendar day period for attorney review.

9.3

NOTICE OF DISAPPROVAL. If an attorney for Purchaser and/or Seller reviews and
disapproves of this Agreement, the attorney must notify the realtor(s), if any, and Seller
and/or Purchaser within the three (3) calendar day period. Otherwise, this Agreement
shall be legally binding as written. The attorney must send the notice of disapproval to

the realtor, if any, to the Princeton Affordable Housing Manager, and to Seller and/or
Purchaser by certified mail, by telegram, or by delivering it personally. The telegram or
certified letter shall be effective upon sending. The personal delivery shall be effective
upon delivery to the office of the realtor(s), if any, and of the Seller and/or Purchaser. The
attorney shall inform the realtor(s) if any, Seller and/or Purchaser, and the Princeton
Affordable Housing Manager, of any suggested revisions in the Agreement that would
make it satisfactory.

10. NOTICES. Except as otherwise provided in this Agreement, all notices, demands, consents, approvals
and communications given hereunder shall be in writing and shall be deemed to have been delivered on
the third day after mailing, registered or certified United States mail, postage prepaid, return receipt
requested, to the other party at the address set forth on Page One of this Agreement or at any other
address Purchaser or Seller may reasonably designate. Notices via confirmed fax and/or e-mail between
Counsel for the respective parties or to/from the Princeton Affordable Housing Manager shall be deemed
acceptable.

11. NO ASSIGNMENT. Purchaser shall not assign, sell or in any manner transfer this Agreement or any
right, title and/or interest in it.

12. ADJUSTMENTS. Taxes, utility charges, if any, and Association Dues shall be apportioned as of the
Closing Date.

13. ASSESSMENTS. If, at the time for the delivery of the deed, the Property or any part of it has been
affected by an assessment or assessment for off-site improvements, including street construction, sewer,
water, electricity and curbs, payable in annual installments, then for the purposes of this Agreement all
the unpaid installments of any such assessment, including those to become due and payable after the
delivery of the deed, shall be deemed to be due and payable and to be liens upon the Property. These
assessments shall be paid and discharged by the Seller upon the delivery of the deed.
Unconfirmed improvements or assessments, if any, shall be paid and allowed by the Seller on account of
the Purchase Price, if the improvement or work has been completed on or before Closing Date.
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14. FIRE AND OTHER CASUALTY. Partial loss or damage to the Property by fire, storm or other casualty
between the date of execution of this Agreement and Closing Date shall not void or impair this Agreement,
but all such damage to the Property by way of fire, storm or other casualty until the Closing Date is to be
the responsibility of the Seller. Seller shall have the option to repair all damage at Seller's own cost or to
refund all Deposit Monies without interest and shall, within sixty (60) days of the date of the occurrence
of the loss, notify Buyer of Seller's intent to either repair the damage or to cancel this Agreement. In the
event of loss or damage as a result of these hazards, the time for completion shall be extended for up to
six (6) months from the date of the occurrence of the loss to repair the damage. If Seller does not repair
the damage within six (6) months of the date of the loss or damage, either party shall have the option to
cancel this Agreement, and Buyer's sole and exclusive remedy shall be the refund of the Deposit Monies,
without interest.

15. LIENS. Any mortgage or lien encumbering the Property shall be satisfied by Seller from the proceeds
of sale at the closing of title.

16. DEFAULT. In the event of rightful termination of this Agreement by either party, any deposit monies
shall be returned to Buyer and the parties shall have no further responsibilities toward one another. In
the event of a breach of the terms of this Agreement by either party, the non-breaching party shall have
all rights and remedies available in law and equity.

17. PURCHASER'S REPRESENTATIONS. The Purchaser represents that:
17.1

Purchaser is not signing this Agreement as an agent for any undisclosed principal, but as
the actual party intending to purchaser the Property;

17.2

Purchaser has sufficient funds available to consummate this transaction and to fulfill all
the terms and conditions of this Agreement; and

17.3

Purchaser qualifies as an affordable income buyer under the Princeton Affordable
Housing Program.

18. NO CLOUD ON TITLE: This Agreement shall not be filed or recorded in any court or public office.
Nothing contained in this Agreement shall operate to bind, encumber or cloud the title to the Property. If
this Agreement is terminated in any manner stipulated in the Agreement, then Purchaser shall
immediately return all copies of this Agreement to the Seller. If the Property is affected by a lien at time
of closing, such lien shall not constitute a title defect but shall be discharged from the proceeds of sale.

19. POSSESSION. Purchaser may enter into and upon the Property and take possession upon the delivery
of the Deed and closing of title and upon full payment of the balance of the monies due under this
Agreement unless otherwise agreed upon in writing between the parties. Except as specifically provided
herein, neither Purchaser nor its agents or licensees, shall enter onto the Premises prior to closing of title.

20. PRE-CLOSING INSPECTION. Within seventy-two (72) hours prior to closing of title, Purchaser shall be
given an opportunity to perform a pre-closing inspection of the dwelling with Seller or Seller's
representative during normal business hours. If Purchaser does not inspect the dwelling prior to closing,
Purchaser shall have waived its right to a pre-closing inspection.
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21. BUILDING INSPECTION. Buyer is permitted to obtain, at Buyer's sole cost and expense, within
fourteen (14) calendar days of the signing of this contract, inspections of the property by home,
engineering and environmental inspection services as to the structural and mechanical conditions,
including, but not limited to: defects in the roof; the plumbing, heating, air conditioning, and electrical
systems; any storage tanks; septic system and well, if any, as to the potability and adequacy of the water
supply; damage due to insect infestation; the presence of hazardous substances; or the condition of any
other fixtures and appliances included in the sale. If the inspection reports reveal significant defects that
are not purely cosmetic in nature Buyer must deliver written notice within the fourteen (14) day period
regarding those conditions which Buyer requests be repaired, or this contingency shall be deemed waived.
If Seller does not agree in writing, within five (5) calendar days of receipt of Buyer's notice, to make such
repairs, Buyer may, within five (5) days thereafter, cancel this Agreement. If Buyer so requests, Seller shall
provide at closing copies of repair bills and any warranties regarding those repairs.

22. RADON. The Radon Addendum attached hereto is made a part of this Agreement.

23. ENTIRE AGREEMENT AND DOCUMENTS. This Agreement contains the entire agreement between the
Purchaser and Seller. Any modifications to this Agreement must be in writing signed by both parties to
this Agreement and must be approved in writing by the Princeton Affordable Housing Manager. The
Agent must provide copies of the Deed of Conveyance, HUD-1 Settlement Statement, COAH Repayment
Mortgage, and COAH Repayment Mortgage Note to the Princeton Affordable Housing Manager no later
than 3 business days prior to closing of title and must obtain written approval of the same from the
Manager prior to closing. The provisions of this Paragraph will survive closing of title.

24. RECEIPT OF DOCUMENTS. At closing, Seller shall provide Purchaser with a copy of the Public Offering
Statement of Seller pertaining to the Development, which includes a copy of the Master Deed and a copy
of the Association Bylaws. If Purchaser wishes to review the aforesaid documents sooner, Purchaser may
make an appointment to view the same at the Princeton Affordable Housing office. Purchaser agrees to
comply with all the terms and conditions of the Master Deed, the Bylaws and Rules and Regulations of
the Association, and all rules and regulations of the Princeton and State of New Jersey applicable to
affordable housing units, as the same may be supplemented and amended, and this provision shall survive
closing of title.

25. PRONOUNS. It is understood that the masculine pronoun, singular or plural, will apply to both
masculine and feminine, whether individuals, partnerships, associates or corporations.

26. NO BROKERS. The Seller and Buyer represent to one another that there are no realtor commissions
due and owing to any realtor in connection with this sale. The parties indemnify and hold one another
harmless for and against any claims for commissions in connection with this transaction. This
representation shall survive closing of title.

27. HOUSE SALE CONTINGENCY. This Contract is not contingent upon Buyer selling, or entering into a
Contract to sell, other real estate. A mortgage commitment is not conditioned upon the sale of other real
estate.
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28. ADDENDA. The following Addenda are attached hereto and made a part hereof:







Purchase Price Calculation
Addendum to Agreement of Sale
Form of Mandatory Deed
Radon Addendum
Appendix J: Certificate for Applicant Certified to an Ownership Unit Subject to
Affordable Housing Restrictions

THIS AGREEMENT WAS PREPARED BY THE ATTORNEY FOR PRINCETON. ALL OTHER PARTIES HERETO
ARE RESPONSIBLE FOR OBTAINING INDEPENDENT LEGAL COUNSEL.

ATTEST:

__________________________________
Delores Williams, Clerk

Witness: __________________________

PRINCETON:

By: ________________________________
Liz Lempert, Mayor

___________________________________
Name
Marital Status:
SS# XXX-XX-XXXX

DATED:____________________
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ADDENDUM TO AGREEMENT OF SALE

SELLER:

PRINCETON, a Municipality of the State of the New Jersey,
400 Witherspoon Street
Princeton, New Jersey 08540

PURCHASER/BUYER:

Name, Marital Status
Address
SSN: XXX-XX-XXXX

PROPERTY:
DATE:

_____________________, Princeton, NJ 08540
_____________________

THE FOLLOWING IS AN ADDENDUM TO THE ATTACHED AGREEMENT OF SALE BETWEEN THE SELLER
AND PURCHASER CONCERNING THE ABOVE-REFERENCED PROPERTY.

1.

AFFORDABLE HOUSING COMPLIANCE: As indicated in the attached Agreement
of Sale, the above-referenced property is an affordable housing unit which is a part of the
Princeton Affordable Housing Program. The parties agree to comply with all requirements
of said Program. The Purchaser agrees to complete and submit to the Town through the
Town’s agent, Maureen Fullaway, Princeton Affordable Housing Manager, all of the
information requested by said agent in order to have the Purchaser qualify as a purchaser
of an affordable housing unit in accordance with the aforementioned Princeton Affordable
Housing Program and the Declaration of Covenants, Conditions and Restrictions of Resale
of Affordable Units of Owners Who Are Low or Moderate Income Level Purchasers (as
that term is defined in said Declaration). Further, the Purchaser agrees that, at the time of
closing, the Purchaser will accept the Seller's Deed and consents to any deed language, as
may be required by any title insurance company insuring any portion of lands subject to
the Master Deed, and/or by any institutional lender providing mortgage loans to owners of
lands subject to the Master Deed. The Purchaser also consents to any future amendments
and supplements to the Master Deed, Declaration of Covenants, Conditions and
Restrictions of Resale, or the By-Laws of the Washington Oaks Condominium
Association, which may be required by the laws of the State of New Jersey or by any
governmental agency having jurisdiction over affordable housing, including but not limited
to, the Princeton Housing Board. The provisions of this Addendum shall survive closing
of title.

2.

MORTGAGE LOANS ON OWNER-OCCUPIED LOWER-INCOME UNITS:
No owner of an owner-occupied, lower-income unit as defined by Section 10B-333 of the "Code
of Princeton, New Jersey, 1968" may place a mortgage(s) as a lien against the unit in a total
amount that would exceed the owner's equity in the calculated resale price as established at
Section 5.2.1 of these rules at the time the owner proposes giving the mortgage(s). This restriction
on the amount of mortgage financing permitted as liens on owner-occupied, lower income units
shall be included as a deed restriction with regard to the unit. Additionally, any owner of an
owner-occupied, lower-income unit wishing to place a mortgage loan(s) on the unit other than
the first purchase money mortgage given by the owner to assist with the initial purchase of the
unit shall provide written notice to the Princeton Housing Board, c/o 400 Witherspoon Street,
Princeton, New Jersey, 08540, at least 30 days' prior to the date the owner intends to give the
mortgage loan or place any form of lien on the owner-occupied, lower-income unit so that the
Board's staff can verify compliance with this rule. As referenced herein, the term "mortgage" shall
include but not be limited to a first mortgage, second mortgage, home equity loan or any type of
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loan financing that will result in a lien being placed against the title of the lower-income unit for
any purpose.

3.

MORTGAGE CONTINGENCY: This Contract is (check one) _X__ contingent upon the
Purchaser obtaining a mortgage in the amount of __________, on or before
________________ In the event said mortgage is not obtained by said date, either party
may cancel this Agreement.

4.

RADON: The builder has provided, during the course of construction a four-inch layer of
crushed stone under the concrete slabs of the condominium units and other concrete slabs
of the basement area of the Development. Additionally, the builder has provided, during
the course of construction, plastic piping which may be adapted for ventilation in
connection with the crushed stone. These improvements will afford the Washington Oaks
Condominium Association the opportunity to complete sub slab ventilation should this be
deemed necessary by the Association, at the Association's sole cost and expense. Purchaser
understands and agrees that the Seller shall have no obligation to take any other remedial
action regarding any existing or future radon levels that does not meet the then-existing
Federal or State acceptable levels, above which remediation is recommended. Pursuant to
N.J.S.A. 26:2D-73, the Seller does not have in its possession any results of tests performed
on the property to determine the presence of radon gas.

5.

SMOKE DETECTOR & CARBON MONOXIDE COMPLIANCE: Pursuant to the
Uniform Fire Safety Act of New Jersey, N.J.S.A. 52:27D-192, et seq., Seller agrees to pay
for and obtain an inspection of the property to ensure compliance with the above-referenced
statute requiring the installation and maintenance of smoke and carbon monoxide-sensitive
alarm devices. If said property does not comply with the above-referenced statute, Seller
further agrees, at the Seller's sole expense, to bring the property into compliance prior to
closing and to obtain and deliver to the Purchaser at closing a certificate of compliance
from the appropriate local official.

6.

CONDITION OF PROPERTY/CONDOMINIUM DUES:
1. Condition of Property: Pursuant to Rule 5.2.5 of the Princeton Housing Board
Rules and Regulations, the Affordable Housing Manager shall inspect the Seller's
unit to determine if the unit is in need of repairs over and above those necessitated
by normal wear and tear. This inspection takes place at the time of notice of intent
to sell. Within ten (10) calendar days of the execution by all parties of this
Agreement, Princeton will provide Seller with written notice of the items to be
addressed. During the initial inspection, the Affordable Housing Manager will
determine the repairs, carpet replacement or cleaning, painting, etc., that will be
necessary to restore the unit. The parties further agree that the Seller shall be
permitted to undertake and complete those repairs, painting, cleaning, etc.. All
repairs, painting, cleaning, etc., that are not completed by the Seller shall be
arranged for by the Town’s agent. The cost of this repair work and any repair work
which must be done by the Buyer in default of the Seller doing the work, plus 10%,
shall be deducted from the percentage of the allowable appreciation to which the
Seller would otherwise be entitled at the time of closing. At least ten (10) calendar
days prior to closing, there shall be another inspection of the unit with the Seller
and the Princeton Affordable Housing Manager. If any of the repair, cleaning,
replacement, etc., work has not been done as of this date, then the Buyer and/or the
Town shall have the right to obtain written estimates of the cost of undertaking and
completing this work. This cost plus 10% shall be deducted at the time of closing
from the Seller's resale price, including allowable appreciation. In addition to the
foregoing, Seller shall be responsible for professionally cleaning all carpets (unless
the Affordable Housing Manager determines that replacement of the carpets is
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required), and the Seller shall provide an invoice for the cleaning or a receipt for
the equipment rented and used by Seller to clean the carpets. Seller shall also be
responsible for cleaning the entire unit and the cleanliness of the unit shall be
subject to approval by the Princeton Affordable Housing Manager. If the carpet
cleaning or unit cleaning do not meet with the approval of the Manager, in her sole
discretion, the Town or the Buyer shall undertake the repairs and the amount of the
same plus 10% shall be deducted from Seller's resale price, including allowable
appreciation.
B.

Condominium Dues: As of the date of the execution of this agreement, Seller
acknowledges that condominium dues due and owing to the Washington Oaks
Condominium Association are: (check one):_____ in arrears ___x__ current. In
addition to adjusting at the time of closing for real estate taxes, sewer charges, water
charges, other utility charges, etc., condominium dues shall be adjusted as of the
day of closing. Seller shall be responsible for paying all arrears and any penalties
thereon, and shall obtain and deliver to Buyer prior to closing, a statement from the
Condominium Association stating that all dues and other amounts owing to the
Association have been paid.

C.

Homeowner's Insurance: Seller agrees to keep an insurance policy, with dwelling
and building coverage included, in effect for the duration of the Seller’s ownership
of the property. Buyer agrees to maintain an HO6 insurance policy with dwelling
and building coverage included, in effect for the duration of the Buyer’s ownership
of the property, as well as any other insurance required by Buyer's mortgage
lender(s).

To the extent that there is any inconsistency between the terms and conditions of this Addendum and the
attached Agreement of Sale, the terms and conditions of this Addendum shall prevail.
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ATTEST:

__________________________________
Delores Williams, Clerk

Witness: __________________________

PRINCETON:

By: ________________________________
Liz Lempert, Mayor

___________________________________
Name, Purchaser
Marital Status: SS# XXX-XX-XXXX

DATED: _____________________
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APPENDIX J
FORM OF CERTIFICATE FOR APPLICANTS CERTIFIED TO OWNERSHIP UNIT,
REQUIRED BY SECTION 5:80-26.18(c)(2)
CERTIFICATE FOR APPLICANT
CERTIFIED TO AN OWNERSHIP UNIT SUBJECT TO
AFFORDABLE HOUSING RESTRICTIONS
REPRESENTATION: If two people sign this affidavit, the words "I", "me", and "my" shall mean "we", "us",
and "our". Ours are _____________________ and we are signing this certificate in connection with my
certification to purchase _____________________, Princeton, NJ 08540, a home provided under
Princeton’s Affordable Housing Program.
I am aware that, as the purchaser of an affordable home, from the date of closing and for a period of
ninety-nine (99) years from the date of the issuance of the initial Certificate of Occupancy issued for this
unit, I must follow the Princeton Affordable Housing Ordinances and the Princeton Rules and Regulations.
If I do not understand any portion of this certificate, I will contact the Affordable Housing Manager.

1.

I am allowed to sell my home only to a person or a family who is part of the Princeton
Affordable Housing Program, and who has been certified, like I have been, in writing by
the Princeton Affordable Housing Administrative Agent. Princeton, a municipal
corporation in New Jersey, will facilitate the sale of my property for me.

2.

When I am ready to resell my home, I must write Princeton’s Affordable Housing Manager
at 400 Witherspoon Street, Princeton, New Jersey, 08540, at least ninety (90) days before
I intend to sell. The Manager will calculate the permissible maximum Resale price
according to Affordable Housing Program guidelines. The Manager will also inspect the
property. After the inspection, the seven month marketing period will begin. The Owner
and the Manager will work together to market the property. The Manager will qualify
applicants and show the unit to income-qualified households. At the end of seven months,
Princeton may exercise its option to purchase the property if an income-eligible household
has not yet contracted to purchase the unit. If Princeton exercises its option to purchase the
unit, the Town then has an additional ninety (90) days to find income-qualified purchasers
for the unit. If, at the end of that ninety (90) day period, the Town has not found an
income-qualified household to purchase the unit, Princeton will purchase the unit at the
end of an additional sixty (60) days, or approximately one year from the date of the
Owner’s initial Letter of Intent to Sell.
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3.

The price at which I can sell my house is limited by law, and may be less than the sale
prices other homes that are similar to mine which are not part of the Affordable Housing
Program. The appreciation is calculated by determining the percentage of difference
between the COAH medians from the time I purchased until I write the Manager my Letter
of Intent to Sell. I will share the total appreciation with Princeton in a 50%/50% split, which
means that I will receive a restricted resale price that includes my original purchase price
plus 50% of the appreciation, unless I have damaged the property beyond normal wear and
tear. I understand that a new purchaser's price is based on the purchaser's gross household
income and may be more or less than my resale price. If it is more than my resale price,
Princeton will recapture the difference between the new purchase price and my resale price.
If the new purchase price is less than my resale price Princeton will contribute to the
purchase price so that I will receive my allowable resale price. In any case I will pay
Princeton 50% of the total appreciation.

4.

I cannot take out any loans of any kind secured by my property, (a "mortgage loan"), unless
I get the amount of the loan approved in writing by the Princeton Affordable Housing
Manager. If I wish to refinance or place a mortgage or lien on the property I must notify
the Housing Board, in writing, of my intention at least thirty, (30), days before I sign any
loan papers. The total amount of mortgage loans I am allowed to have is limited by law
and cannot exceed a cumulative total of 95% of the resale price, minus the Town's share of
appreciation. If I have any loans with Princeton, I must pay them off when I borrow any
money that secures my property as collateral.

5.

I understand that, under Princeton’s Housing Board Rules and Regulations, a Homeowner's
Insurance (H06) Policy must be obtained by closing and must remain in effect until I resell
the property. The H06 policy must cover: contents insurance, upgrades, liability insurance,
loss of use, additional living expenses and interior building and dwelling replacement costs.

6.

I know that I am required to live in my property, and that I cannot rent it out, sublet it, or
let anyone else live there, not even members of my family, unless I am living there also. I
also know that I cannot have more people live with me than the number that is allowed by
Health and Safety ordinances. If I have a temporary need to move away, I must write the
Princeton Housing Board to ask for a "temporary waiver" of this rule. I understand that the
Housing Board grants these waivers only in extremely extraordinary circumstances.
Verifiable hardships may include military duty, temporary job relocation, injury or illness
that would limit occupancy of the property, or any other hardship that the Housing Board
determines on a case-by-case basis.

7.

I understand that, if I experience difficulty in making mortgage payments, I must contact
the Affordable Housing Manager immediately. The Town, through the Housing Board, has
a Mortgage Buy-down Program and other programs which may be of assistance to me. The
Manager can provide information regarding these programs.
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8.

I understand that, if I experience difficulty paying my homeowner association fees, I must
contact the Affordable Housing Manager immediately. The Town, through the Housing
Board, has a homeowner assistance loan program that may be of assistance to me. The
Manager will provide information for this type of loan program.

9.

I know that I am not allowed to make any improvements to my home unless they have been
approved in writing by the Princeton Housing Board or the Town’s Administrative Agent.

10.

According to the terms of the Contract of Sale, I am entitled to a copy of the Princeton
Affordable Housing Ordinance and the Princeton Housing Board Rules and Regulations
after all contingencies under the Contract are satisfied or waived. If I would like copies of
these documents, I will contact the Affordable Housing Manager at (609) 688-2029.

11.

Finally, I understand and acknowledge that if I break any of the rules referred to herein I
will be breaking the law, and that I will be subject to criminal and/or civil penalties, which
may include paying fines and possibly losing my home.
PURCHASERS:___________________
$______________________________

DATE: ____________________
STATE OF NEW JERSEY

)

COUNTY OF MERCER

) SS.

BE IT REMEMBERED, that on this the ________ day of ___________, 20____, the signer of this
Certification, $_____________________ appeared personally before me and who, being duly sworn by
me, deposed and made proof to my satisfaction that he/she is the Purchaser of the affordable housing
unit that is identified herein, and that he/she has executed this Certification with respect to the purchase
of the property described herein and for the purposes described and set forth herein.
Sworn to and subscribed before me,
this ________ day of ___________, 20___.
________________________________
NOTARY PUBLIC
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Purchase Summary

SELLER: Princeton

BUYER: __________________________

Address: 400 Witherspoon St

Address: _________________________

Princeton, NJ 08540

___________________________________
Social Security Number: XXX-XX-XXXX
Marital Status: _________________

Property Address: _____________________, Princeton, NJ 08540
Closing Date: _____________________________
Closing At: ________________________________________________
1. CONTRACT PRICE: The Contract Price is $_________________________
2. DEPOSIT:
Initial Deposit (due from Buyer upon signing of this Contract):

$

500.00

Mortgage Amount (see Addendum attached hereto
and made a part hereof, making this Agreement
contingent upon the Buyer obtaining a mortgage
commitment in the amount of $___________________)
$

Balance Due at Closing:
$

Total Contract Price:

$
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AFFORDABLE HOUSING RADON ADDENDUM

Radon Inspection Contingency. This Contract is contingent upon Buyer being permitted to have the
property inspected for radon gas or radon progeny levels by a reputable testing company. If the Buyer
chooses to have the inspection, it must be completed and the Seller notified of the results within 14
days after receipt by all parties of a signed copy of this Contract; otherwise, the Buyer waives his rights
under this paragraph. In the event such tests disclose levels of 4.0 pCi/1 or greater, the Buyer may
cancel this Contract or provide the Seller with a copy of the written report within the time period set
forth above and request repairs be made to the property. If Buyer requests repairs be made by Seller,
Seller will be given 5 days after its receipt of Buyer's request to notify the Buyer whether or not the
Seller agrees at Seller's own cost and expense to make the requested repairs. If Seller fails to respond
within said five (5) day period Seller shall be deemed to have refused to make the requested repairs at
Seller's sole cost and expense. If Seller refuses to make said repairs, the Buyer may cancel this Contract,
with all deposit monies and interest being immediately returned to Buyer. If Seller agrees to remedy the
problem, then any work necessary to remediate the radon gas or radon progeny shall be completed
prior to the closing, unless Buyer agrees otherwise. In the event that the subject premises have been
previously tested for the presence of radon gas or radon progeny, the Seller has attached to this
Contract a copy of the written results of such tests, which results are made a part hereof. If mitigation or
treatment of the subject premises was previously required because of the presence of radon gas or
radon progeny, a copy of the contract relating to said mitigation or treatment is attached hereto, and
made a part hereof.

Date: _____________

_________________________________
Purchaser

Date: _____________

_________________________________
Princeton, Seller
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Attachment 8:
Closing Documents
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Prepared by: _____________________

DEED

This Deed is made on _______________ between ____________________, whose address is
_________ Brickhouse Road, Princeton, New Jersey 08540 ("Grantor”);

AND

__________________, whose address is about to be _________ Brickhouse Road, Princeton, New
Jersey 08540 (“Grantee”).

The words "Grantor" and "Grantee" shall mean all Grantors and Grantees listed above.

Transfer of Ownership. The Grantor grants and conveys (transfers ownership of) the property
described below to the Grantee.
This transfer is made for the sum of
____________________($__________00). The Grantor acknowledges receipt of this money.

Tax Map Reference. (N.J.S.A. 46:15-2.1) Municipality of Princeton, County of Mercer, New
Jersey, 08540, Block No. 9801, Lot 3.128.

Property. The property consists of land in Princeton, County of Mercer and State of New Jersey.
The legal description is:

See Exhibit "A" attached hereto and made a part hereof.
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SUBJECT to operative conditions, covenants or restrictions of record, and as further described below
under the heading: THIS IS AN AFFORDABLE HOUSING UNIT, and to rights of public utilities, if any.

Being the same premises conveyed to
, single___/married____, by deed from
___________, dated ______________ recorded __________________in the Mercer County Clerk's
office in Deed Book_____, Page___.
THIS IS AN AFFORDABLE HOUSING UNIT.
SUBJECT to the provisions of the New Jersey Condominium Act (N.J.S.A.) 46:8B-l0, et seq.), its
amendments and supplements, and to the terms, conditions, restrictions, limitations and provisions set
forth in the Master Deed for The Oaks, a Condominium, and the Affordable Housing Plan for The Oaks
Condominium, filed in the Mercer County Clerk's Office in Deed Book __________, page _______and on
file in the office of the Princeton Clerk, and as the same may now or hereafter be amended, and subject
to the By-Laws of the Washington Oaks Condominium Association, Inc., its supplements and amendments;
all utility easements of record, if any, granted or to be granted pertaining to the Common Elements and
Facilities; and all ordinances and regulations of municipal, state and other governmental authorities.

SUBJECT also to existing and unexpired covenants, easements and restrictions of record, if any,
but only for the period originally imposed.

By the acceptance of this Deed, the Grantee consents to any future amendments or revisions of
the aforesaid Master Deed and Plan which may be required by the laws or governmental agencies of the
State of New Jersey in connection with the sale of any property; and/or by any title insurance company
insuring title to any portion of lands subject to the Master Deed or Plan at the Grantor's request; and/or
by an institutional lender (including the Grantor) providing mortgage loans to owners of lands subject to
the Master Deed or Plan.

Deed Restricted Unit.

The property is subject to the following restrictions which shall be binding upon Grantee, and Grantee’s
successors, heirs and assigns, and shall run with the land:
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Affordable Housing Covenants:

Sale and use of the Property is governed by Regulations known as the Uniform Housing Affordability
Controls, which are found in New Jersey Administrative Code at Title 5, chapter 80, subchapter 26 (NJAC
5:80-26.1, et seq., the “Regulations”). Consistent with the Regulations, the following covenants (the
Covenants) shall run with the land for the period of time commencing upon the earlier of (a) the date
hereof or (b) the prior commencement of the “Control Period”, as that term is defined in the Regulations,
and terminating upon the expiration of the Control Period as provided in the Regulations.

In accordance with NJAC 5:80-26.5, each restricted unit shall remain subject to the requirements of this
subchapter, the “Control Period”, until the municipality in which the unit is located elects to release the
unit from such requirements. Prior to such a municipal election, a restricted unit must remain subject to
the requirements of this subchapter for a period of at least 30 years; provided, however, that the units
are located in high-poverty census tracts shall remain subject to these affordability requirements for a
period of at least ten years;

A. The Property may be conveyed only to a household who has been approved in advance and in
writing by the Princeton Affordable Housing Manager, an administrative agent appointed under
the Regulations, (hereinafter, collectively, the Administrative Agent”).
B. No sale of the property shall be lawful, unless approved in advance and in writing by the
Administrative Agent, and no sale shall be for a consideration greater than the maximum
permitted price, (“Maximum Resale Price”), or “MRP”) as determined by the Administrative
Agent.

C. No refinancing, equity loan, secured letter of credit, or any other mortgage obligation or other
debt, (collectively, “Debt”) secured by the Property, may be incurred except as approved in
advance and in writing by the Administrative Agent. At no time shall the Administrative Agent
approve such Debt, if incurring the Debt would make the total of all Debt exceed Ninety-Five
Percent (95%) of the applicable MRP.

D. The owner of the Property shall at all times maintain the Property as his/her/their principal place
of residence.
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E. Except as set forth in F, below, at no time shall the owner of the Property lease or rent the
Property to any person(s), except on a short-term hardship basis as approved in advance and in
writing by the Administrative Agent.

F. No improvements may be made to the Property that would affect its bedroom configuration, and
in any event, no improvement made to the Property will be taken into consideration to increase
the MRP, except for improvements approved in advance and in writing by the Administrative
Agent.

REMEDIES for BREACH of AFFORDABLE HOUSING COVENANTS

A breach of the Covenants will cause irreparable harm to the Administrative Agent and to the public, in
light of the public policies set fort ion the NJ Fair Housing Act, the Uniform Housing Affordability Control
Rules found at NJAC 5:80-26, and the obligation for the provision of low and moderate-income housing.
Accordingly, and as set forth in NJAC 5:80-26.10A (b):

A. In the event of threatened breach of any of the Covenants by the Grantee, or any successor
in interest or other owner of the Property, the Administrative Agent shall have all remedies
provided at law or equity, including the right to seek injunctive relief or specific performance.

B. Upon the occurrence of a breach of any Covenants by the Grantee, or any successor in interest or
other owner of the Property, the Administrative Agent shall have all remedies provided at law or
equity including but not limited to forfeiture, foreclosure, acceleration of all sums due under any
mortgage, recouping of any funds from a sale in violation of the Covenants, diverting or rent
proceeds from illegal rentals, injunctive relief to prevent further violation of said Covenants, entry
on the premises, those provide under Title 5, Chapter 80, Subchapter 26 of the New Jersey
Administrative Code, (NJAC 5:80-26).
Promises by Grantor: The Grantor promises that the Grantor has done no act to encumber the property.
This promise is called a "covenant as to grantor's acts" (N.J.S.A. 46:4-6). This promise means that the
Grantor has not allowed anyone else to obtain any legal rights which affect the property (such as by
making a mortgage or allowing a judgment to be entered against the Grantor).

Signatures. The Grantor signs this Deed as of the date at the top of the first page.
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Witness:

STATE OF NEW JERSEY )
)SS.:
COUNTY OF MERCER

)

I certify that on ______________, __________ personally came before me and stated to my
satisfaction that this person:

(a)
(b)
(c)

was the maker of this Deed; and
executed this Deed as his or her own act; and
made this Deed for $____________as the full and actual consideration paid or to be paid
for the transfer of title. (Such consideration is defined in N.J.S.A. 46:15-5.)

_____________________________________

Record and Return to:
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Appendix O
FORM OF MORTGAGE SECURING PAYMENT OF RECAPTURE NOTE
IN FAVOR OF THE MUNICIPALITY,
REQUIRED BY SECTION 5:80-26.5(c)
State of New Jersey
Department of Community Affairs
New Jersey Housing and Mortgage Finance Agency
Princeton, A municipality in the State of New Jersey
Repayment Mortgage to Secure Payment of Amounts Due
Upon First Non-Exempt Sale after Expiration of Control Period

THIS MORTGAGE, dated _____________, by and between _______________(“OWNER”) and
PRINCETON, (“Municipality”), in connection with the property described herein (the “PROPERTY”);
Article 1. REPAYMENT MORTGAGE NOTE
In consideration of value received, the Owner has signed a Recapture Mortgage Note (the “Note”)
dated______________. The Owner promises to pay to the State amounts due under the Repayment
Mortgage Note, and to abide by all obligations contained therein.
Article 2. MORTGAGE AS SECURITY FOR AMOUNT DUE
This Mortgage is given to the Municipality as security for the payment required to be paid upon the first
non-exempt sale of the Property, as provided under the rules of the New Jersey Housing and Mortgage
Finance Agency set forth in N.J.A.C. 5:80-26.1 et seq.
Article 3. PROPERTY DESCRIPTION
All of the land and improvements thereon located in the municipality of Princeton, Mercer County,
State of New Jersey (hereinafter the “Property”), described more specifically as Block ______, Lot______
and known by the street address:
______________________________________________, Princeton, New Jersey 08540
Article 4. RIGHTS GIVEN TO MUNICIPALITY
The Owner, by mortgaging the Property to the State, gives the Municipality those rights stated in this
Mortgage, and all the rights the law gives to the Municipality under Uniform Housing Affordability
Controls, which are found in New Jersey Administrative Code at Title 5, chapter 80, subchapter 26
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(N.J.A.C. 5:80-26.1, et seq). The rights given to the Municipality are covenants running with the land. The
rights, terms and restrictions in this Mortgage shall bind the Owner and all subsequent purchasers and
owners of the Property, and the heirs and assigns of all of them. Upon performance of the promises
contained in Note and Mortgage, the Municipality will prepare and deliver to the then current owner of
record a quitclaim deed or other document of release.
Article 5. DEFAULT
The Municipality may declare the Owner in default on this Mortgage and on the Note if:
1. The Owner attempts to convey an interest in the Property without giving prior written notice to the
Municipality;
2. The ownership of the Property is changed for any reason other than in the course of an exempt sale;
3. The Owner fails to make any payment required by the Note;
4. The holder of any lien on the Property starts foreclosure proceedings; or
5. Bankruptcy, insolvency or receivership proceedings are commenced by or against the Owner.
Article 6. MUNICIPALITY’S RIGHTS UPON DEFAULT
If the Municipality declares that the Note and this Mortgage are in default, the Municipality shall have
all of the rights given by law or set forth in this Mortgage.
Article 7. NOTICES
All notices must be in writing and personally delivered or sent by certified mail, return receipt
requested, to the addresses given in this mortgage. Address changes may be made upon written notice,
made in accordance with this article 7.
Article 8. NO WAIVER BY MUNICIPALITY
The Municipality may exercise any right under this Mortgage or under any law, even if the Municipality
has delayed in exercising that authority, or has agreed in an earlier instance not to exercise that right.
The Municipality does not waive its right to declare the Owner is in default by making payments or
incurring expenses on behalf of the Owner.
Article 9. EACH PERSON LIABLE
The Mortgage is legally binding upon each Owner individually and all their heirs, assigns, agents and
designees who succeed to their responsibilities. The Municipality may enforce any of the provisions of
the Note and of this Mortgage against any one or more liable individual.
Article 10. SUBORDINATION
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This Mortgage will not be subordinate, and will not be subordinated by the Municipality, to any
mortgage, refinancing, equity loan, secured letter of credit, or any other obligation secured by the
Property, except with respect to (a) any such obligation which was duly recorded prior to the recording
hereof, and (b) any such obligation which, when added to all other such obligations recorded against the
Property, shall result in total debt secured by the Property being an amount less than the maximum
resale price that would be applicable were the Control Period still in effect.
Article 11. SUBSEQUENT OWNERS
This Mortgage shall not be released, with respect to any subsequent owner who acquires the property
through an exempt transfer unless the transferee shall execute a note and mortgage in the form of the
Note and this Mortgage, and the same has been duly recorded.
Article 12. AMENDMENTS
No amendment or change to the Note and this Mortgage may be made, except in a written document
signed by both parties and approved by the administrative agent appointed pursuant to N.J.A.C. 5:8026.1 et seq..
Article 13. SIGNATURES
By executing this Mortgage on page 3, hereof, the Owner agrees to all of its terms and conditions.
Article 14. ACKNOWLEDGEMENT
The Owner acknowledges receipt of a true copy of this Mortgage, at no charge.
IN WITNESS WHEREOF, the Owner(s) has executed this Mortgage for the purposes stated herein.
ATTEST: _______________________

_________________________________ , Owner

ATTEST: _______________________

_________________________________ , Owner

STATE OF NEW JERSEY)
COUNTY OF MERCER

) SS.

BE IT REMEMBERED, that on this date, _____________________, the Owner,
________________________, appeared personally before me and who, being duly sworn by me,
deposed and made proof to my satisfaction, that he/she is the Owner d in the foregoing mortgage and
that he/she has executed said mortgage with respect to the Property and for the purposes described
and set forth therein.
Sworn to and subscribed before me, _________________________________ on the date set forth
above.
_________________________________________ A Notary Public/Attorney of the State of New Jersey
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APPENDIX N
RECAPTURE MORTGAGE NOTE IN FAVOR OF MUNICIPALITY,
REQUIRED BY SECTION 5:80-26.5(c)
State of New Jersey
Department of Community Affairs
Housing and Mortgage Finance Agency
[ OF MUNICIPALITY]
Recapture Mortgage Note

DEED-RESTRICTED AFFORDABLE HOUSING UNIT WITH
RESTRICTIONS ON RESALE AND REFINANCING
In Connection With Payment of Amounts Due
Upon First Non-Exempt Sale
After Expiration of Control Period
THIS NOTE is dated as of ____________________. For value received _______________________
(referred to “Owner”) promises to pay to [ OF MUNICIPALITY], which has its principal offices at
[ADDRESS OF MUNICIPAL OFFICES] (the “Municipality”), the amounts specified in this Note and
promises to abide by the terms contained below.

Article 1.

REPAYMENT MORTGAGE

As security for the payment of amounts due under this Note and the performance of all promises
contained in this Note, the Owner is giving the Municipality a “Repayment Mortgage To Secure Payment
of Amounts Due Upon First Non-Exempt Sale After Expiration of Control Period” (the “MORTGAGE”),
dated ___________________, of the property described below (the “PROPERTY”). The Mortgage covers
real estate owned by the Owner. The Mortgage will not be subordinate, and will not be subordinated by
the Municipality, to any mortgage, refinancing, equity loan, secured letter of credit, or any other
obligation secured by the Property, except with respect to (a) any such obligation which was duly recorded
prior to the recording hereof, and (b) any such obligation which, when added to all other such obligations
recorded against the Property, shall result in total debt secured by the Property being an amount less than
the maximum resale price (MRP) that would be applicable were the Control Period still in effect, as those
terms are defined in Article 2 of the Mortgage.
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Article 2.

OWNERS PROMISE TO PAY AND OTHER TERMS

Upon the first non-exempt sale of the Property after the date of this Note, the Owner, or the heir,
successor or assignee of the Owner then selling the Property, shall pay the sum of $[insert amount
determined pursuant to N.J.A.C. 5:80-26.5(c)] to the Municipality. The obligation evidenced by this note
shall not accrue interest.

Article 3.

PROPERTY DESCRIPTION

All of the land and improvements thereon located in the municipality of __________ in the County of
_______________, State of New Jersey, described more specifically as Block No. ____ Lot No.____, and
known by the street address: ______________________________.

Article 4.

WAIVER OF FORMAL ACTS

The Owner waives its right to require the Municipality to do any of the following before enforcing its rights
under this Note:

1. To demand payment of amount due (known as Presentment).
2. To give notice that amounts due have not been paid (known as Notice of Dishonor).
3. To obtain an official certificate of non-payment (known as Protest).

Article 5.

RESPONSIBILITY UNDER NOTE

All Owners signing this Note are jointly and individually obligated to pay the amounts due and to abide by
the terms under this Note. The Municipality may enforce this Note against any one or more of the Owners
or against all Owners together.

The Owner agrees to the terms of this Note by signing below.

ACKNOWLEDGEMENT

Owner acknowledges receipt of a true copy of the Mortgage and this Note at no charge.
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Dated:

ATTEST:
By:
Signature (Owner)

Signature (Co-Owner)
STATE OF NEW JERSEY )
)
COUNTY OF ___________

ss.:

)

On this the
day of
, 20__ before me came _______________________, who
acknowledges and makes proof to my satisfaction that she is the Owner d within this Note, and that she
has executed said Note for the purposes set forth therein, sworn to and subscribed by her in my presence
on this date.

Sworn to and subscribed before me this the _______ day of ________________ , 20__.

__________________________________________
A Notary Public/Attorney of the State of New Jersey
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Attachment 9:
Resolution of Governing Body to Subsidize the Sale of a
unit
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PRINCETON
COUNTY OF MERCER, STATE OF NEW JERSEY
RESOLUTION
WHEREAS, as part of Princeton Affordable Housing Program upon the resale of affordable
housing units, subsidies are required if the new purchase prince is less than the resale price, in
order for the affordable seller to receive the resale price, plus any appreciation based upon the increase
in the regional income median guidelines from the date of purchase to the date of sale; and
WHEREAS, ________________________________, Princeton, New Jersey is a unit which is part
of the Affordable Housing Program; and
WHEREAS, in order to facilitate the resale of this affordable unit, the Municipality is call upon to
provide a subsidy not to exceed $_____________________
NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of Princeton, as follows:
1. As recommended by the Princeton Housing Board, in order to facilitate the resale of
______________________________, Princeton has made available the sum of
$___________________ as an affordable seller subsidy.
2. This Resolution shall relate to the date of closing, __________________, 201_,
3. A certified true copy of this resolution shall be furnished by the Princeton Clerk to the
Princeton Housing Board and _____________________________________, the Princeton
Affordable Housing Manager, upon its adoption.

I, Delores Williams, Clerk of Princeton, do hereby certify that the foregoing resolution was
adopted by the Mayor and Council of Princeton at its meeting held on the ____day of
______________, 20___.
_________________________
Delores Williams, Clerk
Princeton
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Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

59. Utility Capacity-To-Serve Letters

Joseph Davignon

P 908.431.3223

New Jersey American Water

F 908-431-3260

120 Raider Blvd
Hillsborough, NJ 08844
Joe.Davignon@amwater.com

6/8/2020
Elaine Clisham
Planner
Clark Caton Hintz
100 Barrack Street
Trenton, NJ 08608

RE: New Jersey American Water’s Central System – PWSID # 2004002
Request for Information – Water Capacity
Township of Princeton, Mercer County, NJ

Dear Ms. Clisham:
We are in receipt of your email from 6/8/2020 requesting information regarding New Jersey American
Water’s (NJAW) Central Water System. Specifically, if NJAW has capacity to serve proposed
development projects within the Township of Mercer. The properties were identified as follows:

Project
Princeton
Community
Village
Franklin
Avenue and
Maple Terrace
900
Herrontown
Road

Thanet Road
Family
Thanet Road
Senior

Block Lot(s)
4401

New
Housing
Units

Notes

2
25

21.04 26, 27
80
901

21
65

221
5502

4
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There is site plan
approval for this
project, and they may
have already submitted
an application; if so,
please so indicate
This property will be
subdivided, and the
development will be
built as two separate
projects – one

senior/special needs
apartment building and
one family apartment
building.
Terhune and
Harrison
Princeton
Shopping
Center

7401

1.02

7401

1.01

Total New Housing Units

60
200

To be developed on the
southern portion of the
shopping center
property.

731

The above proposed developments are located within NJAW’s franchised service territory, and
we are pleased to say that presently we have some excess capacity in our system to serve
additional projects. However, capacity can change from time to time as various projects continue
to submit applications and it is neither reserved nor guaranteed that any or all the projects listed
above could be served in the future. In short, this letter is not a reservation of available capacity.
Existing water mains of various diameters are located within close proximity of the boundaries of each site.
However, the extent of infrastructure upgrades, if required, cannot be determined until specific demands
and fire flow requirements are determined and provided to NJAW through the submittal of formal
applications. Only when Extension Deposit Agreement (provided main extensions is required) is signed by
both parties will NJAW guarantee service to a project since hydraulic and capacity reviews have to be
conducted at the time applications are formally submitted.
https://amwater.com/njaw/about-us/doing-business-with-us/developers/customer-resources
In closing, we look forward to working with the municipality and other stakeholders in supplying water
service to these projects. We highly recommend you avail yourself of the opportunity to review our water
extension process which can be found at the following website:
I look forward to receiving your Application for Main Extension and working with you in the future.
Sincerely,

Joseph Davignon, Engineering Project Manager

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

60. Former Borough Prior Round
Substantial Certification

Third Round Housing Plan Element and Fair Share Plan
Municipality of Princeton, Mercer County

61. Former Township Prior Round
Substantial Certification

