
THIRD ROUND HOUSING ELEMENT AND FAIR SHARE PLAN 
BRANCHBURG TOWNSHIP | SOMERSET COUNTY, NEW JERSEY 

 

 

APPENDIX 
1. FSHC Settlement Agreement and Fairness Order 

2. Planning Board Resolution 

3. Governing Body Resolution 

4. Housing, Demographic & Employment Analysis 

5. Rehabilitation Documentation 

6. Prior Round Documentation 

7. Third Round Documentation 

8. Administration Documentation 

9. Trust Fund Documentation 

 

 

 

 

 

 

 



 

Appendix 1.  FSHC Settlement Agreement and Fairness Order 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 































KendraLelie
Highlight



KendraLelie
Highlight

KendraLelie
Highlight





KendraLelie
Highlight

KendraLelie
Highlight

KendraLelie
Highlight







 

Appendix 2.  Planning Board Resolution 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

TOWNSHIP OF BRANCHBURG PLANNING BOARD 
 

RESOLUTION  
ADOPTING THE 2020 THIRD ROUND HOUSING PLAN ELEMENT & FAIR SHARE PLAN  

 
WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning Board of the 

Township of Branchburg, County of Somerset, State of New Jersey (the “Board”), held a public hearing on 
a proposed Third Round Housing Plan Element and Fair Share Plan on ________; and 

 
WHEREAS, On March 10, 2015, the Supreme Court transferred responsibility to review and 

approve housing elements and fair share plans from the Council on Affordable Housing (COAH) to 
designated Mount Laurel trial judges within the Superior Court; and 
 

WHEREAS, on July 1, 2015, the Township submitted a Declaratory Judgment Action to the New 
Jersey Superior Court; and 

 
 WHEREAS, on February 5, 2020, the Honorable Thomas C. Miller, P.J.Civ., issued a Court Order 
approving a Settlement Agreement between the Township and Fair Share Housing Center that established 
the Township’s fair share obligation and approved the Township’s compliance mechanisms; and 
 
 WHEREAS, the Settlement Agreement requires that the Township of Branchburg adopt a Housing 
Element and Fair Share Plan that is consistent with said Settlement Agreement; and 
 

WHEREAS, upon the conclusion of the public hearing, the Board determined that the proposed 
Third Round Housing Plan Element and Fair Share Plan are consistent with the goals and objectives of the 
Township of Branchburg’s Master Plan, will guide the use of lands in the municipality in a manner which 
protects public health and safety and promotes the general welfare in accordance with N.J.S.A. 40:55D-
28, and are designed to achieve and the adoption and implementation of the proposed Third Round 
Housing Plan Element and Fair Share Plan will achieve access to affordable housing to meet present and 
prospective housing needs in accordance with N.J.S.A. 52:27D-310;   
 

NOW THEREFORE BE IT RESOLVED, by motion duly made and seconded, that the Planning Board 
of the Township of Branchburg, County of Somerset, State of New Jersey, hereby adopts the Third Round 
Housing Plan Element and Fair Share Plan. 
 
I hereby certify that this is a true copy of the resolution adopting the amended Housing Plan Element and 
Fair Share Plan of the Township of Branchburg, County of Somerset on ______________, 2019. 
 
____________________________________ 
Jo-Ann M. Ricks, Board Secretary 
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Branchburg Township, Monmouth County 

WHEREAS, on __________, the Branchburg Township’s Planning Board adopted an 

Amended Housing Element and Fair Share Plan that addresses the Borough’s Rehabilitation 

Need, Prior Round and Third Round “fair share” obligations; and 

WHEREAS, the Township Committee had endorsed a 2010 plan; and  

WHEREAS, the New Jersey Supreme Court invalidated COAH’s Third Round rules and 

ordered COAH to adopt new rules based upon its Prior Round rules and methodologies (see In re 

Adoption of N.J.A.C. 5:96 and 5:97, 215 N.J. 578 (2013)); and  

WHEREAS, COAH failed to adopt new rules, and on March 10, 2015, the Supreme 

Court transferred responsibility to review and approve housing elements and fair share plans 

from COAH to designated Mount Laurel trial judges within the Superior Court; and  

WHEREAS, on July 1, 2015, the Borough submitted a Declaratory Judgement Action to 

the New Jersey Superior Court; and  

WHEREAS, on February 5, 2020 the Superior Court approved the Settlement 

Agreement between the Borough of Oceanport and Fair Share Housing Center (FSHC) which 

included the Borough’s preliminary compliance measures; and   

WHEREAS, the Borough’s Affordable Housing Planning Consultant Kendra Lelie, PP, 

AICP, LLA of Kyle + McManus Associates, LLC, prepared a Third Round Housing Element 

and Fair Share Plan; and  

WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning 

Board held a public hearing on the Housing Element and Fair Share Plan and adopted the Plan 

on ________; and 

RESOLUTION ENDORSING A THIRD ROUND HOUSING ELEMENT 
AND FAIR SHARE PLAN 



 

WHEREAS, COAH’s Prior Round rules at N.J.A.C. 5:91-2.2(a), requires that the 

Township Committee endorse the Third Round Housing Element and Fair Share Plan adopted by 

the Planning Board.   

NOW THEREFORE BE IT RESOLVED, by the Governing Body of Branchburg 

Township in the County of Oceanport, and the State of New Jersey hereby endorses the Housing 

Element and Fair Share Plan as adopted by the Planning Board on __________.   

  

  
 Maggie Schmitt 
Borough Clerk 
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DEMOGRAPHIC ANALYSIS 

Population data in this section relies upon the decennial U.S. Census. Table 1, Population Trends 1930-
2010, shows that Branchburg Township had a population of 14,459 persons in 2010, a 0.7% decrease from 
the 2000 census number of 14,566 persons. The Township experienced its largest population growth 
1950-1960 decade when the population nearly doubled (an increase of 91.1%) followed by the preceding 
decade between 1940-1950 when population grew by 59.1%. Both the County and the State experienced 
their highest growth during the 1950-1960 decade of 45.3% and 25.5% respectively. The Township’s 
population decline in 2000-2010 was not reflected in the County or the State, where population grew by 
8.7% and 4.5% respectively, even though the growth was slower than previous decades. 

Table 1: Population Trends in Branchburg Township, Somerset County and New Jersey, 1930 to 2010 

Year 
Branchburg Township Somerset County New Jersey 

Persons 
Change 

Persons 
Change 

Persons 
Change 

Number Percent Number Percent Number Percent 
1930 1,084     65,132     4,041,334     
1940 1,231 147 13.6% 74,390 9,258 14.2% 4,160,165 118,831 2.9% 
1950 1,958 727 59.1% 99,052 24,662 33.2% 4,835,329 675,164 16.2% 
1960 3,741 1,783 91.1% 143,913 44,861 45.3% 6,066,782 1,231,453 25.5% 
1970 5,742 2,001 53.5% 198,372 54,459 37.8% 7,168,164 1,101,382 18.2% 
1980 7,846 2,104 36.6% 203,129 4,757 2.4% 7,364,823 196,659 2.7% 
1990 10,888 3,042 38.8% 240,279 37,150 18.3% 7,730,188 365,365 5.0% 
2000 14,566 3,678 33.8% 297,490 57,211 23.8% 8,414,350 684,162 8.9% 
2010 14,459 -107 -0.7% 323,444 25,954 8.7% 8,791,894 377,544 4.5% 

Data Sources: U.S. Census Bureau, 2000 and 2010 Census Dataset SF-1, Table DP01; New Jersey Department of Labor and Workforce 
Development, New Jersey State Data Center 1990 Census, Table 6. New Jersey Resident Population by Municipality: 1930 – 1990 

Table 2, Population by Age and Sex, shows the population cohorts in Branchburg Township in 2010. 
Overall, there was a higher proportion of female population (51.1%) than male (48.9%). The most 
populous age cohort was 35-54 years with 35.7% of Branchburg residents in 2010, with more females than 
males. The smallest age cohort was the Under 5-year old with only 5.8% of the total population with equal 
number of male and female population. The second smallest age cohort was the 65+ year (11%), with 
more female population (6%) compared to the males (5%). The 5-19-year-old cohort had a larger 
proportion of males (11.4%) than females (10.5%). All other age cohorts had a higher proportion of female 
population. The median age in Branchburg was 42.3 years, with the median age of the female population 
(43.1 years) being higher than the male population (41.5 years), due to the greater proportion of female 
population especially in the older age cohorts. 
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Table 2: Population by Age and Sex in Branchburg Township, 2010 

Age Group 
Total Persons Male Population Female Population 

Number Percent Number Percent Number Percent 
Under 5 842 5.8% 416 2.9% 426 2.9% 
5 – 19 3,174 22.0% 1,653 11.4% 1,521 10.5% 
20 – 34 1,783 12.3% 868 6.0% 915 6.3% 
35 – 54 5,156 35.7% 2,473 17.1% 2,683 18.6% 
55 – 64 1,907 13.2% 930 6.4% 977 6.8% 
65 + 1,597 11.0% 728 5.0% 869 6.0% 
Total  14,459 100.0% 7,068 48.9% 7,391 51.1% 
Median Age 42.3 41.5 43.1 

Data Source: U.S. Census Bureau, 2010 Census Dataset SF-1, Table DP01 

Table 3, Population Change by Age, shows the changes in population cohorts between 2000 and 2010 in 
Branchburg. The most populous age cohort in 2010 continued to be the 35-54 years (35.7%), in spite of a 
decrease of 5.3% from the 2000 population (41%). The largest increase in population was in the 65+-year 
age cohort, where the population grew by 242% in the decade from only 3.5% of the total population in 
2000 (the smallest age cohort in 2000) to 11% of the total population in 2010. This was followed by the 
55-64-year age cohort, where the population grew by 123.6%, increasing from 6.4% in 2000 to 13.2% in 
2010. The largest decrease in population was in the Under 5-year old cohort where the population 
decreased by 33.6%, from 9.6% of total population in 2000 to 5.8% in 2010. The median age of Branchburg 
increased by 4.8 years in the decade, from 37.5 years in 2000 to 42.3 in 2010, reflected in the significant 
increases in the 55+-year old population. 

Table 3: Population Change by Age in Branchburg Township, 2000 and 2010 

Age Group 
Total Persons, 2000 Total Persons, 2010 Change, 2000 to 2010 

Number  Percent  Number Percent Number  Percent  
Under 5 1,269 9.6% 842 5.8% -427 -33.6% 
5 – 19 2,905 21.9% 3,174 22.0% 269 9.3% 
20 – 34 2,346 17.7% 1,783 12.3% -563 -24.0% 
35 – 54 5,446 41.0% 5,156 35.7% -290 -5.3% 
55 – 64 853 6.4% 1,907 13.2% 1,054 123.6% 
65 + 467 3.5% 1,597 11.0% 1,130 242.0% 
Total  13,286 100.0% 14,459 100.0% 1,173 100.0% 
Median Age 37.5 42.3 4.8 

Data Source: U.S. Census Bureau, 2000 and 2010 Census Dataset SF-1, Table DP01 

A household is defined by the U.S. Census Bureau as those persons who occupy a single room or group of 
rooms constituting a housing unit; however, these persons may or may not be related. As a subset of 
households, a family is identified as a group of persons including a householder and one or more persons 
related by blood, marriage or adoption, all living in the same household.  
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In 2010, there were 5,271 households in Branchburg, with an average of 2.74 persons per household, 
which was larger than the average household size in Somerset County (2.71) and the State (2.68). 2-person 
households were the most common accounting for 31.9% of all households, followed by 4-person 
households accounting for 20.7% of all households in Branchburg. The average household size in owner-
occupied units was higher than in renter-occupied units, also reflected in the trend at the County and the 
State levels. However, average owner-occupied households in the County (2.80) and the State (2.79) were 
smaller than in the Township (2.82) whereas average renter-occupied households in the County (2.43) 
and the State (2.47) were larger than in Branchburg (2.08). 

Table 4: Comparison of Persons in Household for Branchburg Township, Somerset County and New 
Jersey, 2010 

Household Size 
Branchburg Township Somerset County New Jersey 
Number Percent Number Percent Number Percent 

 1-person household   993 18.8% 27,398 23.3% 811,221 25.2% 
 2-person household   1,681 31.9% 34,853 29.6% 957,682 29.8% 
 3-person household   996 18.9% 21,291 18.1% 558,029 17.4% 
 4-person household   1,089 20.7% 20,798 17.7% 506,107 15.7% 
 5-person household   386 7.3% 8,617 7.3% 231,727 7.2% 
 6-person household   87 1.7% 3,026 2.6% 87,444 2.7% 
 7-or-more-person household   39 0.7% 1,776 1.5% 62,150 1.9% 
Total number of households 5,271 100.0% 117,759 100.0% 3,214,360 100.0% 
Average Household Size: Total 2.74 2.71 2.68 
Average Household Size: Owner-occupied 2.82 2.80 2.79 
Average Household Size: Renter-occupied 2.08 2.43 2.47 

Data Source: U.S. Census Bureau, 2010 Census Dataset SF-1, Tables DP01 and H16 

 
In 2010, 76.5% of the households in Branchburg were family households (higher than the County and 
the State), of which the majority were husband-wife families (also higher than the County and the 
State). Under a fourth of the households in Branchburg were non-family including persons living alone 
(18.8% of all households).  

The average household size (2.74 person/household) in Branchburg was smaller than the average family 
size (3.17 persons / family), similar to the trend in the County and the State; however, the average family 
in Branchburg was smaller than that in the County (3.22) and the State (3.22). 
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Table 5: Persons by Household Type and Relationship for Branchburg Township, Somerset County and 
New Jersey, 2010 

Household Type 
Branchburg Township Somerset County New Jersey 
Number Percent Number Percent Number Percent 

Total population 14,459 100.0% 323,444 100.0% 8,791,894 100.0% 
In households 14,444 99.9% 319,474 98.8% 8,605,018 97.9% 
Total Households 5,271 100.0% 117,759 100.0% 3,214,360 100.0% 
Family households:  4,031 76.5% 84,616 71.9% 2,226,606 69.3% 
Husband-wife family:  3,565 67.6% 69,211 58.8% 1,643,377 51.1% 
With own children under 18 years  1,804 34.2% 35,076 29.8% 748,765 23.3% 
No own children under 18 years  1,761 33.4% 34,135 29.0% 894,612 27.8% 
Other family:  466 8.8% 15,405 13.1% 583,229 18.1% 
Male householder, no wife present:  126 2.4% 4,255 3.6% 154,134 4.8% 
With own children under 18 years  54 1.0% 1,720 1.5% 63,015 2.0% 
No own children under 18 years  72 1.4% 2,535 2.2% 91,119 2.8% 
Female householder, no husband present:  340 6.5% 11,150 9.5% 429,095 13.3% 
With own children under 18 years  154 2.9% 5,515 4.7% 213,744 6.6% 
No own children under 18 years  186 3.5% 5,635 4.8% 215,351 6.7% 
Non-family households:  1,240 23.5% 33,143 28.1% 987,754 30.7% 
1-person household:  993 18.8% 27,398 23.3% 811,221 25.2% 
Male householder  382 7.2% 10,646 9.0% 334,610 10.4% 
Female householder  611 11.6% 16,752 14.2% 476,611 14.8% 
Average Household Size 2.74 2.71 2.68 
Average Family Size  3.17 3.22 3.22 

Data Source: U.S. Census Bureau, 2010 Census Dataset SF-1, Table DP01 
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ANALYSIS OF SOCIO-ECONOMIC CHARACTERISTICS 

Table 6 compares the educational attainment for Township, County, and State population over 25 years 
old as indicated in the 5-year American Community Survey 2014-2018. The Township had a much higher 
percentage of population with at a high school graduate or higher educational attainment (97.3%) 
compared to the County (94.7%) and the State (89.5%). Only 2.7% of the population had no high school 
diploma, compared to 5.3% in the County and 10.4% in the State. Overall, a higher percentage of 
Branchburg population over 25 years old was highly educated – 60.5% of Branchburg population over 25 
years old had a Bachelor’s degree or higher, compared to 54.5% at the County and 38.9% at the State. 

Table 6: Educational Attainment (of persons 25 years and over) for Branchburg Township, Somerset 
County and New Jersey, 2018 

Education Level 
Branchburg Township Somerset County New Jersey 
Number Percent Number Number Percent Number 

Population 25 years and over 9,798 100.0% 228,710 100.0% 6,129,542 100.0% 
Less than 9th grade 54 0.6% 5,647 2.5% 303,217 4.9% 
9th to 12th grade, no diploma 207 2.1% 6,511 2.8% 337,896 5.5% 
High school graduate (includes 
equivalency) 1,677 17.1% 45,738 20.0% 1,683,568 27.5% 

Some college, no degree 1,302 13.3% 32,288 14.1% 1,019,736 16.6% 
Associate's degree 626 6.4% 13,839 6.1% 401,069 6.5% 
Bachelor's degree 3,353 34.2% 67,658 29.6% 1,457,910 23.8% 
Graduate or professional degree 2,579 26.3% 57,029 24.9% 926,146 15.1% 
High school graduate or higher 9,537 97.3% 216,552 94.7% 5,488,429 89.5% 
Bachelor's degree or higher 5,932 60.5% 124,687 54.5% 2,384,056 38.9% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S1501 

Table 7, Comparison of Income 2018, shows that persons, households and families in Branchburg have, 
on average, higher incomes than in Somerset County and the State. Branchburg’s median household 
income was about 120% of that in the County and about 170% of that in the State. The median family 
income in the Township was about 15% higher than the median household income. 

Table 7: Comparison of Incomes for Branchburg Township, Somerset County and New Jersey, 2018 

Annual Income Branchburg Township Somerset County New Jersey  
Per Capita Income $57,688 $54,393 $40,895 
Median Household Income $132,483 $111,772 $79,363 
Mean Household Income $156,477 $149,988 $110,140 
Median Family Income $153,041 $134,849 $98,047 
Mean Family Income $173,001 $174,922 $129,025 

Data Source: U.S. Census Bureau, 2014-2018 American Community Survey, Table DP03 
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Table 8, Comparison of Household Income 2018, shows that 62.3% of Branchburg’s households have an 
income over $100,000 compared to 55.3% of households in the County and 40.2% of households in the 
State. Households with less than a $50,000 income comprise only 15.0% of the total households in the 
Township, compared to 20.9% in Somerset County and 32.8% of the households in New Jersey. The most 
populous income range in the Township was households earning $200,000 or more (26.4%) followed by 
those earning between $100,000 and $149,999 (18.5%), similar to the trend in the County.  

Table 8 : Comparison of Household Income for Branchburg Township, Somerset County and New 
Jersey, 2018 

Household Income Range 
Branchburg Township Somerset County New Jersey 
Estimate Percent Estimate Percent Estimate Percent 

Total households  5,281 100.0% 117,012 100.0% 3,213,362 100.0% 
Less than $10,000  56 1.1% 3,189 2.7% 165,332 5.1% 
$10,000 to $14,999  72 1.4% 2,178 1.9% 106,777 3.3% 
$15,000 to $24,999  94 1.8% 5,405 4.6% 239,248 7.4% 
$25,000 to $34,999  281 5.3% 5,179 4.4% 228,906 7.1% 
$35,000 to $49,999  288 5.5% 8,484 7.3% 313,308 9.8% 
$50,000 to $74,999  648 12.3% 14,329 12.2% 479,792 14.9% 
$75,000 to $99,999  553 10.5% 13,561 11.6% 389,646 12.1% 
$100,000 to $149,999  976 18.5% 22,661 19.4% 563,372 17.5% 
$150,000 to $199,999 917 17.4% 14,981 12.8% 310244 9.7% 
$200,000 or more 1,396 26.4% 27,045 23.1% 416737 13.0% 
Median household income $132,483 $111,772 $79,363 
Mean household income $156,477 $149,988 $110,140 
Less than $50,000 791 15.0% 24,435 20.9% 1,053,571 32.8% 
$100,000 or more 3,289 62.3% 64,687 55.3% 1,290,353 40.2% 

Data Source: U.S. Census Bureau, 2014-2018 American Community Survey, Table DP03 

Table 9, Poverty Status, shows that only 3.4% of Branchburg’s estimated population were below the 
poverty level in 2018, compared to 4.7% in the County and 10.4% in the State. As an age cohort, all the 
identified groups in Branchburg had a lower percentage of persons under poverty level than the County 
and the State - except for the Under 18 age group which was just higher than the County.  

The largest cohort was the Under 18, where 5.0% of the estimated population within the age group lived 
below the poverty level, which was higher than the County (4.9%) but lower than the State (14.8%). A 
higher percentage of the estimated female population (4.0%) in Branchburg than the estimated male 
population (2.7%) were below the poverty level, a trend reflected at both the County and the State.  
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Among the estimated population over 16-years-old, only 0.8% of those who worked full-time were under 
the poverty level compared to 5.4% of those who worked less than full-time and 3.7% of those who did 
not work. These poverty levels were lower than both the County and the State in all identified groups. 

Table 9: Poverty Status in the Past 12 Months for Branchburg Township, Somerset County and New 
Jersey, 2018 

Poverty 
Status 

Branchburg Township Somerset County New Jersey 

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Population 
for whom 
poverty 
status is 
determined 

14,504 491 3.4% 326,701 15,319 4.7% 8,707,826 904,132 10.4% 

AGE GROUP 
Under 18  3,250 164 5.0% 73,676 3,591 4.9% 1,949,764 288,675 14.8% 
18 to 64 9,124 293 3.2% 205,647 9,253 4.5% 5,420,398 504,791 9.3% 
Over 65  2,130 34 1.6% 47,378 2,475 5.2% 1,337,664 110,666 8.3% 
GENDER 
Male 6,964 187 2.7% 159,311 7,341 4.6% 4,233,650 394,539 9.3% 
Female 7,540 304 4.0% 167,390 7,978 4.8% 4,474,176 509,593 11.4% 
WORK EXPERIENCE 
Population 
16 years 
and over 

11,649 327 2.8% 262,252 12,196 4.7% 6,988,507 645,195 9.2% 

Worked 
full-time* 5,474 46 0.8% 128,135 1,479 1.2% 3,129,887 60,708 1.9% 

Worked 
less than 
full-time* 

3,058 166 5.4% 58,119 3,192 5.5% 1,618,823 177,116 10.9% 

Did not 
work 3,117 115 3.7% 75,998 7,525 9.9% 2,239,797 407,371 18.2% 

* Worked year-round for the past 12 months 

Data Source: U.S. Census Bureau, 2014-2018 American Community Survey, Table S1701 

As shown in Table 10, the labor force in Branchburg decreased between 2009 and 2011, increased in 2012, 
decreased in 2013 and 2014, increased in 2015 and has since been declining from 2015 to 2018. The 
economic and market trends of the Great Recession are reflected in slightly higher unemployment rates 
in the period between 2010 and 2013, but the rate has since been steadily declining since 2014.  
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Table 10: 10-year Trend in Employment and Labor Force for Branchburg Township, 2009-2018 

Year Labor Force Employment Unemployment Unemployment Rate 
2009 9,105 8,643 462 5.1 
2010 8,029 7,561 468 5.8 
2011 8,024 7,571 453 5.6 
2012 8,255 7,701 554 6.7 
2013 8,157 7,670 487 6.0 
2014 7,977 7,611 366 4.6 
2015 8,063 7,704 359 4.5 
2016 8,031 7,727 304 3.8 
2017 7,928 7,651 277 3.5 
2018 7,895 7,626 269 3.4 

Data Source: Total Labor Force, Employed, Unemployed and Unemployment Rate Average Estimates 2000-2009 and 2010-2018, NJ Department 
of Labor and Workforce Development 

Table 11 shows that, although the Township faced a similar trend in unemployment rates as the County 
and the State, the overall unemployment rate in Branchburg was lower than the County and the State 
throughout the 10-year period studied. 

Table 11: Comparison of 10-year Trend in Unemployment Rates for Branchburg Township, Somerset 
County and New Jersey, 2009-2018 

Year Branchburg Township Somerset County New Jersey 
2009 5.1 7.3 9.1 
2010 5.8 7.6 9.5 
2011 5.6 7.4 9.3 
2012 6.7 7.4 9.3 
2013 6.0 6.3 8.2 
2014 4.6 5.2 6.8 
2015 4.5 4.6 5.8 
2016 3.8 4.1 5.0 
2017 3.5 3.8 4.6 
2018 3.4 3.4 4.1 

Data Source: Total Labor Force, Employed, Unemployed and Unemployment Rate Average Estimates 2000-2009 and 2010-2018, NJ Department 
of Labor and Workforce Development 

Table 12, Class of Worker, indicates that the majority (82.8%) of Branchburg’s employed population over 
16 years of age were “private wage and salary workers”, similar to the trend at the County (84.8%) and 
the State (81.8%). The percentage of “government workers” in the Township (13.0%) was higher than the 
County (11.0%) and about the same as the State (13.3%). The percentage of “self-employed in own not 
incorporated business workers” in the Township (4.2%) was same as the County (4.2%) but lower than 
the State (4.7%). There were no “unpaid family workers” in the Township. 
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Table 12: Class of Worker for Branchburg Township, Somerset County and New Jersey, 2018 

Class of Worker 
Branchburg Township Somerset County New Jersey 

Estimate Percent   Estimate Percent   Estimate Percent   
Civilian employed population 16 
years and over 7,831 100.0% 173,381 100.0% 4,390,602 100.0% 

Private wage and salary workers 6,486 82.8% 147,018 84.8% 3,592,273 81.8% 
Government workers 1,018 13.0% 19,035 11.0% 585,858 13.3% 
Self-employed in own not 
incorporated business workers 327 4.2% 7,203 4.2% 206,307 4.7% 

Unpaid family workers 0 0.0% 125 0.1% 6,164 0.1% 
Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP03 

Table 13, Occupations, identifies the occupations of employed population over 16 years of age in 
Branchburg, Somerset County and New Jersey during 2014-2018. The two most common occupations in 
the Township were “management, business, science, and arts occupations” (56.2%) and “sales and office 
occupations” (26.8%) – similar to the trend in the County and the State but with a higher proportion of 
residents engaged in these occupations. All other occupations engaged a lower percentage of the 
employed population compared to the County and the State. 

Table 13: Occupations for Branchburg Township, Somerset County and New Jersey, 2018 

Occupation 
Branchburg Township Somerset County New Jersey 

Estimate Percent Estimate Percent Estimate Percent 
Civilian employed population 16 
years and over 7,831 100.0% 173,381 100.0% 4,390,602 100.0% 

Management, business, science, 
and arts occupations 4,403 56.2% 92,974 53.6% 1,860,424 42.4% 

Service occupations 775 9.9% 22,002 12.7% 714,830 16.3% 
Sales and office occupations 2,101 26.8% 36,873 21.3% 999,943 22.8% 
Natural resources, construction, 
and maintenance occupations 206 2.6% 8,466 4.9% 313,388 7.1% 

Production, transportation, and 
material moving occupations 346 4.4% 13,066 7.5% 502,017 11.4% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP03 

Table 14, Industries, shows the distribution of employment by industry for employed Branchburg, 
Somerset and New Jersey residents over 16 years of age in 2014-2018. The two industries that captured 
the largest segments of the population in Branchburg were “educational services, and health care and 
social assistance” (22.8%) and “professional, scientific, and management, and administrative and waste 
management services” (15.5%). The next three most common industries employed approximately equal 
number of persons – “manufacturing” (10.4%), “finance and insurance, and real estate and rental and 
leasing” (10.3%), and “retail trade” (10%).  
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Table 14: Industries for Branchburg Township, Somerset County and New Jersey, 2018 

Industry 
Branchburg Township Somerset County New Jersey 

Estimate Percent   Estimate Percent   Estimate Percent   
Civilian employed population 16 
years and over 7,831 100.0% 173,381 100.0% 4,390,602 100.0% 

Agriculture, forestry, fishing and 
hunting, and mining 15 0.2% 638 0.37% 14,060 0.32% 

Construction 334 4.3% 7,279 4.20% 254,856 5.80% 
Manufacturing 815 10.4% 20,723 11.95% 359,849 8.20% 
Wholesale trade 398 5.1% 6,941 4.00% 149,359 3.40% 
Retail trade 780 10.0% 16,519 9.53% 483,359 11.01% 
Transportation and warehousing, 
and utilities 271 3.5% 7,004 4.04% 264,780 6.03% 

Information 384 4.9% 7,540 4.35% 122,369 2.79% 
Finance and insurance, and real 
estate and rental and leasing 805 10.3% 17,626 10.17% 371,275 8.46% 

Professional, scientific, 
administrative and waste 
management services 

1,213 15.5% 28,166 16.25% 585,869 13.34% 

Educational services, and health 
care and social assistance 1,784 22.8% 37,911 21.87% 1,045,599 23.81% 

Arts, entertainment, recreation, 
accommodation and food services 547 7.0% 11,782 6.80% 360,170 8.20% 

Other services, except public 
administration 287 3.7% 6,335 3.65% 194,399 4.43% 

Public administration 198 2.5% 4,917 2.84% 184,658 4.21% 
Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP03 

Another metric for understanding employment in the Township is the number of employees covered by 
the unemployment insurance compensation program, referred to as “covered employment” (which is 
mostly full-time, permanent employees and does not include the self-employed, unpaid family workers, 
most part-time or temporary employees, and certain agricultural and in-home domestic workers).  

The industry sectors of covered employment for Branchburg Township are shown in Table 15, 
Government and Private Employment and Wages, 2018.  The largest number of covered employees in the 
private sector in Branchburg worked in “manufacturing” (3,307 average jobs) followed by “construction” 
(1,370 average jobs). The “professional/technical” sector had the most employers (77 units) followed by 
“construction” (57 units). The local government was the largest public employer with 1,180 average jobs. 
Overall, the private sector had approximately 5 times more covered employees than the public sector. 

The private sector offered the highest average wages in the Township with the three highest paying 
industries being “finance/insurance” ($105,966 annually), “information” ($105,572 annually) and 
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“construction” ($102,378 annually). The “local government education” had the highest average annual 
wages in the public sector at $52,652. Overall, the private sector offered higher wages than the public 
sector. 

Table 15: Government and Private Employment and Wages in Branchburg Township, 2018 

Industry 
Units Employment   Average Wages 

Average March  June  Sept  Dec  Average Annual Weekly 
FEDERAL GOVERNMENT 
TOTALS 2 5 5 5 5 5 $50,750 $976 

STATE GOVERNMENT 
TOTALS . . . . . . . . 

LOCAL GOVERNMENT 
TOTALS 9 1,292 1,101 1,253 1,262 1,180 $52,557 $1,011 

LOCAL GOVT. EDUCATION 6 1,152 898 1,075 1,125 996 $52,652 $1,013 
Mining . . . . . . . . 
Utilities . . . . . . . . 
Construction 57 1,304 1,350 1,406 1,434 1,370 $102,378 $1,969 
Manufacturing 38 3,290 3,273 3,305 3,379 3,307 $97,687 $1,879 
Wholesale Trade 43 690 681 687 723 700 $85,539 $1,645 
Retail Trade 24 183 189 176 182 183 $49,010 $943 
Transport/Warehousing 9 302 292 304 323 305 $71,675 $1,378 
Information 6 128 127 129 132 126 $105,572 $2,030 
Finance/Insurance 18 125 127 126 110 123 $105,966 $2,038 
Real Estate 13 81 83 87 85 83 $65,898 $1,267 
Professional/Technical 77 570 611 638 634 598 $97,277 $1,871 
Management . . . . . . . . 
Admin/Waste Remediation 42 1,016 1,275 1,236 1,235 1,210 $75,540 $1,453 
Education . . . . . . . . 
Health/Social 47 1,022 1,035 983 975 1,022 $29,565 $569 
Arts/Entertainment 6 112 160 115 117 127 $15,190 $292 
Accommodations/Food 37 437 459 440 478 447 $22,737 $437 
Other Services 42 257 274 263 264 263 $32,101 $617 
Unclassified 7 4 10 14 15 10 $33,444 $643 
PRIVATE SECTOR TOTALS 478 10,047 10,481 10,454 10,651 10,417 $83,287 $1,602 

- = Data do not meet publication standards 
Data Source: New Jersey Department of Labor and Workforce Development, Quarterly Census of Employment and Wages (QCEW), Annual 
Municipal Reports 2018 

Table 16, Means of Transportation to Work, shows the majority of workers in Branchburg drove to work 
alone (86.0%) at a percentage higher than Somerset County (78.3%) and New Jersey (71.4%). Branchburg 
had a smaller proportion of residents who carpooled (3.6%) compared to 7.9% in the County and 8.0% in 
the State. A much lower percentage of Branchburg residents used other means of transportation such as 
public transportation, taxicabs, motorcycles, bicycles or walking to work combined (3.7%) than the County 
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(7.9%) and the State (16.2%).  A higher percentage of Branchburg workers (6.7%) worked from home 
compared to the County (6.0%) and the State (4.4%). 

Table 16: Means of Transportation to Work (of workers 16 years old and over) for Branchburg 
Township, Somerset County and New Jersey, 2018 

Means of Transportation Branchburg Township Somerset County New Jersey 
Workers 16 years and over 7,672 170,127 4,303,118 
Car, truck, or van 89.6% 86.2% 79.4% 

Drove alone 86.0% 78.3% 71.4% 
Carpooled 3.6% 7.9% 8.0% 

Public transportation (excluding taxicab) 3.0% 5.3% 11.5% 
Walked 0.3% 1.9% 2.9% 
Bicycle 0.0% 0.2% 0.3% 
Taxicab, motorcycle, or other means 0.4% 0.5% 1.5% 
Worked at home 6.7% 6.0% 4.4% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0801 

Table 17, Travel Time to Work, shows that for 17.2% of workers over 16 years in Branchburg, the travel 
time to work was under 15 minutes; compared to 18.6 % of the workers in the County and 21.2% for 
workers in the State. For 27.5% of the workers in the Township, the travel time to work was more than 45 
minutes, compared to 24.7% of the workers in the County and 25.7% of workers in the State. The average 
travel time for workers in Township (32.5 minutes) was longer than the County (32.3 minutes) and the 
State (31.7 minutes).  

Table 17: Travel Time to Work (of workers 16 years old and over) for Branchburg Township, Somerset 
County and New Jersey, 2018 

Travel Time to Work Branchburg Township Somerset County New Jersey 
Less than 10 minutes 4.2% 7.8% 9.7% 
10 to 14 minutes 13.0% 10.8% 11.5% 
15 to 19 minutes 16.2% 12.8% 12.5% 
20 to 24 minutes 12.8% 15.0% 13.1% 
25 to 29 minutes 5.3% 6.4% 6.2% 
30 to 34 minutes 10.0% 13.8% 13.3% 
35 to 44 minutes 10.9% 8.7% 7.9% 
45 to 59 minutes 12.1% 10.0% 9.9% 
60 or more minutes 15.4% 14.7% 15.8% 
Mean travel time to work (minutes) 32.5 32.3 31.7 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0801 

Table 18, Vehicles Available, shows that the largest group comprising 48.0% of all workers in Branchburg 
had access to 2 vehicles which is higher than both the County (44.9%) and the State (40.0%), followed by 
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41.2% of Township workers who had access to 3 or more vehicles, higher than the County (37.2%) and 
the State (31.3%). Only 0.7% of workers in Branchburg did not have a vehicle available, compared to 2.2% 
in the County and 6.4% in the State. 

Table 18: Vehicles Available (to workers 16 years old and over) for Branchburg Township, Somerset 
County and New Jersey, 2018 

Vehicles Available Branchburg Township Somerset County New Jersey 
Workers 16 years and over 7,668 169,852 4,284,686 
No vehicle available 0.7% 2.2% 6.4% 
1 vehicle available 10.1% 15.6% 22.3% 
2 vehicles available 48.0% 44.9% 40.0% 
3 or more vehicles available 41.2% 37.2% 31.3% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table S0801 
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ANALYSIS OF EXISTING HOUSING STOCK 
According to the 5-year American Community Survey, Branchburg Township had approximately 5,438 
housing units during 2014-2018, of which 5,281, or 97.1%, were occupied. Of the occupied housing units, 
88.1% were owner-occupied and 11.9% were renter-occupied, indicating a higher rate of ownership in 
the Township. Branchburg Township had a higher percentage of owner-occupied units (85.6%) than both 
Somerset County (70.1%) and New Jersey (57%). Residential vacancy in Township was lower than the 
County and the State for both home-owner and rental housing units. Only 2.9% of all housing units in the 
Township were vacant. 

Table 19: Comparison of Unit Occupancy Status for Branchburg Township, Somerset County and New 
Jersey, 2018 

Unit Occupancy Status 
Branchburg Township Somerset County New Jersey 
Estimate  Percent   Estimate    Percent    Estimate   Percent   

Occupied housing units 5,281 97.1% 117,012 92.7% 3,213,362 89.1% 
Owner-occupied 4,653 85.6% 88,500 70.1% 2,054,413 57.0% 
Owner-occupied as percent of 
total occupied units 88.1% 75.6% 63.9% 

Renter-occupied 628 11.5% 28,512 22.6% 1,158,949 32.1% 
Renter-occupied as percent of 
total occupied units 11.9% 24.4% 36.1% 

Vacant housing units 157 2.9% 9,197 7.3% 392,039 10.9% 
For rent 23 0.4% 1,690 1.3% 63,742 1.8% 
Rented, not occupied 0 0.0% 804 0.6% 11,040 0.3% 
For sale only 37 0.7% 1,253 1.0% 35,674 1.0% 
Sold, not occupied 0 0.0% 614 0.5% 14,553 0.4% 
For seasonal, recreational, or 
occasional use 9 0.2% 735 0.6% 135,527 3.8% 

For migrant workers 0 0.0% 0 0.0% 231 0.0% 
All other vacants 88 1.6% 4,101 3.2% 131,272 3.6% 

Total Housing Units 5,438 100.0% 126,209 100.0% 3,605,401 100.0% 
Home-owner vacancy rate 0.8 1.4 1.7 
Rental vacancy rate 3.5 5.5 5.2 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables DP04 and B25004 

The housing stock in Branchburg Township consisted predominantly of single-family detached (73.1%, 
which were mostly owner-occupied) and 2-unit structures (13.1%, which were also mostly owner-
occupied), or 86.2% of all occupied units combined. The next most-common housing types were multi-
family structures: 10- to 19- unit structures (4.3% of the occupied units), mobile homes (2.8%) and 20- to 
49- unit structures (2.5%). There were no boats, RVs, vans, etc. used as housing units in the Township. 

Comparison between Branchburg Township, Somerset County and New Jersey in Table 21 shows that 
both the County (60.4%) and the State (54.6%) had a lower percentage of single-family detached 
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structures than the Township (73.1%). However, Branchburg had a lower prevalence of units in structures 
with 3 or more units (10.2%) than both the County (19.3%) and the State (26.5%).  

Table 20: Units in Structure by Tenure for Occupied Units for Branchburg Township, 2018 

Units in Structure 
Total Occupied Units Owner-Occupied Renter-Occupied 
Estimate  Percent   Estimate Percent   Estimate  Percent   

1, detached 3,861 73.1% 3,781 71.6% 80 1.5% 
1, attached 692 13.1% 595 11.3% 97 1.8% 
2 45 0.9% 18 0.3% 27 0.5% 
3 or 4 60 1.1% 24 0.5% 36 0.7% 
5 to 9 100 1.9% 53 1.0% 47 0.9% 
10 to 19 226 4.3% 60 1.1% 166 3.1% 
20 to 49 132 2.5% 45 0.9% 87 1.6% 
50 or more 19 0.4% 0 0.0% 19 0.4% 
Mobile home 146 2.8% 77 1.5% 69 1.3% 
Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0% 
Total Occupied Units 5,281 100.0% 4,653 88.1% 628 11.9% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25032 

Table 21: Comparison of Units in Structure for Occupied Units for Branchburg Township, Somerset 
County and New Jersey, 2018 

Units in Structure 
Branchburg Township Somerset County New Jersey 
Estimate  Percent    Estimate   Percent    Estimate   Percent   

1, detached 3,861 73.1% 70,718 60.4% 1,754,953 54.6% 
1, attached 692 13.1% 18,422 15.7% 289,235 9.0% 
2 45 0.9% 5,091 4.4% 290,743 9.0% 
3 or 4 60 1.1% 4,803 4.1% 199,314 6.2% 
5 to 9 100 1.9% 5,084 4.3% 153,429 4.8% 
10 to 19 226 4.3% 6,077 5.2% 158,413 4.9% 
20 to 49 132 2.5% 3,040 2.6% 125,200 3.9% 
50 or more 19 0.4% 3,572 3.1% 214,207 6.7% 
Mobile home 146 2.8% 198 0.2% 27,268 0.8% 
Boat, RV, van, etc. 0 0.0% 7 0.0% 600 0.0% 
Total Occupied Units 5,281 100.0% 117,012 100.0% 3,213,362 100.0% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25032 

Table 22, Year Structure Built by Tenure for Occupied Housing Units, illustrates the age of Township’s 
housing stock. Branchburg has a relatively younger housing stock, with more than half (55.4%) of the 
occupied housing units constructed in the 20 years between 1980 and 1999. However, only 2.4% of the 
total occupied housing stock in Branchburg had been constructed since 2010, which is lower than the 
County (3.5%) and the State (2.5%) as shown in Table 23: Comparison of Construction for All Occupied 
Housing Units in Branchburg Township, Somerset County and New Jersey, 2018. Branchburg Township 
had only 11.8% of occupied housing units built 1959 or earlier, which is lower than the County (25.0%) 
and the State (40.5%).  
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Table 22: Year Structure Built by Tenure for Occupied Housing Units, Branchburg Township, 2018 

Year Built 
Total Occupied Units Owner-Occupied Units Renter-Occupied Units 

Estimate  Percent   Estimate  Percent   Estimate  Percent   
Built 2014 or later 73 1.4% 48 0.9% 25 0.5% 
Built 2010 to 2013 52 1.0% 52 1.0% 0 0.0% 
Built 2000 to 2009 201 3.8% 201 3.8% 0 0.0% 
Built 1990 to 1999 1,462 27.7% 1,092 20.7% 370 7.0% 
Built 1980 to 1989 1,462 27.7% 1,284 24.3% 178 3.4% 
Built 1970 to 1979 878 16.6% 859 16.3% 19 0.4% 
Built 1960 to 1969 528 10.0% 511 9.7% 17 0.3% 
Built 1950 to 1959 322 6.1% 314 5.9% 8 0.2% 
Built 1940 to 1949 113 2.1% 113 2.1% 0 0.0% 
Built 1939 or earlier 190 3.6% 179 3.4% 11 0.2% 
Total Occupied Units 5,281 100.0% 4,653 88.1% 628 11.9% 
Built 1959 or earlier 625 11.8% 606 11.5% 19 0.4% 
Built since 2010 125 2.4% 100 1.9% 25 0.5% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25036 

Table 23: Comparison of Year of Construction for Occupied Housing Units in Branchburg Township, 
Somerset County and New Jersey, 2018 

Year Built 
Branchburg Township Somerset County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

Built 2014 or later 73 1.4% 1,529 1.3% 28,644 0.9% 
Built 2010 to 2013 52 1.0% 2,593 2.2% 52,093 1.6% 
Built 2000 to 2009 201 3.8% 10,510 9.0% 289,142 9.0% 
Built 1990 to 1999 1,462 27.7% 21,529 18.4% 317,184 9.9% 
Built 1980 to 1989 1,462 27.7% 22,522 19.2% 378,213 11.8% 
Built 1970 to 1979 878 16.6% 13,352 11.4% 407,851 12.7% 
Built 1960 to 1969 528 10.0% 15,703 13.4% 439,286 13.7% 
Built 1950 to 1959 322 6.1% 12,618 10.8% 487,071 15.2% 
Built 1940 to 1949 113 2.1% 5,167 4.4% 234,800 7.3% 
Built 1939 or earlier 190 3.6% 11,489 9.8% 579,078 18.0% 
Total Occupied Units 5,281 100.0% 117,012 100.0% 3,213,362 100.0% 
Built 1959 or earlier 625 11.8% 29,274 25.0% 1,300,949 40.5% 
Built since 2010 125 2.4% 4,122 3.5% 80,737 2.5% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25034 

The number of bedrooms in the housing stock help describe the variety of housing types within the 
Township. Table 24, Number of Bedrooms per Unit by Tenure for Occupied Housing Units for Branchburg 
Township, 2018, shows that 4-bedroom (45.1%) and 3-bedroom (24.3%) units were the most common 
types, followed by 2-bedroom units (17.5%). The 4-bedroom units were the most common owner-
occupied unit type and the 2-bedroom units were the most common renter-occupied type.  
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Table 24: Number of Bedrooms per Unit by Tenure for Occupied Housing Units for Branchburg 
Township, 2018 

Number of Bedrooms 
Total Occupied Units Owner-Occupied Renter-Occupied 

Estimate  Percent    Estimate    Percent    Estimate    Percent   
No bedroom 8 0.2% 8 0.2% 0 0.0% 
1 bedroom 243 4.6% 24 0.5% 219 4.1% 
2 bedrooms 922 17.5% 619 11.7% 303 5.7% 
3 bedrooms 1,283 24.3% 1,214 23.0% 69 1.3% 
4 bedrooms 2,380 45.1% 2,343 44.4% 37 0.7% 
5 or more bedrooms 445 8.4% 445 8.4% 0 0.0% 
Total Occupied Units 5,281 100.0% 4,653 88.1% 628 11.9% 
2-bedroom or smaller 1,173 22.2% 651 12.3% 522 9.9% 
4-bedroon or larger 2,825 53.5% 2,788 52.8% 37 0.7% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25042 

As shown in Table 25, 3-bedroom units are the most common in Somerset County and New Jersey, with 
a higher proportion of occupied units. The biggest difference, however, is in the proportion of smaller and 
larger housing units. Branchburg had more than half (53.5%) of the occupied units being 4-bedroom or 
more, as compared to the County (35.8%) and the State (25.5%). Branchburg had a lower percentage of 
occupied units with 2-bedrooms or less (22.2%) compared to the County (35.6%) and the State (41.6%). 

Table 25: Comparison of Occupied Housing Units by Number of Bedrooms in Branchburg Township, 
Somerset County and New Jersey, 2018 

Number of Bedrooms 
Branchburg Township Somerset County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

No bedroom 8 0.2% 1,328 1.1% 76,253 2.4% 
1 bedroom 243 4.6% 11,254 9.6% 444,677 13.8% 
2 bedrooms 922 17.5% 29,041 24.8% 814,628 25.4% 
3 bedrooms 1,283 24.3% 33,465 28.6% 1,059,503 33.0% 
4 bedrooms 2,380 45.1% 33,023 28.2% 639,960 19.9% 
5 or more bedrooms 445 8.4% 8,901 7.6% 178,341 5.5% 
Total Occupied Units 5,281 100.0% 117,012 100.0% 3,213,362 100.0% 
2-bedroom or less 1,173 22.2% 41,623 35.6% 1,335,558 41.6% 
4-bedroon or more 2,825 53.5% 41,924 35.8% 818,301 25.5% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25042 

The presence of housing units with deficient plumbing and kitchens is an indicator of housing quality and 
need for potential rehabilitation. Similarly, overcrowded conditions may indicate a need for more 
affordable and/or larger housing units.  

The majority of occupied units used utility gas (88.8%), higher than the County (83.7%) and the State 
(75.0%). There were no housing units in Township or the County that used coke or coal, wood, solar energy 
or other fuel as the house heating fuel. However, 0.4% of the units did not use any house heating fuel. 
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Branchburg had only 0.7% of all occupied units deemed overcrowded because they were occupied by 
more than one person per room, compared to 1.8% in the County and 3.1% in the State. Branchburg also 
had a lower percentage of occupied units (0.9%) lacking at least one facility, out of complete kitchen, 
complete plumbing and telephone service, compared to the County (2.1%) and the State (2.7%). 

Table 26: Comparison of Housing Quality Indicators for Occupied Housing Units in Branchburg 
Township, Somerset County and New Jersey, 2018 

House Heating Fuel 
Branchburg Township Somerset County New Jersey 
Estimate Percent   Estimate   Percent   Estimate   Percent   

Utility gas  4,688 88.8% 97,893 83.7% 2,411,472 75.0% 
Bottled, tank, or LP gas  50 0.9% 1,391 1.2% 63,138 2.0% 
Electricity 235 4.4% 10,563 9.0% 408,397 12.7% 
Fuel oil, kerosene, etc.  288 5.5% 6,269 5.4% 284,056 8.8% 
Coal or coke  0 0.0% 0 0.0% 1,322 0.0% 
Wood  0 0.0% 159 0.1% 13,422 0.4% 
Solar energy  0 0.0% 98 0.1% 3,100 0.1% 
Other fuel  0 0.0% 276 0.2% 13,453 0.4% 
No fuel used  20 0.4% 363 0.3% 15,002 0.5% 
Total Occupied Units 5,281 100.0% 117,012 100.0% 3,213,362 100.0% 
Occupants per Room Estimate  Percent    Estimate    Percent    Estimate    Percent   
1.00 or less 5,248 99.4% 299 0.3% 3,112,367 96.9% 
1.01 to 1.50 25 0.5% 755 0.6% 67,606 2.1% 
.51 or more 8 0.2% 1,460 1.2% 33,389 1.0% 
Overcrowded Occupied Units 33 0.7% 2,215 1.8% 100,995 3.1% 
Facilities Estimate  Percent    Estimate    Percent    Estimate    Percent   
Lacking complete plumbing 
facilities  0 0.0% 299 0.3% 8,925 0.3% 

Lacking complete kitchen facilities  6 0.1% 755 0.6% 24,392 0.8% 
No telephone service available 44 0.8% 1,460 1.2% 55,006 1.7% 
Occupied Units Lacking at least 
One Facility 50 0.9% 2,514 2.1% 88,323 2.7% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 
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ANALYSIS OF HOUSING AFFORDABILITY 

Housing affordability is dependent on several factors including the availability of adequate and 
appropriate housing units in addition to cost, convenience and stability of the neighborhood. Some of the 
data from the 2014-2018 5-year ACS may be used to interpret these factors. For example, the adequacy 
and appropriateness may be estimated by comparing household and family size with available housing 
types, unit sizes, and the potential for overcrowding, as well as the comparing the types/sizes of units that 
are occupied vs. vacant indicating the demand for each type/size of unit. 

In Branchburg, 97.1% of all available housing units were occupied with only 2.9% vacant. As shown in 
Table 27, the most common type of occupied housing was in 2-unit structures (100% occupied), 3-or-4-
unit structures (100% occupied), 10-to-19-unit structures (100% occupied), 20-or-more-unit structures 
(100% occupied) and mobile homes (100% occupied). The most common types of vacant housing were 
those in 5-to-9-unit structures, single-family attached units and single-family detached units.  

Table 27: Units in Structure by Tenure for All Housing Units for Branchburg Township, 2018 

Units in Structure 
Total Housing Units Vacant Units Occupied Units 

Estimate  Percent   Estimate Percent 
of Type 

 Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

1, detached 3,962 72.9% 101 2.5% 1.9% 3,861 97.5% 71.0% 
1, attached 725 13.3% 33 4.6% 0.6% 692 95.4% 12.7% 
2 45 0.8% 0 0.0% 0.0% 45 100.0% 0.8% 
3 or 4 60 1.1% 0 0.0% 0.0% 60 100.0% 1.1% 
5 to 9 123 2.3% 23 18.7% 0.4% 100 81.3% 1.8% 
10 to 19 226 4.2% 0 0.0% 0.0% 226 100.0% 4.2% 
20 or more 151 2.8% 0 0.0% 0.0% 151 100.0% 2.8% 
Mobile home 146 2.7% 0 0.0% 0.0% 146 100.0% 2.7% 
Boat, RV, van, etc. 0 0.0% 0 0.0% 0.0% 0 0.0% 0.0% 
Total Housing Units 5,438 100.0% 157   2.9% 5,281   97.1% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables DP04 and B25032 

As shown in Table 28 below, the most common size of vacant units in Branchburg were units with no 
bedrooms (74.2.1%) and 3-bdroom units (5.3%), both with vacancy above the average of 2.9% total 
vacancy. In the context of the total housing units available, 44.4% of units are 4-bedroom and 24.9% are 
3-bedroom units. The most common occupied units were those with 5 or more bedrooms (100% 
occupied) and 1 bedroom (100% occupied), which may be partly due to the relative lack of these units 
(only about 8% of all housing units have 5 or more bedrooms and only 4.5% of all units have 1 bedroom). 
Other unit sizes with high occupancy include 4-bedroom units (98.5% occupied) and 2-bedroom units 
(97.4% occupied), both with occupancy above the total average occupancy of 97.1%.  
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Table 28: Number of Bedrooms per Unit for All Housing Units for Branchburg Township, 2018 

Number of Bedrooms 
Total Housing Units Vacant Units Occupied Units 

Estimate Percent   Estimate Percent 
of Type 

Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

No bedroom 31 0.6% 23 74.2% 0.4% 8 25.8% 0.1% 
1 bedroom 243 4.5% 0 0.0% 0.0% 243 100.0% 4.5% 
2 bedrooms 947 17.4% 25 2.6% 0.5% 922 97.4% 17.0% 
3 bedrooms 1355 24.9% 72 5.3% 1.3% 1,283 94.7% 23.6% 
4 bedrooms 2417 44.4% 37 1.5% 0.7% 2,380 98.5% 43.8% 
5 or more bedrooms 445 8.2% 0 0.0% 0.0% 445 100.0% 8.2% 
Total Housing Units 5,438 100.0% 157   2.9% 5,281   97.1% 
2-bedroom or smaller 1,221 22.5% 48 76.8% 0.9% 1,173 223.2% 21.6% 
4-bedroon or larger 2,862 52.6% 37 1.3% 0.7% 2,825 98.7% 51.9% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables DP04 and B25042 

As shown in Table 29, none of the units built 2010 or later were vacant, compared to only 8.2% of units 
built 1959 or earlier. There was 100% occupancy in units built in the years between 1940 and 1949, 1970 
and 1979, and those built since 2000. This could be due to the type of housing produced during those 
decades, their physical condition or the location, and/or the applicable tenure (owned or rental). 

Table 29: Year Structure Built for All Housing Units, Branchburg Township, 2018 

Year Built 
Total Housing Units Vacant Units Occupied Units 

Estimate  Percent   Estimate Percent 
of Type 

Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

Built 2014 or later 73 1.3% 0 0.0% 0.0% 73 100.0% 1.3% 
Built 2010 to 2013 52 1.0% 0 0.0% 0.0% 52 100.0% 1.0% 
Built 2000 to 2009 201 3.7% 0 0.0% 0.0% 201 100.0% 3.7% 
Built 1990 to 1999 1,541 28.3% 79 5.1% 1.5% 1,462 94.9% 26.9% 
Built 1980 to 1989 1,476 27.1% 14 0.9% 0.3% 1,462 99.1% 26.9% 
Built 1970 to 1979 878 16.1% 0 0.0% 0.0% 878 100.0% 16.1% 
Built 1960 to 1969 536 9.9% 8 1.5% 0.1% 528 98.5% 9.7% 
Built 1950 to 1959 353 6.5% 31 8.8% 0.6% 322 91.2% 5.9% 
Built 1940 to 1949 113 2.1% 0 0.0% 0.0% 113 100.0% 2.1% 
Built 1939 or earlier 215 4.0% 25 11.6% 0.5% 190 88.4% 3.5% 
Total Housing Units 5,438 100.0% 157   2.9% 5,281   97.1% 
Built 1959 or earlier 681 12.5% 56 8.2% 1.0% 625 91.8% 11.5% 
Built since 2010 125 2.3% 0 0.0% 0.0% 125 100.0% 2.3% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 and B25036 

Longevity of tenure reflected in higher number of households that have moved in older time frames may 
indicate the presence of long-term residents in stable residential neighborhoods and/or the lack of socio-
economic mobility. The largest group of households in Branchburg last moved in 2000 to 2014 (31.9%) 
followed by those in 1990 to 1999 (22.5%). A majority, more than 70%, of the households in Branchburg 
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moved prior to 2000 indicating longer-term residents and possibly stable residential areas, with 17.3% of 
the households having lived in their present units since 1990 and before. 

Table 30: Comparison of Year Householder Moved into the Housing Unit for Branchburg Township, 
Somerset County and New Jersey, 2018 

Year Householder Moved into 
the Unit 

Branchburg Township Somerset County New Jersey 
Estimate Percent Estimate Percent Estimate Percent 

Moved in 2017 or later 123 2.3% 4,032 3.4% 117,923 3.7% 
Moved in 2015 to 2016 355 6.7% 11,552 9.9% 320,767 10.0% 
Moved in 2010 to 2014 1,018 19.3% 28,290 24.2% 834,074 26.0% 
Moved in 2000 to 2009 1,684 31.9% 35,365 30.2% 926,895 28.8% 
Moved in 1990 to 1999 1,186 22.5% 21,211 18.1% 491,426 15.3% 
Moved in 1989 and earlier 915 17.3% 16,562 14.2% 522,277 16.3% 
Occupied housing units 5,281 100.0% 117,012 100.0% 3,213,362 100.0% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 

Table 31, Value for All Owner-Occupied Housing Units shows that the median value of owner-occupied 
housing for the period 2014-2018 in Branchburg Township was much higher than the County and the 
State. 89.7% of all owner-occupied housing was valued at more than $300,000 as compared to 72.4% in 
the County and 55.8% in the State. 44.2% of Township’s housing units were valued at or more than 
$500,000, compared to 39% of units in Somerset County and 22.4% of units in the State.   

Table 31: Comparison of Value for All Owner-Occupied Housing Units for Branchburg Township, 
Somerset County and New Jersey, 2018 

Value Range of Units 
Branchburg Township Somerset County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

Less than $50,000  28 0.6% 925 1.0% 54,687 2.7% 
$50,000-$99,999  56 1.2% 795 0.9% 61,200 3.0% 
$100,000-$149,999  10 0.2% 1,577 1.8% 118,727 5.8% 
$150,000-$199,999  16 0.3% 2,825 3.2% 202,556 9.9% 
$200,000 to $299,999  369 7.9% 18,319 20.7% 471,085 22.9% 
$300,000 to $499,999  2,118 45.5% 29,553 33.4% 684,977 33.3% 
$500,000 +  2,056 44.2% 34,506 39.0% 461,181 22.4% 
Total  4,653 100.0% 88,500 100.0% 2,054,413 100.0% 
Median value  $474,800 $420,500 $327,900 
Value more than $300,00 4,174 89.7% 64,059 72.4% 1,146,158 55.8% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Tables B25075 and B25077 

The average sales price of housing units in 2019 for Branchburg Township was lower than the median 
value of owner-occupied units, but higher for the County. The average sales price in Township in 2019 
was $443,455 (within the most common $300,00-$499,000 value range of 45.5% of all owner-occupied), 
and was based on the sale of 66 units. In the most recent past, the highest average prices were recorded 
in 2016-2017 period and lowest average prices in 2012-2015. Highest number of sales in the recent years 
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was recorded in 2015 period for Branchburg Township with 155 sales (compared to 66 sales in 2019), 
similar to the trend in the number of sales (3,038 in 2015 compared to 1,847 in 2019) at the County-level.  

Table 32: Comparison of Average Residential Sales Price for Branchburg Township and Somerset 
County, 1994-2019 

Year 
Branchburg Township Somerset County 

Number of Sales Average Sale Price Number of Sales Average Sale Price 
1994 92 $209,414 2,797 $197,609 
1995 76 $196,786 2,904 $192,151 
1996 84 $213,258 2,145 $206,555 
1997 80 $197,700 2,803 $187,774 
1998 0 N/A 2,407 $200,029 
1999 56 $226,138 3,273 $203,838 
2000 73 $255,053 2,600 $226,233 
2001 102 $286,593 2,633 $246,039 
2002 78 $324,904 3,142 $284,236 
2003 80 $327,053 3,064 $310,782 
2004 239 $370,231 4,971 $385,831 
2005 71 $426,834 3,068 $383,543 
2006 71 $477,977 2,982 $448,057 
2007 84 $431,853 3,215 $413,249 
2008 37 $377,523 2,354 $417,754 
2009 34 $417,276 1,284 $426,303 
2010 43 $423,101 1,684 $422,770 
2011 39 $424,491 1,371 $433,184 
2012 46 $403,083 1,303 $444,396 
2013 37 $410,362 1,657 $428,116 
2014 54 $399,516 1,643 $443,714 
2015 155 $415,218 3,038 $458,529 
2016 74 $462,044 1,655 $455,314 
2017 52 $469,479 1,802 $439,519 
2018 58 $443,534 1,859 $460,296 
2019 66 $443,455 1,847 $459,742 

Data Source: NJ Division of Taxation 

Housing is generally considered to be affordable if the amount of rent, mortgage, and other essential costs 
consume 28% or less of the income of a homeowner, or 30% or less of the income of a renter. Low-income 
households are defined as those with incomes no greater than 50% of the median household income, 
adjusted for household size, of the housing region in which the municipality is located, and moderate-
income households are those with incomes no greater than 80% and no less than 50% of the median 
household income, adjusted for household size, of the housing region. For Branchburg Township, the 
housing region is defined by COAH as Region 3 and is comprised of Hunterdon, Middlesex and Somerset 
Counties.  
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Table 33, Tenure by Housing Costs as a Percentage of Household Income in the Past 12 Months, shows 
the extent that all Branchburg households (both owner- and renter-occupied) spend more than 30% of 
their income on housing. Of the Township’s 5,281 occupied housing units, 23.7% or 1,251 units are either 
owned or rented by occupants that spend more than 30% of their household income on housing costs.  
23.8% of homeowners and 22.6% of renters spend more than 30% of their household income on housing. 
About half of all households (52% of all homeowners and 32.8% of all renters) spent less than 20% of their 
income on housing.  

Table 33: Tenure by Housing Costs as a Percentage of Household Income in the Past 12 Months for 
Branchburg Township, 2018 

Household Income Range Number of Households 
Percentage of Household Income 

<20% 20-29%    30%+ 
Owner-Occupied Units 4,653 2,418 1,107 1,109 
% of Total Occupied Units 88.1% 45.8% 21.0% 21.0% 
% of Owner-Occupied Units 100.0% 52.0% 23.8% 23.8% 
    Less than $20,000: 80 0 0 80 
    $20,000 to $34,999: 265 11 0 254 
    $35,000 to $49,999: 193 0 98 95 
    $50,000 to $74,999: 536 133 152 251 
    $75,000 or more: 3,560 2,274 857 429 
    Zero or negative income 19       
Renter-occupied units 628 206 274 142 
% of Total Occupied Units 11.9% 3.9% 5.2% 2.7% 
% of Renter-Occupied Units 100.0% 32.8% 43.6% 22.6% 
    Less than $20,000: 98 6 0 92 
    $20,000 to $34,999: 41 0 22 19 
    $35,000 to $49,999: 95 0 88 7 
    $50,000 to $74,999: 106 0 90 16 
    $75,000 or more: 282 200 74 8 
    Zero or negative income 0       
    No cash rent 6       
Total Occupied Units 5,281 2,624 1,381 1,251 
% of Total Occupied Units 100.0% 49.7% 26.2% 23.7% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25106 

Branchburg Township had a higher percentage of owner-occupied housing with a mortgage (69.2%) than 
both the County (68.7%) and the State (67.5%), and a lower percentage of households without a mortgage 
(30.8%) than the County (31.3%) and the State (32.5%).  

For households in units with a mortgage, a lower percentage of homeowners in Branchburg spent 30% or 
more on owner costs (27.3%) compared to the County (31.6%) or the State (36.8%). A lower percentage 
of households in units without a mortgage (16.5%) also had costs more than 30% of household income 
compared to the County (21.5%) and the State (25.8%). 
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Table 34: Comparison of Selected Monthly Owner Costs as a Percentage of Household Income for 
Branchburg Township, Somerset County and New Jersey, 2018 

Percent Monthly Owner Costs 
Branchburg Township Somerset County New Jersey 
Estimate  Percent   Estimate Percent   Estimate Percent   

Total owned housing units 4,634 100.0% 88,161 100.0% 2,042,150 100.0% 
Housing units with a mortgage 3,207 69.2% 60,542 68.7% 1,378,230 67.5% 
Housing unit without a mortgage 1,427 30.8% 27,619 31.3% 663,920 32.5% 

Housing units with a mortgage ** 3,207 100.0% 60,542 100.0% 1,378,230 100.0% 
Less than 20.0 percent 1,480 46.1% 23,643 39.1% 471,840 34.2% 
20.0 to 24.9 percent 588 18.3% 10,448 17.3% 228,188 16.6% 
25.0 to 29.9 percent 265 8.3% 7,340 12.1% 170,651 12.4% 
30.0 to 34.9 percent 189 5.9% 4,943 8.2% 119,695 8.7% 
35.0 percent or more 685 21.4% 14,168 23.4% 387,856 28.1% 

Not computed 0 131 5,762 
Housing unit without a mortgage ** 1,427 100.0% 27,619 100.0% 663,920 100.0% 

Less than 10.0 percent 425 29.8% 8,773 31.8% 167,667 25.3% 
10.0 to 14.9 percent 346 24.2% 6,073 22.0% 131,151 19.8% 
15.0 to 19.9 percent 167 11.7% 3,150 11.4% 89,209 13.4% 
20.0 to 24.9 percent 155 10.9% 2,324 8.4% 61,267 9.2% 
25.0 to 29.9 percent 99 6.9% 1,362 4.9% 43,702 6.6% 
30.0 to 34.9 percent 41 2.9% 1,232 4.5% 32,322 4.9% 
35.0 percent or more 194 13.6% 4,705 17.0% 138,602 20.9% 

Not computed 19 208 6,501 
**Excluding units where SMOCAPI cannot be computed 
Data Source: U.S. Census Bureau, 2014*2018 5-Year American Community Survey Table DP04 

For the period 2014-2018, the median gross rent in Branchburg was $1,370, compared to the Somerset 
County median gross rent of $1,522 and the State median of $1,295.  

Gross rent is defined by the American Community Survey as the contract rent plus the estimated average 
monthly cost of utilities (electricity, gas, and water and sewer) and fuels (oil, coal, kerosene, wood, etc.) 
if these are paid for by the renter (or paid for the renter by someone else). Branchburg had only 6 units, 
or 1% of the renter-occupied housing stock with monthly rents under $500, and 122 units, or 19.6%, with 
rents between $500 and $999. There were no units with rents $3,000 or more in Branchburg, compared 
to 3.2% renter units in the County and 2.6% in the State.  

The largest group of renter-occupied units in Branchburg (39.5%) paid between $1,000 and $1,499 per 
month in gross rent, reflected in the percent renter-occupied units paying rents in the same gross rent 
category both in the County (36.1%) and the State (39.7%). 
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Table 35: Comparison of Gross Rent for Renter-Occupied Housing Units for Branchburg Township, 
Somerset County and New Jersey, 2018 

Gross Rent 
Branchburg Township Somerset County New Jersey 
Estimate  Percent   Estimate  Percent   Estimate  Percent   

Occupied units paying rent 622 100.0% 27,401 100.0% 1,121,152 100.0% 
      Less than $500 6 1.0% 908 3.3% 88,733 7.9% 
      $500 to $999 122 19.6% 2,035 7.4% 200,807 17.9% 
      $1,000 to $1,499 246 39.5% 9,898 36.1% 445,226 39.7% 
      $1,500 to $1,999 208 33.4% 8,314 30.3% 231,700 20.7% 
      $2,000 to $2,499 21 3.4% 4,019 14.7% 88,979 7.9% 
      $2,500 to $2,999 19 3.1% 1,363 5.0% 36,268 3.2% 
      $3,000 or more 0 0.0% 864 3.2% 29,439 2.6% 
No rent paid 6 1,111 37,797 
Median Gross Rent   $1,370 $1,552 $1,295 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04 

As shown in Table 36, 22.8% of households in Branchburg were paying rent more than 30% of the 
household income towards monthly rent, with none of the renter households paying between 30 and 35% 
and 22.8% of renter households paying more than 35% of their household income in rent.  

As shown in Table 37, this is in comparison to 46.2% renter households in Somerset County and 52.3% of 
renter households in New Jersey that were spending 30% or more of their household income on housing.  

Table 36: Household Income by Gross Rent as a Percentage of Household Income in the Past 12 
Months for Branchburg Township, 2018 

Household Income 
Range 

Total 
Households 

Percentage of Household Income 
0 – 
19.99% 

20 – 
24.9% 

25 – 
29.9% 

30 – 
34.9% 35% + Not 

computed 30% + 

< $10,000 17 6 0 0 0 11 0 11 
$10,000 – 19,999 81 0 0 0 0 81 0 81 
$20,000 – 34,999 41 0 0 22 0 19 0 19 
$35,000 -- 49,999 95 0 0 88 0 7 0 7 
$50,000-- 74,999 112 0 59 31 0 16 6 16 
$75,000 -- 99,999 70 0 38 24 0 8 0 8 
$100,000 or more 212 200 12 0 0 0 0 0 
Total 628 206 109 165 0 142 6 142 
Percent Total 100.0% 32.8% 17.4% 26.3% 0.0% 22.6% 1.0% 22.6% 

Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table B25074 
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Table 37: Comparison of Gross Rent as a Percentage of Household Income for Branchburg Township, 
Somerset County and New Jersey, 2018 

Percent Gross Rent 
Branchburg Township Somerset County New Jersey 
Estimate  Percent   Estimate Percent   Estimate  Percent   

Occupied units paying rent * 622 100.0% 27,083 100.0% 1,097,204 100.0% 

Less than 15.0 percent 90 14.5% 3,491 12.9% 130,483 11.9% 

15.0 to 19.9 percent 116 18.6% 3,717 13.7% 132,227 12.1% 

20.0 to 24.9 percent 109 17.5% 3,599 13.3% 135,268 12.3% 

25.0 to 29.9 percent 165 26.5% 3,752 13.9% 125,564 11.4% 

30.0 to 34.9 percent 0 0.0% 2,353 8.7% 100,323 9.1% 

35.0 percent or more 142 22.8% 10,171 37.6% 473,339 43.1% 

Not computed 6 1,429 61,745 

* Excluding units where GRAPI cannot be computed 
Data Source: U.S. Census Bureau, 2014-2018 5-Year American Community Survey, Table DP04  
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ANALYSIS OF CONSTRUCTION ACTIVITY AND TRENDS 

Branchburg Township issued a highest percentage of building permits in 2007 and 2017 for new housing 
units in multifamily structures compared to other years in the 15-year period studied. New housing units 
permitted in 1- and 2-family structures have remained relatively stable accounting for all or nearly all the 
permits issued except in 2007, 2009 and 2017. There have been no permits for new housing units in mixed 
use structures in Branchburg. Compared to Township, the County has a higher number of permits issued 
for new units in multifamily structures, while maintaining a relatively stable balance between new units 
in 1- and 2-family structures and multifamily structures. The 15-year average shows that Branchburg 
permitted about 11 or 12 units in 1- and 2-family structures, about 3 units in multi-family structures and 
1 unit in mixed-use structures annually, for a total of 15 new housing units permitted each year. 

Comparison between the Township and the County shows that in the cumulative 15-year study period, 
new 1- and 2-family units accounted for 75.7% of permits in Branchburg and 55.1% in Somerset County, 
new multifamily units accounted for 23.9% of the permits in the Township and 44.4% in the County.  

Table 38: Comparison of Housing Units Authorized by Building Permits for New Construction for 
Branchburg Township and Somerset County, 2004-2018 and 15-year and 10-year total and averages 

Year 
Branchburg Township Somerset County 

Total  
 1&2 family Multifamily Mixed use 

Total  
 1&2 family Multifamily Mixed use 

Units Percent Units Percent Units Percent Units Percent Units Percent Units Percent 
2004 9 9 100.0% 0 0.0% 0 0.0% 2,609 1,943 74.5% 570 21.8% 96 3.7% 
2005 13 13 100.0% 0 0.0% 0 0.0% 2,958 1,906 64.4% 1,044 35.3% 8 0.3% 
2006 13 13 100.0% 0 0.0% 0 0.0% 2,363 1,221 51.7% 1,137 48.1% 5 0.2% 
2007 30 5 16.7% 25 83.3% 0 0.0% 1,605 891 55.5% 706 44.0% 8 0.5% 
2008 6 6 100.0% 0 0.0% 0 0.0% 640 622 97.2% 14 2.2% 4 0.6% 
2009 4 3 75.0% 0 0.0% 1 25.0% 936 643 68.7% 291 31.1% 2 0.2% 
2010 4 4 100.0% 0 0.0% 0 0.0% 1,639 778 47.5% 668 40.8% 193 11.8% 
2011 3 3 100.0% 0 0.0% 0 0.0% 943 686 72.7% 211 22.4% 46 4.9% 
2012 4 4 100.0% 0 0.0% 0 0.0% 1,080 677 62.7% 403 37.3% 0 0.0% 
2013 3 3 100.0% 0 0.0% 0 0.0% 1,541 775 50.3% 759 49.3% 7 0.5% 
2014 8 8 100.0% 0 0.0% 0 0.0% 1,803 669 37.1% 1,131 62.7% 3 0.2% 
2015 14 14 100.0% 0 0.0% 0 0.0% 1,587 1,018 64.1% 568 35.8% 1 0.1% 
2016 17 17 100.0% 0 0.0% 0 0.0% 1,956 917 46.9% 1,037 53.0% 2 0.1% 
2017 47 21 44.7% 26 55.3% 0 0.0% 2,291 703 30.7% 1,579 68.9% 9 0.4% 
2018 43 42 97.7% 1 2.3% 0 0.0% 2,294 780 34.0% 1,507 65.7% 7 0.3% 

15-YR 
TOTAL 218 165 75.7% 52 23.9% 1 0.5% 12,224 6,735 55.1% 5,424 44.4% 65 0.5% 
15-YR 
AVG. 15 11 88.1% 3 10.3% 0 1.6% 815 449 59.3% 362 40.3% 4 0.4% 
10-YR 
TOTAL 147 119 81.0% 27 18.4% 1 0.7% 7,574 3,764 49.7% 3,750 49.5% 60 0.8% 
10-YR 
AVG. 15 12 91.7% 3 5.8% 0 2.5% 757 376 56.3% 375 43.1% 6 0.6% 

Data Source:  New Jersey Department of Community Affairs 
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Branchburg Township issued 14 certificates of occupancy (COs) in 2018, all for units in 1- and 2-family 
structures. In 2004 to 2009 and since 2011, Branchburg has issued all its COs to units in 1- and 2-family 
structures. 2010 was the only year in the 15-year study period that 88.9% of the COs to units in multifamily 
structures. In comparison, the County issued about two-thirds of its COs for units in 1- and 2-family 
structures and about one-third of the COs for units in multifamily structures. Housing units in mixed use 
structures were issued a small percentage of the total COs in the Township and the County. The 15-year 
average shows that Branchburg issued COs for about 9 units in 1- and 2-family structures and about 2 
units in multi-family structures annually, for a total of 10 housing units certified for occupancy each year. 

Table 39: Comparison of Housing Units Certified for Occupancy for Branchburg Township and 
Somerset County, 2004-2018 and 15-year and 10-year total and averages 

Year 
Branchburg Township Somerset County 

Total   1&2 family Multifamily Mixed use Total   1&2 family Multifamily Mixed use 
Units Percent Units Percent Units Percent Units Percent Units Percent Units Percent 

2004 11 11 100.0% 0 0.0% 0 0.0% 984 867 88.1% 114 11.6% 3 0.3% 
2005 7 7 100.0% 0 0.0% 0 0.0% 1443 836 57.9% 605 41.9% 2 0.1% 
2006 16 16 100.0% 0 0.0% 0 0.0% 889 507 57.0% 380 42.7% 2 0.2% 
2007 9 9 100.0% 0 0.0% 0 0.0% 777 624 80.3% 151 19.4% 2 0.3% 
2008 5 5 100.0% 0 0.0% 0 0.0% 424 367 86.6% 56 13.2% 1 0.2% 
2009 8 8 100.0% 0 0.0% 0 0.0% 419 300 71.6% 118 28.2% 1 0.2% 
2010 27 2 7.4% 24 88.9% 1 3.7% 468 382 81.6% 85 18.2% 1 0.2% 
2011 3 3 100.0% 0 0.0% 0 0.0% 352 311 88.4% 40 11.4% 1 0.3% 
2012 2 2 100.0% 0 0.0% 0 0.0% 537 271 50.5% 265 49.3% 1 0.2% 
2013 4 4 100.0% 0 0.0% 0 0.0% 830 294 35.4% 535 64.5% 1 0.1% 
2014 2 2 100.0% 0 0.0% 0 0.0% 822 555 67.5% 267 32.5% 0 0.0% 
2015 17 17 100.0% 0 0.0% 0 0.0% 488 406 83.2% 81 16.6% 1 0.2% 
2016 14 14 100.0% 0 0.0% 0 0.0% 412 323 78.4% 89 21.6% 0 0.0% 
2017 16 16 100.0% 0 0.0% 0 0.0% 486 264 54.3% 221 45.5% 1 0.2% 
2018 14 14 100.0% 0 0.0% 0 0.0% 603 300 49.8% 303 50.2% 0 0.0% 

15-YR 
TOTAL 155 130 83.9% 24 15.5% 1 0.6% 9,934 6,607 66.5% 3,310 33.3% 17 0.2% 
15-YR 
AVG. 10 9 93.2% 2 6.5% 0 0.3% 662 440 68.6% 221 31.3% 1 0.2% 
10-YR 
TOTAL 107 82 76.6% 24 22.4% 1 0.9% 5,417 3,406 62.9% 2,004 37.0% 7 0.1% 
10-YR 
AVG. 11 8 90.7% 2 8.9% 0 0.4% 542 341 66.1% 200 33.8% 1 0.1% 

Data Source:  New Jersey Department of Community Affairs 

All of the housing units demolished in Branchburg have been in 1- and 2-family structures. This trend is 
reflected in the higher percentage of demolitions in 1- and 2-family structures in Somerset County. The 
County also has a much higher demolition rate in multifamily and mixed use structures, which are absent 
in Branchburg. There were four years (2011, 2015, 2017, 2018) in the 15-year study period when there 
were no demolition permits issued in Branchburg. The 15-year average shows that Branchburg 
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demolished a total of about 3 units in 1- and 2-family each year, and an average of 2 units per year for the 
past 10 years from 2009 to 2018. 

Table 40: Comparison of Housing Units Demolished in Branchburg Township and Somerset County, 
2004-2018 and 15-year and 10-year total and averages 

Year 
Branchburg Township Somerset County 

Total 
1&2 family Multifamily Mixed use 

Total 
1&2 family Multifamily Mixed use 

Units Percent Units Percent Units Percent Units Percent Units Percent Units Percent 
2004 3 3 100.0% 0 0.0% 0 0.0% 100 74 74.0% 0 0.0% 26 26.0% 
2005 6 6 100.0% 0 0.0% 0 0.0% 104 91 87.5% 0 0.0% 13 12.5% 
2006 6 6 100.0% 0 0.0% 0 0.0% 108 97 89.8% 3 2.8% 8 7.4% 
2007 2 2 100.0% 0 0.0% 0 0.0% 133 117 88.0% 0 0.0% 16 12.0% 
2008 2 2 100.0% 0 0.0% 0 0.0% 73 61 83.6% 1 1.4% 11 15.1% 
2009 6 6 100.0% 0 0.0% 0 0.0% 68 64 94.1% 1 1.5% 3 4.4% 
2010 4 4 100.0% 0 0.0% 0 0.0% 94 60 63.8% 27 28.7% 7 7.4% 
2011 0 0 - 0 - 0 - 103 60 58.3% 40 38.8% 3 2.9% 
2012 2 2 100.0% 0 0.0% 0 0.0% 55 55 100.0% 0 0.0% 0 0.0% 
2013 4 4 100.0% 0 0.0% 0 0.0% 65 63 96.9% 0 0.0% 2 3.1% 
2014 2 2 100.0% 0 0.0% 0 0.0% 62 62 100.0% 0 0.0% 0 0.0% 
2015 0 0 - 0 - 0 - 63 62 98.4% 1 1.6% 0 0.0% 
2016 3 3 100.0% 0 0.0% 0 0.0% 90 90 100.0% 0 0.0% 0 0.0% 
2017 0 0 - 0 - 0 - 70 65 92.9% 4 5.7% 1 1.4% 
2018 0 0 - 0 - 0 - 88 86 97.7% 0 0.0% 2 2.3% 
15-YR 

TOTAL 40 40 100.0% 0 0.0% 0 0.0% 1,276 1,107 86.8% 77 6.0% 92 7.2% 
15-YR 
AVG. 3 3 - 0 - 0 - 85 74 88.2% 5 5.4% 6 6.4% 

10-YR 
TOTAL 21 21 100.0% 0 0.0% 0 0.0% 758 667 88.0% 73 9.6% 18 2.4% 
10-YR 
AVG. 2 2 - 0 - 0 - 76 67 90.2% 7 7.6% 2 2.2% 

Data Source:  New Jersey Department of Community Affairs 

Branchburg Township issued permits for just over 126 thousand square feet of total nonresidential space 
annually as shown by the 15-year average, of which about one-third was office space and two-third was 
other. There was very minimal retail development within the Township in the past 15 years, and none in 
the past 10 years. In comparison, Somerset County had a 15-year average of 1.6 million sft per year, of 
which about 74% was other non-residential, 18% was office space and 8% was retail space. 

 As defined by the NJ Department of Community Affairs, “other” non-residential development includes A-
1, A-2, A-3, A-4, A-5, multifamily / dormitories, hotel / motel, education, industrial, hazardous, 
institutional, storage, and signs, fences, utility & misc. For the purpose of this analysis, “signs, fences, 
utility & misc.” were not used since they do not represent the total development within the Township. 
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Table 41: Comparison of Non-Residential Construction Permitted (in square feet) in Branchburg 
Township and Somerset County, 2000-2018 and 15-year and 10-year total and averages 

YEAR 
Branchburg Township 

Total NonRes** Office Retail Other* 
Number SFT Number SFT Percent Number SFT Percent Number SFT Percent 

2004 365,045 218,551 59.9% 0 0.0% 146,494 40.1% 
2005 195,490 57,265 29.3% 0 0.0% 138,225 70.7% 
2006 236,563 3,972 1.7% 40,852 17.3% 191,739 81.1% 
2007 205,789 5,955 2.9% 0 0.0% 199,834 97.1% 
2008 17,711 17,711 100.0% 0 0.0% 0 0.0% 
2009 82,226 0 0.0% 0 0.0% 82,226 100.0% 
2010 11,821 375 3.2% 0 0.0% 11,446 96.8% 
2011 167,691 1 0.0% 0 0.0% 167,690 100.0% 
2012 219,328 137,687 62.8% 0 0.0% 81,641 37.2% 
2013 6 1 16.7% 0 0.0% 5 83.3% 
2014 39,854 0 0.0% 0 0.0% 39,854 100.0% 
2015 100,075 99,896 99.8% 0 0.0% 179 0.2% 
2016 43,847 40,155 91.6% 0 0.0% 3,692 8.4% 
2017 145,134 2 0.0% 0 0.0% 145,132 100.0% 
2018 65,042 6,296 9.7% 0 0.0% 58,746 90.3% 

15-YEAR TOTAL 1,895,622 587,867 31.0% 40,852 2.2% 1,266,903 66.8% 
15-YEAR AVG. 126,375 39,191 31.8% 2,723 1.2% 84,460 67.0% 
10-YEAR TOTAL 875,024 284,413 32.5% 0 0.0% 590,611 67.5% 
10-YEAR AVG. 87,502 28,441 28.4% 0 0.0% 59,061 71.6% 

 

YEAR 
Somerset County 

Total NonRes** Office Retail Other* 
Number SFT Number SFT Percent Number SFT Percent Number SFT Percent 

2004 2,776,641 647,652 23.3% 99,695 3.6% 2,029,294 73.1% 
2005 2,230,633 303,063 13.6% 116,544 5.2% 1,811,026 81.2% 
2006 1,703,710 346,014 20.3% 166,282 9.8% 1,191,414 69.9% 
2007 2,194,280 379,414 17.3% 328,940 15.0% 1,485,926 67.7% 
2008 980,972 75,945 7.7% 220,785 22.5% 684,242 69.8% 
2009 1,349,502 678,023 50.2% 0 0.0% 671,479 49.8% 
2010 858,503 118,352 13.8% 0 0.0% 740,151 86.2% 
2011 681,706 124,379 18.2% 61,538 9.0% 495,789 72.7% 
2012 1,644,060 205,831 12.5% 2,100 0.1% 1,436,129 87.4% 
2013 1,115,832 135,950 12.2% 228,833 20.5% 751,049 67.3% 
2014 1,044,569 272,570 26.1% 17,752 1.7% 754,247 72.2% 
2015 1,901,629 310,313 16.3% 85,105 4.5% 1,506,211 79.2% 
2016 1,922,032 379,274 19.7% 100,931 5.3% 1,441,827 75.0% 
2017 1,603,867 217,717 13.6% 166,032 10.4% 1,220,118 76.1% 
2018 2,898,889 221,573 7.6% 234,110 8.1% 2,443,206 84.3% 

15-YEAR TOTAL 24,906,825 4,416,070 17.7% 1,828,647 7.3% 18,662,108 74.9% 
15-YEAR AVG. 1,660,455 294,405 18.1% 121,910 7.7% 1,244,141 74.2% 
10-YEAR TOTAL 15,020,589 2,663,982 17.7% 896,401 6.0% 11,460,206 76.3% 
10-YEAR AVG. 1,502,059 266,398 19.0% 89,640 6.0% 1,146,021 75.0% 

* “Other” does not include non-residential building permits issued for "signs, fences, utility and misc." 
** Total includes a limited number of uses and square feet permitted as indicated in the “Other” category 

Data Source:  New Jersey Department of Community Affairs  
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FORECASTS AND PROJECTIONS 

Branchburg Township and Somerset County are served by the North Jersey Transportation Planning 
Authority (NJTPO), one of New Jersey’s three metropolitan planning organizations. The NJTPA oversees 
more than $2 billion in transportation improvement projects within its region and provides a forum for 
interagency cooperation and public input. It also sponsors and conducts studies, assists County planning 
agencies and monitors compliance with national air quality goals.  

The NJTPA regularly publishes population and employment projections for its constituent municipalities 
and counties. Table 42, Long-Term Population, Household and Employment Projections 2015-2045, 
indicates a 0.3% annual increase in Branchburg’s population and a 0.6% increase in Branchburg’s 
households from 2015 to 2045, compared to 0.9% increase in population and 0.9% increase in households 
in Somerset County. Employment is forecast to increase by 0.2% annually between 2015 and 2045 in 
Branchburg and by 0.7% annually in Somerset County. 

Table 42: Long-term Population, Household and Employment Forecasts, Branchburg Township and 
Somerset County, 2015-2045 

  Branchburg Township Somerset County 
Population  
2015 Population 14,567 585,735 
2045 Population 16,102 755,963 
Annualized % Population Change 2015-2045 0.3% 0.9% 
Households  
2015 Households 5,271 225,056 
2045 Households 6,310 293,124 
Annualized % Household Change 2015-2045 0.6% 0.9% 
Employment 
2015 Employment 10,378 169,467 
2045 Employment 11,180 208,314 
Annualized % Employment Change 2015-2045 0.2% 0.7% 

Data Source: North Jersey Transportation Planning Authority, Plan 2045: Connecting North Jersey, Appendix A Demographic Projections - 
Current NJTPA Board approved Municipal Forecasts November 13, 2017 

The Fair Housing Act requires that Housing Elements and Fair Share 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 permits issued for new residential construction in Branchburg during the years 2009 
through 2018 averaged about 15 units per year. If the 2009-2018 rate were to remain relatively constant, 
Branchburg might see 147 new additional dwelling units by the end of the next ten-year period, or by the 
year 2028. These primarily include new housing units in 1- and 2-family units. Further, if the 10-year 
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average of demolitions of 2 units per year were to be removed from the new housing units permitted, 
Branchburg would average 12.6 additional new housing units annually, or 126 units in the next ten years. 

Table 43, Building Permits Issued, Demolitions and New Housing Projection, provides an estimate of 
anticipated residential growth based on the extrapolation of prior housing activity into the future. Factors 
such as the business cycle and physical obstacles to development may result in a lower or higher actual 
number. 

Table 43: Building Permits Issued, Demolitions and New Housing Projection for Branchburg Township, 
2018 

 Total Housing 
Units 

1-& 2-family 
units 

Multifamily 
Units 

Mixed Use 
Units 

10-Year Average of Building Permits 
Issued for New Housing Units 14.7 11.9 2.7 0.1 

10-Year Total Projection of New Housing 
Units (2019-2028) 147 119 27 1 

10-Year Average of Demolitions Permits 
Issued 2.1 2.1 0.0 0.0 

10-Year Average of Additional New 
Housing Units (New Housing less 
Demolitions) 

12.6 9.8 2.7 0.1 

10-Year Total Projection of Additional 
Housing Units (2019-2028) 126 98 27 1 

Data Source:  New Jersey Department of Community Affairs 
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Appendix 6.  Prior Round Documentation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

6.A.  RCA Resolution 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 













 

 

6.B.  Cedar Brook 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 









































































































































































































































































 

 

6.C.  Whiton Hills 
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AFFORDABLE HOUSING AGREEMENT, RENTAL PROPERTIES 

A DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS 

This AGREEMENT is between S/K Old York Road Associates, L.P., owner of the properties 
designated in Section II PROPERTY DESCRIPTION, hereafter "Owner", and Township of 
Branchburg, hereafter "Municipality", both parties having agreed that the covenants, conditions 
and restrictions contained herein shall be imposed on the Affordable Housing units described in 
Section II PROPERTY DESCRIPTION for a period of thirty (30) years beginning upon the 
issuance of the Certificate of Occupancy and ending on August 17, 2026 or, as to any Affordable 
Housing rental unit which is occupied by an income-eligible household on that date, when that 
unit becomes vacant. 

WHEREAS, pursuant to the Fair Housing Act, (P.L. 1985 c.222) hereinafter the "Act," 
the housing units described in Section II PROPERTY DESCRIPTION have been designated as 
low income rental housing as defined by the Act; and 

WHEREAS, municipalities within the State of New Jersey are required by the Act, to 
provide for their fair share of housing that is affordable to households with low or moderate 
incomes in accordance with provisions of the Act; and 

WHEREAS, the Act requires that municipalities ensure that such designated housing 
remains affordable to low and moderate income households for a minimum period of 30 years; 
and 

WHEREAS, the Act establishes the Council on Affordable Housing (hereinafter 
"Council") to assist municipalities in determining a realistic opportunity for the planning and 
development of such affordable housing; and 

WHEREAS, the purpose of this Agreement is to ensure that the described rental units 
remain affordable to low and moderate income eligible households for that period of time 
described in Section III TERMS OF RESTRICTION. 

NOW, THEREFORE, it is the intent of this Agreement to ensure that the affordability 
controls are contained directly in the property deed for the premises and incorporated into and 
recorded with the property deed so as to bind the owner of the described premises and notify all 
future purchasers of the housing unit that the housing unit is encumbered with affordability 
controls; and by entering into this Agreement, the Owner of the described premises agrees to 
restrict the rental of the housing units to low and moderate income eligible households at a 
maximum adjusted rent determined by the Authority for the specified period of time. 

I. DEFINITIONS 

"Adjusted Rent" shall mean the Base Rent for a rental unit adjusted by the applicable 
Index. 

"Affordable Housing" shall mean residential units that have been restricted for occupancy 
by Households whose total Gross Annual Income is measured at less than 80% of the median 
income level established by an authorized income guideline for geographic region and family size. 
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"Agreement" shall mean this written Affordable Housing Agreement between the 
Municipality and the Owner. 

"Assessments" shall mean all taxes, levies or charges, both public and private, including 
those charges by any condominium, cooperative or homeowner's association as the applicable 
case may be, imposed upon the Affordable Housing unit. 

"Authority" shall mean the administrative organization approved by the Municipal for the 
purpose of monitoring the longterm affordability controls and leasing restrictions for the period 
of time specified in the Agreement. The Authority shall serve as an instrument of the 
Municipality. 

"Base Rent" shall mean the charge to a tenant for a rental unit at the time the unit is first 
restricted by an Affordable Housing Agreement which has been calculated to include a credit for 
those utility costs paid by the tenant using a utility cost schedule approved for statewide use by 
the U.S. Department of Housing and Urban Development. 

"Certified Household" shall mean any eligible household whose estimated total Gross 
Annual Income has been verified, whose financial references have been approved and who has 
received written certification as a Low Income-Eligible Household from the Authority. 

"Consumer Price Index (CPI)" shall mean the Index published monthly by the U.S. 
Department of Labor Statistics and which may be used as the applicable Index for measuring 
increases in Base Rents. 

"Council" shall mean the Council on Affordable Housing (COAR) established pursuant 
to the Fair Housing Act, N.J.S.A. 52:27D-301 et seq. 

"Foreclosure" shall mean the termination through legal processes of all rights of the 
mortgagor or the mortgagor's heirs, successors, assigns or grantees in a restricted Affordable 
Housing unit covered by a recorded mortgage. 

"Gross Annual Income" shall mean the total calculated amount of a household's 
annualized income from all household members who are 18 years of age or over. Sources of 
income include, but are not limited to salary, wages, regular overtime, interest, tips, dividends, 
alimony, child support, unemployment, disability, pensions, social security, business income and 
capital gains, imputed income from assets and welfare benefits. Income is calculated based on 
a weekly, biweekly, semi-monthly or monthly figure that is effective at the time of interview and 
is estimated over a 12 year period. 

"Gross Rent" shall mean the total cost of a rental unit to a Certified Household when a 
tenant-based utility allowance is added to the Base Rent. 

"Household" shall mean the person or persons occupying a housing unit. 

"Index" shall mean the measured percentage of change in the median income established 
for a household of four by geographic region using the median income guideline approved for 
use by the Council or any other standard economic measurement such as the CPI or Section 8 
income limits authorized for purposes of increasing rents. 

"Low Income Household" shall mean a Household whose total Gross Annual Income is 
equal to 50% or less of the median gross income figure established by geographic region and 
household size using the income guideline approved for use by the Council. 

"Primary Residence" shall mean the unit wherein a Certified Household maintains 
continuing residence for no less than nine months of each calendar year. 

198-35 2 May 24, 2002 



"Renter" shall mean a Household who has been Certified for an Affordable Housing unit 
for rent subject to the signing of a lease and the payment of any required security deposit. 

II. PROPERTY DESCRIPTION 

This agreement applies to that portion of the Owner's interest in the development 
commonly known as "Whiton Hills", situate in Branchburg Township, Somerset County, New 
Jersey, all being in Block 74, Lot 1 as shown on the Township Tax Map and being more 
particularly described in Exhibit A annexed hereto. 

III. TERM OF RESTRICTION 

A. The terms, restrictions and covenants of this Affordable Housing Agreement shall begin 
on the date a new affordable rental unit is first occupied or the date an affordable occupied rental 
unit has been certified as standard, whichever is first. 

B. The terms, restrictions and covenants of this Affordable Housing Agreement shall 
terminate upon the date after the specified time period when any Affordable Housing Rental unit 
that continues to be occupied by a Certified Household shall become vacant. 

C. Upon termination of restrictions as they apply to each rental unit within the named 
Property, the Authority shall execute a document in recordable form evidencing that such 
Affordable Housing unit has been forever released from the restrictions of the Affordable Housing 
Agreement. 

IV. RESTRICTIONS 

A. The Owner shall not rent an Affordable Housing unit for an Adjusted Rent that is 
greater than the established Base Rent plus the allowable percentage of increase as determined 
by the Index applicable to the municipality in which the unit is located. Adjusted Rents shall be 
effective as of the lease anniversary date and shall remain in effect for at least a one year period. 

B. The Owner shall not rent an Affordable Housing unit other than to a Renter who has 
been certified utilizing the income verification procedures established by the Council to determine 
qualified Low Income-Eligible Households. 

C. The Owner shall sell an Affordable Housing unit only in accordance with and subject 
to any rules and regulations duly promulgated by the Council (N.J.A.C. 5:93-9) to ensure that the 
Affordable Housing unit remains affordable to and occupied by Low Income-Eligible Households 
throughout the duration of this Agreement. 

V. REQUIREMENTS 

A. This Agreement shall be recorded with the recording office of the Somerset County 
Clerk. The Agreement shall be filed no earlier than the recording of an applicable deed and no 
later than the leasing and occupancy of 50% of the applicable rental units in any project covered 
by a single deed with permanent occupancy permits. 

B. This Agreement shall be executed by the Owner or the then current title holder of 
record of the property upon which the Affordable Housing units are to be situated prior to its 
recording. 
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VI. DEEDS OF CONVEYANCE AND LEASE PROVISIONS 

All Deeds of Conveyance and Lease Agreements from all Owners to Purchasers and 
Certified Renters of Affordable Housing units shall include the following clause in a conspicuous 
place. 

"The Owner's right, title and interest in this unit and the use, sale, resale and rental of this 
property are subject to the terms, conditions, restrictions, limitations and provisions as set forth 
in an AFFORDABLE HOUSING AGREEMENT which has been filed with the Somerset County 
Clerk." 

VII. COVENANTS RUNNING WITH LAND 

The provisions of this Affordable Housing Agreement shall constitute covenants running 
with the land with respect to each Affordable Housing unit affected hereby, and shall bind all 
Purchasers and Owners of Affordable Housing units, their heirs, assigns and all persons claiming 
by, through or under their heirs, executors, administrators and assigns for the duration of this 
Agreement as set forth herein. 

VIII. OWNER RESPONSIBILITIES 

In addition to fully complying with the terms and provisions of this Affordable Housing 
Agreement, the Owner acknowledges the following responsibilities: 

A. Affordable Housing units designated as rental units shall at all times remain the 
Primary Residence of the Renter and shall not be sublet to any party whether or not the party is 
qualified as a Low Income Eligible Household without prior written approval from the Authority. 

B. All home improvements made to an Affordable Housing Unit shall be at the Owner's 
expense except that the expenditures for any alteration that allows a unit to be rented to a larger 
household size because of an increased capacity for occupancy shall be considered for 
recalculation of Base Rent. Owners must obtain prior approval for such alteration to qualify for 
this recalculation. 

C. The Owner of an Affordable Housing unit shall keep the Affordable Housing unit in 
good repair. 

D. Owners of Affordable Housing units shall pay all taxes, charges, assessments or levies, 
both public and private, assessed against such unit, or any part thereof, as and when the same 
become due. 

E. Owners of Affordable Housing units shall notify the Authority in writing sixty (60) 
days prior to a rental vacancy. Owners shall not convey title or lease or otherwise deliver 
possession of the Affordable Housing Unit without the prior written approval of the Authority. 

F. An Owner shall request referrals of Certified Households from the pre-screened 
established referral list maintained by the Authority. 

G. If the Authority does not refer a certified household within sixty (60) days of the 
Notice of Rental Vacancy, the Owner may rent the property to an eligible household not referred 
by the Authority. The proposed Renter must complete all required Household Eligibility forms 
and submit Gross Annual Income information for verification to the Authority for written 
certification as an eligible rental transaction. 
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H. The Owner shall not permit any lien, other than the First Purchase Money Mortgage 
and/or any Authority approved second mortgages to attach and remain on the property for more 
than sixty (60) days. 

I. If an Affordable Housing unit is part of a condominium, homeowner's or cooperative 
association, the Owner, in addition to paying any assessments required by the Master Deed of the 
Condominium or By-Laws of an Association, shall further fully comply with all of the terms, 
covenants or conditions of said Master Deed or By-Laws, as well as fully comply with all terms, 
conditions and restrictions of this Affordable Housing Agreement. 

J. The Owner shall have responsibility for forwarding copies of all documents filed with 
the Somerset County Clerk to the Authority after they have been signed, dated and recorded. 

K. The Owner may be obligated to pay a service fee to the Authority. 

IX. FORECLOSURE 

This agreement shall not be terminated in the event of judgment of Foreclosure on 
properties that include Affordable Housing units that are designated as rental units. 

X. VIOLATION, DEFAULTS AND REMEDIES 

In the event of a threatened breach of any of the terms of this Agreement by an Owner, 
the Authority shall have all remedies provided at law or equity, including the right to seek 
injunctive relief or specific performance, it being recognized by both parties to this Agreement 
that a breach will cause irreparable harm to the Municipality, in light of the public policies set 
forth in the Fair Housing Act and the obligation for the provision of low and moderate income 
housing. Upon the occurrence of a breach of any of the terms of the Agreement by the Owner, 
the Municipality shall have all remedies provided at law or equity, including but not limited to 
foreclosure, recoupment of any funds from a rental in violation of the Agreement, injunctive 
relief to prevent further violation of the Agreement, entry on the premises, and specific 
performance. 

XI. RIGHT TO ASSIGN 

The Municipality may assign from time to time its rights, and delegate its obligations 
hereunder without the consent of the Owner. Upon such assignments, the Municipality shall 
provide written notice to the Owner. 

XII. INTERPRETATION OF THIS AGREEMENT 

The terms of this Agreement shall be interpreted so as to avoid financial speculation or 
circumvention of the purposes of the Fair Housing Act for the duration of this Agreement and 
to ensure, to the greatest extent possible, that the rents of designated Affordable Housing units 
remain affordable to Low Income-Eligible Households as defined herein. 

XIII. NOTICES 

All notices required herein shall be sent by certified mail, return receipt requested as 
follows: 

To the Owner: 

198-35 

S/K Old York Road Associates. L.P. 

520 U.S. Highway 22 East 

P.O. Box 6872 

Bridgewater. NJ 08807 
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To the Municipality: Township of Branchburg 

1077 Route 202 

Branchburg, NJ 08876 

Or such other address that the Owner or Municipality may subsequently designate in writing and 
mail to the other party. 

XIV. SUPERIORITY OF AGREEMENT 

Owner warrants that no other Agreement with provisions contradictory of or in opposition 
to the provisions hereof has been or will be executed, and that, in any event, the requirements 
of this Agreement are paramount and controlling as to the rights and obligations between and 
among the Owner, the Municipality, the Authority, and their respective successors. 

XV. SEVERABILITY 

A. It is the intention of all parties that the provisions of this instrument are severable so 
that if any provisions, conditions, covenants or restrictions thereof shall be invalid or void under 
any applicable federal, state or local law, the remainder shall be unaffected thereby. 

B. In the event that any provision, condition covenant or restriction hereof, is at the time 
of recording of this instrument, void, voidable or unenforceable as being contrary to any 
applicable federal, state or local law, both parties, their successors and assigns, and all persons 
claiming by, through or under the covenant and agree that any future amendments or supplements 
to the said laws having the effect of removing said invalidity, voidability or unenforceability, 
shall be deemed to apply retrospectively to this instrument thereby operating to validate the 
provisions of this instrument which otherwise might be invalid and it is covenanted and agreed 
that any such amendments and supplements to the said laws shall have the effect herein described 
as fully as if they had been in effect at the time of the execution of this instrument. 

XVI. CONTROLLING LAW 

The terms of this Agreement shall be interpreted under the laws of the State of New 
Jersey. 

XVII. OWNER'S CERTIFICATION 

The Owner certifies that all information provided in order to qualify as the owner of the 
property or to purchase the property is true and correct as of the date of the signing of this 
Agreement. 

XVIII. AGREEMENT 

The Owner and the Authority hereby agree that all Affordable Housing rental units 
described herein shall be marketed, sold, rented, and occupied in accordance with the provisions 
of this Agreement. Neither the Owner nor the Authority shall amend or alter the provisions of 
this Agreement without first obtaining the approval of the other party. Any such approved 
amendments or modifications of this Agreement shall be in writing and shall contain proof of 
approval from the other parties and shall not be effective unless and until recorded with the 
Somerset County Clerk. 
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EXHIBIT A 

AFFORDABLE HOUSING AGREEMENT 
This Affordable Housing Agreement also applies to the owner's interest in the real 

properties as further described below: 

PROPERTY DESCRIPTION 

Block 74 Lot l Municipality Township of Branchburg 

County Somerset # of Units 7 4 

Complete Street Address & Unit # See Schedule annexed 

City Somerville State New Jersey Zip 08876 

The restrictions contained herein shall be imposed on the Affordable Housing units as listed 
below for a period of 30 years beginning upon the issuance of the Certificate of Occupancy and 
ending on August 17, 2026 or, as to any Affordable Housing rental unit which is occupied by 
an income-eligible household on that date, when that unit becomes vacant. 

198-35 
.,, 

May 24, 2002 



101 BERMUDA DRIVE 
102 BERMUDA DRIVE 
103 BERMUDA DRIVE 
111 BERMUDA DRIVE 
112 BERMUDA DRIVE 

201 BERMUDA DRIVE 
202 BERMUDA DRIVE 
203 BERMUDA DRIVE 
211 BERMUDA DRIVE 
212 BERMUDA DRIVE 

301 NAOMI WAY 
302 NAOMI WAY 
303 NAOMI WAY 
311 NAOMI WAY 
312 NAOMI WAY 

403 NAOMI WAY 
404 NAOMI WAY 
410 NAOMI WAY 
411 NAOMI WAY 
412 NAOMI WAY 

501 JUSTIN WAY 
502 JUSTIN WAY 
503 JUSTIN WAY 
509 JUSTIN WAY 
510 JUSTIN WAY 

601 BERMUDA DRIVE 
602 BERMUDA DRIVE 
603 BERMUDA DRIVE 
(:J;J9 BERMUDA DRIVE 
612 BERMUDA DRIVE 

701 BERMUDA DRIVE 
702 BERMUDA DRIVE 
703 BERMUDA DRIVE 
711 BERMUDA DRIVE 
712 BERMUDA DRIVE 

EXHIBIT A - SCHEDULE 
PagE= 1 of 2 

LOW AND MODERATE WHITON HILLS UNITS 

2-BED MODERATE 
3-BED MODERATE 
2-BED MODERATE 
1-BED MOOE RA TE 
1-BED MODERATE 

2-BED MODERATE 
3-BED MOOERA TE 
2-BED MODE RA TE 
1-BED MODERATE 
1-BED MODERATE 

2-BED MODERATE 
3-BED MODERATE 
2-BED MODERATE 
1-BED MODERATE 
1-BED MODERATE 

1-BED MODERATE 
1-BED MODE RA TE 
2-BED MODERATE 
3-BED MODERATE 
2-BED MODERATE 

2-BED MODERATE 
3-BED MOOERA TE 
2-BED MODERATE 
1-BED MODERATE 
1-BED MODERATE 

2-BED MODERATE 
3-BED MODERATE 
2-BED MODERATE 
1-BED MODERATE 
1-BED MOOERA TE 

2-BED MODERATE 
3-BED MODERATE 
2-BED MODERATE 
1-BED MODERATE 
1-BED MOOE RA TE 



-~ 

801 BERMUDA DRIVE 
802 BERMUDA DRIVE 
803 BERMUDA DRIVE 
811 BERMUDA DRIVE 
812 BERMUDA DRIVE 

903 BERMUDA DRIVE 
904 BERMUDA DRIVE 
912 BERMUDA DRIVE 
914 BERMUDA DRIVE 

EXHIBIT A - SCHEDULE 
Page 2 of 2 

2-BED MODERATE 
3-BED MODERATE 
2-BED MODERATE 
1-BED MODERATE 
1-BED MOOERA TE 

1-BED MOOERA TE 
1-BED MODERATE 
2-BED MOOERA TE 
2-BED MODERATE 

44 MODE RA TE UNITS TOTAL 

1001 ABBY WAY 
1002 ABBY WAY 
1003 ABBY WAY 
1004 ABBY WAY 
100SABBYWAY 
1006 ABBY WAY 
1007 ABBY WAY 
1008ABBYWAY 
1009 ABBY WAY 
1010 ABBY WAY 
1011 ABBY WAY 
1012 ABBY WAY 
1013 ABBY WAY 
1014 ABBY WAY 
1015 ABBY WAY 
1016 ABBY WAY 
1017 ABBY WAY 
1018 ABBY WAY 
1019 ABBY WAY 
1020 ABBY WAY 
1021 ABBY WAY 
1022 ABBY WAY 
1023 ABBY WAY 
1024 ABBY WAY 
1025 ABBY WAY 
1026 ABBY WAY 
1027 ABBY WAY 
1028 ABBY WAY 
1029 ABBY WAY 
1030 ABBY WAY 

3-BEO LOW SENIOR 
3-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
3-BED LOW SENIOR 
3-BED LOW SENIOR 
2-BED LOW SENIOR 
2-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
1-BED LOW SENIOR 
2-BED LOW SENIOR 
2-BEO LOW SENIOR 
2-BED LOW SENIOR 
2-BED LOW SENIOR 
1-BED LOW SENIOR 
1·BED LOW SENIOR 
1 ·BED LOW SENIOR 
1-BED .LOW SENIOR 
1-BED LDW SENIOR 
1-BED LOW SENIOR 
2-BED LOW SENIOR 
2·BED LOW SENIOR 

30 LOW SENIOR UNITS TOTAL 



Dated: 
ATTEST: By: L.P. 

NAME: /York Road Corp., General Partner 

ATTEST: By: 
NAME: 

STATE OF NEW JERSEY 

COUNTY OF SOMERSET) 

ACKNOWLEDGMENT 

) 
) ss 

I CERTIFY that on 7;i /(/ k':Eugene Schenkman personally came before me, 
and acknowledged under oath, to my s isfaction, that this person ( or if more than one, each 
person); 

(a) 
(b) 
(c) 

is named in and personally signed this document; and 
signed, sealed and delivered this document as his or her act and deed; and 

(d) 

if applicable, is the Vice President of the General Partner of the partnership and signed 
and delivered this document as his or her act and deed on behalf of the partnership. 
this person signed this proof to attest to the truth of these facts. 

Signed and sworn to before me on the 

_J,r--- day of J..t~ , oiaJ---

Jb JpJ;~ 
.- JULIA M NORDHEIM 

A Notary Public of New Jers~ 
My 'Commission Expires VJ/7l(ip 
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~ c\r('~, M~ i ~ 
~ (b\M~ 

\' ~°ii~ 
~ 14- 011\1\.,, 
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_,,, 
.J~ .. ,-

R. PETER WIDIN 
SOMERSET COUNTY CLERK 

20 GROVE STREET 
P.O. BOX 3000 

SOMERVILLE, NJ 08876-1262 
************************************************************************************************************************ 

Recorded: 05/29/200211:33:13 AM 

Book: OPR 5155 Page: 1782-1792 

Instrument No.: 2002050579 

AGTDEED 11 PGS $70.00 

Recorder: PREMPEH 

************************************************************************************************************************ 
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Prepared by~ 
Mark S. Anderson 

DEED OF EASEMENT AND RESTRICTIVE COVENANT FOR 
EXTENDED LOW AND MODERATE INCOME OCCUPANCY 

THIS DEED OF EASEMENT and RESTRICTIVE COVENANT shall run with the land 
and is granted by S/K Old York Road Associates, L.P., their successors and assigns (referred as 
to the "Owner") to Township of Branchburg (referred to as the "Authority") its successors and 
assigns and to income eligible members of the public as defined below. As conditioned below, 
this Deed of Easement and Restrictive Covenant restricts occupancy of the described premises 
to income eligible occupants and controls the rent for a specified period of time. This Deed of 
Easement and Restrictive Covenant is made in satisfaction of the requirements of the Fair 
Housing Act, NJS.A. 52:27D-301 et seq., as amended ("the Act"). 

WHEREAS, pursuant to the Act, the housing units located on the property as further 
described on the attached EXHIBIT A of this Agreement (the "Property") have been designated 
as low income housing as defined by the Act; and 

WHEREAS, in conjunction with the recording of this Deed of Easement and Restrictive 
Covenant, an Affordable Housing Agreement is being recorded in the Somerset County Clerk's 
Office to ensure that the described rental units remain affordable to low income eligible 
households for that period of time described herein and in the Affordable Housing Agreement. 

NOW, THEREFORE, it is the intent of this Agreement to ensure that the affordability 
controls are contained directly in the property deed for the premises and incorporated into and 
recorded with the property deed so as to bind the owner of the described premises and notify all 
future purchasers of the rental unit that the rental unit is encumbered within the property deed 
for the premises and incorporated into and recorded with the property deed so as to bind the 
owner of the described premises and notify all future purchasers of the housing unit that the 
housing unit is encumbered with affordability controls as contained in the Affordable Housing 
Agreement, Declaration of Covenants, Conditions and Restrictions between the Owner and the 
Authority; and by entering into this Agreement, the Owner of the described premises agrees to 
restrict the rental of the housing units to low income eligible households at a maximum adjusted 
rent as set forth in the Affordable Housing Agreement, Declaration of Covenants, Conditions and 
Restrictions for the specified period of time. 

This Deed of Easement and Restrictive Covenant is binding on all successors in interest 
to the Building and Project (or applicable portion of the Project) and shall run with the land until 
the end of the Affordability Control Period which is defined in the Affordable Housing 
Agreement as a period for 30 years beginning upon the issuance of the Certificate of Occupancy 
and ending on August 17, 2026 or, as to any Affordable Housing rental unit which is occupied 
by an income-eligible household on that date, when that unit becomes vacant. 

This Deed of Easement and Restrictive Covenant is given in satisfaction of the 
requirements of the Act and the terms of this Deed of Easement and Restrictive Covenant, 
including those set forth in the recitals, shall be interpreted, conditioned and supplemented in 
accordance with regulations promulgated thereunder, all of which are incorporated hereby by 
reference, whether or not such provisions of the Act or regulations are expressed or referenced 
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STATE OF NEW JERSEY COUNTY OF j)/ft-'7.f if SS.: 

I CERTIFY THAT ON~ 2002, 

personally came before me, and this person acknowledged under oath, to my satisfaction, that: 

(a) this person is the secretary of the corporation named in this document; 
(b) this person is the attesting witness to the signing of this document by 
the proper corporate officer who is the President of the corporation; 
( c) this document was signed and delivered by the corporation as its voluntary 
act duly authorized by a proper resolution at its Board of Directors; 
( d) this person knows the proper seal of the corporation which was affixed to 
this document; and 

(e) this person signed this proof to attest to the truth o?~ k 
· 1/sjisranf;. Secretary 

Signed and sworn to~ me on the 

ctJtfl-- day of , 2002 

· .. JuJgdi~ 
JULIA M NORDHEIM 

A Notary Public of New Jersey 
My Commission Expires tiJ/7~&; 
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R. PETER WIDIN 
SOMERSET COUNTY CLERK 

20 GROVE STREET 
P.O. BOX 3000 
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6.D.  Terrace Edgewood Park 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

6.E.  Midland Adult Services 

(1)  Existing 

(2)  Proposed 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

































SUPPORTIVE AND SPECIAL NEEDS HOUSING (N.J.A.C. 5:97-6.10) 
(Submit separate checklist for each site or project) 

General Description 

Municipality/County: - 

Project or Program Name: 

Date facility --."'placed into service: 7 /../.I 

Type of facility: ,4L&LdwLjL- - 

residential health care facilities and 

Affordable bedroom ?a: - 5/ Age-restricted affordable bedrooms: 0 

For permanent supportive housing: 

Affordable units proposed: 0 Age-restricted affordable units: 0 

Bonuses, if applicable: 

Rental bonuses as per N.J.A.C. 5:97-3.5: 
\ 

Rental bonuses as per N.J.A.C. 5:97-3.6(a): 

Very low income bonuses as per N.J.A.C. 5:97-3.7l: 

Compliance bonuses as per N.J.A.C. 5:97-3.17: 

Date development approvals granted: 

Information and Documentation Required with Petition or in Accordance with an 

Implementation Schedule 

Is the municipality providing an implementation schedule for this projectlprogram. 

Yes. Skip to and complete implementation schedule found at the end of this checklist. 
NOTE: The remainder of this checklist must be submitted in accordance with the 
implementations schedule. 

 NO. Continue with this checklist. 
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Project/Program Information & Unit Inventory Forms (previously known as ProjectRrogram Monitoring d 
Form. If relying on previously submitted 2007 monitoring andlor subsequent CTM update, also check here in lieu 
of submitting forms.) 

0 Demonstration of site control or the ability to control the site, in the form of outright ownership, a 
contract of sale or an option to purchase the property 

A general description of the site, including: 

Name and address of owner 

Name and address of developer 

Subject property street location 

Subject property block(s) and lot(s) 

Subject property total acreage 

Indicate if urban center or workforce housing census tract 

Description of previous zoning 

Current zoning and date current zoning was adopted 

Tax maps showing the location of site(s) with legible dimensions (electronic if available) 

A description of the suitability of the site, including: 

m ~ e s c r i ~ t i o n  of surrounding land uses 4 -6- 
" 

m~emonst ra t ion  that the site has street access g & 
Planning Area and/or Special Resource Area designation(s) e.g., PA1, PA2, PA3, PA4, PA5, 
CAFRA, Pinelands, Highlands, Meadowlands, etc., including a discussion on consistency with the 
State Development and Redevelopment Plan (SDRP) andlor other applicable special resource 
areamaster plans $A 2 

WDemonstration that there is or will be adequate water capacity per N.J.A.C. 5:97-1.4 or that 
the site is subject to a durational adjustment per N.J.A.C. 5:97-5.4 

m~emons t ra t ion  that there is or will be adequate sewer capacity 
the site is subject to a durational adjustment per N.J.A.C. 5:97-5.4 

A description (including maps if applicable) of any anticipated impacts that result from the 
following environmental constraints: 

Wetlands and buffers 
& . A  - 

Steep slopes 

Flood plain areas 

Stream classification and buffers 

Critical environmental site 

Historic or architecturally important siteldistrict 

Contaminated site(s); proposed or designated brownfield site 

2COAH Supportive and Special Needs Housing.doc 



Based on the above, a quantification of buildable and non-buildable acreage 

J ,K Pro-forma statement for the project 

IS ,p "0 RFP or Developer's Agreement 

hJt' Construction schedule and timetable for each step in the development process 

J ,A -0 Documentation of h d i n g  sources 

A fl Municipal resolution appropriating funds from general revenue or a resolution of intent to bond in 
(S' the event of a fimding shortfall 

Information and Documentation Required Prior to Marketing the Completed Units or Facility 

rfi ' For units not exempt from UHAC, an affirmative marketing plan in accordance with N.J.A.C. 
5:97-6.1O(c) 

d 1 f  applicable, proof that the supportive andlor special needs housing is regulated by the New 
Jersey Department of Health and Senior Services, the New Jersey Department of Human Services 
or another State agency (including validation of the number of bedrooms or units in which low- or 

L .  

moderate-income occupants reside) ,9- . & ;I- f czo@-+=-'. 

S W P O R T ~  AND SPECIAL NEEDS HOUSING (N.J.A.C. 547-6.10) 

IMPLEMENTATION SCHEDULE - - 

The implementation schedule sets forth a detailed timetable that demonstrates a "realistic opportunity" 
as defined under N.J.A.C. 5:97-1.4 and a timetable for the submittal of all information and 
documentation required by N.J.A.C. 5:97-6. 

The timetable, information, and documentation requested below are required components of the 
implementation schedule. 

Please note that all information and documentation requested below is required to be submitted to 
COAH no later than two years prior to the scheduled implementation of the mechanism. The fully 
completed checklist from above must be submitted at that time. 

PROVIDE THE INFORMATION REQUESTED IN THE SECTIONS BELOW 

(A) Development schedule, including, but not limited to, the following: 

Development Process Date Supporting Date Anticipated to Date Anticipated Documentation to be Action 

Site Acquisition 

RFP Process 

3COAH Supportive and Special Needs Housing.doc 



Developer Selection 

Executed Agreement with 
provider, sponsor or developer 

Development Approvals 

Contractor Selection 

Building Permits 

Construction 

Occupancy 

SupportiveISpecial Needs Narrative Section 

1 Pursuant to PL 2008 c.46, Very Low-Income bonuses may only be granted for very low-income units that exceed 13 
percent of the of the housing units made available for occupancy by low-income and moderate income households. 
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Appendix 7. Third Round Documentation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

7.A.  Cedar Brook Extension of Controls 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Cedar Brook Condo Association
Affordable Housing Current Owners

Address City State Zip Bedrooms Type Block Lot Purchase Date
Purchase 

Price
Expiration Date on AH 

Agreement/Deed 30 year Date
Disclosure 

on File
200 Arbor Way Branchburg NJ 08876 3BR Low 17.15 2.01 1992, December 17 $59,950.00 2022, Dec 17 2022, Dec 17 
202 Arbor Way Branchburg NJ 08876 3BR Low 17.15 2.02 1992, October 30 $59,950.00 2022, Oct 30 2022, Oct 30 
204 Arbor Way Branchburg NJ 08876 3BR Moderate 17.15 2.03 1992, October 30 $79,950.00 2022, Oct 30 2022, Oct 30 
206 Arbor Way Branchburg NJ 08876 3BR Moderate 17.15 2.04 2001, October 18 $124,364.27 2022, Sep 25 2031, Oct 18 
208 Arbor Way Branchburg NJ 08876 3BR Low 17.15 2.05 2000, July 26 $85,000.00 2022, Jul 21 2030, Jul 26 
210 Arbor Way Branchburg NJ 08876 1BR Low 17.15 2.06 2018, February 28 $83,387.00 2048, Feb 28 2048, Feb 28 
212 Arbor Way Branchburg NJ 08876 1BR Low 17.15 2.07 2017, September 28 $80,675.00 2047, Sep 28 2047, Sep 28 
214 Arbor Way Branchburg NJ 08876 1BR Moderate 17.15 2.08 2010, March 12 $110,500.00 2040, Mar 12 2040, Mar 12 
216 Arbor Way Branchburg NJ 08876 1BR Moderate 17.15 2.09 1992, October 29 $59,950.00 2022, Oct 26 2022, Oct 29 
218 Arbor Way Branchburg NJ 08876 1BR Low 17.15 2.10 2006, November 29 $75,344.00 2036, Nov 27 2036, Nov 27 
220 Arbor Way Branchburg NJ 08876 2BR Low 17.15 2.11 2018, April 06 $108,000.00 2048, Apr 06 2048, Apr 06 
222 Arbor Way Branchburg NJ 08876 2BR Low 17.15 2.12 2010, April 16 $100,000.00 2040, Apr 16 2040, Apr 16 
224 Arbor Way Branchburg NJ 08876 2BR Low 17.15 2.13 2011, August 18 $100,982.00 2041, Aug 18 2041, Aug 18 
226 Arbor Way Branchburg NJ 08876 2BR Low 17.15 2.14 1992, September 22 $49,950.00 2022, Sep 22 2022, Sep 22 
228 Arbor Way Branchburg NJ 08876 2BR Low 17.15 2.15 2001, July 30 $77,698.50 2022, Oct 14 2031, Jul 30 
230 Arbor Way Branchburg NJ 08876 2BR Moderate 17.15 2.16 1992, September 28 $69,950.00 2022, Sep 25 2022, Sep 25 
232 Arbor Way Branchburg NJ 08876 2BR Moderate 17.15 2.17 2004, July 02 $114,338.00 2034, Jul 02 2034, Jul 02 
234 Arbor Way Branchburg NJ 08876 2BR Moderate 17.15 2.18 2001, October 05 $100,000.00 2022, Sep 30 2031, Oct 05 
236 Arbor Way Branchburg NJ 08876 2BR Moderate 17.15 2.19 1992, September 25 $69,950.00 2022, Sep 25 2022, Sep 25 
238 Arbor Way Branchburg NJ 08876 2BR Moderate 17.15 2.20 2019, February 28 $134,000.00 2049, Feb 28 2038, May 17 
300 Azalea Terrace Branchburg NJ 08876 3BR Low 17.15 3.01 2003, December 31 $98,737.00 2033, Dec 30 2033, Dec 30 
302 Azalea Terrace Branchburg NJ 08876 3BR Low 17.15 3.02 2004, September 03 $95,282.00 2034, Sep 03 2034, Sep 03 
304 Azalea Terrace Branchburg NJ 08876 3BR Moderate 17.15 3.03 1993, February 17 $79,950.00 2023, Feb 17 2023, Feb 17 
306 Azalea Terrace Branchburg NJ 08876 3BR Moderate 17.15 3.04 2000, December 14 $113,000.00 2023, Feb 12 2030, Dec 14 
308 Azalea Terrace Branchburg NJ 08876 3BR Moderate 17.15 3.05 1993, February 19 $79,950.00 2023, Feb 19 2023, Feb 19 
310 Azalea Terrace Branchburg NJ 08876 1BR Low 17.15 3.06 2013, February 26 $87,995.00 2043, Feb 26 2043, Oct 20 
312 Azalea Terrace Branchburg NJ 08876 1BR Moderate 17.15 3.07 2015, October 05 $117,071.00 2045, Oct 05 2045, Oct 05 
314 Azalea Terrace Branchburg NJ 08876 1BR Moderate 17.15 3.08 2015, July 28 $131,214.00 2045, Jul 31 2045, Jul 31 
316 Azalea Terrace Branchburg NJ 08876 1BR Low 17.15 3.09 2005, November 17 $64,528.00 2035, Nov 17 2035, Nov 17 
318 Azalea Terrace Branchburg NJ 08876 1BR Moderate 17.15 3.10 2016, November 28 $120,985.00 2046, Nov 28 2046, Nov 28 
320 Azalea Terrace Branchburg NJ 08876 2BR Low 17.15 3.11 2015, July 20 $86,872.00 2045, Jul 20 2045, Jul 20 
322 Azalea Terrace Branchburg NJ 08876 2BR Low 17.15 3.12 2010, March 03 $92,000.00 2040, Mar 03 2040, Mar 03 
324 Azalea Terrace Branchburg NJ 08876 2BR Low 17.15 3.13 1993, February 26 $49,950.00 2023, Feb 26 2023, Feb 26 
326 Azalea Terrace Branchburg NJ 08876 2BR Low 17.15 3.14 2011, June 21 $94,631.00 2041, Jun 21 2041, Jun 21 
328 Azalea Terrace Branchburg NJ 08876 2BR Low 17.15 3.15 1996, July 15 $61,400.00 2022, Sep 16 2026, Sep 06 
330 Azalea Terrace Branchburg NJ 08876 2BR Moderate 17.15 3.16 2015, December 22 $142,166.00 2045, Dec 22 2045, Dec 22 
332 Azalea Terrace Branchburg NJ 08876 2BR Moderate 17.15 3.17 2017, March 28 $136,140.00 2047, Mar 29 2027, Mar 29 
334 Azalea Terrace Branchburg NJ 08876 2BR Moderate 17.15 3.18 2016, April 07 $147,000.00 2046, Apr 07 2046, Apr 07 
336 Azalea Terrace Branchburg NJ 08876 2BR Moderate 17.15 3.19 2000, April 18 $89,000.00 2021, Oct 30 2030, Apr 18 
338 Azalea Terrace Branchburg NJ 08876 2BR Moderate 17.15 3.20 1993, July 29 $69,950.00 2023, Jul 29 2023, Jul 29 
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7.B.  Summit Green/Midland Supportive/Special Needs 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Summit Green
Branchburg Township

Estimated Schedule
ORIGINAL REVISED 6-25-20

March 2020 COMPLETE Submit Planning Board Application
April 2020 July 2020 Application deemed complete by Branchburg Twp *
May 2020 August 2020 Planning Board hearing
June 2020 September 2020 Resolution of Approval - Planning Board
July 2020 July 2020 Township to draft redevelopers agreement
October 2020 December 2020 Submit revised site plans to satisfy conditions of approval
December 2020 Feb 2021 Submit outside agency approvals
Feb 2021 April 2021 Submit DEP permits
March 2021 May 2021 Demolish exisiting structures on site
April 2021 June 2021 Begin site work
October 2021 November 2021 Begin first multifamily building
October 2022 November 2022 First occupancy in multifamily building
Febuary 2023 Feb 2023 Complete Clubhouse
October 2024 October 2024 Complete last multifamily building



 

 

Memorandum of Understanding and Agreement between 

Midland Adult Services, Inc.  

And 

Premier Development 

 

Section 1 – Background 

Midland Adult Services, Inc. (“SP”) with its corporate offices located at 94 Readington Road, North 

Branch, NJ 08876 agrees on this ___  day of _____ 2020 to (as defined by section 2) be the service 

provider of record for (number) of apartments located at (address), Branchburg, NJ 08876 (“Property”) 

to individuals identified as residents by the Division of Developmental Disabilities (“Residents”) and SP.  

Premier Development (“Owner”) with its corporate offices located at 929 Route 202, Raritan, NJ 08869 

agrees on this ___ day of _________ 2020 to (as defined by Section 3) be the owner of the Property. 

Whereas, the sole purpose of this Memorandum of Understanding (“MOU”) is to encourage complete 

cooperation between the SP and the Owner and to further detail the separate and distinct roles and 

responsibilities of each party. 

Whereas, the Owner will build the Property and make the Property available (number of units, first 

floor, bedroom configurations, bathrooms per unit) with ADA accessible features that meet the 

requirements of the Department of Human Services Inspector. 

Whereas, the SP agrees to provide supportive services to the Residents and will ensure that it meet all 

criteria for licensing and best practices to help ensure success to the Residents. 

Whereas, the Owner and SP will mutually agree upon a schedule for when the completed units will be 

available for rental.  The SP agrees to work with the Township of Branchburg, NJ to secure affordable 

housing vouchers for each unit identified for residency with the support and cooperation of the owner, 

as needed. 

Whereas, the parties agree to work cooperatively as a team to meet the needs of the Residents and 

understand the critical level of communication that is needed to make the renovations to the Property 

successful. 

Now therefore, the following represents the understanding of the two parties regarding their respective 

roles and responsibilities and parties agree, therefore, that it is in the best interest of all concerned to 

enter into this MOU. 

Section 2 –Description of Services from the SP 

I. Scope of service: In accordance with their existing agreement, the SP will be responsible for 

coordinating the delivery of services for the Residents. 

a. The SP will ensure that the Property meets and complies with all applicable New Jersey 

State regulations relating to licensure, specifically in accordance with NJAC 10:44A; 

Standards for Licensed Community Residences for the Developmentally Disabled. 



 

 

b. The SP is responsible through the Division for ensuring that the Property will be well 

suited for the Residents’ needs and desires. 

c. The SP agrees to use the Property for its intended purpose of provision of housing and 

supports for low income, disabled residents. Consistent with the SP’s mission, this 

program will provide housing and supports to (number) adults with intellectual and 

developmental disabilities.  

Section 3 –Description of the Roles and Responsibilities of the Owner 

I.  The Owner will be responsible for the development and maintenance of the Property and its 

grounds. 

a. The SP will identify and secure project based, low income housing vouchers with the 

Township of Branchburg that will be used at its sole discretion of the SP to support its 

residents.  The owner agrees to cooperate in this effort, as needed. 

Section 4 – General Terms 

I. This agreement is dependent upon the completion of construction of the Property.  If, for any 

reason, the housing development is not completed, the SP will be responsible for meeting the 

obligations of this Agreement. 

II. This agreement is effective as of the last date recorded on the signature page of this Agreement 

between the parties with the same terms and conditions unless amended by the parties of 

terminated section as outlined below.  Such termination occurs in the event the Owner 

completes construction of the property and the agreed upon number of apartment leases are 

fully executed through the SP.  Doing so will release the Owner from any further obligations, 

thereby terminating this Agreement. 

III. It is further understood that all services provided by the SP to the Residents are to be provided 

at no cost to the Owner and that these services are an extension of the SP mission to empower 

those with developmental disabilities to lead more empowered lives. 

IV. The SP and Owner agree that by virtue of entering into this agreement they will have access to 

certain confidential information regarding the other party’s operations related to the 

development of the Property.  The SP and Owner agree that they will not at any time disclose 

confidential information and/or material without the consent of that party unless such 

disclosure is authorized by this Agreement or required by law.  Unauthorized disclosure of 

confidential information shall be considered a breach of this Agreement.  Where appropriate, 

resident releases will be secured before confidential client information is exchanged.  

Confidential information will be handled with the utmost discretion and judgement. 

V. This Agreement may be amended only in writing and authorized by the designated 

representatives of the parties. 

 

 

 

 

 

Signed __________________________       Date: _____________ 

 Shawn McInerney, President and CEO 



 

 

 Midland Adult Services, Service Provider 

 

 

Signed __________________________        Date: _____________ 

 Jeffrey Hiller 

 Summit Developers, LLC, Member 

  

 



 

 

7.C.  Genesis 100% Municipally Sponsored Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

7.D.  Conifer/Triangle Site 100% Municipally Sponsored Development 
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RECORD& RETURN TO: 
Johanna Peña, Administrative Assistant III 
NJ Housing and Mortgage Finance Agency 
637 S. Clinton Avenue 
Trenton, NJ 08611 
 
LIHTC #1804      Prepared By: ________________________ 
                                 Johanna Peña 

 
DEED OF EASEMENT AND RESTRICTIVE COVENANT 

FOR EXTENDED LOW-INCOME OCCUPANCY 
(Leasehold) 
 

THIS DEED OF EASEMENT and RESTRICTIVE COVENANT (the “Covenant”) dated as of the 
______ day of _________, 2020, shall run with the land and is granted by Branchburg Urban 
Renewal Associates, LLC, whose principal address is 20000 Horizon Way, Suite 180, Mount 
Laurel, NJ 08054, and its successors and assigns (the "Landowner"), the owner and lessor of the 
real property more fully described on Attachment “A” attached hereto and incorporated herein and 
by the Owner of the Project, Branchburg West Urban Renewal Associates, LLC, whose principal 
address is 20000 Horizon Way, Mount Laurel, NJ 08054, who is the lessee of the real property 
and owner of the improvements thereon, and its successors and assigns (the "Project Owner"), to the 
New Jersey Housing and Mortgage Finance Agency, its successors and assigns, (the “Agency”) 
acting as the housing credit Agency for the State of New Jersey as described in Section 42(h)(3) of 
the Internal Revenue Code as amended, and to income eligible members of the public as defined 
below. As conditioned below this Covenant restricts occupancy of the described premises to income 
eligible occupants for a specified period of time. This Covenant is made in satisfaction of the 
requirements of Section 42 of the Federal Tax Reform Act of 1986, P.L. 99-514, as amended, (the 
"Code"). 
 
As indicated on the Reservation Letter  Carryover Agreement for the building(s) described below, 
the Agency has allocated Low Income Housing Tax Credits (“LIHTC”) authorized under the Code 
in the annual amount not to exceed $951,694 to be claimed by the Project Owner over a 10 or 15 
year period pursuant to the Code. In consideration of the receipt of the benefit of the LIHTC, the 
Project Owner hereby agrees to the following restrictive covenants, which are made in satisfaction of 
the requirements contained in Section 42(h)(6) of the Code. 

 
(1) The two building(s), which consist of a total of 50 residential rental units, of which 50 are 

LIHTC units, and which will constitute a qualified low-income housing project as defined 
in Section 42 (g)(1) of the Code and regulations promulgated thereunder, the rental units 
in which will be rented or available for rental on a continuous basis to members of the 
general public, shall be known as Red Rock Preserve II (the “Project”).  The Project is 
located at 975 Old York Road, Branchburg, NJ 08853, Municipal Tax Map Block 
No.74, Lot No. 3, 3.01 and 3.02 in the County of Somerset, New Jersey, and title to 
which has been recorded in the County Clerk or Register’s Office being more fully 
described as set forth in Attachment “A” hereto. 
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(2) [   ]    If this box is checked, the Project received its allocation of LIHTC from the 
nonprofit set-aside and/or received points as a qualified nonprofit general partner 
pursuant to N.J.A.C. 5:80-33 (“Qualified Allocation Plan”) as amended and Section 
42(h)(5) of the Tax Code, and any new owner during the compliance period must 
qualify under these rules.    

 
(3) The applicable fraction, as defined in Section 42(c)(1)(B) of the Code (the smaller of 

the low-income unit fraction or the low-income floor space fraction), and as provided 
by the Project Owner in its low income housing tax credit application (the 
“Application”) is 100 percent.  This fraction shall not be decreased during any taxable 
year of the compliance period or extended use period unless terminated in accordance 
with the provisions enumerated at Section 42(h)(6)(E) of the Code and, if applicable, 
paragraph (5) below. 

 
(4) This Covenant and the Section 42 occupancy and rent restrictions shall commence on the 

first day of the compliance period as defined in section 42 of the Code, and shall end on 
the date specified in paragraph (5) below, unless terminated by foreclosure or instrument 
in lieu of foreclosure, pursuant to the provisions of the Code, and any regulations 
promulgated thereunder. 

 
(5) The Code requires that LIHTC projects retain all occupancy and rent restrictions for a 

minimum of 30 years unless terminated pursuant to section 42(h)(6)(E) of the Code. The 
Code defines the first 15 years as the compliance period and defines the entire 30 years 
(or more) as the extended use period. In order to increase the competitive score of the 
Application, the Project Owner elected to increase the compliance period as indicated 
with an (“X”) below: 

 
[X] If this box is checked, the Project Owner elected in the Application to increase 
the compliance period described in section 42(i)(1) of the Code by an additional  15 
years for a total of 30 years, (“Extended Compliance Period”), and waives the right 
under section 42(h)(6)(E)(i)(II) of the Code to submit a written request to the Agency to 
find a buyer after the close of the 14th year of the compliance period, and agrees that this 
has the effect of delaying the period for finding a buyer under section 42(h)(6)(I) of the 
Code until the one year period beginning on the date (after the 29th year of the 
compliance period) that the Project Owner may submit a written request to the Agency 
to find a buyer. At the end of the extended compliance period will remain a 15-year 
extended use period. Therefore, this Covenant shall extinguish at the close of the 45th 
year after the beginning of the compliance period unless terminated by foreclosure or 
instrument in lieu of foreclosure or unless terminated after the extended compliance 
period because the Agency was unable to present a qualified contract during the one 
year period of time specified in this paragraph (5).  

 
(6) The compliance period begins at the same time as the credit period. The Project Owner 

elects when to begin the credit period at the time the Project Owner’s first tax return is 
filed with the Internal Revenue Service.  It is expected that the Project Owner will begin 
the credit period in 2021. 
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(7) The federal set-aside, as defined by section 42(g)(1) of the Tax Code, elected by the 
Project Owner is checked below.  

 
  [X]    40% at 60%               
 
 At least 40% of the residential units will be rent restricted and occupied by households 

whose income is 60% or less than the area median income. All tax credit-eligible units 
must be restricted to no more than 60% of the area median income adjusted for family 
size. 

 
   [    ]    20% at 50%  
 
 At least 20% of the residential units will be rent restricted and occupied by households 

whose income is 50% or less than the area median income.   All tax credit-eligible units 
must be restricted to no more than 50% of the area median income adjusted for family 
size. 

 
 [    ]    Average Income  
  
 The income of each unit will be designated at 20%, 30%, 40%, 50%, 60%, 70% or 80% of 

area median income and will be rent restricted and occupied by households whose 
incomes are less the designated income limitation.  The average of all income 
designations shall not exceed 60% of area median income.  Income designations are noted 
below and may not be amended without written approval from NJHMFA. 

 
 ____ units at 20% of AMI 
 ____ units at 30% of AMI  
 ____ units at 40% of AMI 
 ____ units at 50% of AMI 
 ____ units at 60% of AMI 
 ____ units at 70% of AMI 
 ____ units at 80% of AMI 

 
 The selection of this federal set-aside is irrevocable and is binding on the Project Owner 

and all successors in interest to the Project through the end of the extended use period.  
 
(8) [X]    If this box is checked, the Project is also subject to the state set-aside, which is 

defined in the 2017 Qualified Allocation Plan and was selected by the Project Owner 
in its Application. The state set-aside requires that 10 percent or more of the residential 
units in the Project are both rent restricted and occupied by individuals whose income 
is 30 percent or less of AMGI. The selection of this state set-aside is irrevocable and is 
binding on the Project Owner and all successors in interest to the Project through the 
end of the extended use period.  
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(9)    [    ]    If this box is checked, the Project is a Special Needs Project (Supported 
Housing) as defined in the 20__ Qualified Allocation Plan, and as selected by the 
Project Owner in its Application and as such, the Project Owner must restrict at least 
25 percent of the total project units for occupancy by one or more special needs 
population through the end of the compliance period AND make available at a 
reasonable cost to all tenants with special needs all services that are appropriate and 
accessible as needed by the tenants throughout the compliance period.  One of the 
social services provided must be an onsite social services coordinator.  With written 
approval from the Agency, the Project Owner may substitute another special needs 
population for the one(s) identified in its Application and may substitute services to 
better address the needs of the tenants with special needs. Notwithstanding the above, 
if after a period of sixty (60) days of a unit described in this paragraph becoming 
unoccupied the Project cannot identify an eligible person within the special needs 
population selected by the Project Owner in its Application to rent the unoccupied 
unit, such unit may be leased to any low income housing tax credit eligible person or 
family, with a preference given first to eligible persons in other special needs 
populations.  The next unit of similar size in the Project that becomes unoccupied shall 
be rented to an eligible person within the special needs population selected by the 
Project Owner in its Application on the same terms set forth herein.  

 
(10) [X]    If this box is checked, the Project Owner must restrict the greater of 5 units or 5 

percent of the total units for occupancy by individuals with special needs. The Owner 
must also make available at a reasonable cost to all tenants with special needs all 
services that are appropriate and accessible as needed by the tenants throughout the 
compliance period.  One of the social services provided must be an onsite social 
services coordinator.  With written approval from the Agency, the Project Owner may 
substitute another special needs population for the one(s) identified in its Application 
and may substitute services to better address the needs of the tenants with special 
needs. This restriction shall be in place throughout the extended use period.” 

 
(11) [X]    If this box is checked, the Project Owner is required to make available to tenants of 

all LIHTC units three appropriate and affordable social service(s) throughout the 
compliance period in accordance with the Social Services Model as defined in the 2017 
Qualified Allocation Plan, OR participate in the Services for Independent Living (SIL) 
program, as appropriate, and as selected by the Project Owner in its Application and as 
selected by the Project Owner in its Application. Social services may be modified to 
better address the needs of the low-income tenants of the Project upon written approval of 
the Agency. 

 
 (12) The Project Owner agrees to employ throughout the compliance period a staff person who 

has successfully completed a NJHMFA-approved tax credit certification program with a 
continuing education component prior to the project being placed in service. The staff 
person responsible for verification of tenant income must be the person to successfully 
pass the certification examination and maintain the certification for the term of the 
compliance and extended use periods.  
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(13) [X]   If this box is checked, the Project Owner shall maintain in good working order 
throughout the compliance period all unit and project amenities promised in the 
Application.  There shall be a minimum of 3 unit amenities and 2 project amenities and at 
least 1 community policing or public safety enhancement as defined in the 2017 Qualified 
Allocation Plan. 

 
(14) [X]    If this box is checked, the Project Owner agrees to successfully participate in one of 

the following energy efficiency programs:   Enterprise Green Communities; Leadership in 
Energy and Environmental Design (LEED); National Green Building Standard (NGBS); 
Climate Choice Homes Program/Energy Star Tier 3 Participation; Living Building 
Challenge; OR Passive House, as defined in the 2017 QAP through the end of the 
extended use period. 

 
(15) Pursuant to Section 42(h)(6)(B)(iii) of the Code, this Covenant prohibits the disposition to 

any person of any portion of a building to which this Covenant applies unless all of the 
building to which such Covenant applies is disposed of to such person.  

 
(16) Pursuant to Revenue Ruling 2004-82, this Covenant prohibits (i) the eviction or 

termination of tenancy (other than for good cause) of an existing tenant of any low-
income unit or (ii) any increase in the gross rent with respect to the unit not otherwise 
permitted under section 42 of the Code for the term of the extended use period and a 
period of three (3) years following any termination of this Covenant, including any 
termination by foreclosure or instrument in lieu of. 

 
(17) Pursuant to Section 42(h)(6)(B)(iv) of the Code, this Covenant prohibits the refusal to 

lease to a holder of a voucher or certificate of eligibility under Section 8 of the United 
States Housing Act of 1937 because of the status of the prospective tenant as such a 
holder. 

 
(18) This Covenant shall constitute an agreement among the Agency, the Landowner and the 

Project Owner which is enforceable in the courts of the State of New Jersey by the 
Agency or by individual(s), whether prospective, present, or former occupants of the 
Project, who meet the income limitations applicable to the Project under Section 42(g) of 
the Code, said individual(s) being express beneficiaries of this Covenant. 

 
(19) The Project Owner agrees to comply with the requirements of the federal Fair Housing 

Act as it may from time to time be amended. 
 
(20) The Project Owner agrees to obtain the consent of any recorded lien holder on the Project 

to this Covenant and such consent shall take the form of a Subordination Agreement 
between the lender and the Agency and shall be a condition precedent to the issuance of 
IRS Form(s) 8609. 
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(21) This Covenant is binding on all successors in interest to the Project and shall run with the 
land until the end of the extended use period set forth in paragraph 5 above, unless 
terminated prior to said date in accordance with all provisions of the Code and the 
regulations promulgated thereunder.  

 
(22) These covenants may, from time to time, be amended only with the written consent of the 

Agency, to reflect changes to the Code or regulations promulgated thereunder. The 
Landowner and the Project Owner expressly agree to enter into such amendments as may 
be necessary to maintain compliance under Section 42 of the Code. 

 
(23) In order to enable the Agency to monitor the Project Owner’s compliance with these use 

and occupancy restrictions pursuant to the Code, Project Owner covenants and agrees that 
the Agency and its agents or employees shall be allowed to enter and inspect the Project 
during business hours and to inspect and copy all books and records pertaining to the 
Project. 

 
(24) The Project Owner covenants and agrees to comply and cooperate with the Code and all 

Agency tax credit compliance monitoring procedures including but not limited to 
completing and sending to the Agency an annual status report, or, if requested by an 
authorized official of the Agency, more frequent reports, in form and content acceptable 
to the Agency, which shall demonstrate ongoing compliance with this Covenant. 

 
(25) The Project Owner covenants and agrees that in the event it files for bankruptcy,  

liquidates, sells or otherwise transfers ownership of the Project, it will notify the Agency 
in writing, and further, that as a condition precedent to any sale or transfer it will enter 
into such agreements with the purchaser or transferee as may be prescribed by the 
Agency, which have the effect of causing such purchaser or transferee to be bound by 
these use and occupancy restrictions, as they may be amended or supplemented. 

 
(26) The terms of this Covenant shall be interpreted, conditioned and supplemented in 

accordance with and by Section 42 of the Code and regulations promulgated thereunder, 
all of which are incorporated herein by reference, whether or not such provisions of the 
Code or regulations are expressed or referenced herein.  In the event of any conflict 
between this Covenant and the requirements of the Code, the Code shall prevail.  The 
Agency reserves the right to set conditions for the allocation of LIHTC by regulation that 
may be more stringent than the Code. 

 
(27) The invalidity of any clause, part, or provision of this Agreement shall not affect the 

validity of the remaining provisions. 
 
(28)  This Covenant may be executed in any number of counterparts, each of which shall be       
         deemed an original and all of which taken together shall constitute one and the same          
         instrument. 

 

   [SIGNATURES ON NEXT PAGE] 
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Signatures:  This Covenant is granted by the Landowner and the Project Owner whose duly authorized 
representatives' signatures appears below duly acknowledged and notarized.  
 

          WITNESS (IF INDIVIDUAL, LLC, OR LP)   LANDOWNER:   BRANCHBURG URBAN 
RENEWAL ASSOCIATES, LLC, a New Jersey limited 
liability company 

By:  Conifer Realty, LLC, a New York limited 
liability company and its sole member 

 
 
By: _______________________     
 Charles M. Lewis 
 Senior Vice President 

                                                                        

 

PROJECT OWNER: BRANCHBURG WEST URBAN  
            RENEWAL ASSOCIATES, LLC, a New Jersey limited  
            liability company 

 

                                                                           By: Branchburg West Managing            
                                                                           Member, LLC, a New York limited liability          
                                                                           company, its managing member 

                                                                          By: Conifer Realty, LLC, a New York  
                                                                          limited liability company and its sole member 

 
 

                                                                                                                                                                               By: _______________________     
 Charles M. Lewis 
 Senior Vice President 
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LANDOWNER 
ACKNOWLEDGEMENT FOR LIMITED LIABILITY COMPANY 

 
STATE OF NEW JERSEY   ) 
               ) SS: 
COUNTY OF                        )  
 

I CERTIFY that on __________, 2020, Charles M. Lewis personally came before me, and this 
person acknowledged under oath, to my satisfaction, that (a) this person is the Senior Vice President of 
Conifer Realty, LLC, the sole member of Branchburg Urban Renewal Associates, LLC, the Landowner 
named in this document (the “LLC”); and (b) this document was signed and delivered by the Company 
as its voluntary act duly authorized by a proper resolution of the Company. 

 
SWORN TO AND SUBSCRIBED 
before me, the date aforesaid.  
 
____________________________ 

Notary Public 
 
 

PROPERTY OWNER 
ACKNOWLEDGEMENT FOR LIMITED LIABILITY COMPANY 

 
STATE OF NEW JERSEY   ) 
               ) SS: 
COUNTY OF                        )  
 

I CERTIFY that on __________, 2020, Charles M. Lewis personally came before me, and this person 
acknowledged under oath, to my satisfaction, that (a) this person is the Senior Vice President of 
Conifer Realty, LLC, a member of Branchburg West Managing Member, LLC, who is the managing 
member of Branchburg West Urban Renewal Associates, LLC, the Project Owner named in this 
document (the “LLC”); and (b) this document was signed and delivered by the Company as its 
voluntary act duly authorized by a proper resolution of the Company. 
 
 
SWORN TO AND SUBSCRIBED 
before me, the date aforesaid.  
 
____________________________ 

Notary Public 
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     NEW JERSEY HOUSING AND 
     MORTGAGE FINANCE AGENCY 
WITNESS: 
 
_______________________________ By:  ______________________________ 
               Debra M. Urban 
               Chief of Programs 
 
 
Date:__________________________ 
 
 
 
 

STATE OF NEW JERSEY, COUNTY OF MERCER          SS: 

 
I CERTIFY that on ________________, 2020, DEBRA M. URBAN personally came before 

me, a Notary Public of the State of New Jersey, and acknowledged under oath to my satisfaction that a) 
she is the Chief of Programs of NEW JERSEY HOUSING AND MORTGAGE FINANCE 
AGENCY, the Agency named in this document, and b) she executed and delivered this document as the 
voluntary act of the Agency, duly authorized by a proper resolution of its members, on behalf of the 
Agency. 
 
 
     _____________________________________________ 
 
     Notary Public of the State of New Jersey 
     My Commission Expires on ________________________ 
 
 



ID Task 

Mode

Task Name Duration Start Finish

1 Project Duration - Work Days Shown 393 days Wed 4/15/20 Fri 10/15/21

2 Preliminary Site Work 53 days Wed 4/15/20 Fri 6/26/20

3 Precon/Mobilization 5 days Wed 4/15/20 Tue 4/21/20

4 Clear and Grub Site 10 days Wed 4/22/20 Tue 5/5/20

5 Install SEC controls 5 days Wed 5/6/20 Tue 5/12/20

6 Surveying 3 days Wed 5/13/20 Fri 5/15/20

7 Cut/ Fill/Site Earthwork 20 days Mon 5/18/20 Fri 6/12/20

8 Layout and Rough Grade Roadways 10 days Mon 6/15/20 Fri 6/26/20

9 Phase One - East 100 days Mon 6/15/20 Fri 10/30/20

10 Building Pads 15 days Mon 6/15/20 Fri 7/3/20

11 Install Storm Sewer 10 days Mon 7/6/20 Fri 7/17/20

12 Install Sanitary Sewer and Water 20 days Mon 7/20/20 Fri 8/14/20

13 Electric Primary Installation 10 days Mon 8/17/20 Fri 8/28/20

14 Permanent Power 5 days Mon 8/31/20 Fri 9/4/20

15 SWM & Filter 25 days Mon 9/7/20 Fri 10/9/20

16 Base Pave and curb 15 days Mon 10/12/20Fri 10/30/20

17 Houseline Work - Phase One - East 295 days Mon 8/31/20 Fri 10/15/21

18 Podium Building 3 77 days Mon 8/31/20 Tue 12/15/20

19 Perimeter Footings 20 days Mon 8/31/20 Fri 9/25/20

20 Building 3 Walls & Columns 25 days Mon 9/28/20 Fri 10/30/20

21 Building 3 SOG 1/2 5 days Mon 11/2/20 Fri 11/6/20

22 Building 3 SOG Bal 5 days Mon 11/9/20 Fri 11/13/20

23 Buiding 3 Transfer Slab 1/2 15 days Mon 11/16/20Fri 12/4/20

24 Building 3 Transfer Slab Bal 15 days Mon 11/23/20Fri 12/11/20

25 Building  3 Backfill 1/2 2 days Mon 12/7/20 Tue 12/8/20

26 Building 3 Backfill Bal 2 days Mon 12/14/20Tue 12/15/20

27 Masonry 60 days Mon 11/2/20 Fri 1/22/21

28 Building 3 1/2 Found CMU 10 days Mon 11/2/20 Fri 11/13/20

29 Building 3 Bal Found CMU 10 days Mon 11/16/20Fri 11/27/20

30 CMU Towers 3 1/2 15 days Mon 12/14/20Fri 1/1/21

31 CMU Towers 3 Bal 15 days Mon 1/4/21 Fri 1/22/21

32 Vertical Construction 190 days Mon 1/25/21 Fri 10/15/21

33 Framing 15 days Mon 1/25/21 Fri 2/12/21

34 Roofing and Siding 20 days Mon 2/15/21 Fri 3/12/21

35 MEP Rough-ins 25 days Mon 3/1/21 Fri 4/2/21

36 Insulation 10 days Mon 4/5/21 Fri 4/16/21

37 Drywall 15 days Mon 4/19/21 Fri 5/7/21

38 Doors and Interior trim 15 days Mon 5/10/21 Fri 5/28/21

39 Paint 20 days Mon 5/31/21 Fri 6/25/21
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Project:  Branchburg Village - East

Date: Thu 2/27/20



ID Task 

Mode

Task Name Duration Start Finish

40 Flooring 20 days Mon 6/28/21 Fri 7/23/21

41 MEP Finals 20 days Mon 7/26/21 Fri 8/20/21

42 Final Cleaning 10 days Mon 8/23/21 Fri 9/3/21

43 Punchlist 10 days Mon 9/6/21 Fri 9/17/21

44 CofO Final Inspections and Turnover 20 days Mon 9/20/21 Fri 10/15/21

45 Building 4 175 days Mon 12/14/20Fri 8/13/21

46 Footings/ Foundations 15 days Mon 12/14/20Fri 1/1/21

47 Framing 15 days Mon 1/4/21 Fri 1/22/21

48 Roofing and Siding 20 days Mon 1/25/21 Fri 2/19/21

49 MEP Rough-ins 25 days Mon 2/8/21 Fri 3/12/21

50 Insulation 10 days Mon 3/15/21 Fri 3/26/21

51 Drywall 15 days Mon 3/29/21 Fri 4/16/21

52 Doors and Interior trim 10 days Mon 4/19/21 Fri 4/30/21

53 Paint 10 days Mon 5/3/21 Fri 5/14/21

54 Flooring 10 days Mon 5/17/21 Fri 5/28/21

55 MEP Finals 20 days Mon 5/31/21 Fri 6/25/21

56 Final Cleaning 5 days Mon 6/28/21 Fri 7/2/21

57 Punchlist 10 days Mon 7/5/21 Fri 7/16/21

58 CofO Inspection/ Turnover 20 days Mon 7/19/21 Fri 8/13/21
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Project:  Branchburg Village - East

Date: Thu 2/27/20



ID Task 

Mode

Task Name Duration Start Finish

1 Project Duration - Work Days Shown 480 days Wed 4/15/20 Tue 2/15/22

2 Preliminary Site Work 53 days Wed 4/15/20 Fri 6/26/20

3 Precon/Mobilization 5 days Wed 4/15/20 Tue 4/21/20

4 Clear and Grub Site 10 days Wed 4/22/20 Tue 5/5/20

5 Install SEC controls 5 days Wed 5/6/20 Tue 5/12/20

6 Surveying 3 days Wed 5/13/20 Fri 5/15/20

7 Cut/ Fill/Site Earthwork 20 days Mon 5/18/20 Fri 6/12/20

8 Layout and Rough Grade Roadways 10 days Mon 6/15/20 Fri 6/26/20

9 Phase Two - West 97 days Mon 7/6/20 Tue 11/17/20

10 Building Pads 15 days Mon 7/6/20 Fri 7/24/20

11 Install Storm Sewer 10 days Mon 7/27/20 Fri 8/7/20

12 Install Sanitary Sewer and Water 20 days Mon 8/10/20 Fri 9/4/20

13 Electric Primary Installation 10 days Mon 9/7/20 Fri 9/18/20

14 Permanent Power 5 days Mon 9/21/20 Fri 9/25/20

15 Install Curbing 15 days Thu 10/1/20 Wed 10/21/20

16 Box out road, stone, and pave - East and West19 days Thu 10/22/20 Tue 11/17/20

17 Final Sitework 65 days Mon 8/2/21 Fri 10/29/21

18 Final Subgrade 10 days Mon 8/2/21 Fri 8/13/21

19 Landscape 20 days Mon 8/16/21 Fri 9/10/21

20 Final Pave 20 days Mon 10/4/21 Fri 10/29/21

21 Remove S.E.C. 3 days Wed 10/27/21Fri 10/29/21

22 Houseline Work - Phase Two - West 322 days Mon 11/23/20Tue 2/15/22

23 Podium Building 2 107 days Mon 11/23/20Tue 4/20/21

24 Perimeter Footings 20 days Mon 11/23/20Fri 12/18/20

25 Building 2 Walls & Columns 30 days Mon 12/21/20Fri 1/29/21

26 Building 2 SOG 1/2 10 days Mon 2/1/21 Fri 2/12/21

27 Building 2 SOG Bal 10 days Mon 2/15/21 Fri 2/26/21

28 Buiding 2 Transfer Slab 1/2 15 days Mon 2/22/21 Fri 3/12/21

29 Building 2 Transfer Slab Bal 30 days Mon 3/8/21 Fri 4/16/21

30 Building  2 Backfill 1/2 2 days Mon 3/15/21 Tue 3/16/21

31 Building 2 Backfill Bal 2 days Mon 4/19/21 Tue 4/20/21

32 Masonry 85 days Mon 2/1/21 Fri 5/28/21

33 Building 2 1/2 Found CMU 10 days Mon 2/1/21 Fri 2/12/21

34 Building 2 Bal Found CMU 10 days Mon 2/15/21 Fri 2/26/21

35 CMU Towers 2 1/2 15 days Mon 4/19/21 Fri 5/7/21

36 CMU Towers 2 Bal 15 days Mon 5/10/21 Fri 5/28/21

37 Vertical Construction 187 days Mon 5/31/21 Tue 2/15/22

38 Framing 15 days Mon 5/31/21 Fri 6/18/21

39 Roofing and Siding 20 days Mon 6/21/21 Fri 7/16/21

40 MEP Rough-ins 25 days Mon 7/5/21 Fri 8/6/21

41 Insulation 10 days Mon 8/9/21 Fri 8/20/21

42 Drywall 15 days Mon 8/23/21 Fri 9/10/21

43 Doors and Interior trim 15 days Mon 9/13/21 Fri 10/1/21

44 Paint 20 days Mon 10/4/21 Fri 10/29/21

45 Flooring 20 days Mon 11/1/21 Fri 11/26/21

46 MEP Finals 20 days Mon 11/29/21Fri 12/24/21

47 Final Cleaning 5 days Mon 12/27/21Fri 12/31/21

48 Punchlist 10 days Mon 1/3/22 Fri 1/14/22

49 CofO Final Inspections and Turnover 20 days Wed 1/19/22 Tue 2/15/22

50 Building 1 175 days Mon 4/19/21 Fri 12/17/21

51 Footings/ Foundations 15 days Mon 4/19/21 Fri 5/7/21

52 Framing 15 days Mon 5/10/21 Fri 5/28/21

53 Roofing and Siding 20 days Mon 5/31/21 Fri 6/25/21

54 MEP Rough-ins 25 days Mon 6/14/21 Fri 7/16/21

55 Insulation 10 days Mon 7/19/21 Fri 7/30/21

56 Drywall 15 days Mon 8/2/21 Fri 8/20/21

57 Doors and Interior trim 10 days Mon 8/23/21 Fri 9/3/21

58 Paint 10 days Mon 9/6/21 Fri 9/17/21
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Project:Branchburg Village West

Date: Thu 2/27/20



ID Task 

Mode

Task Name Duration Start Finish

59 Flooring 10 days Mon 9/20/21 Fri 10/1/21

60 MEP Finals 20 days Mon 10/4/21 Fri 10/29/21

61 Final Cleaning 5 days Mon 11/1/21 Fri 11/5/21

62 Punchlist 10 days Mon 11/8/21 Fri 11/19/21

63 CofO Inspection/ Turnover 20 days Mon 11/22/21Fri 12/17/21
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Project:Branchburg Village West

Date: Thu 2/27/20



































Sources and Uses York Village EAST

Permanent Per Unit Construction
Term Int Term Int

Permanent 16 4.46% 5,483,000              109,660          Construction 2 4.15% 10,300,000       

HOME 0 0.00% 75,000                   1,500              HOME 0 0.00% 75,000              

Federal Tax Credit Equity 8,542,701$            Federal Tax Credit Equity 2,562,810$       

Additional Deferred Developer Fee State Tax Credit Equity -$                     

Mandatory Deferred Developer Fee 769,680$               Other Tax Credit Equity -$                     

GAP / (Surplus) (0)$                         GP Equity/Def Fee 2,007,571$       

Total Permanent Sources 14,870,381$           Total Construction Sources 14,945,381$     

Uses Per Unit

Site Acquisition 0 0

Construction Costs

   Residential construction 8,864,274 177,285

   General Conditions 531,856 10,637

   Builder overhead 177,285 3,546

   Builder profit 531,856 10,637

   P&P Bond/General Liability 121,263 2,425

   Other Construction 0 0

   Commercial Construction 0 0

   Total Construction Costs 10,226,536 204,531

Professional Services

   Architecture 263,000 5,260

   Engineering 175,000 3,500

   Survey & Soils 32,994 660

   Environmental 11,215 224

   Legal fees 81,687 1,634

   Accounting 11,858 237

   Market Study 3,500 70

   Appraisal 5,000 100

   Consultant 0 0

   Due Diligence 0 0

   Relocation 0 0

   Total Professional Services 584,254 11,685

Finance Costs

   Interest 769,452 15,389

   Title Insurance & Recording 32,000 640

   Tax Credit Fees 185,740 3,715

   Lender Legal 48,000 960

   Lender/LOC Fees 142,380 2,848

   HFA/Other Financing Fees 15,000 300

   Total Finance Costs 1,192,572 23,851

Carrying Costs

   Admin/Org Costs 15,000 300

   Syndication Costs 35,000 700

   Insurance 27,500 550

   Taxes 7,500 150

   Total Carrying  Charges 85,000 1,700

Contingency 559,692 11,194

Fees/Permits 170,521 3,410

Pump Station 75,000

Development Fees 1,637,618 32,752 867937.54

Working Capital 152,500 3,050

Replacement Reserve 0 0

Operating Reserve 163,000 3,260

Other Escrows/Reserves 23,688 474

Total Uses 14,870,381 297,408

N:\Projects\Branchburg 557 (East 1),559 (West 2)\Numbers\NJ_557-York Village East



Cash Flow
Partial 1 2 3 4 5 6 7

2022 2023 2024 2025 2026 2027 2028 2029

Months in 1st Yr. 2

Income

Residential Rent 123,784        742,704        757,558           772,709         788,163         803,927        820,005         836,405         

(Vacancy) 7.00% (8,665)           (51,989)         (53,029)            (54,090)         (55,171)         (56,275)         (57,400)         (58,548)          

Commercial Rent -                -                -                   -                -                -                -                -                 

(Vacancy) 0.00% -                -                -                   -                -                -                -                -                 

Other Income 775               4,650            4,743               4,838             4,935             5,033            5,134             5,237             

(Vacancy) 7.00% (54)                (326)              (332)                 (339)              (345)              (352)              (359)              (367)               

Net Rental Income 115,840$      695,039$      708,940$         723,119$       737,581$       752,333$      767,379$       782,727$       

Expenses

Repairs/Maintenance 1,333            8,000            8,240               8,487             8,742             9,004            9,274             9,552             

Total Contract 6,042            36,250          37,338             38,458           39,611           40,800          42,024           43,284           

Total Payroll 15,187          91,120          93,854             96,669           99,569           102,556        105,633         108,802         

Total Office 5,917            35,500          36,565             37,662           38,792           39,956          41,154           42,389           

Total Utilities 7,917            47,500          48,925             50,393           51,905           53,462          55,066           56,717           

Taxes 5,792            34,752          35,795             36,868           37,974           39,114          40,287           41,496           

Insurance 5,000            30,000          30,900             31,827           32,782           33,765          34,778           35,822           

Management Fees 6,255            41,702          42,953             44,242           45,569           46,936          48,344           49,795           

Replacement Reserve 2,500            15,000          15,000             15,000           15,000           15,000          15,000           15,000           

Operating Reserve -                -                -                   -                -                -                -                -                 

Agency Fees -                -                -                   -                -                -                -                -                 

Total 55,942$        339,824$      349,569$         359,606$       369,944$       380,593$      391,560$       402,857$       

Net Operating Income 59,898$        355,215$      359,371$         363,513$       367,637$       371,740$      375,819$       379,870$       

Hard Debt Payment Beg. Balance

Permanent 25,813.01       5,483,000   51,626          309,756        309,756           309,756         309,756         309,756        309,756         309,756         

Service Fee -                -                -                   -                -                -                -                -                 

MIP -                -                -                   -                -                -                -                -                 

-                  -              -                -                -                   -                -                -                -                -                 

-                  -              -                -                -                   -                -                -                -                -                 

-                  -              -                -                -                   -                -                -                -                -                 

DSC 1st Mortgage 1.16 1.15 1.16 1.17 1.19 1.20 1.21 1.23

DSC All Hard Debt  1.16 1.15 1.16 1.17 1.19 1.20 1.21 1.23

I/E Ratio  1.08 1.07 1.08 1.08 1.09 1.09 1.09 1.10

Cash Flow After Hard Debt 8,272$          45,459$        49,615$           53,757$         57,881$         61,984$        66,063$         70,114$         

N:\Projects\Branchburg 557 (East 1),559 (West 2)\Numbers\NJ_557-York Village East



Cash Flow

Income

Residential Rent

(Vacancy)

Commercial Rent

(Vacancy)

Other Income

(Vacancy)

Net Rental Income

Expenses

Repairs/Maintenance

Total Contract 

Total Payroll

Total Office

Total Utilities

Taxes

Insurance

Management Fees

Replacement Reserve

Operating Reserve

Agency Fees

Total

Net Operating Income

Hard Debt

Permanent

Service Fee

MIP

DSC 1st Mortgage

DSC All Hard Debt

I/E Ratio

Cash Flow After Hard Debt

York Village EAST

8 9 10 11 12 13 14 15

2030 2031 2032 2033 2034 2035 2036 2037

853,133         870,196         887,600         905,352         923,459        941,928        960,767         979,982        

(59,719)         (60,914)         (62,132)          (63,375)         (64,642)         (65,935)         (67,254)          (68,599)         

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

5,341             5,448             5,557             5,668             5,782            5,897            6,015             6,136            

(374)              (381)              (389)               (397)              (405)              (413)              (421)               (429)              

798,382$       814,349$       830,636$       847,249$       864,194$      881,478$      899,107$       917,089$      

9,839             10,134           10,438           10,751           11,074          11,406          11,748           12,101          

44,583           45,920           47,298           48,717           50,178          51,684          53,234           54,831          

112,066         115,428         118,891         122,458         126,131        129,915        133,813         137,827        

43,661           44,970           46,319           47,709           49,140          50,615          52,133           53,697          

58,419           60,172           61,977           63,836           65,751          67,724          69,755           71,848          

42,741           44,023           45,343           46,704           48,105          49,548          51,034           52,565          

36,896           38,003           39,143           40,317           41,527          42,773          44,056           45,378          

51,289           52,827           54,412           56,044           57,726          59,458          61,241           63,079          

15,000           15,000           15,000           15,000           15,000          15,000          15,000           15,000          

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

414,493$       426,478$       438,822$       451,537$       464,633$      478,122$      492,015$       506,326$      

383,889$       387,871$       391,814$       395,712$       399,561$      403,356$      407,092$       410,764$      

309,756         309,756         309,756         309,756         309,756        309,756        309,756         309,756        

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

1.24 1.25 1.26 1.28 1.29 1.30 1.31 1.33

1.24 1.25 1.26 1.28 1.29 1.30 1.31 1.33

1.10 1.11 1.11 1.11 1.12 1.12 1.12 1.12

74,133$         78,115$         82,058$         85,956$         89,805$        93,600$        97,336$         101,007$      

N:\Projects\Branchburg 557 (East 1),559 (West 2)\Numbers\NJ_557-York Village East



Pro Forma York Village EAST

INCOME

Total Potential Residential Rent 742,704$             

(Vacancy) 7.0% (51,989)$              

Net Rental Income 690,715$             

Commercial Rent -$                         

(Vacancy) 0.0% -$                         

Other Income 4,650$                 

(Vacancy) 7.0% (326)$                   

TOTAL INCOME 695,039$             

EXPENSES Per Unit

Repairs & Maintenance 8,000$                 160           

Snow Removal Contract 7,500$                 150           

Trash Removal Contract 7,500$                 150           

Security Contract 2,400$                 48             

Grounds contract 7,350$                 147           

Elevator Contract 5,000$                 100           

Other Contract - Exterminator, repairs, hvac 6,500$                 130           

TOTAL Contract Expenses 36,250$               725           

Office Payroll 29,000$               580           

Maintenance Payroll 39,000$               780           

Security Payroll -$                         -                

Other Payroll -$                         -                

Payroll Related Expense 23,120$               462           

TOTAL Payroll 91,120$               1,822        

Office & Administrative 9,000$                 180           

Professional Fees 10,500$               210           

Marketing & Leasing 1,000$                 20             

Social Work - Contract 10,000$               200           

Basin Maintenance 5,000$                 100           

Food Service -$                         -                

TOTAL Office 35,500$               710           

Total Controllable 170,870$             3,417        

Electricity 15,000$               300           

Gas 1,000$                 20             

Water 12,500$               250           

Sewer 19,000$               380           

Other Utility -$                         -                

TOTAL UTILITIES 47,500$               950           

Taxes 34,752$               

Insurance 30,000$               

Management Fees 41,702$               

Total Non Controllable Operating Expenses 153,954$             3,079        

Total Operating Expenses 324,824$             6,496        

Net Operating Income 370,215$             7,404        

Replacement Reserve 15,000$               300           

Cash Flow Available for Debt Service 355,215$             7,104        
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Sources and Uses York Village WEST

Permanent Per Unit Construction
Term Int Term Int

Permanent 16 4.46% 5,570,000              111,400          Construction 1.5 4.15% 10,000,000       

HOME 0 0.00% 75,000                   HOME 0 0.00% 75,000              

Federal Tax Credit Equity 8,802,289$            Federal Tax Credit Equity 2,640,687$       

Additional Deferred Developer Fee State Tax Credit Equity -$                     

Mandatory Deferred Developer Fee 795,328$               Other Tax Credit Equity -$                     

GAP / (Surplus) (1)$                         GP Equity/Def Fee 2,601,930$       

Total Permanent Sources 15,242,617$           Total Construction Sources 15,317,617$     

Uses Per Unit

Site Acquisition 0 0

Construction Costs

   Residential construction 9,230,488 184,610

   General Conditions 553,829 11,077

   Builder overhead 184,610 3,692

   Builder profit 553,829 11,077

   P&P Bond/General Liability 126,273 2,525

   Other Construction 0 0

   Commercial Construction 0 0

   Total Construction Costs 10,649,029 212,981

Professional Services

   Architecture 259,000 5,180

   Engineering 175,000 3,500

   Survey & Soils 34,173 683

   Environmental 9,527 191

   Legal fees 95,566 1,911

   Accounting 7,500 150

   Market Study 3,875 78

   Appraisal 5,000 100

   Consultant 0 0

   Due Diligence 0 0

   Relocation 0 0

   Total Professional Services 589,641 11,793

Finance Costs

   Interest 650,875 13,017

   Title Insurance & Recording 32,000 640

   Tax Credit Fees 192,839 3,857

   Lender Legal 47,500 950

   Lender/LOC Fees 140,700 2,814

   HFA/Other Financing Fees 15,000 300

   Total Finance Costs 1,078,913 21,578

Carrying Costs

   Admin/Org Costs 15,000 300

   Syndication Costs 35,000 700

   Insurance 27,500 550

   Taxes 7,500 150

   Total Carrying  Charges 85,000 1,700

Contingency 568,558 11,371

Fees/Permits 165,000 3,300

Pump Station 75,000

Development Fees 1,692,188 33,844 896859.64

Working Capital 152,500 3,050

Replacement Reserve 0 0

Operating Reserve 163,000 3,260

Other Escrows/Reserves 23,788 476

Total Uses 15,242,617 304,852
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Cash Flow
Partial 1 2 3 4 5 6 7

2022 2023 2024 2025 2026 2027 2028 2029

Months in 1st Yr. 2

Income

Residential Rent 125,224        751,344        766,371           781,698         797,332         813,279        829,544         846,135         

(Vacancy) 7.00% (8,766)           (52,594)         (53,646)            (54,719)         (55,813)         (56,930)         (58,068)         (59,229)          

Commercial Rent -                -                -                   -                -                -                -                -                 

(Vacancy) 0.00% -                -                -                   -                -                -                -                -                 

Other Income 775               4,650            4,743               4,838             4,935             5,033            5,134             5,237             

(Vacancy) 7.00% (54)                (326)              (332)                 (339)              (345)              (352)              (359)              (367)               

Net Rental Income 117,179$      703,074$      717,136$         731,479$       746,108$       761,030$      776,251$       791,776$       

Expenses

Repairs/Maintenance 1,333            8,000            8,240               8,487             8,742             9,004            9,274             9,552             

Total Contract 6,042            36,250          37,338             38,458           39,611           40,800          42,024           43,284           

Total Payroll 15,187          91,120          93,854             96,669           99,569           102,556        105,633         108,802         

Total Office 5,917            35,500          36,565             37,662           38,792           39,956          41,154           42,389           

Total Utilities 7,917            47,500          48,925             50,393           51,905           53,462          55,066           56,717           

Taxes 5,859            35,154          36,208             37,295           38,413           39,566          40,753           41,975           

Insurance 5,000            30,000          30,900             31,827           32,782           33,765          34,778           35,822           

Management Fees 6,328            42,184          43,450             44,753           46,096           47,479          48,903           50,370           

Replacement Reserve 2,500            15,000          15,000             15,000           15,000           15,000          15,000           15,000           

Operating Reserve -                -                -                   -                -                -                -                -                 

Agency Fees -                -                -                   -                -                -                -                -                 

Total 56,082$        340,708$      350,479$         360,544$       370,910$       381,587$      392,585$       403,913$       

Net Operating Income 61,097$        362,366$      366,656$         370,935$       375,198$       379,443$      383,666$       387,863$       

Hard Debt Payment Beg. Balance

Perm 26,222.59       5,570,000   52,445          314,671        314,671           314,671         314,671         314,671        314,671         314,671         

Service Fee -                -                -                   -                -                -                -                -                 

MIP -                -                -                   -                -                -                -                -                 

-                  -              -                -                -                   -                -                -                -                -                 

-                  -              -                -                -                   -                -                -                -                -                 

-                  -              -                -                -                   -                -                -                -                -                 

DSC 1st Mortgage 1.16 1.15 1.17 1.18 1.19 1.21 1.22 1.23

DSC All Hard Debt  1.16 1.15 1.17 1.18 1.19 1.21 1.22 1.23

I/E Ratio  1.08 1.07 13.00 1.08 1.09 1.09 1.10 1.10

Cash Flow After Hard Debt 8,652$          47,695$        51,985$           56,264$         60,527$         64,772$        68,995$         73,192$         
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Cash Flow

Income

Residential Rent

(Vacancy)

Commercial Rent

(Vacancy)

Other Income

(Vacancy)

Net Rental Income

Expenses

Repairs/Maintenance

Total Contract 

Total Payroll

Total Office

Total Utilities

Taxes

Insurance

Management Fees

Replacement Reserve

Operating Reserve

Agency Fees

Total

Net Operating Income

Hard Debt

Perm

Service Fee

MIP

DSC 1st Mortgage

DSC All Hard Debt

I/E Ratio

Cash Flow After Hard Debt

York Village WEST

8 9 10 11 12 13 14 15

2030 2031 2032 2033 2034 2035 2036 2037

863,058         880,319         897,926         915,884         934,202        952,886        971,944         991,382        

(60,414)         (61,622)         (62,855)          (64,112)         (65,394)         (66,702)         (68,036)          (69,397)         

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

5,341             5,448             5,557             5,668             5,782            5,897            6,015             6,136            

(374)              (381)              (389)               (397)              (405)              (413)              (421)               (429)              

807,612$       823,764$       840,239$       857,044$       874,185$      891,668$      909,502$       927,692$      

9,839             10,134           10,438           10,751           11,074          11,406          11,748           12,101          

44,583           45,920           47,298           48,717           50,178          51,684          53,234           54,831          

112,066         115,428         118,891         122,458         126,131        129,915        133,813         137,827        

43,661           44,970           46,319           47,709           49,140          50,615          52,133           53,697          

58,419           60,172           61,977           63,836           65,751          67,724          69,755           71,848          

43,235           44,532           45,868           47,244           48,661          50,121          51,624           53,173          

36,896           38,003           39,143           40,317           41,527          42,773          44,056           45,378          

51,882           53,438           55,041           56,692           58,393          60,145          61,949           63,808          

15,000           15,000           15,000           15,000           15,000          15,000          15,000           15,000          

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

415,580$       427,597$       439,975$       452,725$       465,856$      479,382$      493,313$       507,663$      

392,032$       396,166$       400,264$       404,319$       408,328$      412,286$      416,188$       420,029$      

314,671         314,671         314,671         314,671         314,671        314,671        314,671         314,671        

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

-                -                -                 -                -                -                -                 -                

1.25 1.26 1.27 1.28 1.30 1.31 1.32 1.33

1.25 1.26 1.27 1.28 1.30 1.31 1.32 1.33

1.11 1.11 1.11 1.12 1.12 1.12 1.13 1.13

77,360$         81,495$         85,593$         89,648$         93,657$        97,615$        101,517$       105,358$      
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Pro Forma York Village WEST

INCOME

Total Potential Residential Rent 751,344$         

(Vacancy) 7.0% (52,594)$          

Net Rental Income 698,750$         

Commercial Rent -$                     

(Vacancy) 0.0% -$                     

Other Income 4,650$             

(Vacancy) 7.0% (326)$               

TOTAL INCOME 703,074$         

EXPENSES Per Unit

Repairs & Maintenance 8,000$             160           

Snow Removal Contract 7,500$             150           

Trash Removal Contract 7,500$             150           

Security Contract 2,400$             48             

Grounds contract 7,350$             147           

Elevator Contract 5,000$             100           

Other Contract - Exterminator, repairs, hvac 6,500$             130           

TOTAL Contract Expenses 36,250$           725           

Office Payroll 29,000$           580           

Maintenance Payroll 39,000$           780           

Security Payroll -$                     -                

Other Payroll -$                     -                

Payroll Related Expense 23,120$           462           

TOTAL Payroll 91,120$           1,822        

Office & Administrative 9,000$             180           

Professional Fees 10,500$           210           

Marketing & Leasing 1,000$             20             

Social Work - Contract 10,000$           200           

Basin Maintenance 5,000$             100           

Food Service -$                     -                

TOTAL Office 35,500$           710           

Total Controllable 170,870$         3,417        

Electricity 15,000$           300           

Gas 1,000$             20             

Water 12,500$           250           

Sewer 19,000$           380           

Other Utility -$                     -                

TOTAL UTILITIES 47,500$           950           

Taxes 35,154$           

Insurance 30,000$           

Management Fees 42,184$           

Total Non Controllable Operating Expenses 154,838$         3,097        

Total Operating Expenses 325,708$         6,514        

Net Operating Income 377,366$         7,547        

Replacement Reserve 15,000$           300           

Cash Flow Available for Debt Service 362,366$         7,247        
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7.E.  Cornerstone 100% Municipally Sponsored Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

7.F.  TJC/Premier Municipally Sponsored Development 
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Introduction 

In accordance with the New Jersey Local Redevelopment and Housing Law (LRHL), N.J.S.A. 40A:12A-6, 
the governing body of the Township of Branchburg, with the adoption of Resolution #2020-46 on January 
27, 2020, has directed the Planning Board to conduct a preliminary investigation to assist in determining 
if Block 3, Lot 9 (18 Lamington Road) within Branchburg could qualify as “an area in need of 
redevelopment”.  This preliminary investigation has been conducted and the property assessed under 
the criteria set forth in N.J.S.A. 40A:12A-5.  Should ANY one of these conditions exist within the area 
studied, it is reasonable to conclude that an area is in need of redevelopment.  They include: 

a. The generality of buildings is substandard, unsafe, unsanitary, dilapidated, or obsolescent, 
or possess any of such characteristics, or are so lacking in light, air, or space, as to be 
conducive to unwholesome living or working conditions. 

b.  The discontinuance of the use of a building or buildings previously used for commercial, 
retail, shopping malls or plazas, office parks,  manufacturing, or industrial purposes; the 
abandonment of such building or buildings; significant vacancies of such building or 
buildings for at least two consecutive years; or the same being allowed to fall into so great 
a state of disrepair as to be untenantable. 

c.  Land that is owned by the municipality, the county, a local housing authority, 
redevelopment agency or redevelopment entity, or unimproved vacant land that has 
remained so for a period of ten years prior to adoption of the resolution, and that by reason 
of its location, remoteness, lack of means of access to developed sections or portions of the 
municipality, or topography, or nature of the soil, is not likely to be developed through the 
instrumentality of private capital. 

d.  Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 
excessive land coverage, deleterious land use or obsolete layout, or any combination of 
these or other factors, are detrimental to the safety, health, morals, or welfare of the 
community. 

e.  A growing lack or total lack of proper utilization of areas caused by the condition of the title, 
diverse ownership of the real properties therein or other similar conditions which impede 
land assemblage or discourage the undertaking of improvements, resulting in a stagnant 
and unproductive condition of land potentially useful and valuable for contributing to and 
serving the public health, safety and welfare, which condition is presumed to be having a 
negative social or economic impact or otherwise being detrimental to the safety, health, 
morals, or welfare of the surrounding area or the community in general. 
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f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 
tornado, earthquake or other casualty in such a way that the aggregate assessed value of 
the area has been materially depreciated. 

g.  In any municipality in which an enterprise zone has been designated pursuant to the "New 
Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of 
the actions prescribed in that act for the adoption by the municipality and approval by the 
New Jersey Urban Enterprise Zone Authority of the zone development plan for the area of 
the enterprise zone shall be considered sufficient for the determination that the area is in 
need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 
40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone district 
pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax 
abatement and exemption ordinance pursuant to the provisions of P.L.1991, c.441 
(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers 
within the urban enterprise zone unless the municipal governing body and planning board 
have also taken the actions and fulfilled the requirements prescribed in P.L.1992, c.79 
(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area in 
need of rehabilitation and the municipal governing body has adopted a redevelopment plan 
ordinance including the area of the enterprise zone. 

h.  The designation of the delineated area is consistent with smart growth planning principles 
adopted pursuant to law or regulation.    

This report concludes that the Study Area does meet the criteria for designation as an Area in Need of 
Redevelopment as it is owned by the Township of Branchburg for the purpose of producing affordable 
housing. 

Using the eligibility standards in N.J.S.A. 40A:12A-5, the Study Area meets Criteria “c” of the Local 
Housing and Redevelopment Law. 

The subject parcel is located on the east side of Lamington Road adjacent to Raritan Valley Community 
College as depicted in the aerial photograph map detailing the location of the parcel studied (outlined in 
red). 

 

 

 

 

 



Data Sources: 
NJDOT Roads, GOOGLE EARTH 2019
& NJOGIS Parcel and MODIVMap Scale: 1 inch equals 200 feet

PRELIMINARY INVESTIGATION AREA: AERIAL PHOTO MAP
BLOCK 3, LOT 19 / 18 LAMINGTON ROAD, BRANCHBURG NJ 

Data Sources:  NJDOT & GOOGLE EARTH

Map Prepared  By:
Kendra Lelie, PP, AICP, LLA
Senior Associate
P.O. Box 236, Hopewell, NJ 08525
T (609) 451 0013
klelie@kylemcmanus.com

PRELIMINARY INVESTIGATION AREA

MAP LEGEND:

PRELIMINARY INVESTIGATION AREA

MAP LEGEND:



 

 

 

 

 

 

March 2020 | Page 5 

Description of the Study Area 

The study area consists of approximately 4.5 acres of land located on the east side of Lamington Road 
within a 1/2 mile of Route 22 and south and west of Raritan Valley Community College.  A vacant 
residential dwelling is situated along the western boundary of the parcel adjacent to Lamington Road.  
The remainder of the parcel is not improved and wooded.   

While the study area is not affected by flooding, the flood zone from the North Branch Raritan River 
tributary, located north of the parcel, is located on the northern boundary of the study area.  In 
accordance with NJDEP wetland mapping, there is a small isolated wetland located in the southern 
section of the parcel.   

Generally speaking, the study area slopes north and east toward the boundary with Raritan Valley 
Community College, with areas of slopes greater than 15% located along the northern and northeastern 
property boundary.     
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Existing Zoning 

The study area is located in the Low Density (LD) zoning district.  This district permits single-family 
dwellings along with research farms, commercial agriculture, family daycare homes and community 
residences.  Government uses, houses of worship and golf courses are conditional uses within the LD 
zoning district.  Minimum lot area for a single-family dwelling is one acre. 

The Community Facilities (CF) zoning district surrounds the study area on three sides.  The CF zoning 
district permits government uses, schools and public utility facilities.  Child-care centers and community 
residences are conditional uses in the CF zoning district.  A small portion of the southern property 
boundary abuts the Retail Service 1 (RS-1) zoning district which permits retail and service uses, 
restaurants, hotels, motels, and offices. 
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Legal Basis for Redevelopment in New Jersey 

The New Jersey Local Redevelopment and Housing Law (LRHL), N.J.S.A. 40A:12A-1 et. seq., enables 
municipalities to take advantage of a broad range of tools that assist in remedying deteriorated 
conditions and blight or lack of proper utilization of land that ultimately impacts the public good.  Areas 
that exhibit a preponderance of vacant or underutilized structures, or lands that have remained 
underutilized for a length of time can ultimately impact the viability of surrounding uses to the detriment 
of the public interest.   

Redevelopment starts with the governing body authorizing the Planning Board to undertake a 
“Preliminary Investigation” of whether a certain area or group of parcels meet the redevelopment 
criteria outlined in N.J.S.A. 40A:12A-5.  Recent changes in the LRHL require that the governing body, in 
its resolution authorizing the preliminary investigation, specify whether condemnation powers will be 
utilized in redevelopment efforts.  In the case of this investigation, the governing body has already 
determined condemnation powers will not be used, branding this a “non-condemnation redevelopment 
area”.   

While the LRHL does not prescribe an exact form for the preliminary investigation, it must contain, at a 
minimum, a map of the area studied and the location of parcel included along with a statement as to the 
basis for the investigation.  The Planning Board is required to hold a public hearing on the preliminary 
investigation, with notice given to affected property owners and general notice given by publication of 
the hearing in a newspaper of general circulation.  Notice must be published for two consecutive weeks, 
the second publication occurring at least 10 days prior to the date of the hearing on the preliminary 
investigation.  The hearing is held much like a hearing for land development applications, where 
interested parties and those immediately affected are afforded the opportunity to speak and enter 
evidence for the Board’s consideration.  At the conclusion of the public hearing, the Board is to provide 
their recommendation to the governing body as to whether all or any part of the study area meets the 
criteria to be considered an area in need of redevelopment. 

Considering the recommendation of the Planning Board, the governing body may adopt a resolution 
determining that the area studied, or any part thereof, is an area in need of redevelopment.  Once 
adopted, the resolution must be forwarded to the Commissioner of Community Affairs for review; under 
certain circumstances explicit approval is required, which must be issued by the Commissioner within 30 
days.  The governing body must issue a notice of determination within 10 days to all property owners 
within the study area and any person who filed a written objection and specified an address where a 
notice of determination must be sent. 

Once an area is determined to be an area in need of redevelopment, the governing body must prepare 
or authorize the Planning Board to prepare, a redevelopment plan.  The LRHL specifies that “the 
redevelopment plan shall include an outline for the planning, development, redevelopment, or 
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rehabilitation of the 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 plan 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.52:27D-304), 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 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.  
Displaced residents of housing units provided under any State or federal housing subsidy 
program, or pursuant to the "Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), provided 
they are deemed to be eligible, shall have first priority for those replacement units provided 
under the plan; provided that any such replacement unit shall not be credited against a 
prospective municipal obligation under the "Fair Housing Act," P.L.1985, c.222 (C.52:27D-301 et 
al.), if the housing unit which is removed had previously been credited toward satisfying the 
municipal fair share obligation.  To the extent reasonably feasible, replacement housing shall be 
provided within or in close proximity to the redevelopment area.  A municipality shall report 
annually to the Department of Community Affairs on its progress in implementing the plan for 
provision of comparable, affordable replacement housing required pursuant to this section. 
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Any redevelopment plan may include requirements for the provision of affordable housing, but it must 
contain discussion on the relationship of the plan to development regulations of the municipality and 
must be “substantially consistent with” or “designed to effectuate” the municipal master plan.  
Redevelopment plans are required to be adopted by ordinance which will proceed through the normal 
procedure undertaken by the governing body for such an action  

Benefits of Redevelopment Planning 

Aside from the obvious benefits of ameliorating deteriorating or unsavory conditions, redevelopment 
planning has tremendous benefits to the community from a land use planning perspective.  
Redevelopment planning enables the municipality to establish new zoning parameters for 
redevelopment, parameters that can in some cases represent a significant departure from existing base 
zoning with respect to physical form, building materials and design and density.  Whether treated as 
superseding existing zoning or as an overlay, a redevelopment plan offers the opportunity to be creative 
and meet emerging needs of the community through a small scale, self-contained planning process.   

Summary of Findings for the Study Area 

The Study Area meets the “c” criterion as the property is owned by the Township of Branchburg. 
Redevelopment of this parcel emanated from the Court approved (Order dated 2/5/2020) Settlement 
Agreement between the Township and Fair Share Housing Center executed in August 2019, which 
proposes a municipally sponsored senior rental affordable housing development on the property.  As a 
condition of the Settlement Agreement, the 100-unit senior rental development will include 40 senior 
rental units set aside for low- and moderate-income individuals/families and will begin construction by 
Fall 2021. The Township will donate the parcel to the selected redeveloper of the site for the 
construction of an inclusionary development that provides a substantial affordable housing set aside 
component (40%). 

Criteria “c” states that if the following condition exists, the Planning Board can recommend to the 
Township Committee that the criteria is met and the site can be determined to be an ‘area in need of 
redevelopment’. 

Land that is owned by the municipality, the county, a local housing authority, 
redevelopment agency or redevelopment entity, or unimproved vacant land that has 
remained so for a period of ten years prior to adoption of the resolution, and that by 
reason of its location, remoteness, lack of means of access to developed sections or 
portions of the municipality, or topography, or nature of the soil, is not likely to be 
developed through the instrumentality of private capital. 
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As to criteria “h”, it should be noted that the study area meets the criteria for consistency with smart 
growth planning principles.  Criteria “h” states the following: 

The designation of the delineated area is consistent with smart growth planning principles 
adopted pursuant to law or regulation.    

The study area is within Planning Area 2 (Suburban Planning Area) as delineated in the New Jersey State 
Development and Redevelopment Plan (State Plan), an area targeted for growth.  Further, the State Plan 
sets goals to revitalize the state’s cities and towns, protect natural resources and systems, promote 
beneficial economic growth, development and renewal and to provide adequate housing at a reasonable 
cost, among other goals.   The redevelopment of the study area therefore furthers the smart growth 
goals of the State Plan.  General smart growth principles provide a mix of land uses in a walkable, 
compact form that creates a sense of place, creates varying levels of housing choice and opportunity and 
directs growth towards existing communities, limiting sprawl.  Redevelopment of the study area for 
affordable housing will result in growth that is consistent with well-established smart growth principles. 

 

Recommendation 

This report constitutes the preparation of a preliminary investigation for determining an Area in Need of 
Redevelopment as directed by the Township Committee of Branchburg Township.   It is the conclusion 
of this preliminary investigation that the Study Area qualifies under the criteria set forth at N.J.S.A. 
40A:12A-1 et seq., to be designated as an Area in Need of Redevelopment.  The Study Area satisfies 
criteria “c” as the Township owns the parcel in the study area.   
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INTRODUCTION 

This 18 Lamington Road Redevelopment Plan (the “Redevelopment Plan”) encompasses the entirety of 
an area in need of redevelopment established by the Branchburg Township Committee (the “Township 
Committee”) on July 13, 2020 via Resolution #2020-158 (refer to Appendix A for copy of resolution).  The 
18 Lamington Road Redevelopment Area is composed of Block 3, Lot 19 (the “Redevelopment Area”).  
This document is the second step in the implementation of a plan for redevelopment that began with the 
preliminary investigation conducted by the Branchburg Township Planning Board (the “Planning Board”) 
that resulted in a determination of an “area in need of redevelopment” by the Branchburg Township 
Committee.   

 

Redevelopment Plan Process and Status 

The formal redevelopment process for the Redevelopment Area began with the Township Committee’s 
direction to the Planning Board to conduct a preliminary investigation of the area to determine if it met 
the statutory criteria for designation as a Redevelopment Area (Resolution #2020-46  adopted January 20, 
2020).  The Planning Board held a public hearing on the findings of the preliminary investigation and 
recommended adoption of the Redevelopment Area as an “Area in Need of Redevelopment” to the 
Township Committee on June 23, 2020.  The Planning Board found that the statutory criteria for an area 
in need of redevelopment under N.J.S.A. 40A:12A-5. “c” and “h” were met for the entirety of the area 
proposed to be designated for redevelopment.  The Township Committee accepted the Planning Board’s 
recommendation and designated the site as a Redevelopment Area on July 13, 2020. 

 

Plan Components 

The Redevelopment Plan has been prepared pursuant to the Local Redevelopment and Housing Law.  As 
required under the statute, the plan includes the following components (N.J.S.A. 40A:12A-7.a-f): 

 Local Objectives; 

 Proposed Land Uses and Requirements; 

 Redevelopment Regulations and Standards; 

 Relationship of the Redevelopment Plan to the Master Plan and Other Plans; 

 Provision of Affordable Housing;  

 Redevelopment Regulations and Relationship to Municipal Development Regulations;  

 Relationship to the Municipal Master Plan 
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The following components of a redevelopment plan are not applicable to this Redevelopment Area and 
are not included in this redevelopment plan:  

 Identification of property to be acquired, pursuant to N.J.S.A. 40A:12A-7.a (4), since this is a “non-
condemnation” redevelopment plan and no properties are intended to be acquired through any 
other mechanisms; 

 Inventory of affordable housing units to be removed because of the redevelopment plan’s 
implementation, pursuant to N.J.S.A. 40A:12A-7.a (6), since there are no dwellings affordable to 
low-and moderate-income households, within the Redevelopment Area that will be removed; and 

 Plan for the replacement of affordable housing units to be removed because of the 
redevelopment plan’s implementation, pursuant to N.J.S.A. 40A:12A-7.a (7), since there are no 
dwellings affordable to low-and moderate-income households, within the Redevelopment Area 
that will be removed. 
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LOCAL OBJECTIVES 

This Redevelopment Plan provides a framework of regulations for the redevelopment of the study area 
to create:  

 Provide senior rental affordable housing through a municipally sponsored program enabling 
a 40% setaside of affordable housing units within the development; and 

 Ensure compatibility between the municipally sponsored multi-family affordable housing 
senior development and the adjacent land uses.  

 

Objectives 
 

1. Provide a framework for multi-family senior rental housing; 

2. Ensure adequate buffering of the development from public viewing areas;  

3. Provide for safe, legible and hierarchical vehicular and pedestrian circulation among land uses 
within the Redevelopment Area; 

4. Provide for a new and more appropriate use of the site and building by requiring a comprehensive 
design of the multi-family senior residential use; and 

5. Ensure comprehensive planning for redevelopment. 
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RELATIONSHIP TO THE BRANCHBURG TOWNSHIP LAND DEVELOPMENT 
ORDINANCE  

 
Supersedes Existing Zoning 
This Redevelopment Plan constitutes a new zone within the Township.  Land use and other regulations of 
this Redevelopment Plan shall supersede those of the Branchburg Township Land Development 
Ordinance. Where the standards of the redevelopment plan are silent, the regulations of the Land 
Development Ordinance shall apply to the Redevelopment Area as permitted by N.J.S.A. 40A:12A-7.a(2).   

 

Zoning Map 
The zoning map of the Township of Branchburg shall be amended upon the adoption of this Plan in 
accordance with N.J.S.A. 40A:12A-7.c to reflect the area encompassed by this redevelopment plan as the 
“Affordable Housing-7 (AH-7) district”.   

 
Variances, Exceptions and Submission Waivers 

Any plan approved by the Planning Board for redevelopment within the 18 Lamington Road 
Redevelopment Area, shall conform to use and other standards of this Redevelopment Plan.  Variances 
shall not be granted from use regulations and any such deviations shall require an amendment to this 
redevelopment plan. Variances or design exceptions may be granted by the Planning Board from other 
standards contained in the remaining sections, herein, or within Township Code. Consideration of 
variances shall be undertaken pursuant to requirements of the New Jersey Municipal Land Use Law found 
at N.J.S.A.  40:55D-70.c. Consideration of exceptions shall be undertaken pursuant to requirements found 
at N.J.S.A. 40:55D-51. Consideration of submission waivers shall be undertaken pursuant to NJSA 40:55D 
– 10.3.  

 

 

PROPOSED LAND USES, REQUIREMENTS, REGULATIONS & STANDARDS  

Applications 

Site plan review shall consist of a preliminary application and final application.  Applications may be 
submitted for the entire project or in any number of phases. Preliminary approval for any phase shall 
entitle an applicant to building permits.  Final approval for any phase shall not be granted unless or until 
that phase is substantially completed.  No Certificate of Occupancy of any type shall be issued for any 
construction until the Planning Board has given final site plan approval for the phase in which such 
construction is located.   
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Redevelopment Area Zoning – Affordable Housing-7 (AH-7) Zoning District 

Permitted Principal Uses:  

 100 age-restricted multi-family dwelling units including: 

o 60 age-restricted market rate rental units; and 

o 40 age-restricted affordable rental units. 

 Public recreation and open space. 

Permitted accessory uses: An accessory use that is customarily incidental, and subordinate, to a 
permitted principal use is permitted.  Multiple accessory uses are permitted.  This includes all of the 
following accessory uses:  

 Off-street parking; 
 Signs; 
 Fences and walls; 
 Refuse disposal ; 
 Maintenance building; 
 Stormwater Management, sanitary sewer and other utilities; 
 Accessory uses on the same lot and deemed customarily incidental to a permitted principal use 

by the approving authority; and 
 Utility enclosures deemed necessary to serve Principal use on site. 

Overall Development Design:  The location and arrangement of buildings and uses within the AH-7 
zoning district shall be substantially consistent with the Concept Plan attached as Appendix B to this 
Redevelopment Plan.  Reasonable revisions shall be permitted provided they are deemed consistent 
with the design principles expressed in the Concept Plan as determined by the Planning Board or are 
required to obtain outside agency permits.  The development on the tract is designed and constructed 
so that all structures within the development are planned, integrated, and coordinated using consistent: 

 Exterior building materials and colors; 
 Architectural features and style; and 
 Landscaping and lighting fixtures. 

Spatial and Bulk Standards: The following standards shall apply to the principal building and accessory 
uses: 

 Minimum tract area shall be the entirety of the redevelopment area. 
 Building setback to Lamington Road:     75 feet 
 Zone Boundary Setback to buildings:     25 feet 

 
 Maximum Building Height:     4 stories/55 feet   

 
 Maximum Building Coverage:     25% 
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 Maximum Impervious Coverage:    45% 

 
 Minimum Distance Between Buildings:    50 feet 

 
 Minimum Buffer:      25 feet along Lamington Road  

     
10 feet along all other property 
lines except for areas including 
wetlands and wetland buffers 
    
     

 Min. Setback from Property Boundary to Refuse Disposal: 25 feet 
 

 Private streets and off-street parking areas shall be located a minimum of 10 feet from any 
property boundary except where connectivity to Lamington Road is proposed and within the 
Lamington Road minimum buffer. 
 

 Off-Street Parking:        minimum of 1.6 spaces per unit 

Traffic Generation:  A traffic impact assessment report shall be submitted as part of the site plan 
approval. This report shall include existing conditions assessment, projected traffic generation, a level of 
service assessment for streets and intersections in the vicinity of the Redevelopment Area, and any 
other information reasonably requested by the Planning Board or its professionals. 

Building Design.  The building design shall be substantially consistent with the Concept Architectural 
Elevations provided in Appendix C.  Reasonable revisions shall be permitted provided they are deemed 
consistent with the design principles or are required to obtain outside agency permits. 

Signs:  
 Freestanding Signs 

a. Maximum number:  1  
b. Minimum front setback: 15 feet  
c. Maximum area per face: 60 square feet  
d. Maximum height:  8 feet  

 
 Building Signs 

a. Maximum number:  1 per building  
b. Maximum area:   6 square feet 
c. Maximum height:  No higher than the top of the first floor 

 

 Directional Signs.  Maximum area shall not exceed 6 square feet 
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Lighting:  In addition to the requirements of Section 5-5 of the Land Development Ordinance, the 
following specific requirements are applicable: 

 General.  All outdoor lighting should be coordinated as to style, material and color.   
 

 Lighting throughout the site should overlap, creating an even level of illumination throughout the 
parking area.   
 

 The use of light emitting diode (LED) fixtures is encouraged for energy efficiency and uniform 
illumination. 
 

 Parking lots shall be illuminated with an average of no less than two tenths (0.2) foot-candle.  The 
ratio between maximum foot-candles and average foot-candles shall be no greater than 20 to 1.   
 

 Illumination at property lines shall not exceed three-tenths (0.3) foot-candle, excluding public 
street rights-of-way.   
 

 Lighting shall be provided by fixtures with a mounting height not more than 20 feet or the height 
of the building, whichever is less, measured from the ground level to the center line of the light 
source. 
 

 Pedestrian level lighting shall be used along any pedestrian walkways not illuminated by parking 
lot lighting.  The minimum illumination of pedestrian areas shall be two tenths (0.2) foot-candle 
over the walkway surface.   
 

 The ratio between maximum foot-candles and average foot-candles shall be no greater than 20 
to 1. 

Mechanical Equipment, Trash Collection and Loading Areas.  

 General.  Such areas, due to their visual and noise impacts onto adjacent properties and visitors 
to the site shall be screened, recessed and enclosed. 
 

 Outdoor storage, utility meters, HVAC equipment, recycling containers, trash dumpsters, and 
other such service functions shall be incorporated into the overall design of the redevelopment 
area.  Walls, screens, enclosures, or landscaping for such uses shall be of a similar construction 
and material as the primary buildings to which they are associated.  Such accessory structures and 
uses shall be adequately landscaped to the point where the visual and acoustic impacts of these 
functions in conjunction with walls, screens and/or enclosures are fully contained and out of the 
view from general passersby. 

Stormwater Management. 

 Water quality measures shall comply with municipal regulations. 
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 If non-structural stormwater management mechanisms/elements, such as bio-swales, recharge 
areas, etc, are used adjacent to streets and parking areas, the development may be constructed 
without curbing or with modified curb design, provided that the elimination/modification of 
curbing is related to the functioning of the non-structural stormwater management 
mechanisms/elements, subject to the approval of the Municipal Engineer. 
 

 The landscape design should facilitate water conservation through the use of drought-tolerant 
plants, capture, management and recharge of stormwater.  The thoughtful integration of non-
structural stormwater management elements within the landscape design is encouraged. 

Steep Slope, Retaining Walls, Stream Corridor and Tree Replacement Consideration 

 The Board shall grant exceptions from the limits on the disturbance of steep slope areas where 
reasonably necessary and consistent with the Concept Plan.  However, this shall not include the 
Land Development Ordinance’s technical requirements for stabilization of steep slopes. 
 

 The Board may grant waivers of retaining wall requirements to allow for retaining walls of up to 
12 feet in height where reasonably necessary and consistent with the Concept Plan provided 
adequate fall protection is included and a guide rail is implemented if adjacent to parking or a 
driveway. 
 

 The Board may grant waivers from stream corridor buffer width requirements where reasonably 
necessary and consistent with the Concept Plan. 
 

 Exceptions from tree replacement quantities shall be considered where reasonably necessary to 
provide for the development consistent with the Concept Plan but shall not result in a reduction 
of the required buffer planting standards. 

Public Improvements 
Public improvements may be required, or proposed, and shall be installed at the full expense of the 
designated redeveloper consistent with the design policies and standards that are contained within this 
Plan.  The redeveloper is expected to install necessary public improvements on the property they control 
as well as abutting rights-of-way.  No recapture of off-site improvement expenses from future 
development should be anticipated.  However, nothing contained herein shall be construed to preclude 
the ability of the municipality or redeveloper from obtaining any governmental programs, grants, loans, 
or other financial support or incentives for public infrastructure improvements or other construction, or 
from the municipality to consider a recapture provision. 

Relocation Assistance 
If any resident will be displaced by the construction of project(s) contemplated herein such that 
relocation assistance as set forth in NJSA 20:4-1 is applicable, the costs of all such relocation assistance 
shall be borne by any designated Redeveloper(s). 
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Affordable Housing 
The redevelopment area shall provide  a minimum of 40 age-restricted rental units affordable to very-
low, low- and moderate-income households. Affordable housing shall comply in every respect with the 
affordable housing requirements of the New Jersey Council on Affordable Housing, or any successor or 
replacement agency; the New Jersey Housing Mortgage and Finance Agency, or any successor or 
replacement entity, and the New Jersey courts, as such requirements exist at the time of final approval. 
 

 

DEVELOPMENT PLAN REVIEW AND APPROVAL  

Application for Development 

The application for development shall include a  site plan that shall be submitted in such form, and 
accompanied by such maps, documents, and materials as are prescribed in the Land Development of the 
Township of Branchburg and the Planning Board’s Site Plan and Subdivision Application and Checklist.  

Consistency with Redevelopment Plan 
As a condition precedent to the filing of any application for development to the Planning Board for any 
property governed by this Redevelopment Plan, the Township Committee shall execute the Agreement 
with the redeveloper.  Any development approved by the Planning Board prior to the enactment of this 
plan pursuant to the Land Development Ordinance regulations shall be deemed to be certified as 
consistent with this plan. 

Planning Board Review 
1. Site plan or subdivision review shall be conducted by the Branchburg Township Planning Board 

pursuant to N.J.S.A. 40:55D-1 et seq.   

2. An application requesting a deviation from the requirements of this Redevelopment Plan shall 
provide public notice of such application in accordance with the public notice requirement set 
forth in N.J.S.A. 40:55D-12a&b. 

3. Any development approved by the Planning Board prior to the enactment of this plan pursuant 
to the Land Development Ordinance regulations shall not require an additional, separate approval 
by the Planning Board.  

Effects of Approval 

The effects of any Planning Board approval shall be consistent with the rights granted by Municipal Land 
Use Law (N.J.S.A. 40:55D-1 et seq.) except to the extent they may be modified by an agreement between 
the Township and a redeveloper. 
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GENERAL PROVISIONS  

Redevelopment Entity  
The Township Committee shall act as the “Redevelopment Entity” pursuant to N.J.S.A. 40A-12A-4.c for 
purposes of implementing this Redevelopment Plan and carrying out redevelopment projects.  In doing 
so, the Township Committee shall have the powers set forth in N.J.S.A. 40A-12A-8 to effectuate all of its 
duties and responsibilities in the execution and implementation of this Redevelopment Plan. 

Redeveloper Selection 
The Township Committee may select a single redeveloper for the redevelopment of the entire 
Redevelopment Area.  The Township Committee shall select the redeveloper based on the entity’s 
experience, financial capacity, ability to meet deadlines, flexibility in meeting market demands within the 
framework of the Redevelopment Plan, and additional criteria that demonstrate the redeveloper’s ability 
to implement the goals and objective of the plan. 

 

Agreement 

Once a redeveloper has been selected, the Township Committee shall enter into an agreement with the 
redeveloper that comports with the requirements of N.J.S.A. 40A:12A-9. Any development or construction 
within the Redevelopment Area shall be undertaken in accordance with the contractual agreement 
between the Township Committee and the municipally designated redeveloper.  The agreement shall be 
in full force and effect prior to the redeveloper making application to the Planning Board for any site plan 
or subdivision approval. 

Effect of Agreement 

The execution of the agreement shall convey the right to prepare a site plan or subdivision application for 
development to the Planning Board in accordance with the terms of the agreement and Redevelopment 
Plan, among other rights that may be granted by the Township.  In addition, the execution of the 
agreement shall establish the period of time as such rights to develop under the terms and conditions of 
the Redevelopment Plan shall be granted.  Nothing herein shall prevent the Township Committee and 
redeveloper from mutually agreeing to an amendment of the Redevelopment Plan as it affects the 
redeveloper’s property from time to time or at any time. 

Expiration 

The Redevelopment Plan shall remain in full force and effect for thirty (30) years.   

Staff Employment 
The Township Committee may employ or contract for and fix compensation of such experts and other 
staff and services as it may deem necessary, including, but not limited to, architecture, economic 
forecasting, engineering, environmental, landscape architecture, legal, market analysis, planning, and 
transportation consulting services.  The Township Committee, however, shall not authorize expenditures 
which exceed, exclusive of gifts, grants or escrow accounts, the amounts appropriated for its use. 
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Acquisition of Property 
The Township owns the property within the Redevelopment Area therefore the power of eminent domain 
is not applicable. 

 

RELATIONSHIP TO THE MASTER PLAN AND PLANS OF OTHER JURISDICTIONS  

There are no significant relationships between this plan and the master plans of adjacent municipalities.  
However, consistency is apparent in the 2011 Master Plan and the 2014 Reexamination Report, the 
2017 Somerset County Housing Element of the Master Plan and the 2001 NJ State Development and 
Redevelopment Plan.  

Branchburg Township Master Plan 
The 2011 Land Use Element of the Master Plan included the following goals as it relates to providing a 
realistic opportunity for affordable housing: 

 Provide for the development and redevelopment of the Route 22 corridor which creates a sense 
of place and manages traffic impacts; and 

 Provide a variety of housing types to serve a broad range of needs for all ages and income levels. 

The 2014 Reexamination Report supported the recommendations of the 2011 Land Use element and 
recognized the uncertainty at that time of the third round rules adoption but indicated that a new Housing 
Element and Fair Share Plan would need to be adopted to respond to the eventual adoption of new third 
round rules from COAH.  The reexamination report recommended the following: 

 The development of affordable housing shall be integrated within the existing context of 
neighborhoods; and 

 Potential sites should be analyzed using comparative criteria that reflects a broad land use policy 
to ensure thoughtful integration of affordable housing. 

The redevelopment area was one of the sites that was analyzed and highly ranked as a site for the 
development of affordable housing. 

The orientation of the overall goals for the Township align with the Redevelopment Area’s objectives to 
facilitate future compatible, integrated and smart growth while providing opportunities for affordable 
housing.  

Somerset County 2017 Master Plan 

The following is a list of objectives identified in the 2017 Somerset County Housing Element of the Master 
Plan that are applicable to this Redevelopment Plan: 

 Promote inclusive communities by providing a wide range of housing choices in all neighborhoods; 

 Ensure architecture and design of new housing enhances surrounding areas and includes 
pedestrian amenities; 
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 Guide residential and mixed-use infill and redevelopment into areas where existing infrastructure, 
employment, services and other community assets are concentrated; 

 Promote efficient land use patterns and residential densities that provide “economies of scale 
necessary for cost-effective infrastructure maintenance, renewal and enhancement; 

 Use residential and mixed-use redevelopment to return underutilized and vacant properties to 
productive use and catalyze community revitalization; 

 Create opportunities to increase the supply of affordable housing necessary for meeting the needs 
of all types of very-low, low- and moderate-income households; and 

 Match affordable housing solutions to community characteristics and infrastructure and 
community system capacity; while conserving and protecting environmental, cultural and historic 
resources. 

State 2001 Development and Redevelopment Plan  
The State Development and Redevelopment Plan (the “State Plan”) was adopted by the State Planning 
Commission on March 1, 2001.  The plan is organized around eight policy goals for New Jersey’s 
communities.  Of particular importance to the Redevelopment Area are the following goals: 

 Goal 6 – Provide Adequate Housing at a Reasonable Cost 

 Goal 8 – Ensure Sound Integrated Planning and Implementation Statewide 

The Redevelopment Plan directly supports these State Plan goals.  The plan seeks to provide affordable 
housing and provide comprehensive development consistent with local, regional and state land use 
policies. 

Relocation Provisions 
There is one residence located within the Redevelopment Area, however the dwelling unit is vacant.  
Therefore, a relocation plan is not necessary within the Redevelopment Area. 
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Lamington Road Site
Branchburg Township

Estimated Schedule

April 2020 Branchburg deems site an area in need of redevelopment
May 2020 Branchburg introduces ordinance rezoning subject site
June 2020 Branchburg approves ordinance rezoning subject site
July 2020 Premier commences further site investigation, wetlands study, etc.
September 2020 Premier begins full engineering design
October 2020 Obtain sanitary sewer easement from RVCC
December 2020 Premier submit application to Planning Board
January 2021 Branchburg deems PB application complete
March 2021 Planning Board hearing & approval
August 2021 Submit revised plans to satisfy conditions of approval
September 2021 Submit copies outside agency approvals to Branchburg
October 2021 Submit copies of NJDEP permits to Branchburg
October 2021 Begin site work
April 2022 Begin first multifamily building
Feb 2023 Begin second multifamily building
July 2023 First occupancy in multifamily building
May 2024 Complete second multifamily building



 

 

7.G.  Advance/Fox Hollow Inclusionary Development 
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7.H.  River Trace Inclusionary Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



















 

 

7.I.  North Branch Walk Inclusionary Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 































































































 

 

 

7.J.  Summit Green Inclusionary Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























































  
March 30, 2020 

 

VIA CERTIFIED MAIL 

Sherwin Ulep, P.E., C.M.E. 

Somerset Raritan Valley Sewerage Authority 

50 Polhemus Lane 

Bridgewater, New Jersey 08807 

Re: Reservation/Availability of Sewer Capacity 

Township of Branchburg 

  Block 9, Lots 8, 9, 10, 11, 12, 13 & 15 

  Project: Summit Green  

Dear Mr. Ulep: 

 Please be advised that this firm represents Summit Developers, LLC (“Summit”), the 

contract purchaser of Block 9, Lots 8,9,10, 11, 12, 13 & 15, in the Township of Branchburg (the 

“Property”).  Summit has filed an application seeking preliminary and final site plan and 

preliminary subdivision approvals necessary to permit a multi-family residential development of 

523 dwelling units (hereinafter “Development”), which includes 131 COAH units (@ 25% set-

aside) in accordance with the Township’s Fair Share obligation pursuant to a Settlement reached 

in the Mt. Laurel litigation.   

The application proposes a mix of residential dwellings of 103 Townhomes and 420 Rental 

Apartment Units and a clubhouse.  Based on the current information available, the above-

referenced development will require sanitary sewer capacity of 134,375 gallons per day (“gpd”) 

pursuant to N.JA.C. 7:14A-23.3 as follows: 

 

Apartments:                       

42: 1-bedroom  x         150 gpd                      = 6,300 gpd 

283:2-bedroom           x         225 gpd                      = 63,675 gpd 

            95: 3-bedroom           x         300 gpd                     = 28,500 gpd 

Townhouses                103: 3 & 4 BR     x      300 gpd                 = 30,900 gpd 

  



Clubhouse                                                                                                        = 5,000 gpd 

                                                                                                         TOTAL  = 134,375 gpd 

 Thank you and I look forward to hearing from you regarding this matter.  Please do not 

hesitate to contact me if you have any questions. 

      Very truly yours, 

       

      Michael P. O’Grodnick 

cc:  Summit Developers, LLC (via e-mail) 

 

 

 

 

 

 



 

 

7.K.  Judelson/Glen Willow Inclusionary Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ORDINANCE NO. 2020=1375

AN ORDINANCE AMENDING THE LAND DEVELOPMENT ORDINANCES

OF THE TOWNSHIP OF BRANCHBURG BY ADDING A NEW

"AH-6 - ROUTE 202 SOUTH AFFORDABLE HOUSING 6" ZONE

BE IT ORDAINED by the Township Committee of the Township of Branchburg in the County

of Somerset that the Land Development Ordinance of the Township of Branchburg adopted May

8, 1996 and heretofore amended be further amended as follows:

SECTION ONE:

Subsection 3-3.1 entitled "Zones Established" is hereby replaced in its entirety with the

following:

3-3.1 Zones Established

For the purpose of this Article, the Township of Branchburg is hereby divided into the

following zones:

RRC - Raritan River Corridor

R3 - R-3 Rural Three Acre Residential

LD - Low Density/ 1 Acre Residential

LD/C - Low Density Cluster Option

LD/C2 - Low Density Cluster Option 2

VR - Village Residential (Neshanic Station)

NBH - North Branch Hamlet

MH - Mobile Home

MDR - Medium Density Residential

AH-1 - Affordable Housing 1

AH-2 - Affordable Housing 2

AH-3 - Route 22 Planned Residential/Affordable Housing

AH-4 - Route 22 Affordable Housing 4

AH-5- Route 202 Affordable Housing 5

AfI-6- Route 202 South Affordable Housing 6

ALO - Assisted Living Overlay

CF - Community Facilities

U - Public Utility

VB - Village Business (Neshanic Station)



R/S-l - Retail Service 1

R/S-2 - Retail Service 2

R/S-3 - Retail Service 3

R/S-4 - Retail Service 4

OL - Office/Laboratory

1-1 - Industrial (3 Acres)

1-2 - Industrial (5 Acres)

1-3 - Industrial (2 Acres)

O - Office

PO - Planned Overlay

SECTION TWO:

Paragraph A. of subsection 3-3.2, which subsection is entitled "Zone Map", is hereby replaced in

its entirety with the following:

A. The Zoning Map dated April 3, 2000, Rev No. 14, dated January 2, 2020,

delineating the zones set forth in Section 3-3, is hereby declared to be a part of this

Article. A copy of said Zoning Map is filed in the office of the Township Clerk.

SECTION THREE:

Article 3 entitled "ZONING" is hereby amended by the addition of the following new section 3-

35:

3-35 AH-6 - Route 202 South Affordable Housing 6 Zone

3-35.1 Purpose.

The AH-6 Zone is intended to provide for development of two-family and multifamily

residential uses, including family and age-restricted (senior) dwellings, both for-sale and

rental, with a portion of such housing restricted to occupancy by households of very low,

low and moderate income. The AH-6 Zone shall provide no more than 475 total dwelling

units and shall provide 125 affordable dwelling units consisting of:

A. 40 Affordable Family Stacked Townhouses

B. 26 Affordable Age-Restricted Townhouses or Stacked Townhouses

C. 31 Affordable Family Rental Apartments

D. 28 Affordable Senior Rental Apartments



3-35.2 Applicability of Standards.

The use, bulk, design and performance standards of the AH-6 Zone shall supersede other

zoning provisions of the Branchburg Township Land Development Ordinance for

development within the AH-6 Zone . Where the regulations and standards of the AH-6 Zone

are silent the other standards of the Land Development Ordinance shall apply.

3-35.3 Definitions. The following definitions shall apply to the AH-6 Zone. In the case of

any conflict between the definitions in this section and those found in the Land Development

Ordinance or General Ordinance, the definitions in this section shall apply and supersede the

other ordinance definitions for development within the AH-6 Zone.

Age-restricted housing means a housing unit that is designed to meet the needs of, and is

exclusively for, an age-restricted segment of the population such that: (a) All the residents of the

unit are 62 years or older; (b) At least 80 percent of the units are occupied by one person that is

55 years or older; or (c) The development has been designated by the Secretary of HUD as

"housing for older persons" as defined in Section 807(b)(2) of the Fair Housing Act, 42 U.S.C.

§§ 3607

Dwelling, multifamily means a building containing three or more dwelling units, including units

that are located one over the other. Also known as apartment house, stacked townhouse or

garden apartment.

Semi-detached dwelling means a dwelling within a building containing two attached dwelling

units that share a common wall, with no opening in the common wall, at a common lot line and

that are on separate lots. Also known as a twin dwelling.

Stacked townhouse means a multifamily dwelling unit within a building containing three or

more dwelling units that has a common side or rear wall with another dwelling unit and is either

above or below another dwelling unit within the same building (see "Dwelling, multifamily").

Townhouse means a building consisting of not less than three single-family dwelling units, with

no other dwelling unit or portion of another dwelling unit directly above or below, each dwelling

unit of which having direct ground level access to the outdoors and connected to the other

dwelling units by no more than two party walls with no opening in walls between dwelling units.

Townhouse does not include "Stacked Townhouses", which are multifamily dwellings (see

"Dwelling, multifamily" and "Stacked townhouse"). A townhouse may be fee simple,

condominium, cooperative or any combination thereof.

Tract Area means the properties identified as Block 70, Lots 1 8, 24 and 24.01 making up the entire

AH-6 zoning district.



3-35.4 Permitted Uses

A. Principal uses.

1 . A maximum of 475 dwelling units composed of the following:

a. A maximum of 62 for-sale market-rate semi-detached dwelling units; and

b. A maximum of 1 13 for-sale market-rate townhouses; and

c. 40 for-sale affordable family Stacked Townhouses; and

d. 26 for-sale affordable age-restricted townhouses or Stacked Townhouses; and

e. A maximum of 175 rental market-rate family apartments; and

f. 3 1 rental affordable family apartments; and

g. 28 rental affordable senior apartments.

2. Public recreation and open space

B. Accessory uses.

1 . Private garages and off-street parking;

2. Patios and decks;

3. Fences and walls;

4. Conservation, recreation and open space;

5. Stormwater Management, sanitary sewer and other utilities;

6. Business office, for on-site management, model homes with sales offices;

7. Tenant storage for rental dwelling units;

8. Maintenance facilities, including superintendent office and storage of maintenance

equipment;

9. Clubhouse, pool, community building, rental office, and model dwelling units;

10. Accessory uses on the same lot and deemed customarily incidental to a permitted

principal use by the approving authority.

1 1 . Utility enclosures deemed necessary to serve Principal uses on the site.

3-35.5 Area and Bulk Requirements

A. The minimum Tract Area shall be the entirety of the AH-6 zone.



B. Subdivisions for the purposes of phasing or financing shall be permitted as long as the

area and bulk requirements for the zone are met.

C. Measurement of Setbacks and Lot Areas. Since all thoroughfares, streets and parking

will be held privately, setbacks to streets shall be measured from a building to the

nearest edge of a common sidewalk. Lot depth, for the purpose of calculating lot

area, shall be measured from the nearest edge of a sidewalk to the real lot line.

D. Semi-detached dwellings

1 . Minimum lot size: 4,000 sf per dwelling unit.

2. Minimum front yard setback between building and sidewalk: 20 feet

3. Minimum rear yard setback: 25 feet

4. Minimum side yard setbacks: 0 feet at common wall/property line; 10 feet to

other property line.

5. Maximum building height: 2.5 stories, not exceeding 35 feet

6. Minimum driveway length: 20 feet between building and front sidewalk

E. Market-rate family townhouses

1. Minimum lot size: 2,500 sf

2. Minimum front yard setback between building and sidewalk: 20 feet

3. Minimum rear yard setback: 10 feet

4. Maximum building height: 3 stories, not exceeding 40 feet and for those

townhouses within 1 00 feet of the tract boundary that abuts a residential use shall

not exceed 35 feet.

F. Affordable age-restricted townhouses

1 . Minimum lot size: 800 sf

2. Minimum front yard setback between building and sidewalk: 5 feet

3. Minimum rear yard setback: 10 feet

4. Maximum building height: 2.5 stories, not exceeding 35 feet

G. Affordable family or age-restricted Stacked Townhouses

1 . Minimum lot size: 800 sf per 2 stacked dwelling units

2. Minimum front yard setback between building and sidewalk: five feet

3. Minimum rear yard setback: 10 feet



4. Maximum building height: 3 stories, not exceeding 45 feet and for those

townhouses within 100 feet of the tract boundary that abuts a residential use shall

not exceed 35 feet.

H. Additional standards for townhouses

1 . Minimum distances between townhouse buildings:

a. Side-to-side: 20 feet

b. Side-to-rear: 20 feet

c. Rear-to-rear: 40 feet

2. Maximum number of dwelling units in one townhouse building: eight

3. Minimum driveway length: 20 feet between building and front sidewalk

4. Townhouses that have garages shall have at least one enclosed garage parking

space measuring a minimum of 12 feet wide and 270 square feet.

I. Apartments:

1 . 80% of the building faqade facing a private road shall be setback a minimum of

ten (10) feet from the sidewalk.

2. Minimum setback between building faqade not facing a private road and

sidewalk: five feet

3. Maximum building height: 4 stories, not exceeding 55 feet and for apartments

within 100 feet of the tract boundary that abuts a residential use shall not exceed

35 feet and 3 stories.

4. Minimum Distances between buildings

a. Side-to-side: 25 feet

5. Maximum dwelling units in one building: 40

6. Family apartment storage. For each family apartment, in addition to any storage

areas contained within the apartment, there shall be provided 200 cubic feet of

storage in a conveniently accessible area, either within the apartment building or

in a separate building where belongings can be kept locked and separated from

the belongings of other occupants.

7. Age-restricted apartment storage. For each age-restricted apartment, in addition

to any storage areas contained within the apartment, there shall be provided 200

cubic feet of storage in a conveniently accessible area, either within the apartment

building or in a separate building where belongings can be kept locked and

separated from the belongings of other occupants.

J. Additional Bulk Requirements

1 . Impervious coverage shall not exceed 65% of Tract Area;



2. Building coverage shall not exceed 25% of the Tract Area;

3. Private streets, off-street parking areas and driveways shall be located a minimum

of 50 feet from any zone boundary, except where connectivity to adjacent

properties or streets is necessary.

4. Permitted encroachments.

a. Entry steps, covered entries, and porches projecting no more than six feet

from the building face are permitted in a front, rear or side setback.

b. Bay windows and chimneys projecting no more than two feet from the

building face are permitted in a front, rear or side setback.

c. Decks projecting no more than ten feet from the building face are permitted in

the rear setback.

5. Building Setback to Zone Boundary. The minimum setback from a building to

any zone boundary shall be 30 feet for apartments and townhomes and 10 feet for

accessory, maintenance, storage buildings and utility enclosures deemed

necessary to service Principal uses on the site. .

3-35.6 Development Standards

A. Deviations from these standards, or de minimis exceptions from requirements of

RSIS, shall be considered exceptions pursuant to MLUL.

B. The Developer may develop the project in phases. The phases will be determined and

approved during preliminary site plan approval. Developer must demonstrate to the

Planning Board that its development shall be timed and phased to ensure that during

the period of construction no less than the mandatory minimum percentage of

affordable housing units to market rate units for the Tract Area are completed at any

time in accordance with the UHAC regulations and the Township's affordable

housing ordinance.

C. Technical Subdivision

1 . It is acknowledged that a project to be developed pursuant to this subsection

may be of such a size or type so as to make sectionalization by subdivision and the

use of different forms of ownership a practical necessity. Therefore, a technical

subdivision for such a project may be required for marketing or financing purposes.

2 An application for technical subdivision approval may be submitted with an

application for approval of a site plan or subdivision, or subsequent to the issuance of

such an approval.

3 Such an application shall be considered as a technical subdivision without the

necessity to obtain dimensional variances that would technically be required.



(a) The purpose of the technical subdivision is to create a new lot or lots for

the purpose of financing or transfer of ownership within a development which is, or

has been, the subject of site plan approval.

(b) A technical subdivision may not substantially modify or otherwise

adversely impact on the integrity of the development plan.

(c) A technical subdivision must not reduce, limit or modify parking or

access to parking.

(d) If a technical subdivision includes the division of parking or other

common areas or facilities, the subdivision shall be conditioned upon appropriate

easements for parking, access, drainage and/or utilities where necessary."

D. Circulation and Parking

1 . Thoroughfares, streets and parking within in the AH-6 Zone shall be substantially

in accordance with the exhibit entitled "Concept, Ryan Homes-Branchburg, Block

70, Lots 18, 24, 24.01, Township of Branchburg" dated August 23, 2019, last

revised January 27, 2020, prepared by E & LP (the "Concept Plan"). Reasonable

revisions shall be permitted provided they are deemed consistent with the design

principles expressed in the Concept Plan or are required to obtain outside agency

permits

2. Thoroughfares, streets and parking within the AH-6 Zone shall be owned and

maintained by a private entity and shall not be dedicated to the Township;

3. Thoroughfares, streets and parking shall comply with RSIS with respect to the

number (in the case of parking spaces) design and configuration of regulated

elements.

4. Thoroughfares, streets and parking shall be designed to provide clear access and

permit necessary circulation for the most restrictive Branchburg fire apparatus,

assuming that all on-street and off-street parking spaces are occupied.

5. Thoroughfares, streets and parking shall be subject to Title 39 jurisdiction.

6. Parking shall comply with the NJ Barrier-Free Standards/Federal Accessibility

Guidelines (ADA) with respect to the number, design, configuration and detailing

of accessible parking spaces.

E. Community design

1 . The location and arrangement of buildings and uses within the API-6 Zone shall

be substantially consistent with the Concept Plan. Reasonable revisions shall be

permitted provided they are deemed consistent with the design principles

expressed in the Concept Plan as determined by the Planning Board or are

required to obtain outside agency permits.

2. Pedestrian Connectivity. Pedestrian walkways connecting streets and the

dwellings shall be provided. Sidewalks and paths shall be provided substantially

in accordance with the Concept Plan.



3 . Street trees shall be planted an average of 40 feet on center along the entirety of

the public and private frontages, except for frontages on lanes or alleys and except

in front of front-loaded townliouses.

4. No refuse container or trash or recycling collection area shall be located closer

than 20 feet from any residential unit.

F. Open Space Standards

1 . Open space shall be substantially consistent with the size, location and

configuration as shown on the Concept Plan.

2. Open spaces shall be planted with double rows of street trees along thoroughfare

frontages, with the exception of areas abutting thoroughfare frontages that are to

be maintained with existing vegetation and where plantings of trees are not

feasible due to the location of existing utility infrastructure.

3. A detailed plan for all open spaces shall be submitted for review and approval as

part of preliminary subdivision or site plan application.

4. Stormwater facilities are permitted with the open space areas but shall not impede

the function of open space.

5. Conservation areas shall be delineated and permanently marked as such in a

manner approved by the Board.

6. Areas containing freshwater wetlands, wetland transition area boundary or limit

of disturbance approved by DEP and stream corridors shall be delineated and

permanently marked as such in a manner approved by the Board. Markers may

consist of monuments, signs or fencing and shall be clearly perceptible after

installation.

7. Township Recreation. Informal recreational fields with a parking area is required

to be constructed consistent with the Concept Plan. The Township at its option

may take ownership or enter into a long term lease of said area. Details for the

recreational fields and parking area shall be provided for approval as part of

preliminary major subdivision approval. In the event the Township, does not

request the recreational fields, the area in which said fields are denoted on the

Concept Plan shall be retained pursuant to Paragraph 9 below as open space.

8. There shall be provided, for the perpetual use of all residents of the zone,

substantially in accordance with the Concept Plan:

a. Children's play area, with appropriate amenities approved by the Board;

b. Community building of which a minimum of 2,500 square feet shall be

directly devoted to uses for residents;

c. In-ground pool with a deck area for seating; and

d. Central open space for passive uses.



9. Open Space Ownership. All open space shall be owned and maintained by a

private association/entity, except that the planned recreation fields and parking

area referenced in Paragraph 7 above shall be dedicated to the Township if

accepted by the Township Committee.

G. Steep Slope, Tree Replacement and Stream Corridor Consideration

1 . The Board shall grant exceptions from stream corridor buffer width requirements

where reasonably necessary, consistent with the Concept Plan, and in accordance

with NJDEP regulations.

2. The Board shall grant exceptions from the limits on the disturbance of steep slope

areas where reasonably necessary and consistent with the Concept Plan.

However, this shall not include the Land Development Ordinance's technical

requirements for stabilization of steep slopes.

3. In recognition of the terrain of the AH-6 zone, retaining wall heights of up to 10

feet shall be permitted. However, retaining walls shall be separated from

buildings by 10 feet so that there is sufficient space for maintenance and

emergency access after construction is complete.

Exceptions from tree replacement quantities shall be considered where

reasonably necessary to provide for development consistent with the Concept Plan,

but shall not result in buffering of adjacent zones or residential uses that is less

effective than the minimal buffer standards of the ordinance

4.

H. Design Standards.

1 . Building Design. The purpose of these building design standards is to ensure that

the design of semi-detached, townhouse and apartment buildings promotes a

desirable visual and spatial environment. Building design shall be substantially

consistent with those shown on the Concept Plan. Reasonable revisions shall be

permitted provided they are deemed consistent with the design principles

expressed in the Concept Plan as determined by the Planning Board or are

required to obtain outside agency permits.

a. Semi-detached and townhouse dwellings

1 . Buildings containing semi-detached and townhouse dwellings shall be

designed, located and arranged in a manner that is substantially in

accordance with the Concept Plan.

2. Each townhouse building shall contain, at a minimum, one end unit model

and one interior model. Each model type home in any block shall have at

least two alternative front elevations containing different design features,

including, but not limited to the following:

Porches

Porticos



Columns

Dormer

Accent windows

Door color

3. Each semi-detached and townhouse dwelling unit shall contain a front

porch or a covered entry.

4. Materials and colors shall be unified within buildings containing semi

detached and townhouse dwellings.

5. Grade changes shall only occur between townhouse units within one

building at a location where the garages are not located side by side.

6. Buildings at corners of intersection streets shall include a stone or

masonry water table matching the front elevation and shutters on all

windows on each faqade facing a street.

b. Apartments. All buildings shall be designed substantially in accordance with

the architectural style and materials as is provided for the townhomes and

semi-detached dwelling units within the development of the tract.

c. Community Building. Shall be designed to be consistent with the architecture

of the residential buildings within the AH-6 Zone.

2. Signs.

a. Community Building Sign. The community building may have one

identification sign, which shall include the street address. The identification

sign shall not exceed 24 square feet in sign area and six feet in height.

b. Public Entrance Identification Sign. One single-sided monument-style sign is

permitted at each entrance point where the interior roadways intersect Holland

Brook Road and US Route 202. The minimum setback for these signs shall

be 1 5 feet from a public right-of-way. Public entrance signs shall not exceed

32 square feet in sign area and eight feet in height.

c. Interior Identification Sign. The zone may have one interior monument-style

identification sign. The identification sign shall not exceed 24 square feet in

sign area and six feet in height.

d. Directional. No more than two directional signs shall be allowed on each

street or driveway frontage from which vehicular access is derived. A

directional sign shall not exceed six square feet in sign area and shall not

exceed six feet in height. A directional sign shall be set back from any lot line

by at least three feet.

e. Residential Building Identification. Each residential building may have up to

two attached identification signs. The maximum sign area of each shall not



exceed six square feet. Such signs shall be appropriately integrated within the

architecture of the buildings.

f. Open Space Identification. Individual open spaces within the zone may have

up to four monument-style identification signs. Such signs shall not exceed six

square feet in sign area and six feet in height.

g. Lighting. Signs shall not be internally illuminated.

h. The types, designs, lighting and locations of all signs shall be subject to

approval by the Board.

3. Lighting.

a. No building-mounted lighting shall be more than 12 feet above the closest

first floor finished grade. Building-mounted lighting shall not be directed to

parking areas and shall be of full cut-off design.

b. The types, designs and locations of all lighting shall be subject to approval by

the Board.

3-35.7 Affordable Housing

A. The AH-6 Zone shall provide 125 affordable dwelling units as follows:

1. 40 Affordable Family Stacked Townhouses

2. 26 Affordable Age-restricted Townhouses or Stacked Townhouses

3. 31 Affordable Family Rental Apartments

4. 28 Affordable Age-restricted Rental Apartments

B. Affordable family apartment dwelling units shall be distributed equally among all

family apartment buildings.

C. All affordable age-restricted apartments may be located within a single building,

provided that the total number of dwellings permitted in the building is not exceeded.

D. Affordable housing shall comply in every respect with the affordable housing

requirements of the New Jersey Council on Affordable Housing, or any successor or

replacement agency; the New Jersey Flousing Mortgage and Finance Agency, or any

successor or replacement entity; and the New Jersey courts, as such requirements

exist at the time of final approval

SECTION FOUR:

This Ordinance shall take effect immediately upon its final passage, publication according to

law.
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8.A.  Affordable Housing Ordinance 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ORDINANCE NO. 2020-1389 
 

AN ORDINANCE REPEALING AND REPLACING ARTICLE XIII “AFFORDABLE 
HOUSING” OF THE TOWNSHIP OF BRANCHBURG LAND DEVELOPMENT 

ORDINANCE TO ADDRESS THE REQUIREMENTS OF THE FAIR HOUSING ACT 
AND THE UNIFORM HOUSING AFFORDABILITY CONTROLS (UHAC) 

REGARDING COMPLIANCE WITH THE TOWNSHIP’S AFFORDABLE HOUSING 
OBLIGATIONS 

 
 NOW, THEREFORE, BE IT ORDAINED by the Township Committee of the 
Township of Branchburg, Somerset County, New Jersey, that the Code of the Township of 
Branchburg is hereby amended to include provisions addressing Branchburg’s constitutional 
obligation to provide for its fair share of low- and moderate-income housing, as directed by the 
Superior Court and consistent with N.J.A.C. 5:93-1, et seq., as amended and supplemented, 
N.J.A.C. 5:80-26.1, et seq., as amended and supplemented, and the New Jersey Fair Housing Act 
of 1985.  This Ordinance is intended to provide assurances that low- and moderate-income units 
("affordable units") are created with controls on affordability over time and that low- and 
moderate-income households shall occupy those units.  This Ordinance shall apply except where 
inconsistent with applicable law. 
 
 The Branchburg Township Planning Board will adopt a Housing Element and Fair Share 
Plan pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-1, et seq.  The Housing 
Element and Fair Share Plan will be endorsed by the Township Committee.  This Ordinance 
implements and incorporates the Housing Element and Fair Share Plan and addresses the 
requirements of N.J.A.C. 5:93-1, et seq., as amended and supplemented, N.J.A.C.5:80-26.1, et 
seq. as amended and supplemented, and the New Jersey Fair Housing Act of 1985.   
 
Section 1.  Article XIII “Affordable Housing” is hereby repealed and replaced with the 
following: 
 
13-1.  Monitoring and Reporting Requirements 
 
 The Township of Branchburg shall comply with the following monitoring and reporting 
requirements regarding the status of the implementation of its Court-approved Housing Element 
and Fair Share Plan: 
 
A. Beginning on September 24, 2020, and on every anniversary of that date through July 1, 

2025, the Township agrees to provide annual reporting of its Affordable Housing Trust 
Fund activity to the New Jersey Department of Community Affairs, Committee on 
Affordable Housing, or Local Government Services, or other entity designated by the 
State of New Jersey, with a copy provided to Fair Share Housing Center (FSHC) and 
posted on the municipal website, using forms developed for this purpose by the New 
Jersey Department of Community Affairs (NJDCA), Committee on Affordable Housing 
(COAH), or Local Government Services (NJLGS).  The reporting shall include an 
accounting of all Affordable Housing Trust Fund activity, including the source and 
amount of funds collected and the amount and purpose for which any funds have been 
expended.   
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B. Beginning on September 24, 2020, and on every anniversary of that date through July 27, 
2025, the Township 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 Fair Share Housing Center, using forms previously 
developed for this purpose by COAH or any other forms endorsed by the Special Master 
and FSHC.  

 
C. By July 1, 2020, as required pursuant to N.J.S.A. 52:27D-313, the Township 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 and whether any mechanisms to 
meet unmet need should be revised or supplemented.  Such posting shall invite any 
interested party to submit comments to the municipality, with a copy to FSHC, regarding 
whether any sites no longer present a realistic opportunity and should be replaced and 
whether any mechanisms to meet unmet need should be revised or supplemented.  Any 
interested party may by motion request a hearing before the Court regarding these issues.   

 
D. By October 24, 2022, and every third year thereafter, as required by N.J.S.A. 52:27D-

329.1, the Township 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 its 
family very low income requirements.  Such posting shall invite any interested party to 
submit comments to the municipality and FSHC on the issue of whether the municipality 
has complied with its very low income and family very low-income housing obligations. 

 
13-2.  Definitions 
 
The following terms when used in this Ordinance shall have the meanings given in this Section: 
 
“Act” means the Fair Housing Act of 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.) 
 
“Adaptable” means constructed in compliance with the technical design standards of the Barrier 
Free Subcode, N.J.A.C. 5:23-7. 
 
“Administrative agent" means the entity designated by the Township to administer affordable 
units in accordance with this Ordinance, N.J.A.C. 5:93, and UHAC (N.J.A.C. 5:80-26). 
 
“Affirmative marketing” means a regional marketing strategy designed to attract buyers and/or 
renters of affordable units pursuant to N.J.A.C. 5:80-26.15. 
 
 “Affordability average” means the average percentage of median income at which new 
restricted units in an affordable housing development are affordable to low- and moderate-
income households.  
 
“Affordable” means, a sales price or rent level that is within the means of a low- or moderate-
income household as defined within N.J.A.C. 5:93-7.4, and, in the case of an ownership unit, that 
the sales price for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.6, as may be  
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amended and supplemented, and, in the case of a rental unit, that the rent for the unit conforms to 
the standards set forth in N.J.A.C. 5:80-26.12, as may be amended and supplemented. 
 
“Affordable housing development” means a development included in or approved pursuant to the 
Housing Element and Fair Share Plan or otherwise intended to address the Township's fair share 
obligation, and includes, but is not limited to, an inclusionary development, a municipal 
construction project or a 100 percent affordable housing development. 
 
“Affordable housing program(s)” means any mechanism in a municipal Fair Share Plan prepared 
or implemented to address a municipality’s fair share obligation. 
 
“Affordable unit” means a housing unit proposed or created pursuant to the Act and approved for 
crediting by the Court and/or funded through an affordable housing trust fund. 
 
“Agency” means the New Jersey Housing and Mortgage Finance Agency established by P.L. 
1983, c. 530 (N.J.S.A. 55:14K-1, et seq.).  
 
“Age-restricted unit” means a housing unit designed to meet the needs of, and exclusively for, 
the residents of an age-restricted segment of the population such that:  1) all the residents of the 
development wherein the unit is situated are 62 years of age or older; or 2) at least 80 percent of 
the units are occupied by one person who is 55 years of age or older; or 3) the development has 
been designated by the Secretary of the U.S. Department of Housing and Urban Development as 
“housing for older persons” as defined in Section 807(b)(2) of the Fair Housing Act, 42 U.S.C. § 
3607.  
 
"Alternative living arrangement" means a structure in which households live in distinct 
bedrooms, yet share kitchen and plumbing facilities, central heat and common areas.  Alternative 
living arrangements include, but are not limited to:  transitional facilities for the homeless; Class 
A, B, C, D and E boarding homes as regulated by the State of New Jersey Department of 
Community Affairs; residential health care facilities as regulated by the New Jersey Department 
of Health; group homes for the developmentally disabled and mentally ill as licensed and/or 
regulated by the New Jersey Department of Human Services; and congregate living 
arrangements. 
 
 “Assisted living residence” means a facility that is licensed by the New Jersey Department of 
Health and Senior Services to provide apartment-style housing and congregate dining and to 
assure that assisted living services are available when needed for four or more adult persons 
unrelated to the proprietor and that offers units containing, at a minimum, one unfurnished room, 
a private bathroom, a kitchenette and a lockable door on the unit entrance.  
 
“Certified household” means a household that has been certified by an Administrative Agent as a 
low-income household or moderate-income household.  
 
“COAH” means the Committee on Affordable Housing, as established by the New Jersey Fair 
Housing Act (N.J.S.A. 52:27D-301, et seq.). 
 
“DCA” means the State of New Jersey Department of Community Affairs.  
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“Deficient housing unit” means a housing unit with health and safety code violations that 
requires the repair or replacement of a major system.  A major system includes weatherization, 
roofing, plumbing (including wells), heating, electricity, sanitary plumbing (including septic 
systems), lead paint abatement and/or load bearing structural systems. 
 
“Developer” means any person, partnership, association, company or corporation that is the legal 
or beneficial owner or owners of a lot or any land included in a proposed development including 
the holder of an option to contract to purchase, or other person having an enforceable proprietary 
interest in such land. 
 
“Development” means the division of a parcel of land into two or more parcels, the construction, 
reconstruction, conversion, structural alteration, relocation, or enlargement of any use or change 
in the use of any building or other structure, or of any mining, excavation or landfill, and any use 
or change in the use of any building or other structure, or land or extension of use of land, for 
which permission may be required pursuant to N.J.S.A. 40:55D-1, et seq. 
 
“Inclusionary development” means a development containing both affordable units and market 
rate units.  This term includes, but is not limited to:  new construction, the conversion of a non-
residential structure to residential use and the creation of new affordable units through the gut 
rehabilitation or reconstruction of a vacant residential structure. 
 
“Low-income household” means a household with a total gross annual household income equal 
to 50 percent or less of the regional median household income by household size.  
 
“Low-income unit” means a restricted unit that is affordable to a low-income household.  
 
“Major system” means the primary structural, mechanical, plumbing, electrical, fire protection, 
or occupant service components of a building which include but are not limited to, 
weatherization, roofing, plumbing (including wells), heating, electricity, sanitary plumbing 
(including septic systems), lead paint abatement and load bearing structural systems.  
 
“Market-rate units” means housing not restricted to low- and moderate-income households that 
may sell or rent at any price. 
 
“Median income” means the median income by household size for the applicable housing region, 
as adopted annually by COAH or a successor entity approved by the Court.  
 
“Moderate-income household” means a household with a total gross annual household income in 
excess of 50 percent but less than 80 percent of the regional median household income by 
household size.  
 
“Moderate-income unit” means a restricted unit that is affordable to a moderate-income 
household.  
 
“Non-exempt sale” means any sale or transfer of ownership other than the transfer of ownership 
between husband and wife; the transfer of ownership between former spouses ordered as a result 
of a judicial decree of divorce or judicial separation, but not including sales to third parties; the 
transfer of ownership between family members as a result of inheritance; the transfer of 
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ownership through an executor’s deed to a class A beneficiary and the transfer of ownership by 
court order.  
 
“Random selection process” means a process by which currently income-eligible 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 unit (e.g., by lottery).   
 
“Regional asset limit” means the maximum housing value in each housing region affordable to a 
four-person household with an income at 80 percent of the regional median as defined by duly 
adopted Regional Income Limits published annually by COAH or a successor entity.  
 
“Rehabilitation” means the repair, renovation, alteration or reconstruction of any building or 
structure, pursuant to the Rehabilitation Subcode, N.J.A.C. 5:23-6. 
 
“Rent” means the gross monthly cost of a rental unit to the tenant, including the rent paid to the 
landlord, as well as an allowance for tenant-paid utilities computed in accordance with 
allowances published by DCA for its Section 8 program.  In assisted living residences, rent does 
not include charges for food and services.  
 
“Restricted unit” means a dwelling unit, whether a rental unit or an ownership unit, that is 
subject to the affordability controls of N.J.A.C. 5:80-26.1, as amended and supplemented, but 
does not include a market-rate unit financed under UHORP or MONI.  
 
“UHAC” means the Uniform Housing Affordability Controls set forth in N.J.A.C. 5:80-26, et 
seq.  
 
“Very low-income household” means a household with a total gross annual household income 
equal to 30 percent or less of the regional median household income by household size. 
 
“Very low-income unit” means a restricted unit that is affordable to a very low-income 
household.  
 
“Weatherization” means building insulation (for attic, exterior walls and crawl space), siding to 
improve energy efficiency, replacement storm windows, replacement storm doors, replacement 
windows and replacement doors, and is considered a major system for purposes of a 
rehabilitation program. 
 
13-3.  Applicability 
 
A. The provisions of this Ordinance shall apply to all affordable housing developments and 
affordable housing units that currently exist and that are proposed to be created within the 
Township of Branchburg pursuant to the Township's most recently adopted Housing Element 
and Fair Share Plan. 
 
B. Moreover, this Ordinance shall apply to all developments that contain low-and moderate-
income housing units, including any currently unanticipated future developments that will 
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provide low- and moderate-income housing units and including any developments funded with 
low-income housing tax credits. 
 
C.  For inclusionary projects in which the low and moderate units are to be offered for sale, 
the appropriate set-aside percentage is 20 percent; for projects in which the low- and moderate-
income units are to be offered for rent, the appropriate set-aside percentage is 15 percent.   
 
13-4.  Alternative Living Arrangements 
 
A. The administration of an alternative living arrangement shall be in compliance with 
N.J.A.C. 5:93-5.8 and UHAC, with the following exceptions: 
 

1. Affirmative marketing (N.J.A.C. 5:80-26.15), provided, however, that the units or 
bedrooms may be affirmatively marketed by the provider in accordance with an alternative plan 
approved by the Court; 
 
 2. Affordability average and bedroom distribution (N.J.A.C. 5:80-26.3). 
 
B. With the exception of units established with capital funding through a 20-year operating 
contract with the Department of Human Services, Division of Developmental Disabilities, 
alternative living arrangements shall have at least 30-year controls on affordability in accordance 
with UHAC, unless an alternative commitment is approved by the Court. 
 
C. The service provider for the alternative living arrangement shall act as the Administrative 
Agent for the purposes of administering the affirmative marketing and affordability requirements 
for the alternative living arrangement. 
 
13-5.  Phasing Schedule for Inclusionary Zoning 
 
In inclusionary developments the following schedule shall be followed: 
 
Maximum Percentage of Market-Rate  Minimum Percentage of Low- and  
 Units Completed    Moderate-Income Units Completed 
 

25   0 
25+1      10 
50 50 
75 75 
90               100 

 
13-6.  New Construction   
 
A. Low/Moderate Split and Bedroom Distribution of Affordable Housing Units: 
 
 1. The fair share obligation shall be divided equally between low- and moderate-
income units, except that where there is an odd number of affordable housing units, the extra unit 
shall be a low-income unit.  At least 13 percent of all restricted rental units within each bedroom 
distribution shall be very low-income units (affordable to a household earning 30 percent or less 
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of regional median income by household size).  The very low-income units shall be counted as 
part of the required number of low-income units within the development. 
 
 2. In each affordable development, at least 50 percent of the restricted units within 
each bedroom distribution shall be very low or low-income units.  
 
 3. Affordable developments that are not age-restricted shall be structured in 
conjunction with realistic market demands such that: 
 

 i) The combined number of efficiency and one-bedroom units shall be no 
greater than 20 percent of the total low- and moderate-income units; 

 
ii) At least 30 percent of all low- and moderate-income units shall be two-

bedroom units; 
 
  iii) At least 20 percent of all low- and moderate-income units shall be three-
bedroom units; and 
 
  iv) The remaining units may be allocated among two- and three-bedroom 
units at the discretion of the developer. 
 
 4. Affordable developments that are age-restricted shall be structured such that the 
number of bedrooms shall equal the number of age-restricted low- and moderate-income units 
within the inclusionary development.  This standard may be met by having all one-bedroom units 
or by having a two-bedroom unit for each efficiency unit.   
 
B. Accessibility Requirements: 

 
 1. The first floor of all restricted townhouse dwelling units and all restricted units in 
all other multistory buildings shall be subject to the technical design standards of the Barrier Free 
SubCode, N.J.A.C. 5:23-7 and the following: 
 
 2. All restricted townhouse dwelling units and all restricted units in other multistory 
buildings in which a restricted dwelling unit is attached to at least one other dwelling unit shall 
have the following features: 
 
  i) An adaptable toilet and bathing facility on the first floor; and 
 
  ii) An adaptable kitchen on the first floor; and 
 
  iii) An interior accessible route of travel on the first floor; and 
 
  iv) An adaptable room that can be used as a bedroom, with a door or the 
casing for the installation of a door, on the first floor; and  
 
  v) If not all of the foregoing requirements in b.1) through b.4) can be 
satisfied, then an interior accessible route of travel must be provided between stories within an 
individual unit, but if all of the terms of paragraphs b.1) through b.4) above have been satisfied, 
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then an interior accessible route of travel shall not be required between stories within an 
individual unit; and 
 
  vi) An accessible entranceway as set forth at P.L. 2005, c. 350 (N.J.S.A. 
52:27D-311a, et seq.) and the Barrier Free SubCode, N.J.A.C. 5:23-7, or evidence that 
Branchburg has collected funds from the developer sufficient to make 10 percent of the 
adaptable entrances in the development accessible: 
 
   a) Where a unit has been constructed with an adaptable entrance, 
upon the request of a disabled person who is purchasing or will reside in the dwelling unit, an 
accessible entrance shall be installed.   
 
   b) To this end, the builder of restricted units shall deposit funds 
within the Township of Branchburg’s Affordable Housing Trust Fund sufficient to install 
accessible entrances in 10 percent of the affordable units that have been constructed with 
adaptable entrances.   
 
   c) The funds deposited under paragraph 6)b) above shall be used by 
the Township of Branchburg for the sole purpose of making the adaptable entrance of an 
affordable unit accessible when requested to do so by a person with a disability who occupies or 
intends to occupy the unit and requires an accessible entrance. 
 

d) The developer of the restricted units shall submit a design plan and 
cost estimate to the Construction Official of the Township of Branchburg for the conversion of 
adaptable to accessible entrances. 
 
   e) Once the Construction Official has determined that the design plan 
to convert the unit entrances from adaptable to accessible meet the requirements of the Barrier 
Free SubCode, N.J.A.C. 5:23-7, and that the cost estimate of such conversion is reasonable, 
payment shall be made to the Township’s Affordable Housing Trust Fund in care of the 
Township Treasurer who shall ensure that the funds are deposited into the Affordable Housing 
Trust Fund and appropriately earmarked. 
 
  (vii) Full compliance with the foregoing provisions shall not be required where 
an entity can demonstrate that it is “site impracticable” to meet the requirements.  
Determinations of site impracticability shall be in compliance with the Barrier Free SubCode, 
N.J.A.C. 5:23-7.  
 
C. Design: 
 
 1. In inclusionary developments, to the extent possible, low- and moderate-income 
units shall be integrated with the market units. 
 
 2. In inclusionary developments, low- and moderate-income units shall have access 
to all of the same common elements and facilities as the market units. 
 
D. Maximum Rents and Sales Prices: 
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1. In establishing rents and sales prices of affordable housing units, the 
Administrative Agent shall follow the procedures set forth in UHAC, utilizing the 
most recently published regional weighted average of the uncapped Section 8 
income limits published by HUD and the calculation procedures as approved by 
the Court.  
 
i)  Regional income limits shall be established for the region that the Township is 

located within 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 Township'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 percent 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 percent 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 percent 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.   

 
ii)  The income limits are the result of applying the percentages set forth in 

paragraph (1) above to HUD's determination of median income for the fiscal 
year 2020, and shall be utilized until the Township updates the income limits 
after HUD has published revised determinations of median income for the 
next fiscal year.   

 
iii)  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 Township annually by taking the percentage increase of the income 
limits calculated pursuant to paragraph (1) 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.  

 
iv)  In establishing sale prices and rents of affordable housing units, the 

Township's administrative agent shall follow the procedures set forth in 
UHAC, utilizing the regional income limits established pursuant to the 
process defined above:  

 
(a) The resale prices of owner-occupied low- and moderate-income units may 

increase annually based on the percentage increase in the regional median 
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income limit for each housing region determined pursuant to the above 
methodology.  In no event shall the maximum resale price established by 
the administrative agent be lower than the last recorded purchase price.  

 
(b) 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 nine percent 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. 

 
 2. The maximum rent for restricted rental units within each affordable development 
shall be affordable to households earning no more than 60 percent of median income, and the 
average rent for restricted rental units shall be affordable to households earning no more than 52 
percent of median income. 
 
 3. The developers and/or municipal sponsors of restricted rental units shall establish at 
least one rent for each bedroom type for both low-income and moderate-income units, provided 
that at least 13 percent of all low- and moderate-income rental units shall be affordable to very 
low-income households, which very low-income units shall be part of the low-income 
requirement. 
 
 4. The maximum sales price of restricted ownership units within each affordable 
development shall be affordable to households earning no more than 70 percent of median 
income, and each affordable development must achieve an affordability average of 55 percent 
for restricted ownership units; in achieving this affordability average, moderate-income 
ownership units must be available for at least three different sales prices for each bedroom type, 
and low-income ownership units must be available for at least two different sales prices for each 
bedroom type. 

5.  In determining the initial sales prices and rent levels for compliance with the 
affordability average requirements for restricted units other than assisted living facilities and age-
restricted developments, the following standards shall be used: 

  i) A studio shall be affordable to a one-person household; 
 
  ii) A one-bedroom unit shall be affordable to a one- and one-half person 
household; 
 
  iii) A two-bedroom unit shall be affordable to a three-person household; 
 
  iv) A three-bedroom unit shall be affordable to a four and one-half person 
household; and 
 
  v) A four-bedroom unit shall be affordable to a six-person household.  
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 6. 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: 

  i) A studio shall be affordable to a one-person household; 
 
  ii) A one-bedroom unit shall be affordable to a one- and one-half person 
household; and 
 
  iii) A two-bedroom unit shall be affordable to a two-person household or to 
two one-person households. 
 
 7.  The initial purchase price for all restricted ownership units shall be calculated so 
that the monthly carrying cost of the unit, including principal and interest (based on a mortgage 
loan equal to 95 percent of the purchase price and the Federal Reserve H.15 rate of interest), 
taxes, homeowner and private mortgage insurance and condominium or homeowner association 
fees do not exceed 28 percent of the eligible monthly income of the appropriate size household 
as determined under N.J.A.C. 5:80-26.4, as may be amended and supplemented; provided, 
however, that the price shall be subject to the affordability average requirement of N.J.A.C. 5:80-
26.3, as may be amended and supplemented. 

 
8. The initial rent for a restricted rental unit shall be calculated so as not to exceed 

30 percent of the eligible monthly income of the appropriate size household, including an 
allowance for tenant paid utilities, as determined under N.J.A.C. 5:80-26.4, as may be amended 
and supplemented; provided, however, that the rent shall be subject to the affordability average 
requirement of N.J.A.C. 5:80-26.3, as may be amended and supplemented. 
 
 9. The price 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. 
 
 10. The rents of very low-, low- and moderate-income units may be increased annually 
based on the permitted percentage increase in the Housing Consumer Price Index for the 
Northeast Urban Area.  This increase shall not exceed nine percent in any one year.  Rent 
increases for units constructed pursuant to low- income housing tax credit regulations shall be 
indexed pursuant to the regulations governing low- income housing tax credits.  
 
13-7.  Utilities 
 
A. Affordable units shall utilize the same type of heating source as market units within an 
inclusionary development. 
 
B. Tenant-paid utilities included in the utility allowance shall be set forth in the lease and 
shall be consistent with the utility allowance approved by HUD for the Section 8 program.  
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13-8.  Occupancy Standards 

In referring certified households to specific restricted units, the Administrative Agent shall, to 
the extent feasible and without causing an undue delay in the occupancy of a unit, strive to: 

A. Provide an occupant for each bedroom;  

B. Provide children of different sexes with separate bedrooms;  

C. Provide separate bedrooms for parents and children; and  

D. Prevent more than two persons from occupying a single bedroom. 

13-9.  Control Periods for Restricted Ownership Units and Enforcement Mechanisms 

A. Control periods for restricted ownership units shall be in accordance with N.J.A.C. 5:80-
26.5, as may be amended and supplemented, and each restricted ownership unit shall remain 
subject to the requirements of this Ordinance for a period of at least thirty (30) years, until 
Branchburg takes action to release the unit from such requirements; prior to such action, a 
restricted ownership unit must remain subject to the requirements of N.J.A.C. 5:80-26.1, as may 
be amended and supplemented. 

B. The affordability control period for a restricted ownership unit shall commence on the 
date the initial certified household takes title to the unit. 

C. Prior to the issuance of the initial certificate of occupancy for a restricted ownership unit 
and upon each successive sale during the period of restricted ownership, the Administrative 
Agent shall determine the restricted price for the unit and shall also determine the non-restricted, 
fair market value of the unit based on either an appraisal or the unit’s equalized assessed value  
without the restrictions in place.  
 
D.  At the time of the initial sale of the unit, the initial purchaser shall execute and deliver to 
the Administrative Agent a recapture note obligating the purchaser (as well as the purchaser’s 
heirs, successors and assigns) to repay, upon the first non-exempt sale after the unit’s release 
from the restrictions set forth in this Ordinance, an amount equal to the difference between the 
unit’s non-restricted fair market value and its restricted price, and the recapture note shall be 
secured by a recapture lien evidenced by a duly recorded mortgage on the unit. 
 
E. The affordability controls set forth in this Ordinance shall remain in effect despite the 
entry and enforcement of any judgment of foreclosure with respect to restricted ownership units.  
 
F. A restricted ownership unit shall be required to obtain a Continuing Certificate of 
Occupancy or a certified statement from the Construction Official stating that the unit meets all 
Code standards upon the first transfer of title following the removal of the restrictions provided 
under N.J.A.C. 5:80-26.5(a), as may be amended and supplemented. 
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13-10.  Price Restrictions for Restricted Ownership Units, Homeowner Association Fees 
and Resale Prices 
 
Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.1, 
as may be amended and supplemented, including: 
 
A. The initial purchase price for a restricted ownership unit shall be approved by the 
Administrative Agent.   
 
B. The Administrative Agent shall approve all resale prices, in writing and in advance of the 
resale, to assure compliance with the foregoing standards. 
 
C. The master deeds of inclusionary developments shall provide no distinction between the 
condominium or homeowner association fees and special assessments paid by low- and 
moderate-income purchasers and those paid by market purchasers. 
 
D. The owners of restricted ownership units may apply to the Administrative Agent to 
increase the maximum sales price for the unit on the basis of anticipated capital improvements.  
Eligible capital improvements shall be those that render the unit suitable for a larger household 
or the addition of a bathroom.  See Section 13. 
 
13-11.  Buyer Income Eligibility  
 
A. Buyer income eligibility for restricted ownership units shall be in accordance with 
N.J.A.C. 5:80-26.1, as may be amended and supplemented, such that low-income ownership 
units shall be reserved for households with a gross household income less than or equal to 50 
percent of median income and moderate-income ownership units shall be reserved for 
households with a gross household income less than 80 percent of median income. 
 
B. Notwithstanding the foregoing, the Administrative Agent may, upon approval by the 
Township Committee, and subject to the Court's approval, permit a moderate-income purchaser 
to buy a low-income unit if and only if the Administrative Agent can demonstrate that there is an 
insufficient number of eligible low-income purchasers in the housing region to permit prompt 
occupancy of the unit and all other reasonable efforts to attract a low income purchaser, 
including pricing and financing incentives, have failed.  Any such low-income unit that is sold to 
a moderate-income household shall retain the required pricing and pricing restrictions for a low-
income unit. 
 
C. A certified household that purchases a restricted ownership unit must occupy it as the 
certified household’s principal residence and shall not lease the unit; provided, however, that the 
Administrative Agent may permit the owner of a restricted ownership unit, upon application and 
a showing of hardship, to lease the restricted unit to another certified household for a period not 
to exceed one year. 
 
D. The Administrative Agent shall certify a household as eligible for a restricted ownership 
unit when the household is a low-income household or a moderate-income household, as 
applicable to the unit, and the estimated monthly housing cost for the particular unit (including 
principal, interest, taxes, homeowner and private mortgage insurance and condominium or 
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homeowner association fees, as applicable) does not exceed 33 percent of the household’s 
eligible monthly income. 
 
E. Notwithstanding the foregoing, the Administrative Agent may, upon approval by the 
Township Committee, and subject to Court’s approval, permit a moderate-income purchaser to 
buy a low-income unit if and only if the Administrative Agent can demonstrate that there is an 
insufficient number of eligible low-income purchasers in the housing region to permit prompt 
occupancy of the unit and all other reasonable efforts to attract a low income purchaser, 
including pricing and financing incentives, have failed.  Any such low-income unit that is sold to 
a moderate-income household shall retain the required pricing and pricing restrictions for a low-
income unit. 
 
F. A certified household that purchases a restricted ownership unit must occupy it as a 
certified household’s principal residence and shall not lease the unit; provided, however, that the 
Administrative Agent may permit the owner of a restricted ownership unit, upon application and 
a showing of a hardship, to lease the restricted unit to another certified household for a period not 
to exceed one year.  Violations of this provision shall be subject to the applicable enforcement 
provisions of Section 20 of this Ordinance. 
 
13-12.  Limitations on Indebtedness Secured by Ownership Unit; Subordination 

A.  Prior to incurring any indebtedness to be secured by a restricted ownership unit, the 
owner shall apply to the Administrative Agent for a determination in writing that the proposed 
indebtedness complies with the provisions of this Section, and the Administrative Agent shall 
issue such determination prior to the owner incurring such indebtedness. 

B. With the exception of First Purchase Money Mortgages, neither an owner nor a lender 
shall at any time cause or permit the total indebtedness secured by a restricted ownership unit to 
exceed 95 percent of the maximum allowable resale price of the unit, as such price is determined 
by the Administrative Agent in accordance with N.J.A.C.5:80-26.6(b). 

13-13.  Capital Improvements To Ownership Units  

A.  The owners of restricted ownership units may apply to the Administrative Agent to 
increase the maximum sales price for the unit on the basis of capital improvements made since 
the purchase of the unit.  Eligible capital improvements shall be those that render the unit 
suitable for a larger household or that add an additional bathroom.  In no event shall the 
maximum sales price of an improved housing unit exceed the limits of affordability for the larger 
household. 

B.  Upon the resale of a restricted ownership unit, all items of property that are permanently 
affixed to the unit or were included when the unit was initially restricted (for example, 
refrigerator, range, washer, dryer, dishwasher, wall-to-wall carpeting) shall be included in the 
maximum allowable resale price.  Other items may be sold to the purchaser at a reasonable price 
that has been approved by the Administrative Agent at the time of the signing of the agreement 
to purchase.  The purchase of central air conditioning installed subsequent to the initial sale of 
the unit and not included in the base price may be made a condition of the unit resale provided 
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the price, which shall be subject to 10-year, straight-line depreciation, has been approved by the 
Administrative Agent.  Unless otherwise approved by the Administrative Agent, the purchase of 
any property other than central air conditioning shall not be made a condition of the unit resale. 
The owner and the purchaser must personally certify at the time of closing that no unapproved 
transfer of funds for the purpose of selling and receiving property has taken place at the time of 
or as a condition of resale.  

13-14.  Control Periods for Restricted Rental Units 
 
A. Control periods for restricted rental units shall be in accordance with N.J.A.C. 5:80-
26.11, as may be amended and supplemented, and each restricted rental unit shall remain subject 
to the requirements of this Ordinance for a period of at least 30 years, until Branchburg takes 
action to release the unit from such requirements.  Prior to such action, a restricted rental unit 
must remain subject to the requirements of N.J.A.C. 5:80-26.1, as may be amended and 
supplemented. 
 
B. Deeds of all real property that include restricted rental units shall contain deed restriction 
language.  The deed restriction shall have priority over all mortgages on the property, and the 
deed restriction shall be filed by the developer or seller with the records office of the County of 
Branchburg.  A copy of the filed document shall be provided to the Administrative Agent within 
30 days of the receipt of a Certificate of Occupancy. 
 
C. A restricted rental unit shall remain subject to the affordability controls of this Ordinance 
despite the occurrence of any of the following events: 
 
 1. Sublease or assignment of the lease of the unit; 
 
 2. Sale or other voluntary transfer of the ownership of the unit; or 
 
 3. The entry and enforcement of any judgment of foreclosure on the property 
containing the unit. 
 
13-15.  Rent Restrictions for Rental Units; Leases 
 
A. A written lease shall be required for all restricted rental units and tenants shall be 
responsible for security deposits and the full amount of the rent as stated on the lease.  A copy of 
the current lease for each restricted rental unit shall be provided to the Administrative Agent. 
 
B. No additional fees or charges shall be added to the approved rent (except, in the case of 
units in an assisted living residence, to cover the customary charges for food and services) 
without the express written approval of the Administrative Agent.   
 
C. Application fees (including the charge for any credit check) shall not exceed five percent 
of the monthly rent of the applicable restricted unit and shall be payable to the Administrative 
Agent to be applied to the costs of administering the controls applicable to the unit as set forth in 
this Ordinance. 
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D. No rent control ordinance or other pricing restriction shall be applicable to either the 
market units or the affordable units in any development in which at least 15% of the total number 
of dwelling units are restricted rental units in compliance with this Ordinance. 
 
13-16.  Tenant Income Eligibility 
 
A. Tenant income eligibility shall be in accordance with N.J.A.C. 5:80-26.13, as may be 
amended and supplemented, and shall be determined as follows: 

 1. Very low-income rental units shall be reserved for households with a gross 
household income less than or equal to 30 percent of the regional median household income by 
household size. 

 2. Low-income rental units shall be reserved for households with a gross household 
income less than or equal to 50 percent of the regional median household income by household 
size. 

 3. Moderate-income rental units shall be reserved for households with a gross 
household income less than 80 percent of the regional median household income by household 
size. 

B. The Administrative Agent shall certify a household as eligible for a restricted rental unit 
when the household is a very low-income household, low-income household or a moderate-
income household, as applicable to the unit, and the rent proposed for the unit does not exceed 
35 percent (40 percent for age-restricted units) of the household’s eligible monthly income as 
determined pursuant to N.J.A.C. 5:80-26.16, as may be amended and supplemented; provided, 
however, that this limit may be exceeded if one or more of the following circumstances exists: 

 1. 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 its housing costs;  

 2. 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; 

 3. The household is currently in substandard or overcrowded living conditions;  

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

 5. The household documents reliable anticipated 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.  
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C. The applicant shall file documentation sufficient to establish the existence of the 
circumstances in 1.a. through 2.e. above with the Administrative Agent, who shall counsel the 
household on budgeting. 

13-17.  Municipal Housing Liaison 

A. The Township of Branchburg shall appoint a specific municipal employee to serve as a 
Municipal Housing Liaison responsible for overseeing the Township's affordable housing 
program, including overseeing the administration of affordability controls on the affordable units 
and the affirmative marketing of available affordable units in accordance with the Township's 
Affirmative Marketing Plan; fulfilling monitoring and reporting requirements; and supervising 
Administrative Agent(s).  Branchburg shall adopt an Ordinance creating the position of 
Municipal Housing Liaison and a Resolution appointing the person to fulfill the position of 
Municipal Housing Liaison.  The Municipal Housing Liaison shall be appointed by the 
governing body and may be a full or part time municipal employee.  The Municipal Housing 
Liaison shall be approved by the Court and shall be duly qualified through a training program 
sponsored by Affordable Housing Professionals of New Jersey before assuming the duties of 
Municipal Housing Liaison. 

B. The Municipal Housing Liaison shall be responsible for oversight and administration of 
the affordable housing program for Branchburg, including the following responsibilities which 
may not be contracted out to the Administrative Agent: 
 
 1. Serving as Branchburg’s primary point of contact for all inquiries from the State, 
affordable housing providers, Administrative Agents and interested households; 
  
 2. Monitoring the status of all restricted units in Branchburg’s Fair Share Plan; 
 
 3. Compiling, verifying, submitting and posting all monitoring reports as required by 
the Court and by this Ordinance; 
 
 4. Coordinating meetings with affordable housing providers and Administrative 
Agents, as needed; and 
 

5. Attending continuing education opportunities on affordability controls, 
compliance monitoring and affirmative marketing at least annually and more often as needed. 
 
C. Subject to the approval of the Court, the Township of Branchburg shall designate one or 
more Administrative Agent(s) to administer and to affirmatively market the affordable units 
constructed in the Township in accordance with UHAC and this Ordinance.  An Operating 
Manual for each affordable housing program shall be provided by the Administrative Agent(s) to 
be adopted by resolution of the governing body and subject to approval of the Court.  The 
Operating Manual(s) shall be available for public inspection in the office of the Township Clerk, 
in the office of the Municipal Housing Liaison, and in the office(s) of the Administrative 
Agent(s).  The Municipal Housing Liaison shall supervise the work of the Administrative 
Agent(s). 
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13-18.  Administrative Agent 
 
An Administrative Agent shall be an independent entity serving under contract to and reporting 
to the municipality.  The fees of the Administrative Agent shall be paid by the owners of the 
affordable units for which the services of the Administrative Agent are required.  The 
Administrative Agent shall perform the duties and responsibilities of an Administrative Agent as 
set forth in UHAC, including those set forth in Sections 5:80-26.14, 16 and 18 thereof, which 
includes: 
 
A. Affirmative Marketing:  

1. Conducting an outreach process to affirmatively market affordable housing units 
in accordance with the Affirmative Marketing Plan of the Township of Branchburg and the 
provisions of N.J.A.C. 5:80-26.15; and 

 2. Providing counseling or contracting to provide counseling services to low- and 
moderate-income applicants on subjects such as budgeting, credit issues, mortgage qualification, 
rental lease requirements, and landlord/tenant law. 

B. Household Certification: 

1. Soliciting, scheduling, conducting and following up on interviews with interested 
households; 

 2. Conducting interviews and obtaining sufficient documentation of gross income 
and assets upon which to base a determination of income eligibility for a low- or moderate-
income unit; 

 3. Providing written notification to each applicant as to the determination of 
eligibility or non-eligibility; 

4. Requiring that all certified applicants for restricted units execute a certificate 
substantially in the form, as applicable, of either the ownership or rental certificates set forth in 
Appendices J and K of N.J.A.C. 5:80-26.1 et seq.; 
 
 5. Creating and maintaining a referral list of eligible applicant households living in 
the housing region and eligible applicant households with members working in the housing 
region where the units are located;  
 
 6. Employing a random selection process as provided in the Affirmative Marketing 
Plan of the Township of Branchburg when referring households for certification to affordable 
units; and  
 
 7. Notifying the following entities of the availability of affordable housing units in 
the Township of Branchburg:  Fair Share Housing Center, the New Jersey State Conference of 
the NAACP, the Latino Action Network, NORWESCAP, the Central Jersey Housing Resource 
Center, and the Supportive Housing Association. 
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C.  Affordability Controls: 
 
 1. Furnishing to attorneys or closing agents forms of deed restrictions and mortgages 
for recording at the time of conveyance of title of each restricted unit; 
 
 2. Creating and maintaining a file on each restricted unit for its control period, 
including the recorded deed with restrictions, recorded mortgage and note, as appropriate;  
 
 3. Ensuring that the removal of the deed restrictions and cancellation of the 
mortgage note are effectuated and properly filed with the Somerset County Register of Deeds or 
Somerset County Clerk’s office after the termination of the affordability controls for each 
restricted unit;  
 
 4. Communicating with lenders regarding foreclosures; and 
 
 5. Ensuring the issuance of Continuing Certificates of Occupancy or certifications 
pursuant to N.J.A.C. 5:80-26.10. 
 
D.  Resales and Rerentals: 
 
 1. Instituting and maintaining an effective means of communicating information 
between owners and the Administrative Agent regarding the availability of restricted units for 
resale or rerental; and 
 
 2. Instituting and maintaining an effective means of communicating information to 
low- (or very low-) and moderate-income households regarding the availability of restricted units 
for resale or re-rental.  
 
E.  Processing Requests from Unit Owners: 
 
 1. Reviewing and approving requests for determination from owners of restricted 
units who wish to take out home equity loans or refinance during the term of their ownership that 
the amount of indebtedness to be incurred will not violate the terms of this Ordinance; 
 
 2. Reviewing and approving requests to increase sales prices from owners of 
restricted units who wish to make capital improvements to the units that would affect the selling 
price, such authorizations to be limited to those improvements resulting in additional bedrooms 
or bathrooms and the depreciated cost of central air conditioning systems;  
 
 3. Notifying the municipality of an owner’s intent to sell a restricted unit; and 
 
 4. Making determinations on requests by owners of restricted units for hardship 
waivers. 
 
F. Enforcement: 
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 1. Securing annually from the municipality a list of all affordable housing units for 
which tax bills are mailed to absentee owners, and notifying all such owners that they must either 
move back to their unit or sell it;  
 
 2. Securing from all developers and sponsors of restricted units, at the earliest point 
of contact in the processing of the project or development, written acknowledgement of the 
requirement that no restricted unit can be offered, or in any other way committed, to any person, 
other than a household duly certified to the unit by the Administrative Agent; 
 
 3. Posting annually, in all rental properties (including two-family homes), a notice as 
to the maximum permitted rent together with the telephone number of the Administrative Agent 
where complaints of excess rent or other charges can be made; 
 
 4. Sending annual mailings to all owners of affordable dwelling units, reminding 
them of the notices and requirements outlined in N.J.A.C. 5:80-26.18(d)4; 
 
 5. Establishing a program for diverting unlawful rent payments to the municipality's 
Affordable Housing Trust Fund; and 
 
 6. Creating and publishing a written operating manual for each affordable housing 
program administered by the Administrative Agent, to be approved by the Township Committee 
and the Court, setting forth procedures for administering the affordability controls. 
 
G. Additional Responsibilities: 
 
 1. The Administrative Agent shall have the authority to take all actions necessary 
and appropriate to carry out its responsibilities hereunder.   
 
 2. The Administrative Agent shall prepare monitoring reports for submission to the 
Municipal Housing Liaison in time to meet the Court-approved monitoring and reporting 
requirements in accordance with the deadlines set forth in this Ordinance. 

3. The Administrative Agent shall attend continuing education sessions on 
affordability controls, compliance monitoring, and affirmative marketing at least annually and 
more often as needed. 

13-19.  Affirmative Marketing Requirements 

A. The Township of Branchburg shall adopt by resolution an Affirmative Marketing Plan, 
subject to approval of the Court that is compliant with N.J.A.C. 5:80-26.15, as may be amended 
and supplemented. 
 
B. The Affirmative Marketing Plan is a regional marketing strategy 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 housing units which are being marketed by a developer, 
sponsor or owner of affordable housing.  The Affirmative Marketing Plan is intended to target 
those potentially eligible persons who are least likely to apply for affordable units in that region.  
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It is a continuing program that directs marketing activities toward Housing Region 3 and is 
required to be followed throughout the period of restriction. 
 
C. The Affirmative Marketing Plan shall provide a regional preference for all households 
that live and/or work in Housing Region 3, comprised of Hunterdon, Somerset and Middlesex 
Counties. 
 
D. The municipality has the ultimate responsibility for adopting the Affirmative Marketing 
Plan and for the proper administration of the Affirmative Marketing Program, including initial 
sales and rentals and resales and rerentals.  The Administrative Agent designated by the 
Township of Branchburg shall implement the Affirmative Marketing Plan to assure the 
affirmative marketing of all affordable units.  
 
E. In implementing the Affirmative Marketing Plan, the Administrative Agent shall provide 
a list of counseling services to low- and moderate-income applicants on subjects such as 
budgeting, credit issues, mortgage qualification, rental lease requirements, and landlord/tenant 
law.   
 
F. The Affirmative Marketing Plan shall describe the media to be used in advertising and 
publicizing the availability of housing.  In implementing the Affirmative Marketing Plan, the 
Administrative Agent shall consider the use of language translations where appropriate.   
 
G. The affirmative marketing process for available affordable units shall begin at least four 
months (120 days) prior to the expected date of occupancy.  
 
H. Applications for affordable housing shall be available in several locations, including, at a 
minimum, the County Administration Building and/or the County Library for each county within 
the housing region; the municipal administration building and the municipal library in the 
municipality in which the units are located; and the developer's rental office.  Applications shall 
be mailed to prospective applicants upon request. 
 
I. In addition to other affirmative marketing strategies, the Administrative Agent shall 
provide specific notice of the availability of affordable housing units in Branchburg, and copies 
of the application forms, to the following entities:  Fair Share Housing Center, the New Jersey 
State Conference of the NAACP, the Latino Action Network STEPS, NORWESCAP, the 
Supportive Housing Association, and the Central Jersey Housing Resource Center. 
 
J. The costs of advertising and affirmative marketing of the affordable units shall be the 
responsibility of the developer, sponsor or owner. 
 
13-20.  Enforcement of Affordable Housing Regulations 
 
A. Upon the occurrence of a breach of any of the regulations governing an affordable unit by 
an Owner, Developer or Tenant, the municipality shall have all remedies provided at law or 
equity, including but not limited to foreclosure, tenant eviction, a requirement for household 
recertification, acceleration of all sums due under a mortgage, recuperation of any funds from a 
sale in violation of the regulations, injunctive relief to prevent further violation of the 
regulations, entry on the premises, and specific performance. 
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B. After providing written notice of a violation to an Owner, Developer or Tenant of a low- 
or moderate-income unit and advising the Owner, Developer or Tenant of the penalties for such 
violations, the municipality may take the following action(s) against the Owner, Developer or 
Tenant for any violation that remains uncured for a period of 60 days after service of the written 
notice: 
 
 1. The municipality may file a court action pursuant to N.J.S.A. 2A:58-11 alleging a 
violation or violations of the regulations governing the affordable housing unit.  If the Owner, 
Developer or Tenant is adjudged by the Court to have violated any provision of the regulations 
governing affordable housing units the Owner, Developer or Tenant shall be subject to one or 
more of the following penalties, at the discretion of the Court: 
 
  i) A fine of not more than $500.00 per day or imprisonment for a period not 
to exceed 90 days, or both, provided that each and every day that the violation continues or exists 
shall be considered a separate and specific violation of these provisions and not a continuation of 
the initial offense; 
 
  ii) In the case of an Owner who has rented a low- or moderate-income unit in 
violation of the regulations governing affordable housing units, payment into the Township of 
Branchburg Affordable Housing Trust Fund of the gross amount of rent illegally collected;  
 
  iii) In the case of an Owner who has rented a low- or moderate-income unit in 
violation of the regulations governing affordable housing units, payment of an innocent tenant's 
reasonable relocation costs, as determined by the Court. 

 
2. The municipality may file a court action in the Superior Court seeking a judgment 

that would result in the termination of the Owner's equity or other interest in the unit, in the 
nature of a mortgage foreclosure.  Any such judgment shall be enforceable as if the same were a 
judgment of default of the First Purchase Money Mortgage and shall constitute a lien against the 
low- or moderate-income unit. 
 
  i) The judgment shall be enforceable, at the option of the municipality, by 
means of an execution sale by the Sheriff, at which time the low- and moderate-income unit of 
the violating Owner shall be sold at a sale price which is not less than the amount necessary to 
fully satisfy and pay off any First Purchase Money Mortgage and prior liens and the costs of the 
enforcement proceedings incurred by the municipality, including attorney's fees.  The violating 
Owner shall have his right to possession terminated as well as his title conveyed pursuant to the 
Sheriff's sale. 
 
  ii) The proceeds of the Sheriff's sale shall first be applied to satisfy the First 
Purchase Money Mortgage lien and any prior liens upon the low- and moderate-income unit.  
The excess, if any, shall be applied to reimburse the municipality for any and all costs and 
expenses incurred in connection with either the court action resulting in the judgment of 
violation or the Sheriff's sale.  In the event that the proceeds from the Sheriff's sale are 
insufficient to reimburse the municipality in full as aforesaid, the violating Owner shall be 
personally responsible for the full extent of such deficiency, in addition to any and all costs 
incurred by the municipality in connection with collecting such deficiency.  In the event that a 
surplus remains after satisfying all of the above, such surplus, if any, shall be placed in escrow 
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by the municipality for the Owner and shall be held in such escrow for a maximum period of two 
years or until such earlier time as the Owner shall make a claim with the municipality for such. 
Failure of the Owner to claim such balance within the two-year period shall automatically result 
in a forfeiture of such balance to the municipality.  Any interest accrued or earned on such 
balance while being held in escrow shall belong to and shall be paid to the municipality, whether 
such balance shall be paid to the Owner or forfeited to the municipality. 
 
  iii) Foreclosure by the municipality due to violation of the regulations 
governing affordable housing units shall not extinguish the restrictions of the regulations 
governing affordable housing units as the same apply to the low- and moderate-income unit.  
Title shall be conveyed to the purchaser at the Sheriff's sale, subject to the restrictions and 
provisions of the regulations governing the affordable housing unit.  The Owner determined to 
be in violation of the provisions of this plan and from whom title and possession were taken by 
means of the Sheriff's sale shall not be entitled to any right of redemption. 
 
  iv) If there are no bidders at the Sheriff's sale, or if insufficient amounts are 
bid to satisfy the First Purchase Money Mortgage and any prior liens, the municipality may 
acquire title to the low- and moderate-income unit by satisfying the First Purchase Money 
Mortgage and any prior liens and crediting the violating owner with an amount equal to the 
difference between the First Purchase Money Mortgage and any prior liens and costs of the 
enforcement proceedings, including legal fees and the maximum resale price for which the low-  
and moderate-income unit could have been sold under the terms of the regulations governing 
affordable housing units.  This excess shall be treated in the same manner as the excess which 
would have been realized from an actual sale as previously described. 
 
  v) Failure of the low- and moderate-income unit to be either sold at the 
Sheriff's sale or acquired by the municipality shall obligate the Owner to accept an offer to 
purchase from any qualified purchaser which may be referred to the Owner by the municipality, 
with such offer to purchase being equal to the maximum resale price of the low- and moderate-
income unit as permitted by the regulations governing affordable housing units. 
 
  vi) The Owner shall remain fully obligated, responsible and liable for 
complying with the terms and restrictions of governing affordable housing units until such time 
as title is conveyed from the Owner. 
 
13-21.  Appeals  
 
Appeals from all decisions of an Administrative Agent appointed pursuant to this Ordinance 
shall be filed in writing with the Court.  
 
13-22.   Limitation on Certain Association Assessments Upon Affordable Condominiums 
 
 A.   "Agreement" shall for the purposes of this subsection mean an affordable housing 

plan or a master deed, or both, executed by a condominium association or by the 
developer that created the association, and filed in the land records of Somerset 
County prior to October 1, 2001, that limits the condominium association's 
assessments upon affordable condominiums to a lesser amount or percentage than 
the condominium association's assessments upon other condominiums. 
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 B.    No condominium association which is subject to an Agreement shall for the period 

of time expressed in the Agreement change its assessments in any manner 
inconsistent with the affordable housing plan or master deed without a resolution 
adopted by the Township Committee consenting thereto. 

 
 C.   No condominium association which is subject to an Agreement shall for the period of 

time expressed in the Agreement permit its assessments to be in any manner 
inconsistent with the affordable housing plan or master deed without a resolution 
adopted by the Township Committee consenting thereto. 

 
 D.    Any purported assessment by a condominium association upon an affordable 

condominium in violation of this subsection shall be unenforceable, uncollectable, 
void and of no effect. 

 
 E.    Any amendment or modification by a condominium association to or of its master 

deed that is in violation of this subsection shall be a violation of the Land 
Development Ordinance. 

  
 F.    Every day during which any amendment or modification by a condominium 

association to or of its master deed that is in violation of this subsection exists shall 
be a violation of the Land Development Ordinance. 

 
 G.   Every bill, demand or other affirmative request for the payment of a purported 

assessment upon an affordable condominium that is in violation of this subsection 
shall be a violation of the Land Development Ordinance. 

 
 H.   Any person who participates in authorizing, preparing, making, sending or delivering 

any bill, demand or other affirmative request for the payment of a purported 
assessment upon an affordable condominium who knows that such bill, demand or 
other affirmative request for payment is in violation of this subsection shall be guilty 
of a violation of the Land Development Ordinance. 

 
Section 2.  This Ordinance shall be construed so as not to conflict with any provision of New 
Jersey or Federal law.  The provisions of this Ordinance shall be cumulative with, and not in 
substitution for, all other applicable zoning, planning, and land use regulations.  All other 
ordinances or other local requirements that are inconsistent or in conflict with this Ordinance are 
hereby repealed to the extent of any inconsistency or conflict, and the provisions of this 
Ordinance shall apply. 
 
Section 3.  If any provisions of this Ordinance shall be adjudged invalid, such adjudication shall 
not affect the validity of the remaining provisions, which shall be deemed severable therefrom. 
 
Section 4.  After introduction, the Township Clerk is hereby directed to provide a copy of the 
within Ordinance to the Planning Board for its review in accordance with N.J.S.A. 40:55D-26. 
The Planning Board is directed to make and transmit to the Township Committee within 35 days 
after referral, a report including identification of any provisions in the proposed Ordinance which 
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are inconsistent with the Master Plan and recommendations concerning any inconsistencies and 
any other matter as the Board deems appropriate. 
 
Section 5.  After introduction, the Township Clerk is hereby directed to provide by personal 
service, certified mail or email with confirmation that the email was delivered, at least 10 days 
prior to the scheduled hearing, a copy of this Ordinance and a Notice of Hearing in accordance 
with N.J.S.A. 40:55D-15 to:  (1) the clerk of any adjoining municipalities located within 200 feet 
of the boundaries of the affected properties; and (2) the County Planning Board.     
 
Section 6. This Ordinance shall take effect immediately upon its adoption, passage and 
publication according to law. 
 
INTRODUCED/PASSED ON FIRST READING: 
 

ROLL CALL VOTE 
COMMITTEE MEMBER YES NO ABSTAIN ABSENT 
SCHWORN     
COLUMBUS     
OWENS     
BEATRICE     
YOUNG     

 
PUBLISHED: 
 
ADOPTED: 
 

ROLL CALL VOTE 
COMMITTEE MEMBER YES NO ABSTAIN ABSENT 
SCHWORN     
COLUMBUS     
OWENS     
BEATRICE     
YOUNG     

 
 
ATTEST: 
 
 
 

Marguerite Schmitt, RMC  Thomas Young 
Township Clerk  Mayor 
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ORDINANCE NO. 2020-1388 
 

AN ORDINANCE REPEALING SECTION 13-19 “AFFORDABLE HOUSING 
DEVELOPMENT FEES” OF ARTICLE XIII “AFFORDABLE HOUSING” AND 
CREATING A NEW ARTICLE XIV “DEVELOPMENT FEES” OF THE TOWNSHIP 
OF BRANCHBURG LAND DEVELOPMENT ORDINANCE TO PROVIDE FOR THE 
COLLECTION OF DEVELOPMENT FEES IN SUPPORT OF AFFORDABLE 
HOUSING AS PERMITTED BY THE NEW JERSEY FAIR HOUSING ACT 
 
 WHEREAS, In Holmdel Builder’s Association v. Holmdel Township, 121 N.J. 550 
(1990), the New Jersey Supreme Court determined that mandatory development fees are 
authorized by the Fair Housing Act of 1985, N.J.S.A. 52:27d-301, et seq., and the State 
Constitution, subject to the adoption of Rules by the Council on Affordable Housing (COAH); 
and 
 
 WHEREAS, pursuant to P.L. 2008, c. 46, Section 8 (C. 52:27D-329.2) and the Statewide 
Non-Residential Development Fee Act (C. 40:55D-8.1 through 8.7), COAH was authorized to 
adopt and promulgate regulations necessary for the establishment, implementation, review, 
monitoring and enforcement of municipal affordable housing trust funds and corresponding 
spending plans.  Municipalities that were under the jurisdiction of COAH and that are now 
before a court of competent jurisdiction and have a Court-approved Spending Plan may retain 
fees collected from non-residential development; 
 
 NOW, THERFORE, BE IT ORDAINED by the Township Committee of the Township 
of Branchburg, Somerset County, New Jersey, that the Code of the Township of Branchburg is 
hereby amended to include the following provisions regulating the collection and disposition of 
mandatory development fees to be used in connection with the Township's affordable housing 
programs, as directed by the Superior Court and consistent with N.J.A.C. 5:93-1, et seq., as 
amended and supplemented, N.J.A.C. 5:80-26.1, et seq., as amended and supplemented, and the 
New Jersey Fair Housing Act of 1985.   
 
Section 1.  Article 13 – 19 of the Township of Branchburg Land Development Ordinance is 
hereby repealed and new Article 14 “Development Fees” is created as follows: 
 
14-1. Purpose 
 
 This Ordinance establishes standards for the collection, maintenance, and expenditure of 
development fees that are consistent with COAH’s regulations developed in response to P.L. 
2008, c. 46, Sections 8 and 32-38 (C. 52:27D-329.2) and the Statewide Non-Residential 
Development Fee Act (C. 40:55D-8.1 through 8.7).  Fees collected pursuant to this Ordinance 
shall be used for the sole purpose of providing very low, low- and moderate-income housing.   
 
14-2. Basic Requirements 
 
 A. This Ordinance shall not be effective until approved by the Court. 
 
 B. The Township of Branchburg shall not spend development fees until the Court 
has approved a plan for spending such fees (Spending Plan).   
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14-3. Definitions 
 
 The following terms, as used in this Ordinance, shall have the following meanings: 
 
“Affordable housing development” means a development included in the Housing Element and 
Fair Share Plan, and includes, but is not limited to, an inclusionary development, a municipal 
construction project or a 100 percent affordable housing development. 
 
“COAH” or the “Council” means the New Jersey Council on Affordable Housing established 
under the Fair Housing Act. 
 
“Development fee” means money paid by a developer for the improvement of property as 
authorized by Holmdel Builder’s Association v. Holmdel Township, 121 N.J. 550 (1990) and the 
Fair Housing Act of 1985, N.J.S.A. 52:27d-301, et seq., and regulated by applicable COAH 
Rules. 
 
“Developer” means the legal or beneficial owner or owners of a lot or of any land proposed to be 
included in a proposed development, including the holder of an option or contract to purchase, or 
other person having an enforceable proprietary interest in such land.   
 
“Equalized assessed value” means the assessed value of a property divided by the current 
average ratio of assessed to true value for the municipality in which the property is situated, as 
determined in accordance with Sections 1, 5, and 6 of P.L. 1973, c.123 (C.54:1-35a through 
C.54:1-35c).   
 
“Green building strategies” means those strategies that minimize the impact of development on 
the environment, and enhance the health, safety and well-being of residents by producing 
durable, low-maintenance, resource-efficient housing while making optimum use of existing 
infrastructure and community services.  
 
14-4. Residential Development Fees 
 
 A. Imposition of Fees 
 
  1) Within the Township of Branchburg, all residential developers, except for 
developers of the types of developments specifically exempted below and developers of 
developments that include affordable housing shall pay a fee of one and a half percent (1.5%) of 
the equalized assessed value for all new residential development provided no increased density is 
permitted.  Development fees shall also be imposed and collected when an additional dwelling 
unit is added to an existing residential structure; in such cases, the fee shall be calculated based 
on the increase in the equalized assessed value of the property due to the additional dwelling 
unit. 
 
  2) When an increase in residential density is permitted pursuant to a “d” 
variance granted under N.J.S.A. 40:55D-70d(5), developers shall be required to pay a “bonus” 
development fee of six percent (6%) percent of the equalized assessed value for each additional 
unit that may be realized, except that this provision shall not be applicable to a development that 
will include affordable housing.  If the zoning on a site has changed during the two-year period 
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preceding the filing of such a variance application, the base density for the purposes of 
calculating the bonus development fee shall be the highest density permitted by right during the 
two-year period preceding the filing of the variance application.  
 
 B. Eligible Exactions, Ineligible Exactions and Exemptions for Residential 
Developments 
 
  1) Affordable housing developments and/or developments where the 
developer has made a payment in lieu of on-site construction of affordable units, if permitted by 
Ordinance or by Agreement with the Township of Branchburg, shall be exempt from the 
payment of development fees.   
 
  2) Developments that have received preliminary or final site plan approval 
prior to the adoption of this Ordinance and any preceding Ordinance permitting the collection of 
development fees shall be exempt from the payment of development fees, unless the developer 
seeks a substantial change in the original approval.  Where site plan approval is not applicable, 
the issuance of a Zoning Permit and/or Construction Permit shall be synonymous with 
preliminary or final site plan approval for the purpose of determining the right to an exemption.  
In all cases, the applicable fee percentage shall be determined based upon the Development Fee 
Ordinance in effect on the date that the Construction Permit is issued. 
 
  3) Any repair, reconstruction or improvement of a structure, the cost of 
which is less than 50% of the market value of the structure before the improvement or repair is 
started shall be exempt from the payment of development fees. For purpose of this section, 
"market value" shall mean the equalized assessed value of the existing improvement as 
established by the Township Tax Assessor. The cost of the repair, reconstruction or 
improvements shall be determined by an itemized construction cost estimate prepared and 
submitted to the Construction Official. The estimate shall be signed and sealed by an architect or 
professional engineer licensed by the State of New Jersey, or where no such professionals are 
retained, signed by the contractor or the homeowner. Where prepared by the homeowner or 
contractor, the Township Engineer may review such estimates for accuracy. "Substantial 
improvement" is considered to commence when the first alteration of any wall, floor or other 
structural part of the building commences, whether or not the alteration affects the external 
dimensions of the structure. The term does not, however, include either: 
 

(a) Any project for improvement of a structure to comply with existing state 
or local building, fire, health, sanitary or safety code specifications which are soley 
necessary to assure safe living conditions; or 

 
(b) Any alteration of a structure listed on the National Register of Historic Places 

or a state inventory of historic places but a development fee shall be charged for any new 
dwelling constructed as a replacement for a previously existing dwelling on the same lot 
that was or will be demolished, unless the owner resided in the previous dwelling for a 
period of one year or more prior to obtaining a demolition permit.  Where a development 
fee is charged for a replacement dwelling, the development fee shall be calculated on the 
increase in the equalized assessed value of the new structure as compared to the previous 
structure.   
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  4) Structural alterations that do not increase gross floor area of a building or 
structure or increase the equalized assessed value of a property shall be exempted from paying a 
development fee. 
 

5) Nonprofit organizations constructing residential projects which have 
received tax-exempt status pursuant to Section 501(c)(3) of the Internal Revenue Code, 
providing current evidence of that status is submitted to the Municipal Clerk, together with a 
certification that services of the organization are provided at reduced rates to those who establish 
an inability to pay existing charges, shall be exempted from paying a development fee. 

 
6)  Federal, state, county and local governments shall be exempted from 

paying a development fee. 
 
7) Homes replaced as a result of a natural disaster, fire or flood shall be 

exempt from the payment of a development fee. (This exemption applies only for the owner of 
record at the time of the fire, flood, or natural disaster.) 
 
14-5. Non-Residential Development Fees 
 
 A. Imposition of Fees 
 
  1) Within all zoning districts, non-residential developers, except for 
developers of the types of developments specifically exempted below, shall pay a fee equal to 
two and one-half (2.5) percent of the equalized assessed value of the land and improvements, for 
all new non-residential construction on an unimproved lot or lots.   

 
2) Within all zoning districts, non-residential developers, except for 

developers of the types of developments specifically exempted below, shall also pay a fee equal 
to two and one-half (2.5) percent of the increase in equalized assessed value resulting from any 
additions to existing structures to be used for non-residential purposes.  
 
  3) Development fees shall be imposed and collected when an existing 
structure is demolished and replaced.  The development fee of two and a half percent (2.5%) 
shall be calculated on the difference between the equalized assessed value of the pre-existing 
land and improvements and the equalized assessed value of the newly improved structure, i.e. 
land and improvements, and such calculation shall be made at the time a final Certificate of 
Occupancy is issued.  If the calculation required under this Section results in a negative number, 
the non-residential development fee shall be zero. 
 
 B. Eligible Exactions, Ineligible Exactions and Exemptions for Non-residential 
Development 
 
  1) The non-residential portion of a mixed-use inclusionary or market rate 
development shall be subject to a two and a half percent (2.5%) development fee, unless 
otherwise exempted below. 
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  2) The two and a half percent (2.5%) development fee shall not apply to an 
increase in equalized assessed value resulting from alterations, change in use within the existing 
footprint, reconstruction, renovations and repairs. 
 
  3) Non-residential developments shall be exempt from the payment of non-
residential development fees in accordance with the exemptions required pursuant to the 
Statewide Non-Residential Development Fee Act (N.J.S.A. 40:55D-8.1 through 8.7), as specified 
in Form N-RDF "State of New Jersey Non-Residential Development Certification/Exemption".  
Any exemption claimed by a developer shall be substantiated by that developer. 
 
  4) A developer of a non-residential development exempted from the non-
residential development fee pursuant to the Statewide Non-Residential Development Fee Act 
shall be subject to the fee at such time as the basis for the exemption no longer applies, and shall 
make the payment of the non-residential development fee, in that event, within three years after 
that event or after the issuance of the final Certificate of Occupancy for the non-residential 
development, whichever is later. 
 
  5) If a property which was exempted from the collection of a non-residential 
development fee thereafter ceases to be exempt from property taxation, the owner of the property 
shall remit the fees required pursuant to this Section within 45 days of the termination of the 
property tax exemption.  Unpaid non-residential development fees under these circumstances 
may be enforceable by the Township of Branchburg as a lien against the real property of the 
owner. 
 

6) Federal, state, county and local governments of nonresidential 
development shall be exempted from paying a development fee. 

 
14-6. Collection Procedures  
 
 A. Upon the granting of a preliminary, final or other applicable approval for  
development, the approving authority or entity shall notify or direct its staff to notify the 
Construction Official responsible for the issuance of a Construction Permit.   
 
 B. For non-residential developments only, the developer shall also be provided with 
a copy of Form N-RDF “State of New Jersey Non-Residential Development Certification/ 
Exemption” to be completed as per the instructions provided.  The developer of a non-residential 
development shall complete Form N-RDF as per the instructions provided.  The Construction 
Official shall verify the information submitted by the non-residential developer as per the 
instructions provided in Form N-RDF.  The Tax Assessor shall verify exemptions and prepare 
estimated and final assessments as per the instructions provided in Form N-RDF. 
 
 C. The Construction Official responsible for the issuance of a Construction Permit 
shall notify the Township Tax Assessor of the issuance of the first Construction Permit for a 
development which is subject to a development fee.  
 
 D. Within 90 days of receipt of such notification, the Township Tax Assessor shall 
prepare an estimate of the equalized assessed value of the development based on the plans filed.  
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 E. The Construction Official responsible for the issuance of a final Certificate of 
Occupancy shall notify the Township Tax Assessor of any and all requests for the scheduling of 
a final inspection on a property which is subject to a development fee.  
 
 F. Within 10 business days of a request for the scheduling of a final inspection, the 
Township Tax Assessor shall confirm or modify the previously estimated equalized assessed 
value of the improvements associated with the development; calculate the development fee; and 
thereafter notify the developer of the amount of the fee.  
 
 G. Should the Township of Branchburg fail to determine or notify the developer of 
the amount of the development fee within 10 business days of the request for final inspection, the 
developer may estimate the amount due and pay that estimated amount consistent with the 
dispute process set forth in Subsection b. of Section 37 of P.L. 2008, c.46 (C.40:55D-8.6).  
 
 H. Except as provided in Section 14-5.A.3) hereinabove, fifty percent (50%) of the 
initially calculated development fee shall be collected at the time of issuance of the Construction 
Permit.  The remaining portion shall be collected at the time of issuance of the Certificate of 
Occupancy.  The developer shall be responsible for paying the difference between the fee 
calculated at the time of issuance of the Construction Permit and that determined at the time of 
issuance of the Certificate of Occupancy. 
 

I. Appeal of Development Fees 
 
  1) A developer may challenge residential development fees imposed by filing 
a challenge with the County Board of Taxation.  Pending a review and determination by the 
Board, collected fees shall be placed in an interest-bearing escrow account by the Township of 
Branchburg.  Appeals from a determination of the Board may be made to the tax court in 
accordance with the provisions of the State Tax Uniform Procedure Law, R.S. 54:48-1, et seq., 
within 90 days after the date of such determination.  Interest earned on amounts escrowed shall 
be credited to the prevailing party.  
 
  2) A developer may challenge non-residential development fees imposed by 
filing a challenge with the Director of the Division of Taxation.  Pending a review and 
determination by the Director, which shall be made within 45 days of receipt of the challenge, 
collected fees shall be placed in an interest-bearing escrow account by the Township of 
Branchburg.  Appeals from a determination of the Director may be made to the tax court in 
accordance with the provisions of the State Tax Uniform Procedure Law, R.S.54:48-1, et seq., 
within 90 days after the date of such determination.  Interest earned on amounts escrowed shall 
be credited to the prevailing party.  
 
14-7. Affordable Housing Trust Fund 
 
 A. There is hereby created a separate, interest-bearing Affordable Housing Trust 
Fund to be maintained by the Chief Financial Officer of the Township of Branchburg for the 
purpose of depositing development fees collected from residential and non-residential developers 
and proceeds from the sale of units with extinguished controls.   
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 B. The following additional funds shall be deposited in the Affordable Housing Trust 
Fund and shall at all times be identifiable by source and amount:  
 
  1) Payments in lieu of on-site construction of a fraction of an affordable unit, 
where permitted by Ordinance or by Agreement with the Township of Branchburg; 
 
  2) Funds contributed by developers to make ten percent (10%) of the 
adaptable entrances in a townhouse or other multistory attached dwelling unit development 
accessible; 
 
  3) Rental income from municipally operated units; 
 
  4) Repayments from affordable housing program loans;  
 
  5) Recapture funds; 
 
  6) Proceeds from the sale of affordable units; and 
 
  7) Any other funds collected in connection with Branchburg’s affordable 
housing program.  
 
 C. In the event of a failure by the Township of Branchburg to comply with trust fund 
monitoring and reporting requirements or to submit accurate monitoring reports; or a failure to 
comply with the conditions of the judgment of compliance or a revocation of the judgment of 
compliance; or a failure to implement the approved Spending Plan and to expend funds within 
the applicable required time period as set forth in In re Tp. of Monroe, 442 N.J. Super. 565 (Law 
Div. 2015) (aff'd 442 N.J. Super. 563); or for other good cause demonstrating the unapproved 
use(s) of funds, the Court may authorize the State of New Jersey, Department of Community 
Affairs, Division of Local Government Services (LGS), to direct the manner in which the funds 
in the Affordable Housing Trust Fund shall be expended, provided that all such funds shall, to 
the extent practicable, be utilized for affordable housing programs within the Township of 
Branchburg, or, if not practicable, then within the County or the Housing Region.   
 
  Any party may bring a motion before the Superior Court presenting evidence of 
such condition(s), and the Court may, after considering the evidence and providing the 
municipality a reasonable opportunity to respond and/or to remedy the non-compliant 
condition(s), and upon a finding of continuing and deliberate non-compliance, determine to 
authorize LGS to direct the expenditure of funds in the Trust Fund or impose such other 
remedies as may be reasonable and appropriate to the circumstances. 
 
 D. Interest accrued in the Affordable Housing Trust Fund shall only be used to fund 
eligible affordable housing activities approved by the Court.   
 
14-8. Use of Funds 
 
 A. The expenditure of funds shall conform to a Spending Plan approved by the 
Court.  Funds deposited in the Affordable Housing Trust Fund may be used for any activity to 
address the Township of Branchburg’s fair share obligation and may be set up as a grant or 
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revolving loan program.  Such activities include, but are not limited to: preservation or purchase 
of housing for the purpose of maintaining or implementing affordability controls; housing 
rehabilitation; new construction of affordable housing units and related costs; accessory 
apartments; a market to affordable program; Regional Housing Partnership programs; conversion 
of existing non-residential buildings to create new affordable units; green building strategies 
designed to be cost saving and in accordance with accepted national or State standards; purchase 
of land for affordable housing; improvement of land to be used for affordable housing; 
extensions or improvements of roads and infrastructure to affordable housing sites; financial 
assistance designed to increase affordability; administration necessary for implementation of the 
Housing Element and Fair Share Plan; and/or any other activity permitted by the Court and 
specified in the approved Spending Plan.   
 
 B. Funds shall not be expended to reimburse the Township of Branchburg for past 
housing activities. 
 
 C. At least 30 percent of all development fees collected and interest earned on such 
fees shall be used to provide affordability assistance to very low-, low- and moderate-income 
households in affordable units included in the municipal Fair Share Plan.  One-third of the 
affordability assistance portion of development fees collected shall be used to provide 
affordability assistance to very low-income households earning 30 percent or less of the regional 
median household income by household size for Housing Region 3, in which Branchburg is 
located. 
 
  1) Affordability assistance programs may include down payment assistance, 
security deposit assistance, low interest loans, rental assistance, assistance with homeowners 
association or condominium fees and special assessments, and assistance with emergency 
repairs.  The specific programs to be used for affordability assistance shall be identified and 
described within the Spending Plan. 
 
  2) Affordability assistance to households earning 30 percent or less of the 
regional median household income by household size may include buying down the cost of low 
or moderate income units in the municipal Fair Share Plan to make them affordable to 
households earning 30 percent or less of median income.  The specific programs to be used for 
very low-income affordability assistance shall be identified and described within the Spending 
Plan. 
 
  3) Payments in lieu of constructing affordable housing units on site, if 
permitted by Ordinance or by Agreement with the Township of Branchburg, and funds from the 
sale of units with extinguished controls shall be exempt from the affordability assistance 
requirement. 
 
 D. The Township of Branchburg may contract with a private or public entity to 
administer any part of its Housing Element and Fair Share Plan, including its programs for 
affordability assistance. 
 
 E. No more than 20 percent of all revenues collected from development fees may be 
expended on administration, including, but not limited to, salaries and benefits for municipal 
employees or consultants’ fees necessary to develop or implement a new construction program, 
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prepare a Housing Element and Fair Share Plan, and/or administer an affirmative marketing 
program or a rehabilitation program.   
 
  1) In the case of a rehabilitation program, the administrative costs of the 
rehabilitation program shall be included as part of the 20 percent of collected development fees 
that may be expended on administration.   
 
  2) Administrative funds may be used for income qualification of households, 
monitoring the turnover of sale and rental units, and compliance with the Court’s monitoring 
requirements.  Legal or other fees related to litigation opposing affordable housing sites or 
related to securing or appealing a judgment from the Court are not eligible uses of the Affordable 
Housing Trust Fund. 
 
14-9. Monitoring 
 
 The Township of Branchburg shall provide annual reporting of Affordable Housing Trust 
Fund activity to the State of New Jersey, Department of Community Affairs, Council on 
Affordable Housing or Local Government Services or other entity designated by the State of 
New Jersey, with a copy provided to Fair Share Housing Center and posted on the municipal 
website, using forms developed for this purpose by the New Jersey Department of Community 
Affairs, Council on Affordable Housing or Local Government Services.  The reporting shall 
include an accounting of all Affordable Housing Trust Fund activity, including the sources and 
amounts of funds collected and the amounts and purposes for which any funds have been 
expended.  Such reporting shall include an accounting of development fees collected from 
residential and non-residential developers, payments in lieu of constructing affordable units on 
site (if permitted by Ordinance or by Agreement with the Township), funds from the sale of units 
with extinguished controls, barrier free escrow funds, rental income from Township owned 
affordable housing units, repayments from affordable housing program loans, and any other 
funds collected in connection with Branchburg’s affordable housing programs, as well as an 
accounting of the expenditures of revenues and implementation of the Spending Plan approved 
by the Court. 
 
14-10. Ongoing Collection of Fees 
 
 A. The ability for the Township of Branchburg to impose, collect and expend 
development fees shall expire with the expiration of the repose period covered by its Judgment 
of Compliance unless the Township of Branchburg has first filed an adopted Housing Element 
and Fair Share Plan with the Court or with a designated State administrative agency, has 
petitioned for a Judgment of Compliance from the Court or for Substantive Certification or its 
equivalent from a State administrative agency authorized to approve and administer municipal 
affordable housing compliance and has received approval of its Development Fee Ordinance 
from the entity that will be reviewing and approving the Housing Element and Fair Share Plan.   
 
 B. If the Township of Branchburg fails to renew its ability to impose and collect 
development fees prior to the expiration of its Judgment of Compliance, it may be subject to 
forfeiture of any or all funds remaining within its Affordable Housing Trust Fund.  Any funds so 
forfeited shall be deposited into the "New Jersey Affordable Housing Trust Fund" established 
pursuant to Section 20 of P.L. 1985, c. 222 (C. 52:27D-320).   
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 C. The Township of Branchburg shall not impose a residential development fee on a 
development that receives preliminary or final site plan approval after the expiration of its 
Judgment of Compliance, nor shall the Township of Branchburg retroactively impose a 
development fee on such a development.  The Township of Branchburg also shall not expend 
any of its collected development fees after the expiration of its Judgment of Compliance. 
 
Section 2.  This Ordinance shall be construed so as not to conflict with any provision of New 
Jersey or Federal law.  The provisions of this Ordinance shall be cumulative with, and not in 
substitution for, all other applicable zoning, planning, and land use regulations.  All other 
ordinances or other local requirements that are inconsistent or in conflict with this Ordinance are 
hereby repealed to the extent of any inconsistency or conflict, and the provisions of this 
Ordinance shall apply. 
 
Section 3.  If any provisions of this Ordinance shall be adjudged invalid, such adjudication shall 
not affect the validity of the remaining provisions, which shall be deemed severable therefrom. 
 
Section 4.  After introduction, the Township Clerk is hereby directed to provide a copy of the 
within Ordinance to the Planning Board for its review in accordance with N.J.S.A. 40:55D-26. 
The Planning Board is directed to make and transmit to the Township Committee within 35 days 
after referral, a report including identification of any provisions in the proposed Ordinance which 
are inconsistent with the Master Plan and recommendations concerning any inconsistencies and 
any other matter as the Board deems appropriate. 
 
Section 5.  After introduction, the Township Clerk is hereby directed to provide by personal 
service, certified mail or email with confirmation that the email was delivered, at least 10 days 
prior to the scheduled hearing, a copy of this Ordinance and a Notice of Hearing in accordance 
with N.J.S.A. 40:55D-15 to:  (1) the clerk of any adjoining municipalities located within 200 feet 
of the boundaries of the affected properties; and (2) the County Planning Board.     
 
Section 6. This Ordinance shall take effect immediately upon its adoption, passage and 
publication according to law. 
 
INTRODUCED/PASSED ON FIRST READING: 
 

ROLL CALL VOTE 
COMMITTEE MEMBER YES NO ABSTAIN ABSENT 
SCHWORN     
COLUMBUS     
OWENS     
BEATRICE     
YOUNG     

 
PUBLISHED: 
 
ADOPTED: 
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ROLL CALL VOTE 
COMMITTEE MEMBER YES NO ABSTAIN ABSENT 
SCHWORN     
COLUMBUS     
OWENS     
BEATRICE     
YOUNG     

 
 
ATTEST: 
 
 
 

Marguerite Schmitt, RMC  Thomas Young 
Township Clerk  Mayor 

 
 



 

 

 

8.C.  Affirmative Marketing Plan + Resolution 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

TOWNSHIP OF BRANCHBURG 
COUNTY OF SOMERSET 

RESOLUTION _____ 
ADOPTION OF AN AFFIRMATIVE MARKETING PLAN FOR THE TOWNSHIP OF 

BRANCHBURG 

 

WHEREAS, the Township of Branchburg’s Housing Element and Fair Share Plan 
promotes an affordable housing program pursuant to the Fair Housing Act (N.J.S.A. 52:27D-301, 
et. seq.), the New Jersey Uniform Housing Affordability Controls (“UHAC”) (N.J.A.C. 5:80-26.1 
et. seq.) and the Council on Affordable Housing (“COAH”) Rules (N.J.A.C. 5:93-1, et. seq.); and 

WHEREAS, in accordance with applicable COAH Rules and the provisions of UHAC, 
the Township of Branchburg is required to adopt by resolution an Affirmative Marketing Plan to 
ensure that all affordable housing units created, including those created or re-rented through 
rehabilitation, are affirmatively marketed to very low, low and moderate income households, 
particularly those living and/or working within Housing Region 3, the Housing Region 
encompassing the Township of Branchburg;  

NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Council of the Township 
of Branchburg, County of Somerset, State of New Jersey, do hereby adopt the Affirmative 
Marketing Plan set forth as attached hereto. 

 

CERTIFICATION 
 
I, Maggie Schmitt, Township Clerk of the Township of Branchburg, County of Somerset, State of 
New Jersey do hereby certify the foregoing resolution was duly adopted by the Township of 
Branchburg Mayor and Council at a regular meeting held on ______________, 2020. 
 

_________________________ 
Maggie Schmitt, Township Clerk 
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ATTACHMENT A 
AFFIRMATIVE FAIR HOUSING MARKETING PLAN 

For Affordable Housing in (REGION 3) 
 
I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
 
 
 

1b. Development or Program Name, Address 
 
 
 
 

1c.  
Number of Affordable Units:  
 
Number of Rental Units:         
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From               
 
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:                                          Occupancy:       

1h. County 
Hunterdon, Middlesex, Somerset 

1i. Census Tract(s): 
 

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. 
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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)        X Hispanic          □ American Indian or Alaskan Native 

                               X Asian or Pacific Islander                                       □ Other group:  
 
 
3b. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL 
NEWSPAPER(S) CIRCULATION AREA 

 
TARGETS ENTIRE COAH REGION 3 
Daily Newspaper 

□  Star-Ledger  
 
 
TARGETS PARTIAL COAH REGION 3 
Daily Newspaper 

□  Home News Tribune 
 

Middlesex, Somerset, Union 
 

□  Courier News 
 

Somerset and Hunterdon 
 

x  Express Time 
 

Lehigh Valley 
 

Weekly Newspaper 
□  Beacon Hunterdon 

□  Delaware Valley News Hunterdon 

x  Hunterdon County Democrat / 
Hunterdon Observer Hunterdon 

□  Hunterdon Review Hunterdon 

□  Amboy Beacon Middlesex 

□  Colonia Corner Middlesex 

□  Cranbury Press Middlesex 

□  East Brunswick Sentinel Middlesex 

□  Edison Sentinel Middlesex 

□  South Brunswick Post Middlesex 

□  South Plainfield Observer Middlesex 

□  Suburban, The Middlesex 

□  Princeton Packet Middlesex, Somerset 

□  Sentinel, The Middlesex, Somerset 

□  Atom Tabloid & Citizen Gazette Middlesex, Union 
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□  Parsippany Life Morris  

□  Echoes Sentinel Morris, Somerset 

□  Bernardsville News Somerset 

□  Branchburg News Somerset 

□  Chronicle Somerset 

□  Hills-Bedminster Press Somerset 

□  Hillsborough Beacon Somerset 

□  Manville News Somerset 

□  Messenger-Gazette Somerset 

□  Reporter Somerset 

□  Somerset Spectator Somerset 

Monthly Newspaper 
□  About Our Town/Community 

News Middlesex, Somerset 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL TV 
STATION(S) 

CIRCULATION AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE  

 
TARGETS ENTIRE COAH REGION 3 

□  2 WCBS-TV 
CBS Broadcasting, Inc.  

□  3 KYW-TV 
CBS Broadcasting, Inc.  

□ 
 4 WNBC  

NBC Telemundo License Co. 
(General Electric)  

□ 
 5 WNYW  

Fox Television Stations, Inc. 
(News Corp.)  

□ 
 6 WPVI-TV 

American Broadcasting 
Companies, Inc. (Walt Disney)  

□ 
 
 

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)  

□  12 WHYY-TV 
WHYY, Inc.  

□ 
 13 WNET 

Educational Broadcasting 
Corporation  
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□  17 WPHL-TV 
Tribune Company  

□ 
 31 WPXN-TV 

Paxson Communications License 
Company, LLC  

□ 
 35 WYBE 

Independence Public Media Of 
Philadelphia, Inc.  

□ 
 39 WLVT-TV 

Lehigh Valley Public 
Telecommunications Corp.  

□ 
 41 WXTV 

WXTV License Partnership, G.P. 
(Univision Communications, Inc.)  

□  48 WGTW-TV 
Trinity Broadcasting Network  

□ 
 50 WNJN 

New Jersey Public Broadcasting 
Authority  

□ 
 52 WNJT  

New Jersey Public Broadcasting 
Authority  

□  57 WPSG 
CBS Broadcasting, Inc.  

□ 
 58 WNJB 

New Jersey Public Broadcasting 
Authority  

□ 
 61 WPPX 

Paxson Communications License 
Company, LLC  

□ 
 63 WMBC-TV 

Mountain Broadcasting 
Corporation  

□  65 WUVP-TV 
Univision Communications, Inc.  

□  68 WFUT-TV 
Univision New York, LLC Spanish 

 
TARGETS PARTIAL COAH REGION 3 

□  16 WNEP-TV 
New York Times Co. Hunterdon 

□  46 W46BL 
Maranatha Broadcasting 
Company, Inc. Hunterdon 

□  51 WTVE 
Reading Broadcasting, Inc. 

Hunterdon  
(Christian) 

□  25 W25BB 
New Jersey Public Broadcasting 
Authority Hunterdon, Middlesex 

□  22 WYOU 
Nexstar Broadcasting, Inc. Hunterdon, Somerset 

□  28 WBRE-TV 
Nexstar Broadcasting, Inc. Hunterdon, Somerset 

□  44 WVIA-TV 
Ne Pa Ed TV Association Hunterdon, Somerset 

□  56 WOLF-TV 
Wolf License Corp. Hunterdon, Somerset 

□  60 WBPH-TV 
Sonshine Family Television Corp. Hunterdon, Somerset 
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□  69 WFMZ-TV 
Maranatha Broadcasting 
Company, Inc. Hunterdon, Somerset 

□  29 WTXF-TV 
Fox Television Stations, Inc. 
(News Corp.) Middlesex, Somerset 

□  47 WNJU 
NBC Telemundo License Co. 
(General Electric) Middlesex, Somerset 

□  66 WFME-TV 
Family Stations of New Jersey, 
Inc. 

Middlesex, Somerset 
(Christian) 

□ 
 25 WNYE-TV 

New York City Dept. of Info., 
Technology & 
Telecommunications Somerset 

 

 DURATION & FREQUENCY 
OF OUTREACH NAMES OF CABLE PROVIDER(S) BROADCAST AREA  

 
TARGETS PARTIAL COAH REGION 3 

□  Comcast of Northwest NJ, 
Southeast Pennsylvania 

Partial Hunterdon 

□  Patriot Media & Communications Partial Hunterdon, Somerset 

□  Service Electric Cable TV of 
Hunterdon 

Partial Hunterdon 

x  Cablevision of Raritan Valley 
 

Partial Middlesex, Somerset 

x  Comcast of Central NJ, NJ (Union 
System) 

Partial Middlesex 

□  Comcast of Plainfield Partial Middlesex, Somerset 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL RADIO 
STATION(S) 

BROADCAST AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE 

 
TARGETS ENTIRE COAH REGION 3 
AM 

□  
WFAN 660 

 

x  
WOR 710 

 

□  
WABC 770 

 

x  
WCBS 880 

 

□  
WBBR 1130 

 

□  
WWTR 1170 

 

□  
WTTM 1680 

Spanish, Asian, etc. 

FM 

□  WFNY-FM 92.3 
 

□  WPAT-FM 93.1 
Spanish 
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□  WNYC-FM 93.9 
 

□  WPST 94.5 
 

□  WFME 94.7 
 

□  WPLJ 95.5 
 

□  WQXR-FM 96.3 
 

□  WQHT 97.1 
 

□  WSKQ-FM 97.9 
Spanish 
 

□  WRKS 98.7 
 

□  WAWZ 99.1 
Christian 

□  WBAI 99.5 
 

□  WPHI-FM 100.3 
 

□  WCBS-FM 101.1 
 

x  WKXW-FM 101.5 
 

□  WQCD 101.9 
 

□  WNEW 102.7 
 

□  WPRB 103.3 
 

□  WKTU 103.5 
 

□  WWPR-FM 105.1 
 

□  WDAS-FM 105.3 
 

□  WLTW 106.7 
 

 
TARGETS PARTIAL COAH REGION 3 
AM 

□  
WFIL 560 Hunterdon 

□  
WIP 610 Hunterdon 

□  
WAEB 790 Hunterdon 

□  
WCHR 1040 Hunterdon 

□  
WGPA 1100 Hunterdon 

□  
WEEX 1230 Hunterdon 

□  
WKAP 1470 Hunterdon 

□  
WRNJ 1510 Hunterdon 
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□  
WWJZ 640  Hunterdon, Middlesex 

□  
WPHY 920 Hunterdon, Middlesex 

□  
WPHT 1210 Hunterdon, Middlesex 

□  
WBUD 1260 Hunterdon, Middlesex 

□  
WMCA 570 Middlesex (Christian) 

□  
WIMG 1300 Middlesex 

□  
WCTC 1450 Middlesex, Somerset 

FM 

□  WRTI 90.1 Hunterdon 

□  WCVH 90.5 Hunterdon 

□  WHYY-FM 90.9 Hunterdon 

□  WXTU 92.5 Hunterdon 

□  WAEB-FM 104.1 Hunterdon 

□  WFKB 107.5 Hunterdon 

□  WMMR 93.3 Hunterdon, Middlesex 

□  WYSP 94.1  Hunterdon, Middlesex 

□  WBEN-FM 95.7 Hunterdon, Middlesex 

□  WRDW-FM 96.5 Hunterdon, Middlesex 

□  WOGL 98.1 Hunterdon, Middlesex 

□  WUSL 98.9 Hunterdon, Middlesex 

□  WIOQ 102.1 Hunterdon, Middlesex 

□  WMGK 102.9 Hunterdon, Middlesex 

□  WJJZ 106.1 Hunterdon, Middlesex 

□  WKDN 106.9 
Hunterdon, Middlesex 
(Christian) 

□  WAXQ 104.3 Hunterdon, Middlesex, Somerset 

□  WNTI 91.9 Hunterdon, Somerset 

□  WZZO 95.1 Hunterdon, Somerset 

□  WCTO 96.1 Hunterdon, Somerset 

□  WLEV 100.7 Hunterdon, Somerset 

□  WNJT-FM 88.1 Middlesex 

□  WRSU-FM 88.7 Middlesex 
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□  WWFM 89.1 Middlesex 

□  WWPH 107.9 Middlesex 

□  WDVR 89.7 Middlesex, Somerset 

□  WVPH 90.3 Middlesex, Somerset 

□  WMGQ 98.3 Middlesex, Somerset 

□  WBLS 107.5 Middlesex, Somerset 
 
3c. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) 
(Check all that applies) 

 
NAME OF 
PUBLICATIONS OUTREACH AREA 

RACIAL/ETHNIC 
IDENTIFICATION OF 
READERS/AUDIENCE  

 
TARGETS ENTIRE COAH REGION 3 
Weekly 

  
Nuestra Communidad 
 

Central/South Jersey 
 

Spanish-Language 
 

Monthly 

□  Sino Monthly North Jersey/NYC area Chinese-American 
 
 
TARGETS PARTIAL COAH REGION  3 
Daily 

□  24 Horas 
Bergen, Essex, Hudson, 
Middlesex, Passaic, 
Union Counties  

Portuguese-Language 

Weekly 

□  Arab Voice Newspaper North Jersey/NYC area Arab-American 

□  Catholic Advocate, The Essex County area Catholic 

□  La Voz Hudson, Union, 
Middlesex Counties Cuban community 

□  
Amerika Magyar 
Nepszava (American 
Hungarian Peoples' 
Voice) 

Central/North Jersey Hungarian-Language 

□  New Jersey Jewish 
News 

Northern and Central 
New Jersey Jewish 

□  Nuestra Communidad 
 

Central/South Jersey 
 

Spanish-Language 
 

□  Desi NJ Central Jersey South Asian 

□  Ukrainian Weekly New Jersey Ukrainian Community 

 
3d. 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 
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Hunterdon County 

x  Merck & Co. 1 Merck Dr., Whitehouse Station  

□  Hunterdon Medical Center 
2100 Wescott Drive, Flemington, 
NJ  08822 

□  Foster Wheeler 
Perryville Corporate Park, 
Clinton, NJ  08809-4000 

x  Chubb Insurance Co. 
202 Halls Mill Rd., Whitehouse 
Station, NJ  08889 

□  
Exxon-Mobil Research & 
Engineering 

1545 US Highway 22 E., 
Annandale, NJ  08801 

x  New York Life 110 Cokesbury Rd, Lebanon 
 
Middlesex County  
□  Bristol-Myers Squibb 

1 Squibb Dr, New Brunswick, NJ  
08901 

x  Merrill Lynch & Company  800 Scudders Mill Rd, Plainsboro 

□  Johnson & Johnson 
1 Johnson & Johnson Plaza, New 
Brunswick 

□  Prudential Insurance Company 44 Stelton Rd. # 130, Piscataway  

□  
Robert Wood Johnson University 
Hospital 

1 Robert Wood Johnson Pl., New 
Brunswick, NJ  08901 

□  Silverline Building Products 
207 Pond Ave, Middlesex, NJ  
08846 

□  St. Peter’s University Hospital 254 Easton Ave., New Brunswick 

□  Telecordia Technology 444 Hoes Ln., Piscataway  

□  J.F.K. Medical Center 
65 James Street, Edison, NJ  
08818 

□  Raritan Bay Medical Center 
530 New Brunswick Av., Perth 
Amboy, NJ  08861 

□  Amerada Hess Corporation 
405 Main St., Woodbridge and 
679 Convery Blvd., Perth Amboy 

□  Dow Jones & Company 54 Eddington Ln., Monroe Twp  

□  Siemens AG 755 College Rd. E., Princeton  

x  AT&T 1 Highway Ter., Edison  

□  Engelhardt Corporation 101 Wood Ave. S., Metuchen 
 
Somerset County 
□  AT&T 1414 Campbell St., Rahway 

□  ABC Limousine 574 Ferry St., Newark 

□  Bloomberg LP 1350 Liberty Ave., Hillside 

□  Courier News 
1091 Lousons Road, PO Box 271, 
Union, NJ 

□  Emcore Corp. 800 Rahway Ave. Union, NJ 

□  Ethicon, Inc. 
1515 West Blancke Street, Bldgs 
1501 and 1525, Linden, NJ 
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□  Fedders Corp. 27 Commerce Drive, Cranford, NJ 

□  ICI Americas, Inc. 450 West First Ave., Roselle, NJ 

□  
ITW Electronic Component 
Packaging 

600 Mountain Ave., Murray Hill, 
NJ 

x  Johnson & Johnson 
1 Merck Drive, PO Box 2000 
(RY60-200E), Rahway, NJ 

□  Tekni-Plex, Inc. 865 Stone Street, Rahway, NJ 

  Ortho-Clinical Diagnostics, Inc. 1401 Park Ave. South, Linden 

□  
Hooper Holmes, Inc. 
 

170 Mount Airy Rd., Basking 
Ridge, NJ  07920  

 
3e. 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 

Identification of 
Readers/Audience 

Duration & Frequency of 
Outreach 

Fair Share Housing Center Statewide All  
Norwescap  Northwest NJ All  
Central Jersey Housing Resource 
Center 

Central NJ All  

 
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 

□ 
 
Middlesex County Administration Bldg. 

75 Bayard Lane, New Brunswick, NJ  08903 

□ 
 
Somerset County Admin. Bldg. 

20 Grove Street, Somerville, NJ  08876 

□ 
 
Somerset County Library Headquarters 

1 Vogt Drive, Bridgewater, NJ  08807 

□ 
 
Hunterdon County Library Headquarters 

314 State Highway 12, Flemington, NJ  08822 

4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 
Clinton Town Municipal Building, 43 Leigh Street, Clinton NJ 08809 

 
4c. Sales/Rental Office for units (if applicable) 
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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 COAH substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI funding). 
 
 
____________________________________________________________________________________________ 
Name (Type or Print) 
 
 
____________________________________________________________________________________________ 
Title/Municipality 
 
 
____________________________________________________________________________________________ 
Signature                                                                                                               Date 
 
 
 
 



 

 

 

8.D.  Municipal Housing Liaison Resolution 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Branchburg Township, Monmouth County 

WHEREAS, on February 5, 2020 the Superior Court approved the Settlement 

Agreement between the Township of Branchburg and Fair Share Housing Center (FSHC) which 

included the Borough’s preliminary compliance measures; and   

WHEREAS, on _________, the Branchburg Township’s Planning Board adopted a 

Housing Element and Fair Share Plan that addresses the Borough’s Rehabilitation Need, Prior 

Round and Third Round “fair share” obligations; and  

WHEREAS, on _________, the Township Committee held a properly-noticed public 

meeting to consider endorsing the Housing Element and Fair Share Plan adopted by the Planning 

Board on __________ and, after consideration of any questions or concerns raised by members 

of the governing body or the public, the Township Committee determined that it is in the best 

interest of the Borough and the region’s low- and moderate-income households to endorse said 

Housing Element and Fair Share Plan and to direct the Borough’s professionals to file said Plan 

with the Court and to take any and all reasonable actions to secure a Judgment of Compliance 

and Repose approving said plan to protect the Borough from any Mount Laurel lawsuits; and 

WHEREAS, pursuant to N.J.A.C. 5:93-1 et seq. and N.J.A.C. 5:80-26.1 et seq., 

Oceanport is required to appoint a Municipal Housing Liaison for administration of 

Branchburg’s Affordable Housing Program to enforce the requirements of N.J.A.C 5:93-1 et seq. 

and N.J.A.C. 5:80-26.1 et seq.; and 

WHEREAS, Oceanport has amended Article 13 “Affordable Housing” of the Land 

Development Ordinance, providing Section 17, “Municipal Housing Liaison” to allow for the 

appointment of a Municipal Housing Liaison to administer Branchburg’s Affordable Housing 

Program; 

  

Sample 

  RESOLUTION APPOINTING A MUNICIPAL HOUSING LIAISON 



 

NOW THEREFORE BE IT RESOLVED, by the Governing Body of Branchburg 

Township in the County of Somerset, and the State of New Jersey that Greg Bonin, Township 

Administrator, is hereby appointed by the Governing Body of Branchburg Township as the 

Municipal Housing Liaison for the administration of the affordable housing program, pursuant to 

and in accordance with Article 13-17 Branchburg Township’s Land Development Ordinance.  

  

  
Maggie Schmitt 
Municipal Clerk 



 

 

 

Appendix 9.  Trust Fund Documentation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

9.A.  Spending Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

9.B.  Intent to Fund Resolution 

 

 

 

 

 

 

 

 

 



 

Branchburg Township , Somerset County 

WHEREAS, on February 5, 2020 the Superior Court approved the Settlement 

Agreement between the Township of Branchburg and Fair Share Housing Center (FSHC) which 

included the Borough’s preliminary compliance measures; and   

WHEREAS, on __________, the Branchburg Borough’s Planning Board adopted a 

Housing Element and Fair Share Plan that addresses the Borough’s Rehabilitation Need, Prior 

Round and Third Round “fair share” obligations; and  

WHEREAS, on ___________, the Township Committee held a properly-noticed public 

meeting to consider endorsing the Housing Element and Fair Share Plan adopted by the Planning 

Board on ___________ and, after consideration of any questions or concerns raised by members 

of the governing body or the public, the Township Committee determined that it is in the best 

interest of the Borough and the region’s low- and moderate-income households to endorse said 

Housing Element and Fair Share Plan and to direct the Borough’s professionals to file said Plan 

with the Court and to take any and all reasonable actions to secure a Judgment of Compliance 

and Repose approving said plan to protect the Borough from any Mount Laurel lawsuits; and 

WHEREAS, the adopted and endorsed Plan includes a Spending Plan component, as 

required by the Council on Affordable Housing’s Rules at N.J.A.C. 5:93-5.1(c), which projects 

anticipated revenues to the Borough’s Affordable Housing Trust Fund, and describes anticipated 

expenditures of funds to address its fair share obligation as set forth in the Fair Share Plan; and  

 

 

NOW THEREFORE BE IT RESOLVED, by the Governing Body of Branchburg 

Borough in the County of Somerset, and the State of New Jersey hereby adopts the Spending 

Plan component of the Housing Element and Fair Share Plan.   

Sample 

  RESOLUTION ADOPTING A SPENDING PLAN 



  

  
 Maggie Schmitt 
Municipal Clerk 



RESOLUTION # 
 
A RESOLUTION OF THE COUNCIL OF THE TOWNSHIP 
OF BRANCHBURG EXPRESSING ITS INTENT TO 
PROVIDE THE FUNDS NECESSARY TO SATISFY THE 
TOWNSHIP’S AFFORDABLE HOUSING OBLIGATIONS 
 

WHEREAS, on February 5, 2020 the Superior Court approved the Settlement Agreements 

between the Township of Branchburg and Fair Share Housing Center (“FSHC”), which included 

the Township’s preliminary compliance measures; and 

WHEREAS, on ________, the Branchburg Township Planning Board adopted a Housing 

Element and Fair Share Plan, which the Township contends fully addresses the Township’s 

Rehabilitation Need, Prior Round and Third Round “fair share” obligations; and  

WHEREAS, on __________, the Township Committee held a properly-noticed public 

meeting to consider endorsing the Housing Element and Fair Share Plan adopted by the Planning 

Board on _________ and, after consideration of any questions or concerns raised by members of 

the governing body or the public, the Township Committee determined that it is in the best interest 

of the Township and the region’s low- and moderate-income households to endorse said Housing 

Element and Fair Share Plan and to direct the Township’s professionals to file said Plan with the 

Court and to take any and all reasonable actions to secure a Judgment of Compliance and Repose 

approving said plan to protect the Township from any unnecessary Mount Laurel lawsuits; and 

 WHEREAS, the Township’s Housing Element and Fair Share Plan includes a number of 

compliance mechanisms, such as a Rehabilitation Program to be administered by the Township, 

100% and Municipally Sponsored projects, extension of controls, inclusionary projects, 

inclusionary zoning, and supportive and special needs housing;  

 WHEREAS, pursuant to the State’s affordable housing regulations and policies, and the 

conditions of the Court-approved FSHC Settlement Agreement, in order to assure the 



creditworthiness of the various compliance techniques included in its Housing Element and Fair 

Share Plan, the Township must demonstrate adequate and stable funding sources; and 

 WHEREAS, since the Township is committed to securing judicial approval of its 

Affordable Housing Plan, in order to provide an adequate and stable funding source for the 

components of the Township’s Housing Element and Fair Share Plan, the Township shall rely on 

the funds in its Affordable Housing Trust Fund, established by its Development Fee Ordinance; 

and 

 WHEREAS, if -- after exhausting every potential funding source and every valid 

compliance technique -- the Township still cannot secure sufficient financing to completely satisfy 

its affordable housing obligations within the timeframes agreed upon in the Court-approved FSHC 

Settlement Agreement without being forced to raise or expend municipal revenues in order to 

provide low- and moderate-income housing, the Township will cover such costs through bonding 

and/or other legal means; and  

WHEREAS, the Court has indicated its intent to review the Township’s Housing Element 

and Fair Share Plan, and the Township wishes to leave no question as to the Township’s intent to 

cover the cost of implementing its Housing Element and Fair Share Plan or any modification 

thereof that may be necessary as a result of the Court’s review. 

 NOW, THEREFORE, BE IT RESOLVED by Council of the Township of Branchburg, 

County of Somerset, State of New Jersey, as follows: 

1. In order to provide adequate and stable funding for the rehabilitation and supportive and 

special needs housing in its Housing Element and Fair Share Plan, Branchburg Township 

shall make a bona fide, diligent, and good faith effort to exhaust the potential funding 

sources, included those listed in “A Guide to Affordable Housing Funding Sources” 



(“Funding Guide”), dated October 28, 2008, and currently posted on COAH’s official 

website. 

2. The Township shall also maximize use of the funds from its Development Fee Ordinance 

to facilitate the economic feasibility of the Township’s Housing Element and Fair Share 

Plan; and 

3. If, after exhausting every potential funding source in the Funding Guide and its 

Development Fee Ordinance, the Township still cannot secure sufficient financing to 

completely satisfy its affordable housing obligations, within the time frames agreed upon 

in the Court-approved FSHC Settlement Agreement, the Township will fully fund any gaps 

in financing including by bonding if necessary, to assure the economic feasibility of the 

rehabilitation and affordable compliance techniques included in the Township’s 2020 

Third Round Housing Element and Fair Share Plan. 

4. The Township reserves the right to recoup any subsidy provided through future collections 

of development fees as such funds become available. 

 
 
I, ___________________, Township Clerk of the Township of Branchburg, hereby certifies that 
the foregoing resolution was duly adopted by the Committee of said Township at a meeting held 
on ____________. 
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