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EXECUTIVE SUMMARY 

This Amended Third Round Housing Element and Fair Share Plan (“HE/FSP”) has been 
prepared for the Township of Montgomery (“Township” or “Montgomery”), Somerset County 
in accordance with the New Jersey Fair Housing Act (“FHA”) at N.J.S.A. 52:27D-310, and the 
rules of the New Jersey Council on Affordable Housing (“COAH”) at N.J.A.C. 5:93 et seq. This 
Plan is an amendment to the prior Third Round HE/FSP that was adopted by the Planning 
Board and endorsed by the Township Committee on July 2, 2018. This amended Plan will 
serve as the foundation for the Township’s submission to the Honorable Thomas C. Miller, 
A.J.S.C. for a Third Round Judgment of Compliance and Repose to July 7, 2025. 

There are three (3) components to a municipality’s affordable 
housing obligation: the Rehabilitation Share, the Prior Round 
obligation, and the Third Round obligation. As will be discussed in 
detail in this Plan, Montgomery has entered into a Settlement 
Agreement with Fair Share Housing Center (“FSHC”) to establish 
the Township’s Third Round affordable housing obligations. The 
Township’s Settlement Agreement with FSHC and the Township’s 
preliminary compliance efforts were approved by Judge Miller at a 
Fairness Hearing held on February 13, 2018 as reflected in a Court 
Order dated February 20, 2018.   The Settlement Agreement 
identifies a 0-unit rehabilitation, or present need, obligation, a 307-
unit Prior Round obligation, and a 616-unit Third Round “gap” + 
prospective need obligation (1999-2025).  

The Township has fully satisfied the 307-unit Prior Round 
obligation with completed affordable family rental units in an inclusionary housing 
development, completed affordable family sale units in two (2) inclusionary housing 
developments, affordable age-restricted sale units in an inclusionary housing development, 
three (3) completed alternative living arrangement facilities comprised of 14 total 
units/bedrooms, and eligible Prior Round rental bonuses. Of the total 210 affordable family 
rental units at the existing inclusionary housing development, Pike Run, 102 will address the 
Township’s Prior Round obligation. Montgomery previously received COAH approval of these 
Prior Round compliance mechanisms as part of its Second Round substantive certification 
issued in 1997. 

 The 616-unit Third Round obligation will be addressed with the remaining 108 affordable 
family rental units at Pike Run inclusionary development, affordable family rental units at 
three (3) completed inclusionary housing developments, affordable family rental units at an 
approved inclusionary housing development, affordable family units at six (6) proposed 
inclusionary developments, affordable age-restricted units at a proposed assisted living facility, 

Montgomery’s 
Affordable Housing 
Obligation: 

• Rehabilitation                   
Share: 0 units 

• Prior Round 
Obligation: 307 units 

• Third Round 
Obligation: 616 units 
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four (4) group homes, a 100% affordable municipally-sponsored age-restricted development, 
a family for-sale project, and Third Round rental bonuses. 

 

AFFORDABLE HOUSING JUDICIAL & LEGISLATIVE 
BACKGROUND 

Providing affordable housing within each municipality was found to be a constitutional 
obligation by the New Jersey Supreme Court in its landmark 1975 decision now referred to as 
Mount Laurel I. The Court found that developing municipalities have a constitutional 
obligation to provide a realistic opportunity for the construction of low- and moderate-income 
housing.1 In its 1983 Mount Laurel II decision, the Supreme Court extended the obligation to 
all municipalities. Subject to a number of limitations, Mount Laurel II also gave developers 
under appropriate circumstances the opportunity to secure a “builder’s remedy.”2 A builder’s 
remedy is where a developer is granted the right to develop what is typically a multi-family 
project on land that was not zoned to permit this use or at densities desired by the developer 
at the time of the suit and where a “substantial” percentage of the units are reserved for low- 
and moderate-income households. 

In 1985, the Legislature enacted the Fair Housing Act (“FHA”)3 in response to Mount Laurel 
II. The FHA created the Council on Affordable Housing (“COAH”) as an administrative 
alternative to municipal compliance in a court proceeding. The Legislature conferred “primary 
jurisdiction” on the agency and charged COAH with promulgating regulations: (i), to establish 
housing regions; (ii), to estimate low- and moderate-income housing needs; (iii), to set criteria 
and guidelines for municipalities to determine and address their fair share numbers, and (iv), 
to create a process for the review and approval of appropriate housing elements and fair share 
plans. As will be seen, COAH has been declared a moribund agency, which has forced the New 
Jersey Supreme Court to reactivate a judicial process in the review and approval of affordable 
housing plans. This document is being created to submit to the judicial process for 
determining affordable housing allocations and responses and ultimately, to receive a Third 
Round Judgment of Compliance and Repose for a 10-year period.  

 

                                                      

 

 

1  Southern Burlington NAACP v. Twp. of Mt. Laurel, 67 NJ 151 (1975) 
2  Southern Burlington NAACP v. Twp. of Mt. Laurel, 92 NJ 158 (1983) 
3  N.J.S.A. 52:27D-301 
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COAH’s First and Second Rounds  

COAH created the criteria and guidelines for municipalities to address their respective 
affordable housing obligation 4 , or number of affordable dwellings. Following guidelines 
established by the U.S. Department of Housing and Urban Development (“HUD”), COAH 
defined affordable housing as dwellings that could be occupied by households making 80% or 
less of the regional household income – typically from 38-41% of the total population. COAH 
originally established a formula for determining municipal affordable housing obligations for 
the six-year period between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the 
“First Round.” The First Round rules established an existing need where sub-standard housing 
was being occupied by low- and moderate-income households (variously known as “present 
need” or “Rehabilitation Share”) and future demand to be satisfied with new construction 
(“prospective need” or “fair share”). 

The First Round formula was superseded by COAH regulations in 1994 (N.J.A.C. 5:93-1.1 et 
seq.). The 1994 regulations recalculated a portion of the 1987-1993 affordable housing 
obligations for each municipality and computed the additional municipal affordable housing 
need from 1993 to 1999 using 1990 U.S. Census data. The regulations COAH adopted in 1994 
are known as “the Second Round” or 12-year cumulative obligation. In the Third Round, the 
new construction component from any earlier rounds is called either the prior obligation or 
“Prior Round.” 

COAH’s Third Round  

On December 20, 2004, COAH’s first version of the Third Round rules became effective some 
five years after the end of Second Round in 1999 (N.J.A.C. 5:94-1 and 5:95-1). The FHA had 
originally required housing rounds to be for a six-year period, but in 2001, this was amended 
to extend that time period to 10-year intervals. Therefore, the Third Round should have been 
from 1999 through 2009. However, because of the delay, the Third Round was extended by 
five (5) years to 2014 and condensed into an affordable housing delivery period of 10 years from 
January 1, 2004 through January 1, 2014. In other words, 15 years of affordable housing activity 
was to take place in 10 years. 

The Third Round rules marked a significant departure from the methods utilized in COAH’s 
Prior Rounds. Previously, COAH assigned an affordable housing obligation that included the 
new construction number for each municipality. These Third Round rules implemented a 
“growth share” approach that linked the production of affordable housing to future residential 

                                                      

 

 

4  Also called a municipality’s “fair share” of affordable housing. 
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and non-residential development within a municipality. Each municipality was required to 
project the amount of residential and non-residential growth that would occur during the 
period 2004 through 2014. Municipalities were then required to provide the opportunity of 
one (1) affordable unit for every eight (8) market-rate housing units developed and one (1) 
affordable unit for every 25 jobs created. Jobs were not counted directly, but rather by using 
non-residential building square footage as a substitute for employment. The Township 
prepared a housing plan based on these rules as will be discussed below. 

This set of rules changed, however, when the New Jersey Appellate Court invalidated key 
elements of the first version of the Third Round rules on January 25, 2007. The Court ordered 
COAH to propose and adopt amendments to its rules within six months to address the 
deficiencies identified by the Court. COAH missed this deadline, but eventually issued revised 
rules effective June 2, 2008 (as well as a further rule revision effective on October 20, 2008). 
It provided residential development and job projections for the Third Round. The Third Round 
was expanded again from 2014 out to 2018. COAH retained the growth share approach, but 
revised its ratios to require one (1) affordable housing unit for every four (4) market-rate 
housing units developed and one (1) affordable housing unit for every 16 jobs created.   

Just as various parties challenged COAH’s initial Third Round “growth share” regulations, 
parties challenged COAH’s 2008 revised Third Round “growth share” rules. The Appellate 
Court issued a decision on October 8, 2010 deciding those challenges (see below). 

Fair Housing Act Amendments and the New Jersey Economic Stimulus Act 

On July 17, 2008, Governor Corzine signed P.L. 2008, c. 46, which amended the FHA in a 
number of ways.5  Key provisions of the legislation included the following: 

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

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

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

                                                      

 

 

5 Also known as the “Roberts Bill” after former New Jersey Assembly Speaker Joseph Roberts who sponsored 
the bill. 
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 Adding a requirement that municipalities had to commit to spend development 
fees within four years of the date of collection after its enactment or initially by July 
17, 2012.6 

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

Appellate Court’s 2010 Decision 

On October 8, 2010, the Appellate Division issued a decision on the legal challenges to the 
second iteration of COAH regulations. 9  The Appellate Division affirmed the COAH 
regulations that assigned rehabilitation and Prior Round numbers to each municipality, but 
invalidated the regulations by which the agency allocated affordable housing obligations in the 
Third Round. Specifically, the Appellate Division ruled that COAH could not allocate 
obligations through a “growth share” formula and directed COAH to use similar methods to 
those previously used in the First and Second Rounds. Other highlights of the Appellate 
Court’s decision include: 

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

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

                                                      

 

 

6 This initial deadline was subsequently revised by an Appellate Court decision that extended the deadline 
until four (4) years after the Superior Court approves the municipal housing plan including the spending 
plan. 

7  P.L. 2009, c.90. 
8  Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990). 

9 In the Matter of the Adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable Housing. 
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 The Court invalidated Prior Round rental bonuses for developments that were 
not built within a reasonable time-frame.   

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

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

 

Judicial Activity from 2011 to 2014 

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

The New Jersey Supreme Court decided on the appeal by the executive branch of the Appellate 
Court’s decision of March 8, 2012 that disallowed the dissolution of COAH under Governor 
Christie’s Reorganization Plan No. 001-2011. The Supreme Court upheld the lower court’s 
ruling, finding that the governor did not have the power to unilaterally reorganize COAH out 
of existence. The judges found that such an action requires the passage of new legislation. 

On September 26, 2013 the New Jersey Supreme Court upheld the Appellate Court decision 
in In re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing, 
215 N.J. 578 (2013), and ordered COAH to prepare the necessary rule revisions. Subsequent 
delays in COAH’s rule preparation and ensuing litigation led to the New Jersey Supreme 
Court, on March 14, 2014, setting forth a schedule for adoption. COAH approved draft Third 
Round rules on April 30, 2014. Although ordered by the New Jersey Supreme Court to adopt 
revised new rules on or before October 22, 2014, COAH deadlocked 3-3 at its October 20 
meeting and failed to adopt the draft rules. An initial motion to table the rule adoption for 60 
days to consider amendments also deadlocked at 3-3 and thus also failed.  

March 2015 New Jersey Supreme Court Decision 

The failure of COAH to adopt new regulations in October/November 2014 as ordered by the 
New Jersey Supreme Court led one of the litigants – FSHC – to file a Motion In Aid of Litigants’ 
Rights to compel the government to produce constitutional affordable housing regulations. 
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The New Jersey Supreme Court heard oral arguments on the motion on January 6, 2015. Two 
months later, on March 10, 2015, the Supreme Court issued its ruling, entitled, In re Adoption 
of N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing, now known as Mount Laurel 
IV.   

The decision provides a new direction for the means by which New Jersey municipalities are 
to comply with the constitutional requirement to provide their fair share of affordable housing. 
The Court transferred responsibility to review and approve Housing Elements and Fair Share 
Plans (e.g., Housing Plans) from COAH to designated Mount Laurel trial judges. The 
implication of this is that municipalities could no longer wait for COAH to adopt Third Round 
rules before preparing new Housing Plans and municipalities must now apply to Court, 
instead of COAH, if they wish to be protected from exclusionary zoning lawsuits. These trial 
judges will review municipal plans much in the same manner as COAH previously did. Those 
towns whose plans are approved by the Court will receive a Judgment of Compliance and 
Repose, the judicial-equivalent of COAH’s substantive certification. 

The decision established a 90-day transitional period and then a 30-day filing period when 
municipalities could petition the Superior Court in a Declaratory Judgment action seeking 
confirmation that their means of addressing affordable housing meets constitutional muster. 
Municipalities were also permitted to file motions for temporary immunity from builder’s 
remedy lawsuits. Montgomery filed its Declaratory Judgment action with the Superior Court 
on July 7, 2015. 

The New Jersey Supreme Court indicated in its ruling that Housing Plans are to be drawn up 
using similar rules as to those in place during the Second Round as well as Third Round 
housing compliance mechanisms that the justices found constitutional, such as smart growth 
and redevelopment bonuses and extensions of controls. This document has been drafted using 
the Supreme Court’s direction in its decision. 

January 2017 New Jersey Supreme Court Decision 

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

Accordingly, the municipal affordable housing obligation is now composed of the following 
four (4) parts: present need (Rehabilitation Share); Prior Round (1987 to 1999, new 
construction); “gap” present need (1999 to 2015, third round new construction); and 
prospective need (Third Round, 2015 to 2025, new construction).  

March 2018 New Jersey Superior Court Decision 

In a March 8, 2018 ruling on two Mercer County municipalities’ affordable housing 
obligations, Superior Court Assignment Judge Mary Jacobson tackled directly the absence of a 
statewide set of guidelines for calculating a municipality’s fair share obligation. Her decision 
laid out a methodology, spelled out in detail along with her reasons for preferring certain 
formulas over others proposed, struck a compromise between the higher number that housing 
advocates claimed was needed and the smaller amount that municipalities had sought. 
Incorporating estimates of households and wealth, projections of job and population growth, 
and calculations of acreage available for development, Jacobson’s methodology could be used 
as a template statewide for determining the need for new affordable housing development. 
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AFFORDABILITY REQUIREMENTS  

Affordable housing is defined under New Jersey’s Fair Housing Act 
as a dwelling, either for sale or rent, that is within the financial 
means of households of low- or moderate-income, as is measured 
within each housing region. Montgomery Township is in COAH’s 
Region 3, which includes Somerset, Hunterdon and Middlesex 
counties. Moderate-income households are those with annual 
incomes greater than 50%, but less than 80% of the regional median 
income. Low-income households are those with annual incomes that 
are 50% or less than the regional median income. Very low-income 
households are a subset of “low-income” households and are defined 
as those with incomes 30% or less than the regional median income. 

The Uniform Housing Affordability Controls (hereinafter “UHAC”) 
at N.J.A.C. 5:80-26.3(d) and (e) requires that the maximum rent for 
a qualified unit be affordable to households with incomes 60% or less than the median income 
for the region. The average rent must be affordable to households with incomes no greater 
than 52% of the median income. The maximum sale prices for affordable units must be 
affordable to households with incomes 70% or less than the median income. The average sale 
price must be affordable to a household with an income of 55% or less than the median income.  

The regional median income has historically been defined by COAH using the federal income 
limits established by HUD on an annual basis. In the spring of each year, HUD releases 
updated regional income limits, which COAH reallocated to its regions. It is from these income 
limits that the rents and sale prices for affordable units are derived. However, COAH has not 
published updated income limits or rent increases since 2014.   As a result, the Township will 
calculate and set updated income limits annually pursuant to the Court’s February 20, 2018 
Order granting Montgomery the ability to adopt such limits set forth in the Township’s 
Settlement Agreement with FSHC. 

To update income limits, the Township will rely on the methodology set forth and approved by 
the Superior Court that establishes the criteria to follow to annually update income limits. The 
criteria adhere to COAH’s Prior Round methodologies, the key aspects of which are outlined 
below and are to be utilized by Montgomery pursuant to the Settlement Agreement.  

Income limits for all units that are part of the Township's Housing Element and Fair Share 
Plan, excluding those which income limits are already established through a federal program, 
shall be updated by the Township as HUD publishes median incomes and income limits as 
follows: 

• Regional income limits shall be established for the region that the Township is located 
within (i.e. Region 3) based on the median income by household size, which shall be 

Income Categories 

Moderate = 50% to 
80% regional median 
income  

Low = 50% regional 
median income or less 

Very Low = 30% 
regional median 
income or less 
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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 (4) 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 (4).  

• The income limit for a moderate-income unit for a household of four (4) shall be 80% 
of the regional weighted average median income for a family of four (4). The income 
limit for a low income unit for a household of four (4) shall be 50% of the HUD 
determination of the regional weighted average median income for a family of four (4). 
The income limit for a very low-income unit for a household of four (4) shall be 30% 
of the regional weighted average median income for a family of four (4). These income 
limits shall be adjusted by household size based on multipliers used by HUD to adjust 
median income by household size. In no event shall the income limits be less than 
those for the previous year. 

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

For 2020, the Affordable Housing Professionals of New Jersey (“AHPNJ”) and FSHC have 
jointly developed updated income limits for all housing regions in New Jersey, which were 
calculated using the methodology outlined above. As approved by the Court, these income 
limits for Region 3 will be utilized for Montgomery. See Table 1 for 2020 income limits for 
Region 3. 

TABLE 1.  2020 INCOME LIMITS FOR REGION 3 

Household 
Income Levels 

1-Person 
Household 

2-Person 
Household 

3-Person 
Household 

4-Person 
Household 

5-Person 
Household 

Moderate $66,920 $76,480 $86,040 $95,600 $103,248 

Low $41,825 $47,800 $53,775 $59,750 $64,530 

Very Low $25,095 $28,680 $32,265 $35,850 $38,718 
Source: 2020 Income Limits prepared by Affordable Housing Professionals of New Jersey. 

 

The Township will further rely on this process to establish sale prices and rents of affordable 
housing units throughout the Third Round. The Administrative Agent shall establish these 
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prices and rents pursuant to procedures set forth in UHAC and by utilizing the regional 
income limits established through the procedures outlined above. Montgomery will specifically 
adhere to the following:  

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

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

Tables 2 and 3 provide illustrative sale prices and gross rents for 2017. The sample rents and 
sale prices are illustrative and are gross figures, which do not account for the specified utility 
allowances for rental units or for specific mortgage rates, taxes, etc. for sales units. As a note, 
rents have increased by a collective 7.1% in 2015, 2016, 2017, 2018 and 2019 and by 1.9% in 
2020.  

TABLE 2. ILLUSTRATIVE 2020 AFFORDABLE GROSS RENTS FOR REGION 3 
Household Income Levels 

(% of Median Income) 
1-Bedroom  
Unit Rent 

2-Bedroom 
Unit Rent 

3-Bedroom 
Unit Rent 

Moderate $1,344 $1,613 $1,864 

Low $1,120 $1,344 $1,554 

Very Low $672 $807 $932 
Source: 2020 Affordable Housing Unit Rental Rate Calculations for Pricing Newly Constructed Units prepared by Affordable 
Housing Professionals of New Jersey. 

 

TABLE 3. ILLUSTRATIVE 2020 AFFORDABLE SALES PRICES FOR REGION 3 
Household Income Levels 

(% of Median Income) 
1 Bedroom 
Unit Price 

2 Bedroom 
Unit Price 

3 Bedroom 
Unit Price 

Moderate $219,632 $263,558 $304,556 

Low $156,680 $188,256 $217,540 

Very Low $94,128 $112,953 $130,524 
Source: 2020 Affordable Housing Unit Sales Price Calculations for Pricing Newly Constructed Units prepared by Affordable 
Housing Professionals of New Jersey. 
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HOUSING ELEMENT & FAIR SHARE PLAN REQUIREMENTS 

In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1, et seq.), a municipal 
Master Plan must include a housing element as the foundation for the municipal zoning 
ordinance (see N.J.S.A. 40:55D-28b(3) and -62). Pursuant to the FHA (N.J.S.A. 52:27D-301 et 
seq.), a municipality’s housing element must be designed to provide access to affordable 
housing to meet present and prospective housing needs, with particular attention to low- and 
moderate-income housing. Specifically, N.J.S.A. 52:27D-310 requires that the Housing Plan 
element contain at least the following: 

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

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

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

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

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

 A consideration of the lands most appropriate for 
construction of low and moderate income housing and of 
the existing structures most appropriate for conversion to, 
or rehabilitation for, low- and moderate-income housing, 
including a consideration of lands of developers who have 
expressed a commitment to provide low- and moderate-
income housing.  

See the section titled 
“Housing, Demographic, 
and Employment 
Analysis.” 

See the section titled 
“Montgomery’s 
Affordable Housing Plan” 
for information on the 
Township’s fair share of 
low- and moderate-
income housing. 

 

 See the section titled 
“Consideration of Lands 
Appropriate for 
Affordable Housing” for 
this information. 
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MONTGOMERY’S AFFORDABLE HOUSING HISTORY 

The New Jersey State Supreme Court decided the “Mt. Laurel II” Supreme Court Decision on 
January 20, 1983.  The decision addressed the responsibilities of municipalities throughout 
New Jersey to permit the construction of “low” and “moderate” income affordable housing 
units within their bounds.  

Approximately one and one-half (1 ½) years after the “Mt. Laurel II” Supreme Court Decision, 
and prior to the creation of the COAH, Judge Eugene Serpentelli, as part of his July 16, 1984 
Decision regarding “Mt. Laurel” litigation against Warren Township in Somerset County, 
sanctioned the so-called “consensus methodology”.  The methodology was the required way in 
which municipalities were to calculate their “fair share” housing obligation.  

In accordance with the “consensus methodology”, Montgomery Township’s “fair share” 
housing obligation through December 31, 1993 initially was calculated to be a very high seven 
hundred thirty-one (731) affordable housing units. 

However, Montgomery Township disagreed with certain aspects of the “consensus 
methodology” and, in the face of imminent litigation, voluntarily petitioned Judge Serpentelli’s 
court during March 1985 for a review of its “Mt. Laurel II” “fair share” housing obligation, as 
well as for approval of the zone plan that the Township proposed to satisfy the obligation. 

During the Court proceedings, Montgomery corrected certain of the statistical data from the 
Department of Labor which were utilized in the “consensus methodology”, and the Township 
also successfully argued certain other aspects of the methodology.  As a result of these efforts, 
the Court entered a Judgment of Compliance on July 31, 1985 which found that Montgomery’s 
“fair share” housing obligation was three hundred twenty-five (325) “low” and “moderate” 
income units, versus the originally calculated 731 units. 

Moreover, the Court found that the Township’s zoning provisions for the “APT/TH” 
Apartment/Townhouse district in the southern portion of the Township and the “PRD” 
Planned Residential Development option in the northern portion of the Township provided a 
reasonable opportunity for the construction of the required 325 affordable units. 

Montgomery Township was the first municipality in the State of New Jersey to voluntarily 
petition for a Judgment of compliance.  As a result of the July 31, 1985 “Judgment of 
Compliance”, Montgomery Township was deemed to be in compliance with its “Mt. Laurel II” 
housing obligation through voluntary measures. 

The Township petitioned COAH for Second Round substantive certification on April 26, 1995.  
The Township was eventually granted Second Round substantive certification on March 5, 
1997, and extensions on December 4, 2002 and February 9, 2005.  The Township’s Second 
Round fair housing obligation was 315 consisting of a rehabilitation obligation of eight (8) and 
new construction obligation of 307. 
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The Township petitioned COAH for Third Round substantive certification on December 16, 
2005. However, COAH did not conduct a substantive review of the 2005 Housing Element 
and Fair Share Plan prior to the 2007 Appellate Division decision overturning COAH’s 2004 
Third Round rules. On November 25, 2008, Montgomery adopted a 2008 Third Round 
Housing Element and Fair Share Plan consistent with COAH’s second iteration of Third 
Round rules. The Township submitted the 2008 Plan to COAH on December 30, 2008 as part 
of their second petition for Third Round substantive certification; the petition was deemed 
complete by COAH on March 27, 2009. The Township’s 2008 Plan did not receive substantive 
certification prior to the 2010 Appellate Division decision invalidating COAH’s second 
iteration of Third Round rules.  

To comply with the March 10, 2015 Mount Laurel IV decision, Montgomery filed a declaratory 
judgment action with the Superior Court on July 7, 2015 for a Third Round Judgment of 
Compliance and Repose and temporary immunity from builder’s remedy suits. FSHC was an 
interested party in the Township’s declaratory judgment action, and in 2017, the Township 
entered into successful negotiations with FSHC to identify its fair share obligation and 
preliminarily how that obligation would be satisfied. These negotiations resulted in a 
Settlement Agreement between the Township and FSHC that was executed by the Township 
on December 8, 2017 (see Appendix 1 for a copy of this Settlement Agreement).10 After a 
Fairness Hearing, the Court issued an Order on February 20, 2018 stating that the Settlement 
Agreement was fair to the interests of low and moderate income households (see Appendix 1 
for a copy of the Court Order). The Court Order established the Township’s fair share 
obligations and also preliminarily found that the manner in which the Township satisfied the 
obligation was reasonable.  The 2018 Third Round Housing Element and Fair Share Plan 
incorporated and implemented the terms of the 2017 Settlement Agreement between the 
Township and FSHC and served as the foundation for the Township’s application for a 
Judgment of Compliance and Repose by the Court. However, as identified in the 2019 Court 
Order, some projects have changed necessitating a revised HE/FSP.  As discussed in detail 
below, this 2020 Amended HE/FSP makes minor modifications to the preliminary 
compliance charts in the Settlement Agreement to account for new unit count details.  

  

                                                      

 

 

10 By the terms of the Agreement, FSHC is now an Intervenor in the Township’s DJ action. 
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HOUSING, DEMOGRAPHIC & EMPLOYMENT ANALYSIS 

Housing Characteristics 

The 2014-2018 American Community Survey (ACS) 11  indicates that Montgomery has 
approximately 7,862 housing units, of which 256, or 3.26%, are vacant. The Township’s 
housing stock predominantly consists of single-family detached units (68.79%) and single-
family attached units (14.96%). The Township’s percentage of single-family detached units is 
slightly higher than that of the State (53.57%) and approximately 10% higher than that of 
Somerset County (58.70%). The renter population represents approximately 17.8% of all 
occupied units in Montgomery (with 82.2% owner-occupied), which is 6.6% less than the 
renter population in the County (24.4%) and 18.3% less than the renter population in the State 
as a whole (36.1%). See Table 4, Housing Units by Number of Units in Structure, for a detailed 
explanation of the housing units in 2016. 

TABLE 4.  HOUSING UNITS BY NUMBER OF UNITS IN STRUCTURE, 2018 

Number  
of Units 

Owner-
occupied 

Percent Rental Percent Vacant Percent Total 

1, Detached 5,097 81.51% 147 10.86% 164 64.06% 5,408 

1, Attached 963 15.40% 196 14.49% 17 6.64% 1,176 

2 0 0% 10 0.74% 0 0% 10 

3 or 4 0 0% 125 9.24% 0 0% 125 

5 to 9 51 0.82% 187 13.82% 0 0% 238 

10 to 19 62 0.99% 433 32.00% 0 0% 495 

20 or more 69 1.10% 255 18.85% 75 29.30% 399 
Mobile 
Home 

11 0.18% 0 0% 0 0% 11 

Other 0 0% 0 0% 0 0% 0 

Total 6,253 100 1,353 100 256 100 7,862 
Source: 2014-2018 American Community Survey 5-Year Estimate (B25002, B25024, B25032, DP04). 

Table 5, Housing Units by Year Built, illustrates the age of the Township’s housing stock. Only 
4.0% of Montgomery’s housing stock was constructed prior to 1949. The majority of the 

                                                      

 

 

11 The American Community Survey replaced the long-form Census as the source for much of the housing data necessary to 
complete this section. The Census is a one-time count of the population while this ACS is an estimate taken over five years through 
sampling. As such, data in the ACS is subject to a margin of error. 
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Township’s housing stock was constructed between 1980 and 2009 (75.3%), including 1,138 
multi-family renter-occupied units, and construction slowed with the Great Recession (see 
Table 26 below for information on building permits since 2000). The median year homes 
were built in the Township (1993) is more recent than both the State’s median (1967) and the 
County’s (1980). 

TABLE 5.  HOUSING UNITS BY YEAR BUILT, 2018 

Year Built Total Units Percent Owner Renter Vacant 

2010 or later 279 3.5% 217 62 0 

2000 to 2009 1,757 22.3% 1,309 428 20 

1990 to 1999 2,793 35.5% 2,074 573 146 

1980 to 1989 1,369 17.4% 1,195 137 37 

1970 to 1979 556 7.1% 487 69 0 

1960 to 1969 514 6.5% 475 39 0 

1950 to 1959 276 3.5% 262 14 0 

1940 to 1949 43 0.5% 43 0 0 

1939 or earlier 275 3.5% 191 31 53 

Totals 7,862 100% 6,253 1,353 256 

Median Year Built: 1993  1992 1997  
Source: 2014-2018 American Community Survey 5-Year Estimate (DP04, B25036, B25037) 

Table 6, Housing Units by Number of Rooms, shows 5.0% of housing units have between one 
(1) and three (3) rooms; 28.4% have between four (4) and six (6) rooms; and 66.6% have seven 
(7) or more rooms. The data from this and other tables indicate that the housing stock in 
Montgomery is, on average, moderate to large in size. In addition, the largest concentration of 
housing units in Montgomery (41.1%) contains four (4) bedrooms and 74.1% of all units have 
three (3) or more bedrooms. For both the County and the State, the largest concentration of 
housing units has three (3) bedrooms (28.6% and 32.6%, respectively). See Table 7, Number 
of Bedrooms per Housing Unit, for more detail. 

TABLE 6.  HOUSING UNITS BY NUMBER OF 
ROOMS, 2018 

Rooms Number of Units Percent 

1 0 0.0% 

2 16 0.2% 

3 380 4.8% 

4 810 10.3% 

5 637 8.1% 
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TABLE 6.  HOUSING UNITS BY NUMBER OF 
ROOMS, 2018 

Rooms Number of Units Percent 

6 786 10.0% 

7 869 11.1% 

8 1,279 16.3% 

9+ 3,085 39.2% 

Total 7,862 100% 
Median Rooms 7.8  
Source: 2014-2018 American Community Survey 5-Year Estimate (DP04) 

 

TABLE 7.  NUMBER OF BEDROOMS PER HOUSING 
UNIT, 2018 

Bedrooms Number of Units Percent 

Efficiency 0 0% 

1 581 7.4% 

2 1,456 18.5% 

3 1,548 19.7% 

4 3,230 41.1% 

5+ 1,047 13.3% 

Total 7,862 100% 
Source: 2014-2018 American Community Survey 5-Year Estimate (DP04) 

Table 8, Housing Values, shows that the median value of owner-occupied housing units in 
Montgomery increased by 78.6% between 2000 and 2018 from $345,800 to $617,500. 
Somerset County saw a slightly higher percent growth in owner-occupied home values during 
this same period time (89.1%). Montgomery had higher median housing values both in 2000 
($345,800 vs. $222,400) and 2018 ($617,500 vs. $420,500) than the County as a whole.  

Based on the 2020 illustrative sales prices provided in Table 3 and the estimated value of 
owner-occupied homes in 2018 as provided in Table 8, approximately 77 housing units, or 
1.2% of owner-occupied units, in Montgomery may be affordable to very low-income 
households (depending on the number of bedrooms in the unit). Approximately 7 housing 
units, or 0.1%, (exclusive of units that may be affordable to very low-income households) may 
be affordable to low-income households, and approximately 202 units (3.2%) may be affordable 
to moderate-income households (excluding those units affordable to low- or very low income-
households). In total, 286 owner-occupied units, or 4.6% of owner-occupied units in the 
Township, may be affordable to low- or moderate-income households.  



Amended Third Round Housing Element and Fair Share Plan                                                                                               

Montgomery Township      

 

18 | P a g e  
 

 

TABLE 8.  OWNER-OCCUPIED HOUSING VALUES, 2018 & 2000 

Housing Unit Value 2018 Units Percent  2000 Units Percent 

Less than $10,000 0 0% 0 0% 
$10,000 to $14,999 0 0% 0 0% 
$15,000 to $19,999 0 0% 0 0% 
$20,000 to $24,999 0 0% 0 0% 
$25,000 to $29,999 0 0% 0 0% 
$30,000 to $34,999 0 0% 7 0.2% 
$35,000 to $39,999 12 0.2% 7 0.2% 
$40,000 to $49,999 0 0% 0 0% 
$50,000 to $59,999 0 0% 0 0% 
$60,000 to $69,999 0 0% 0 0% 
$70,000 to $79,999 0 0% 15 0.3% 
$80,000 to $89,999 24 0.4% 0 0% 
$90,000 to $99,999 11 0.2% 8 0.2% 
$100,000 to $124,999 30 0.5% 10 0.2% 
$125,000 to $149,999 0 0% 172 3.6% 
$150,000 to $174,999 0 0% 226 4.8% 
$175,000 to $199,999 7 0.1% 145 3.1% 
$200,000 to $249,999 82 1.3% 509 10.8% 
$250,000 to $299,999 120 1.9% 621 13.2% 
$300,000 to $399,999 666 10.7% 1,320 28.0% 
$400,000 to $499,999 965 15.4% 910 19.3% 
$500,000 to $749,999 2,574 41.2% 650 13.8% 
$750,000 to $999,999 1,316 21.0% 121 2. 6% 
$1,000,000 or more 446 7.1% 0 0% 
Total 6,253 100% 4,721 100% 
Median $617,500 $345,800 
Sources: 2000 Census (H074, H085), 2014-2018 American Community Survey 5-Year Estimate (DP04, B25075) 

The median rent in Montgomery in 2018 was $2,000, compared to $1,552 across Somerset 
County. Based on the 2020 illustrative rents provided in Table 2, approximately 33 renter-
occupied units, or 2.4%, may be affordable to very low-income renters, depending on the 
number of bedrooms being rented. Similarly, approximately 267 rental units (exclusive of 
units that may be affordable to very low-income households), or 19.7%, may be affordable to 
low-income renters and approximately 264 rental units (excluding units that may be affordable 
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to low-income households), or 19.5%, may be affordable to moderate-income renters. In total, 
approximately 564 rental units, or 41.7% of all renter-occupied housing units, may be 
affordable to low- or moderate-income households depending on the number of bedrooms 
being rented. See Table 9, Comparison of Montgomery and Somerset County, Gross Rent. 

TABLE 9.  COMPARISON OF MONTGOMERY TOWNSHIP AND  
SOMERSET COUNTY, GROSS RENT, 2018 

 
Montgomery 

Township 
Somerset County 

Gross Rent Units Percent Units Percent 

Less than $100 0 0% 33 0.2% 
$100 to $149 0 0% 23 0.2% 
$150 to $199 0 0% 58 0.3% 
$200 to $249 0 1.8% 111 0.6% 
$250 to $299 0 0% 195 0.7% 
$300 to $349 0 0% 196 0.5% 
$350 to $399 11 0% 101 0.3% 
$400 to $449 0 0% 53 0.4% 
$450 to $499 0 0% 138 0.9% 
$500 to $549 0 0% 90 0.2% 
$550 to $599 0 0% 82 0.3% 
$600 to $649 16 0% 204 0.5% 
$650 to $699 0 0% 125 0.3% 
$700 to $749 0 0% 103 0.7% 
$750 to $799 0 0% 120 0.8% 
$800 to $899 6 1.7% 636 2.6% 
$900 to $999 14 3.1% 675 3.4% 
$1,000 to $1,249 109 5.1% 4,147 19.8% 
$1,250 to $1,499 144 18.8% 5,751 21.0% 
$1,500 to $1,999 363 30.0% 8,314 26.3% 
$2,000 or more 663 37.6% 6,246 16.2% 
No cash rent 27 1.9% 1,111 4.1% 
Total 1,353 100% 28,512 100% 
Median Rent $2,000 $1,552 
Source: 2014-2018 American Community Survey 5-Year Estimate (DP04, B25063) 

Housing is generally considered to be affordable if rents, mortgages, and other essential costs 
consume 28% or less of an owner-household’s income or 30% or less of a renter-household’s 
income. This percentage is lower for homeowners to account for the additional home 
maintenance costs associated with ownership. In Montgomery, 28.1% of all households in 
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occupied units are expending more than 30% of their incomes on housing costs. The percent 
of renter-occupied households expending more than 30% of their incomes on housing (44.9%) 
is higher than the percent of owner-occupied households (23.1%). Nearly two-thirds of renters 
are spending over 30% of income on housing, which suggests that some of Montgomery’s 
existing rental housing may be unaffordable to the population. Although it was estimated that 
41.7% of rental housing units in Montgomery may be affordable to very-low-, low- or moderate-
income households, this analysis was based on rents affordable to a moderate-income 
household occupying a three-bedroom unit. Therefore, it appears that Montgomery’s renter 
population is likely comprised of smaller households that occupy smaller units.   

In 2018, there were an estimated 42 units that had incomplete kitchen facilities and 11 units 
with incomplete plumbing facilities. There were also an estimated nine (9) overcrowded 
housing units (defined as more than one (1) occupant per room) built before 1950. It should 
be noted that overcrowding is often associated with substandard housing due to overuse of 
facilities and is often occupied by lower-income households who share space to save on 
housing costs. Historically, the conditions mentioned in this paragraph have been indicators 
of housing deficiency, which are used to determine the number of units requiring 
rehabilitation.  As noted above, the Township does not have a Third Round rehabilitation 
obligation.  

TABLE 11.  INDICATORS OF HOUSING DEFICIENCY, 2018 

Indicator 
Incomplete 
Plumbing 

Incomplete 
Kitchen 

Crowded or Overcrowded, 
and Built Pre-1950 

Number of Units 11 42 9 

Source: 2014-2018 American Community Survey 5-Year Estimate (DP04, B25050) 

 

TABLE 10.  HOUSING AFFORDABILITY, 2018 

Monthly Housing Costs 
as Percent of Income 

Owner-
Occupied 

Percent Renter Percent 
All 

Occupied* 
Percent 

Less than 20 Percent 1,999 44.6% 333 25.1% 2,332 40.2% 

20 to 29 Percent 1,447 32.3% 398 30.0% 1,845 31.8% 

30 Percent or More 1,035 23.1% 595 44.9% 1,630 28.1% 

Total 4,481 100% 1,326 100% 5,807 100% 
Source: 2014-2018 American Community Survey 5-Year Estimate (DP04) 
*Information not computed for all units. 
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General Population Characteristics  

The population of Montgomery grew nearly 27% from 2000 to 2010, which is significantly 
less than the 81.9% population increase between 1990 and 2000. The Township’s rate of 
population growth between 2000 and 2010 is more than double the growth rate of the County 
(8.7%). The County’s growth rate has moderately decreased from 23.8% during the previous 
decade. See Table 12, Population Growth. However, the rate of population growth slowed in 
both the County and in Montgomery between 2000 and 2010. 

TABLE 12.   POPULATION GROWTH, 1990 – 2010 

 
1990 2000 

Percent 
Change 

2010 
Percent 
Change 

Montgomery Township 9,612 17,481 81.9% 22,254 27.3% 

Somerset County 240,279 297,490 23.8% 323,444 8.7% 
Sources: 1990, 2000, and 2010 US Census 

Between 2000 and 2010, there were large increases in most of Montgomery’s age cohorts, 
especially in the senior population. The highest rate of growth was in the age 75 and older 
cohort, which grew more than 154% between 2000 and 2010. There was an approximately 11% 
decrease in the age 25 to 44 cohort and an 30.18% decrease in the under 5 age cohort. The 
growth in older age cohorts contributed to Montgomery’s increase in the median age from 36.8 
to 40.8 years. See Table 13, Age Distribution, for additional detail. 

TABLE 13.  AGE DISTRIBUTION, 2000 & 2010 

Age Group 2000 Percent  2010 Percent 
Percent 
Change 

Under 5 1,514 8.7% 1,057 4.8% -30.2% 

5-14 3,455 19.8% 4,309 19.4% 24.7% 

15-24 1,476 8.4% 2,609 11.7% 76.8% 

25-34 1,708 9.8% 1,453 6.5% -14.9% 

35-44 3,869 22.1% 3,503 15.7% -9.5% 

45-54 2,899 16.6% 4,717 21.2% 62.7% 

55-64 1,371 7.8% 2,406 10.8% 75.5% 

65-74 768 4.4% 1,129 5.1% 47.0% 

75+ 421 2.4% 1,071 4.8% 154.4% 

Total 17,481 100% 22,254 100% 27.3% 
Median Age 36.8 40.8  
Sources: 2000 and 2010 US Census 
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Household Characteristics 

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 (1) or more persons related by blood, marriage or adoption, all living in 
the same household. In 2010, there were 7,635 households in the Township, with an average 
of 2.90 persons per household and an average of 3.31 persons per family. Approximately 80% 
of the households are comprised of married couples with or without children. Approximately 
20% of the Township’s households are non-family households, which include individuals 
living alone. See Table 14, Household Composition. 

TABLE 14.  HOUSEHOLD COMPOSITION, 2010 

Household Type Households Percent 

Family households 6,074 79.6% 
 Married-couple family 5,410 70.9% 

 With Children 3,312 43.4% 

 Male householder, no spouse present 153 2.0% 

 With Own Children Under 18 81 1.1% 

 Female householder, no spouse present 511 6.7% 

 With Own Children Under 18 311 4.1% 

Nonfamily households 1,561 20.4% 
 Householder living alone 1,350 17.7% 

Total Households 7,635 100% 
Source: 2010 US Census 

  

Income Characteristics 

In 2018, the median income in Montgomery was $191,798 for households and $214,861 for 
families. Comparable figures for the County were $111,772 for households and $134,849 for 
families. Table 15, Household Income by Income Brackets, further illustrates these findings 
by noting the number of households in each of the income brackets. The Township’s poverty 
rate for individuals (4.0%) is less than that of the County (4.7%) and its poverty rate for families 
(3.3%) is higher than the County’s rate (3.1%). See Table 16, Individual and Family Poverty 
Rates, for the comparison. 
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TABLE 15.  HOUSEHOLD INCOME BY INCOME BRACKETS, 2018 
 Households Percent 

Less than $10,000 227 3.0% 

$10,000-$14,999 158 2.1% 

$15,000-$24,999 172 2.3% 

$25,000-$34,999 146 1.9% 

$35,000-$49,000 208 2.7% 

$50,000-$74,999 354 4.7% 

$75,000-$99,999 656 8.6% 

$100,000-$149,999 1,040 13.7% 

$150,000-$199,999 1,011 13.3% 

$200,000 + 3,634 47.8% 

Total 7,606 100% 

Median Income $191,798  
Source: 2014-2018 American Community Survey 5-Year Estimate (DP03) 

 

TABLE 16.  INDIVIDUAL AND FAMILY POVERTY RATES, 2018 

Location Individuals Families 

Montgomery Township 4.0% 3.3% 

Somerset County 4.7% 3.1% 
Source: 2014-2018 American Community Survey 5-Year Estimate (DP03) 

 

 

Employment Characteristics 

Table 17, Distribution of Employment by Industry, shows the distribution of employment by 
industry for employed Montgomery residents. The four (4) industries representing the largest 
concentrations of employed residents in Montgomery in 2018 were Educational Services, and 
Health Care and Social Assistance with 23.2% of employed residents; Professional, Scientific, 
and Management, and Administrative and Waste Management Services with 19.9%; 
Financing, Insurance, Real Estate, Renting and Leasing with 14.2%; and Manufacturing with 
12.9%. 
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TABLE 17.  DISTRIBUTION OF EMPLOYMENT BY INDUSTRY,  
MONTGOMERY RESIDENTS, 2018 

Sector Jobs Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining 26 0.2% 

Construction 316 2.7% 

Manufacturing 1,495 12.9% 

Wholesale Trade 477 4.1% 

Retail Trade 579 5.0% 

Transportation, Warehousing, and Utilities 220 1.9% 

Information 653 5.6% 

Financing, Insurance, Real Estate, Renting, and Leasing 1,643 14.2% 
Professional, Scientific, Management, Administrative, and 
Waste Management Services 

2,305 19.9% 

Educational, Health and Social Services 2,686 23.2% 
Arts, Entertainment, Recreation, Accommodation and 
Food Services 

661 5.7% 

Other 293 2.5% 

Public Administration 234 2.0% 

Total 11,588 100% 
Source: 2014-2018 American Community Survey 5-Year Estimate (DP03) 

Table 18, Employment by Occupation, identifies the occupations of employed residents of 
Montgomery. While Montgomery Township residents work in a variety of industries, 74.3% of 
employed residents work in Management, Business, Science, and Arts occupations and 15.7h% 
are employed in Sales and Office occupations.  

TABLE 18.  EMPLOYMENT BY OCCUPATION,  
MONTGOMERY TOWNSHIP, 2018 
Sector Jobs Number Percent 

Management, Business, Science, Arts 8,614 74.3% 
Service 658 5.7% 
Sales and Office 1,818 15.7% 
Natural Resources, Construction, Maintenance 270 2.3% 
Production, Transportation, Material Moving 228 2.0% 
Total 11,588 100% 
Source: 2014-2018 American Community Survey 5-Year Estimate (DP03) 

Since 2010, the size of Montgomery’s labor force has slightly decreased. The Township was 
impacted by the most recent recession resulting in unemployment rates above 7% for 2010 
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and 2011. The unemployment rate fell to 6.4% in 2012 and 2.5% in 2019. Table 16, Change in 
Employment, illustrates these trends.  

TABLE 19.  CHANGE IN EMPLOYMENT, 2010 – 2019 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2010 10,530 9,768 763 7.2% 

2011 10,481 9,698 783 7.5% 

2012 10,539 9.861 678 6.4% 

2013 10,327 9,765 562 5.4% 

2014 10,393 9,929 464 4.5% 

2015 10,554 10,123 431 4.1% 

2016 10,481 10,128 353 3.4% 

2017 10,527 10,177 350 3.3% 

2018 10,449 10,131 318 3.0% 

2019 10,569 10,306 263 2.5% 
Source: NJ Department of Labor and Workforce Development 

The number of jobs in Montgomery is lower than the number of working age residents in the 
Township. The New Jersey Department of Labor tracks covered employment throughout the 
State. Covered employment data includes only those jobs for which unemployment 
compensation is paid. By definition, it does not cover the self-employed, unpaid family 
workers, most part-time or temporary employees, and certain agricultural and in-home 
domestic workers. See Table 20, Covered Employment Estimates, for additional detail. 

TABLE 20.  COVERED EMPLOYMENT ESTIMATES 

Year Montgomery Township Somerset County 

2014 9,932 184,103 
Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic 
Analysis, NJ Covered Employment Trends.  

The local government sector and professional/technical sector represented the largest 
concentration of jobs in Montgomery, with 983 and 576 jobs, respectively. The second largest 
private sector, the arts/entertainment sector, was significantly smaller with only 411 jobs. Table 
21, Covered Employment by Sector, provides additional employment information.  
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TABLE 21.  COVERED EMPLOYMENT BY SECTOR, 2019 

  Employment Wages 
March June Sept. Dec. Average Annual Weekly 

Private Sector Total 8,162 8,351 8,021 7,976 8,149 $109,412 $2,104 

Agriculture - - - - - - - 

Mining - - - - - - - 

Utilities  . . . . . . . 

Construction 105 114 110 102 107 $54,048 $1,039 

Manufacturing - - - - - - - 

Wholesale Trade - - - - - - - 

Retail Trade 345 388 337 368 362 $42,201 $812 

Transportation/Warehousing - - - - - - - 

Information - - - - - - - 

Finance/Insurance 163 160 157 167 162 $137,917 $2,652 

Real Estate 54 51 57 53 53 $60,114 $1,156 

Professional/Technical 570 586 554 597 576 $94,809 $1,823 

Management - - - - - - - 

Admin/Waste Remediation 356 364 343 315 342 $37,155 $715 

Education 299 316 256 290 290 $52,496 $1,010 

Health/Social - - - - - - - 

Arts/Entertainment 365 473 397 346 411 $34,115 $656 

Accommodations/Food 278 288 273 270 272 $24,999 $481 

Other Services 194 190 190 196 193 $35,986 $692 

Unclassified 37 32 45 58 42 $58,019 $1,116 

Federal Government Total 26 27 26 27 27 $57,813 $1,112 

State Government Total 87 85 82 78 84 $74,755 $1,438 

Local Government Total 1,081 1,114 964 1,065 983 $67,130 $1,291 
Local Government  
Education Total 

854 884 774 859 762 $70,597 $1,358 

Total Covered Employment 10,210 10,461 9,867 10,005 10,005   
Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic Analysis, NJ Covered Employment 
Trends.   

As Table 22, Journey to Work, below shows, 74.8% of Montgomery’s employed residents drive 
to work alone, compared to 78.3% for Somerset County and 71.4% for New Jersey as a whole. 
As compared to Somerset County, a higher percentage of Montgomery residents take public 
transit to work. Montgomery is serviced by NJ Transit bus route 605 that connects to bus routes 
600, 603, 609, and 613 at the Quaker Bridge Mall and to the Princeton Dinky Station rail line. 
These transit options provide connections to Trenton, New York, and Philadelphia.   
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TABLE 22.  JOURNEY TO WORK, 2018 

Mode 
Montgomery 

Township 
Somerset County New Jersey 

Drive Alone 74.8% 78.3% 71.4% 

Carpool 6.6% 7.9% 8.0% 

Transit 8.1% 5.3% 11.5% 

Walk 0.9% 1.9% 2.9% 

Other 0.6% 0.7% 1.8% 

Work at Home 8.9% 6.0% 4.4% 
Source: 2014-2018 American Community Survey: Selected Economic Characteristics (DP03) 

Approximately 18% of households in Montgomery have one (1) vehicle and 4.5% have no 
vehicle. Some one-car households likely comprise the nearly 17.7% of Township residents who 
live alone. For one-car households with more than one (1) adult and households with no car, 
the lack of available vehicles in a suburban context such as Montgomery is typically an indicator 
of lower income households and makes it difficult for residents to reach jobs and community 
and commercial services. See Table 23, Available Vehicles by Household.     

TABLE 23.  AVAILABLE VEHICLES BY HOUSEHOLD, 2016 

Vehicles Count Percent 

None 341 4.5% 

One 1,344 17.7% 

Two 3,900 51.3% 

Three + 2,021 26.6% 

Total 7,606 100% 
Source: 2014-2018 American Community Survey: Selected Housing Characteristics 
(DP04) 

 

Most residents of Montgomery work within Princeton (7.1%), followed by residents 
commuting to New York City (5.5%).  As shown in Table 24, Top Ten Commuting Destinations 
for Montgomery Residents below, the majority of top employment destinations for residents 
are within approximately eleven (11) miles of Montgomery and along the Route 1, Route 206, 
and Route 27 corridors. However, the majority of residents, 75.7%, commute to dispersed 
locations. 
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TABLE 24.  TOP TEN COMMUTING DESTINATIONS FOR 
MONTGOMERY RESIDENTS, 2017 

Destination Jobs Percent 

Princeton 775 7.1% 

New York City 598 5.5% 

New Brunswick 261 2.4% 

Franklin Township 215 2.0% 

Jersey City 165 1.5% 

Newark 159 1.5% 

Raritan Borough 145 1.3% 

Florham Park Borough 126 1.2% 

South Plainfield 110 1.0% 

Skillman 92 0.8% 

All Other Locations 8,251 75.7% 
Source: US Census and Center for Economic Studies. Longitudinal Employer-Household Dynamics, 2017 

 

Population Projections 

The New Jersey Transportation Authority (NJTPA), the Metropolitan Planning Organization 
(MPO) that contains Montgomery as well as the remainder of Somerset County, published 
population and employment projections for the year 2040. The NJTPA projects that the 
Township’s population and employment will increase by 17.15 and 72.4%, respectively, from 
2010 to 2040. As Table 25, Population, Household and Employment Projections shows, these 
rates are higher than for the County as a whole.  

TABLE 25.  POPULATION, HOUSEHOLD, AND EMPLOYMENT 
 PROJECTIONS, 2010 – 2040 

  Montgomery Township Somerset County 

2010 2040 % Change 2010 2040 % Change 

Population 22,250 26,060 17.1% 323,400 376,600 16.5% 

Employment 11,220 19,340 72.4% 177,700 252,500 42.1% 
Sources: NJTPA Regional Transportation Plan. Forecasts adopted 9/10/2013 
*2010 data from NJTPA calculations and may differ from other data sources  

The FHA requires that Housing Plans include a 10-year projection of new housing units based 
on the number of building permits, development applications approved, and probable 
developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b). Annual 
building permit issuance for residential new construction in Montgomery during the years 
2000 through 2017 averaged approximately 111.6 units, although there were virtually no 
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building permits issued 2006, 2007, and 2011. More recently, the Township is seeing the build 
out of JER Herring Orchard/K.Hovnanian/Ingerman, Sharbell-Hillside, and Country Club 
Meadows, all inclusionary developments.  

With seven (7) additional proposed inclusionary developments and one (1) proposed 100% 
affordable site in this Plan, it appears to be safe to assume that this rate may remain relatively 
constant or may increase somewhat. Montgomery may see over 1,100 new dwellings by the 
year 2025. Factors such as the business cycle and rate of residential unit absorption may result 
in a lower or higher actual number. Table 26, Housing Projections, provides an estimate of 
anticipated residential growth based on the extrapolation of prior housing activity into the 
future and the proposed inclusionary developments in this Plan.  

TABLE 26.  HOUSING PROJECTIONS TO 2025 

Year Building Permits Issued 

2000 206 

2001 176 

2002 607 

2003 399 

2004 58 

2005 20 

2006 6 

2007 6 

2008 16 

2009 13 

2010 33 

2011 7 

2012 14 

2013 124 

2014 74 

2015 143 

2016 50 

2017 108 

2018 44 

2019 128 

Total 2,232 

Average 111.6 

Ten Year Projection 1,116 dwellings 
Source: NJDCA Construction Reporter, Building Permits, Yearly Summary Data, and Housing 
Units Authorized by Building Permits for New Construction 
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Development Trends and Projections  

Between 2000 and 2019, Montgomery Township issued on average 111 new residential 
building permits per year. The bulk of this activity was associated with one (1) inclusionary 
development – Pike Run – a family community in the early 2000s. Currently, building permit 
activity has begun to be seen for the Country Club Meadows inclusionary development, the 
PIRHL 100% affordable housing development, and the Sharbell-Kepner Tregoe development. 
During the Third Round, the Township expects a 34-unit single-family development and a few 
small-scale residential developments in addition to the proposed inclusionary zoning sites and 
100% affordable site included as compliance mechanisms in this plan. 

Montgomery has had minimal nonresidential growth since 2000, adding approximately 
83,000 square feet of non-residential space. Nonresidential development during this period 
included industrial, office, and retail space that capitalized on the Township’s key commercial 
frontage along US Route 206. However, Montgomery anticipates potential nonresidential 
growth during the Third Round through 2025. Based on approved or pending development 
projects, the Township expects approximately 928,000 square feet of additional nonresidential 
development through 2025, including but not limited to, Montgomery Promenade, Country 
Club Meadows (The Grove at Montgomery and Montgomery Place), Village Walk at 
Montgomery, a day-care facility, a bank, three (3) Verizon telecommunication towers, a solar 
field, three (3) auto dealerships and an auto service center.  The Montgomery Promenade and 
Village Walk at Montgomery are directly the result of the August 10, 2017 Master Plan 
Reexamination Report and Land Use Element that modified the “Planned Shopping Complex” 
optional development alternative and created the “Planned Mixed Use Development” optional 
development alternative.    
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CONSIDERATION OF LANDS APPROPRIATE FOR 
AFFORDABLE HOUSING 

As part of this Plan, Montgomery Township has considered land that is within proximity to 
public sewer and water and is appropriate for the construction of very-low-, low- and moderate-
income housing. Although, Montgomery has known contaminated sites and many 
environmental constraints, including wetlands, floodplains and steep slopes, neither these 
environmentally sensitive lands nor contaminated sites will preclude the Township from 
addressing its affordable housing obligation.  

Consistent with smart growth planning principles, the Township has and will continue to 
intersperse affordable housing throughout existing and proposed inclusionary developments 
in proximity to transportation corridors and Route 206. These areas of the Township provide 
the greatest number of employment opportunities and services, as well as proximity to regional 
bus service. NJ Transit Bus Route 605 connects to bus routes 600, 603, 609, and 613 at the 
Quaker Bridge Mall and to the Princeton Dinky Station rail line. These transit options provide 
connections to Trenton, New York, and Philadelphia.  

The Township believes that the sites and mechanisms proposed in this document represent 
the best and most appropriate options for affordable housing development. These mechanisms 
entirely satisfy the Township’s affordable housing obligation as established through the Court-
approved Settlement Agreement with FSHC.     
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FAIR SHARE PLAN 

MONTGOMERY’S AFFORDABLE HOUSING OBLIGATION 

In its March 10, 2015 decision, the New Jersey Supreme Court directed that the methods of 
determining municipal allocation were to follow the calculations of the First and Second 
Round rules; specifically, the present and prospective statewide and affordable housing need. 
Present need is defined in the Second Round rules as the sum of the “indigenous need” and 
the “reallocated present need.” However, this was modified by the Court in that the reallocated 
present need was no longer to be assigned to municipalities in the region. Indigenous need is 
sub-standard housing occupied by low- and moderate-income households. This is now more 
commonly called the “Rehabilitation Share.” The reallocated present need that is no longer 
required to be distributed is the technique where excess indigenous need in a municipality was 
reassigned to other municipalities where their need was lower than the regional average. 
COAH’s elimination of the reallocated present need was first upheld by the Appellate Court 
on October 8, 2010.12 

As previously indicated, Montgomery Township and FSHC have entered into a Settlement 
Agreement to establish the Township’s Rehabilitation Share, Prior Round obligation, and 
Third Round obligation, which was approved by the Superior Court at a Fairness Hearing on 
February 13, 2018 and reflected in a Court Order dated February 20, 2018 (Appendix 1).  The 
Court-approved obligation is a 0-unit rehabilitation, or present need, obligation, a 307-unit 
Prior Round obligation, and a 616-unit Third Round “gap” and prospective need obligation.  
The Court issued a Judgment of Repose on July 24, 2019 (Appendix 1). 

While the structure of the Township’s affordable housing obligation as determined by the 
Settlement Agreement reflects three (3) main components, in accordance with the New Jersey 
Supreme Court’s January 2017 decision, the Township’s 616-unit Third Round obligation 
includes both the Gap present need obligation and the Third Round prospective need 
obligation. 

                                                      

 

 

12  6 A. 3d 445, 416 NJ Super. 462, Appellate Div. (2010) 
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Rehabilitation Obligation 

The rehabilitation obligation can be defined as an estimate of the 
number of deteriorated housing units existing in Montgomery 
Township that are occupied by low- and moderate-income 
households. The Settlement Agreement with FSHC establishes 
Montgomery’s rehabilitation obligation as 0 units. The basis for this 
obligation is FSHC’s May 2016 calculations, which used the most 
recent decennial census year, 2010, as the point in time in 
determining the number of deteriorated housing units.  

Prior Round Obligation 

The Prior Round obligation can be defined as the cumulative 1987 through 1999 new 
construction affordable housing obligation. This time period corresponds to the First and 
Second Rounds of affordable housing. FSHC’s May 2016 calculations, as well as the Settlement 
Agreement with FSHC, establish Montgomery’s Prior Round obligation as 307 units. The May 
2016 calculations adhere to the Prior Round obligations, as calculated in 1993-1994, and 
published by COAH in 2008. 

Third Round Obligation 

The future demand for affordable housing includes the portion of the Third Round (1999- 2015) 
that has already passed, as well as a 10-year projection into the future (2015-2025). The 10-year 
period is derived from the Fair Housing Act that, when amended in 2001, set the projection for 
this length of time (N.J.S.A. 52:27D-310). As established by the Township’s 2017 Settlement 
Agreement with FSHC, Montgomery’s Third Round obligation (1999-2025) is 616 units; this 
represents a 36.8% reduction in the number calculated by FSHC in May 2016.  

 

 

 

 

 

  

Rehabilitation 
Obligation: ................... 0 

Prior Round  
Obligation: ................ 307 

Third Round  
Obligation: ................ 616 
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MONTGOMERY’S AFFORDABLE HOUSING PLAN 

Satisfaction of the Rehabilitation Obligation 

Pursuant to the Settlement Agreement with FSHC, the Township does not have a 
rehabilitation obligation.  

Satisfaction of the Prior Round Obligation 

As confirmed in the Settlement Agreement, 
Montgomery’s Prior Round obligation (1987-1999) 
is 307 units. COAH permits new construction credits 
and bonuses addressing a First or Second Round 
affordable housing obligation to be used to address 
the Prior Round obligation.  

In addition to satisfying the total obligation, the 
Township must also adhere to a minimum rental 
obligation and maximum number of age-restricted 
units. 

As demonstrated in the Summary Tables at the end 
of this section, the Township has satisfied its Prior 
Round obligation with inclusionary development, 
alternative living arrangements, and rental bonus 
credits.  The rental obligation is satisfied with the 
alternative living arrangements, the McKinley 
Comm./Montgomery Hills project and the Pike Run 
(Bellemead) project.  

 

 

 

 

 

  

Prior Round Maximum                                      
Age-Restricted = 76 units 

0.25 (Prior Round – Prior Cycle 
credits) 

= 0.25 (307 – 0)  
= 76.75, round down 

Prior Round Rental  
Obligation = 77 units 

0.25 (Prior Round – Prior Cycle 
credits) 

= 0.25 (307 – 0) 
= 76.75, round up 

 

Prior Round Rental Bonus Credits 

 A rental unit available to the general public 
receives one rental bonus;  

 An age-restricted unit receives a 0.33 rental 
bonus, but no more than 50% of the rental 
obligation shall receive a bonus for age-
restricted units; and 

 No rental bonus is granted in excess of the 
rental obligation. 
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INCLUSIONARY DEVELOPMENT 

McKinley Comm./Montgomery Hills 

McKinley Commons, also known as Montgomery Hills 
(formerly Scribner Village), was proposed in the 
Township’s Second Round plan as an inclusionary zoning 
project to create 95 affordable units, resulting from the 
Township’s First Round voluntary declaratory judgment 
action in July 1985. The project is located along Princeton 
Avenue and Blue Spring Road at Block 37001, Lot 6 and 
Block 37002, Lot 5.  The site received preliminary approval 
on November 21, 1988 for 441 units, including 346 
market-rate units, 35 affordable for-sale units and 60 
affordable age-restricted rentals. The last Certificate of 
Occupancy for this project was issued on May 2, 2003. All 
of the for-sale units have at least 30-year affordability controls and the rental units have 30-year 
controls (see Appendix 4 for a copy of the Deed Restrictions).  The project contains 30 low-
income age-restricted rentals and 30 moderate-income age-restricted rentals as well as 17 low-
income family for-sale units and 18 moderate-income family for-sale units. 

Montgomery Glen 

Nineteen (19) affordable housing units for sale were approved by the Montgomery Township 
Planning Board on December 10, 1997 and have been completed within the "Montgomery 
Glen" inclusionary residential development (a.k.a. "Montgomery Walk") located along 
Princeton Avenue and Blue Spring Road within the Township's "APT/TH" 
Apartment/Townhouse zoning district (Block 37002, Lots 7.01 and 8.43 and Blocks 37005 
through 37006). The project has a total of 95 units. The project was completed in 2002, and 
Certificates of Occupancy were issued on the third, ninth, and twenty-ninth days of October, 
2002.  Additionally, the project has at least 30-year affordability controls (see Appendix 5 for a 
copy of the Deed Restriction).  The project contains ten (10) low-income units and nine (9) 
moderate-income units. 

Pike Run (Bellemead) 

Pike Run (Bellemead) is an inclusionary development resulting from the Township’s First 
Round voluntary declaratory judgment action in July 1985. The 267-acre site, located at Block 
5001, Lot 1, received final site plan approval on December 12, 1994 for 1,288 total units 
including 210 affordable family rentals. The last Certificate of Occupancy for this project was 
issued on June 6, 2001.  All of the units have 30-year affordability controls (see Appendix 6 for 
a copy of the Deed Restriction).  The project contains 114 low-income units and 96 moderate-
income units. The Township seeks credit for 102 of the 210 affordable units towards the Prior 

Inclusionary Development 

A development containing low- and 
moderate-income units among 
market rate units. Affordable 
housing set-asides are often 15% or 
20%. 

Inclusionary development may also 
be a non-residential development 
(i.e. a shopping center) with 
affordable units built-in.   
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Round; the remaining 108 units shall be used to partially satisfy the Township’s Third Round 
obligation.  Additionally, the Township seeks 77 bonus credits (capped) for this project towards 
the Prior Round.   

ALTERNATIVE LIVING ARRANGEMENTS 

Crawford Transitional Housing 

This alternative living arrangement, located at Block 
15001, Lot 6, was licensed by the NJ Department of 
Human Services, Division of Mental Health Services in 
December of 2005. It has seven (7) bedrooms. The 
facility received its Certificate of Occupancy in February 
of 2005.  See Appendix 7 for a copy of the 
Supportive/Special Needs Survey. 

Devereux Group Home 

Located at 797 Route 601, known as Block 15024, Lot 4, 
in the Township, the Devereux Corporation is a NJ 
Department of Human Services, Division of 
Developmental Disabilities (“DDD”) licensed Group 
home with four (4) bedrooms, and the residents receive 
Supplemental Security Disability Income (“SSDI”) from 
the federal government, which is their only source of 
income. All four (4) of the bedrooms are for very low-
income people. It received a certificate of occupancy in 
April of 2000. See Appendix 8 for a copy of the 
Supportive/Special Needs Survey.  

Delta Comm. Support Group Home 

Located at 174 Opossum Road (Block 19001, Lot 21) in 
the Township, Delta Community Support (“Delta”, fka 
The Developmental Residential Corporation) provides services to individuals with 
developmental disabilities and is fully funded by DDD. The group home is licensed by the 
Department of Human Services as a group home for developmentally disabled persons. The 
Delta group home has three (3) bedrooms in Montgomery Township, and the residents receive 
SSDI from the federal government, which is their only source of income. All three (3) of the 
bedrooms are for very-low income people. The home received a certificate of occupancy in June 
of 1997. It was granted Capital Funding from the DDD in May of 1997 for acquisition and 
renovation of the house, and received a Certificate of Approval in October 1997.  See Appendix 
9 for a copy of the Supportive/Special Needs Survey and State License. 

Alternative Living Arrangement / 
Supportive & Special Needs 
Housing 

A structure in which households live 
in distinct bedrooms, but share 
kitchen and plumbing facilities, 
central heat and common areas.  

They may be restricted to special 
needs groups, such as persons with 
developmental disabilities, veterans 
and their families, and victims of 
domestic abuse. 

COAH’s regulations at N.J.A.C. 5:93-
5.8 provides alternative living 
arrangements with credit by the 
bedroom. 

Also, alternative living arrangements 
may receive credit for 10-year 
controls/existence per N.J.A.C. 5:93-
5.8. 
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Prior Round Summary 

The Township has met its 307-unit Prior Round obligation with inclusionary housing, 
alternative living arrangements, and rental bonus credits.  
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SATISFACTION OF THE THIRD ROUND OBLIGATION 

Pusuant to the Settlement Agreement, Montgomery’s 
Third Round obligation (1999-2025) is 616 units.  

In addition to satisfying the total obligation, the 
Township must also adhere to a minimum rental 
obligation, minimum family rental obligation, a 
maximum number of age-restricted units, a minimum 
very low-income requirement, and a minimum 
number of family very-low income units. 

As demonstrated in the Summary Tables at the end of 
this section, the Township has satisfied its Third 
Round obligation with completed, approved and 
proposed inclusionary developments, proposed 
alternative living arrangements, a proposed assisted 
living facility, a proposed 100% affordable housing 
development, and rental bonus credits.  

 

 

 

 

   

Third Round Maximum                                      
Age-Restricted = 154 units 

0.25 (Third Round obligation)  

=.25 (616) 
= 154 

 

 
Third Round Minimum                                
Very Low Income = 38 units 

0.13(units approved and created 
after 7/17/2008)  

= .13(290)  
= 37.7 

  d  

Third Round Rental                        
Obligation = 154 units 

0.25 (Third Round obligation)  

=.25 (616)  
= 154 

 

 

Third Round Rental Bonus Credits 

 A rental unit available to the general public 
receives one rental bonus;  

 An age-restricted unit receives a 0.33 rental 
bonus, but no more than 50% of the rental 
obligation shall receive a bonus for age-
restricted units; and 

 No rental bonus is granted in excess of the 
rental obligation. 

 

 
Third Round Minimum                                
Low Income (includes very-low 
income) = 231 units 

0.50(Third Round obligation - 
bonuses)  

= .50(616 - 154)  
= 231 

Third Round Minimum                                
Family units = 231 units 

0.50(Third Round obligation - 
bonuses)  

= .50(616 - 154)  
= 231 

Third Round Family Rental                        
Obligation = 77 units 

0.5 (Third Round rental obligation)  

=.5 (154)  
= 77 
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INCLUSIONARY DEVELOPMENTS 

Pike Run (Bellemead) 

As previously identified, Pike Run (Bellemead) is 
an inclusionary development resulting from the 
Township’s First Round voluntary declaratory 
judgment action in July 1985. The 267-acre site, 
located at Block 5001, Lot 1, received final site plan 
approval on December 12, 1994 for 1,288 total units 
including 210 affordable family rentals. The last 
Certificate of Occupancy for this project was issued 
on June 6, 2001.  All of the units have 30-year 
affordability controls.  The project contains 114 low-
income units and 96 moderate-income units.  The 
Township seeks credit for 108 of the 210 affordable 
units towards the Third Round; the remaining 102 
units shall be used to partially satisfy the Township’s Prior Round obligation.  Additionally, the 
Township seeks 108 rental bonus credits for this project towards the Third Round.  Therefore, 
the Township is seeking a total of 216 credits to partially satisfy its Third Round obligation. 

 

JER Herring Orchard/K.Hovnanian/Ingerman (“JER Herring Orchard”) 

The subject property is situated at the southwestern corner of the Route 206/Orchard Road 
intersection. Block 28001, Lot 5.02, the lot containing the inclusionary development, is 
approximately 24 acres in area. 

In May of 2010, the Township entered into an Affordable Housing Agreement with JER 
Herring Orchard, LLC, and on May 6, 2013 the Township Planning Board adopted a resolution 
granting preliminary and final subdivision and site plan approvals for construction of the 
project.   

The Township has committed to dedicate up to $306,000 to provide infrastructure assistance.  
A copy of the funding assistance agreement is provided in Appendix 10.   

The project has a total of 152 units, including 112 market-rate family townhouse units for sale 
and 40 affordable family apartment units for rent. Twenty-six (26) of the affordable family 
units are for moderate-income households, six (6) are for low-income households, and eight 
(8) are for very low-income households. The project received 4% Low Income Housing Tax 
Credits (“LIHTCs”). Affordability controls were set for a period of 30 years (see Appendix 10 
for a copy of the Deed Restriction). Certificates of Occupancy were issued for the 40 affordable 
units in two separate buildings on October 30, 2015 and January 28, 2016. The affordable rental 
units are owned and administered by the Ingerman Group.  The project is fully completed, 

Inclusionary Development 

A development containing low- and 
moderate-income units among 
market rate units. Affordable 
housing set-asides are typically 15% 
or 20%.  

Inclusionary development may also 
be a non-residential development 
(i.e. a shopping center) with 
affordable units built-in.   
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with the last Certificate of Occupancy for the market-rate family townhouse issued in the 
beginning of 2017.  All of the affordable family rental units are occupied. The Township is 
seeking credit for 40 units and 40 rental bonuses, for a total of 80 credits, to partially satisfy 
its Third Round obligation.   

Sharbell-Hillside 

Sharbell Plainsboro, Inc. requested that Phase II of its "Tapestry" age-restricted development 
be converted to non-age-restricted dwelling units in accordance with P.L. 2009, Chapter 82, 
the so-called "conversion law", which became effective on July 2, 2009. Sharbell received 
Planning Board approval on November 10, 2003 for a subdivision and site plan consisting of 
one (1) lot for an office development (Block 28004, Lot 7), and another 66.63-acre lot consisting 
of a 218-unit age-restricted development and assisted living facility (Block 28003, Lot 216). On 
June 4, 2012, the Township Planning Board approved the conversion of 112 age-restricted units 
to 89 market-rate non age-restricted units and 23 affordable non age-restricted units. The 
subject property is situated on Hartwick Drive and Research Road, all north of Route 518. The 
development is completed and the developer is currently leasing the affordable family rental 
units. Piazza and Associates, an experienced affordable housing administrative agent, 
administers the 23 affordable family rental units.  See Appendix 11 for a copy of the Deed 
Restriction.  The project contains three (3) very-low income units, nine (9) low-income units 
and 11 moderate-income units.  The project received a Certificate of Occupancy on October 28, 
2014 for the entire affordable housing multi-family apartment building.  

Sharbell is also the owner of two additional vacant parcels (Block 28004, Lot 7 and 28003, Lot 
211), having approximately four (4) acres each. Lots 211 and 7 are located adjacent to the Hillside 
development. As will be discussed below (see pages 8 and 12), Sharbell and the Township are 
currently working together to develop plans for a 120-unit assisted living residence with a 10% 
affordable set-aside on Lot 211, and to construct 86 affordable family rental units on Lot 7 where 
the office park was approved in 2003, as part of a larger area redevelopment plan.  

The Township is seeking credit for 23 units and 6 rental bonuses (capped), for a total of 29 
credits, to partially satisfy its Third Round obligation. 

Railsedge/Blawenburg Village 

The Railsedge Enterprises mixed use development (Block 26001, Lot 23) includes three (3) 
rental residential flats affordable to moderate-income households which are located above 
three (3) retail/office uses on the first floor of a building located in the "NC" Neighborhood 
Commercial District on Belle Mead-Blawenburg Road. The three (3) affordable family units for 
rent were included in the Township's third round plan, and are the result of a "use" variance 
approval by the Township's Zoning Board of Adjustment on April 18, 2000. The units were 
issued Certificates of Occupancy on March 6, 2007 and have 30-year affordability controls 
through March 6, 2037 (see Appendix 12 for a copy of the Deed Restriction). The units are 
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administered by Community Grants, Planning & Housing (CGP&H), an experienced 
affordable housing administrative agent.  The Township is seeking credit for three (3) units to 
partially satisfy its Third Round obligation. 

Country Club Meadows 

This inclusionary project is the result of a settlement agreement (dated June 24, 2014) between 
the Township, Country Club Meadows, LLC, and Pike Run, LLC, et al., stemming from 
litigation over a sewer agreement first executed in 1985. It received general development plan 
(“GDP”) approval in 2014 for Block 4001, Lots 33 and 33.01; Block 4071, Lot 1; Block 5002, Lots 
4, 5 and 6; Block 5003, Lot 1; Block 5023, Lot 2; Block 6001, Lot 1; and, the former Route 206 
Bypass Right-of-Way.  The GDP was prepared in October 2014 consistent with a July 9, 2014 
"Land Use Plan Amendment Specific to Lands Owned by Country Club Meadows in the Belle 
Mead Portion of Montgomery Township." The plan comprises an area of over 190 acres, and 
proposes a Planned Unit Development (“PUD”) containing a mixture of uses including 
commercial space, 148 single family homes, 27 apartments over retail, and 318 continuing care 
units. The GDP describes four distinct areas within the 190+ acres, including a 153.5-acre area 
consisting of the 148 market rate single-family homes and 27 affordable family rental units 
above first-story retail. They will be deed restricted for at least 30 years for occupancy by very-
low-, low- and moderate-income households. Per the settlement agreement, 14 of the 27 units 
will be for low-income households and 13 will be for moderate-income households.  In 
addition, there will be four (4) very-low income family affordable rentals as part of the 14 low-
income units.13  On November 2, 2015, the Township Planning Board granted preliminary 
major subdivision, preliminary major site plan, bulk variances and other approvals for Phase I 
of the PUD, which includes the 27 affordable family units (see Appendix 13 for a copy of the 
Planning Board Resolution). 

Construction began in 2016. The GDP indicates that the 27 affordable units will be constructed 
at the same time as the market-rate units.  Building permits for the 27 affordable family rentals 
were issued on July 31, 2017.  All 27 units are completed and Certificates of Occupancy were 
issued on November 13, 2019. 

 

 

 

                                                      

 

 

13 The very-low income units address the statute of 13% at 30% of the regional median income which is an 
exception to UHAC at 10% at 35% of the regional median income. 
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Trap Rock / Haven at Princeton 

The Trap Rock site (now referred to as the Haven at Princeton), consisting of 72.8 acres located 
on Block 37003, Lot 7, is within the APT/TH Apartment Townhouse Multi-Family Residential 
Zoning District, which contains standards to allow for housing at a density of 8 units per acre 
with a 20% affordable set aside. A portion of the site (29.88 acres) falls within an existing sewer 
service area.  

The 2018 HE/FSP indicated this would be a 250-unit project yielding 50 affordable units.  
Subsequently, the developer obtained a Letter of Interpretation from the New Jersey 
Department of Environmental Protection pursuant to the Freshwater Wetlands Act that 
changed the designation of the on-site wetlands from “ordinary resource value” to “exceptional 
resource value”; thereby increasing the minimum required wetlands buffer from 50 feet to 150 
feet.  The increased buffer width has caused a corresponding reduction in the developable area 
of the site, and will result in a planned development containing 154 units yielding 32 affordable 
housing units (a 20.78% affordable housing set-aside).  An application for preliminary and 
final subdivision and site plan approval is currently pending. 

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of very-low, low and moderate 
income housing.  As stated below, this Trap Rock site meets these criteria: 

 Site Availability – The Township does not know of any encumbrances to development. 

 Site Suitability – The site is predominantly vacant and contains a building that has been 
utilized as Trap Rock Industry’s headquarters in the past. The site has frontage on 
County Route 605, which collects traffic from a number of residential neighborhoods 
including other developments in the APT/TH zone and connects to NJ Route 27 and 
US Route 1.  The site is bordered by single-family detached dwellings located in the 
Borough of Rocky Hill to the north; River Road and the Delaware and Raritan Canal 
State Park to the east; multi-family residential development to the south in 
Montgomery; and, the McKinley Commons/Montgomery Hills multi-family 
inclusionary residential development to the east, also in Montgomery. 

Although portions of the overall 72.8-acre site are constrained by steep slopes, flood 
hazard area buffers, stream buffers and critical soil areas, approximately 41.5 acres of 
land are not constrained. A review of New Jersey Department of Environmental 
Protection (“NJDEP”) GeoWeb mapping indicates the site is not on the “Known 
Contaminated Sites” list, does not contain a Deed Notice, nor a groundwater 
contamination area (CKE or CEA). The site is in the Suburban Planning Area 
(Planning Area 2) of the State Development and Redevelopment Plan, where  
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development and redevelopment is preferred and which is also a preferred location for 
affordable housing development.      

Approximately 29.88 acres of unconstrained land is already included within the sewer 
service area included in the Somerset Countywide Wastewater Management Plan.  The 
developer is preparing an application to the NJDEP apply for a Wastewater 
Management Plan Amendment to include the remaining 11.6 acres of unconstrained 
land within the sewer service area.  The entire site is located within the NJ American – 
Raritan water purveyor area.  Pursuant to a May 23, 2018 letter from the Township 
Engineer and a May 17, 2018 letter from NJ American Water, there is adequate sewer 
and water service capacity to accommodate the previously proposed 250-unit 
development (see Appendix 26), which would need customary approvals from NJDEP 
and other external authorities.  The site can be developed consistent with the 
Residential Site Improvement Standards (“RSIS”) and all other state regulations such 
as those of the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – An experienced administrative agent will administer the units 
in accordance with UHAC (except to adhere to statutory very-low income requirements 
noted below) including affirmative marketing, minimum 30-year controls on 
affordability and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC, except 
for the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income per the Township’s 
Settlement agreement with FSHC. 

 

PIRHL/Sharbell/Tapestry at Montgomery/Kepner-Tregoe (“PIRHL”) 

Sharbell received preliminary site plan approval to construct a 30,000 square foot office 
building on this 4.1-acre lot, but suspended plans to construct this project based on concerns 
about the office real estate market. Sharbell had previously approached the Township with a 
proposal to construct an 80-unit housing development, of which half of the units would be 
affordable. Sharbell also began discussions with the Township about a separate project known 
as the Kepner-Tregoe development – which would involve the demolition of an existing, 
Sharbell-owned office building and construction of approximately 147 housing units -- and 
offered to provide a set-aside of 23 affordable units. As an alternative, the Township suggested 
that Sharbell pursue a fully market-rate project at the Kepner Tregoe site, and construct a 100%  
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affordable 80-unit family rental development on Block 28004/Lot 7. Sharbell has expressed a 
willingness to pursue this suggestion and partnered with PIRHL Acquisitions, LLC.   

On October 5, 2017, the Township, pursuant to Ordinance No. 17-1557, adopted the Planned 
Mixed Use Development (“PMUD”) Optional Development Alternative that established zoning 
for the 100% affordable family rental development.  The ordinance was subsequently amended 
on February 1, 2018, pursuant to Ordinance No. 18-1566, to increase the maximum number of 
units permitted as part of this project.  A copy of both the original and amended PMUD 
ordinance are in Appendix 15.     

The Court-approved Settlement Agreement with FSHC includes specific provisions related to 
the PIRHL site.  Specifically,  

“the parties understand that the PIRHL/Sharbell/Tapestry Out-Parcel/Kepner-Tregoe site is 
being developed anticipating the developer seeking outside funding specifically from 9% Low 
Income Housing Tax Credits (“LIHTC”) as permitted in the Fair Housing Act at N.J.S.A. 
52:27D-321.1, provided that if such funding is not received after two applications in successive 
LIHTC rounds, the inclusionary developer will adhere to a modified inclusionary zoning phasing 
schedule that permits certificates of occupancy (“c.o.’s”) for fifty (50%) percent of the market rate 
units before a building permit for the affordable building must be issued, and once the permit for 
the affordable building is pulled and work commences, the developer will not obtain more than 
sixty-five (65%) percent of the market rate c.o.s until the c.o. is issued for the affordable building.” 
(Section 9 of the Settlement Agreement)  

The Settlement Agreement further states: 

“In accordance with N.J.A.C. 5:93-5.5, for non-inclusionary projects, a construction or 
implementation schedule shall be submitted for each step in the development process, including 
preparation of a site plan, granting of municipal approvals, applications for State and/or Federal 
Permits, selection of a contractor, and construction.  To the extent the development remains a 
proposed 100% affordable housing project (with the ability to make two (2) applications in 
successive LIHTC rounds), the schedule for the PIRHL/Sharbell/Tapestry Out-Parcel/Kepner-
Tregoe (Block 28004, Lot 7) site shall provide for the construction to begin within two years of the 
court’s granting of final judgment in this matter. …” (Section 10 of the Settlement Agreement). 

Lastly, the Settlement Agreement stipulates that: 

“All units, including units funded through Low Income Housing Tax Credits which shall be 
subject to the bedroom distribution and income requirements specified at N.J.A.C. 5:80-26.3, shall 
include the required bedroom distribution, be governed by controls on affordability and 
affirmatively marketed in conformance with the Uniform Housing Affordability Controls, 
N.J.A.C. 5:80-26.1 et seq. or any successor regulation, with the exception that in lieu of 10 percent 
of affordable units in such projects shall be required to be at 30 percent of median income, and all 
other applicable law.  The Township shall require projects receiving nine percent Low Income 
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Housing Tax Credits, a control period of not less than a 30 year compliance period plus a 15 year 
extended use period. …” (Section 14 of the Settlement Agreement). 

The Township Committee, pursuant to Resolution #18-4-88, directed the Planning Board to 
undertake an investigation whether Block 28004 Lot 7 and Block 28005, Lot 66 located 
northwest of the intersection of State Route 206 and Country Route 518 constitute a 
Redevelopment Area pursuant to the New Jersey Local Redevelopment and Housing Law.  The 
Planning Board, pursuant to a May 21, 2018 public hearing, adopted a resolution 
recommending Block 28004, Lot 7 and Block 28005, Lot 66 be determined to be in need of 
redevelopment (see Appendix 15 for a copy of the resolution).  Additionally, the Township 
adopted an Agreement for Payments in Lieu of Taxes (“PILOT”) (see Appendix 15 for a copy of 
the PILOT Agreement).  

PIRHL received Planning Board for the 86-unit 
100% affordable family rental  apartment project 
on July 2, 2018.  The project was awarded New 
Jersey Housing and Mortgage Finance agency tax 
credit financing in November 2018. The project is 
currently under construction.  

As stated in N.J.A.C. 5:93-5, affordable housing 
sites shall be available, approvable, developable, and suitable, as defined in N.J.A.C. 5:93-1.3, 
for the production of low and moderate income housing.  As stated below, this PIRHL site 
meets these criteria: 

 Site Availability – The site has a clear title and no legal encumbrances which would 
preclude its development as an affordable housing project.  The site is owned by 
Sharbell Plainsboro, Inc. who has partnered with PIRHL Acquisitions, LLC to develop 
the project. 

 Site Suitability – The site is currently vacant and part of the new “Planned Mixed Use 
Development” optional development alternative and proximate to existing single-
family communities and the Sharbell-Hillside development, currently leasing units. It 
is also adjacent to an existing apartment community and across Research Road from a 
proposed townhouse and multi-family dwelling development. Hartwick Drive, the road 
serving the site, links with Research Road which has a direct connection to County 
Route 518 and which as identified within the Township’s Master Plan and required as 
part of the PMUD optional development alternative to be expanded to connect to US 
Route 206. 
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A review of NJDEP’s Geo-Web mapping indicates there is no known contamination on 
site, and no known environmental constraints.  The site is within the Fringe Planning 
Area (PA3) in the State Development and Redevelopment Plan, which encourages 
development in designated centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), 
outside of a center COAH or the Court “may permit such a site if infrastructure is available 
or can be easily extended from PA2”.  Montgomery Township identifies the site as within 
the “Rocky Hill Node” where the Township’s Development Plan guides and contains 
the principal commercial and higher density residential development within the 
Township.  In addition, the entire site is located within sewer service area identified 
within the Somerset Countywide Wastewater Management Plan and the NJ American 
– Raritan water purveyor area.  Pursuant to a May 23, 2018 letter from the Township 
Engineer and a May 17, 2018 letter from NJ American Water, there is adequate sewer 
and water service capacity to accommodate the full 86-unit development (see Appendix 
26), which would need customary approvals from NJDEP and other external 
authorities.  The site can be developed consistent with RSIS and all other state 
regulations such as those of the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – PIRHL is an experienced affordable housing administrative 
agent that will administer the units in accordance with LIHTC regulations except for 
compliance per the Township’s Settlement Agreement with FSHC with certain UHAC 
provisions including affirmative marketing, 45-year controls on affordability (30 year 
compliance period plus a 15 year extended use period), very-low-, low- and moderate-
income split (with 13% very-low income units) and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC, as 
well as the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income. 

CC1377, LLC/DeVan/VanCleef (“DeVan”) 

The project is a new inclusionary housing site located in the HC Highway Commercial Zone.  
The property is a five (5) acre tract known as Block 29002, Lot 45 and is located on U.S. Route 
206.  This inclusionary housing project will contain 115-unit multi-family apartment units with 
a 20% set-aside, or 23 affordable family rental units. The Township rezoned the site to allow 
the residential development (see Appendix 16 for new zoning ordinance).  The affordable units 
will be developed and occupied in accordance with N.J.A.C. 5:93-7 and UHAC, including but 
not limited to, bedroom distribution and affordability controls of at least 30 years, excepting 
13% very-low income requirements.  The units shall be administered by an experienced  
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administrative agent.  This project will yield 23 credits toward the Third Round obligation.  On 
August 17, 2020, the Planning Board approved the site plan application for the 115-unit project. 

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this DeVan site meets these criteria: 

 Site Availability – Pursuant to the owner, the site has a clear title and no legal 
encumbrances which would preclude its development as an affordable housing project.  
The site is owned by developer CC1377, LLC. 

 Site Suitability – The site fronts on Van Horne Road (US Route 206). It currently 
contains an EPA water monitoring station, and is adjacent to the Montgomery 
Shopping Center (south) and the Montgomery Knolls Condominium Office complex 
(north). The site is across the street from the proposed Village Shopper inclusionary 
zoning site. It is also surrounded by multi-family and single-family residences (east). 
The site is also within a quarter mile (less than a five-minute walk) from a bus stop.  

The site is within the Fringe Planning Area (PA3) in the State Development and 
Redevelopment Plan, which encourages development in designated centers or, per 
COAH’s rules at N.J.A.C. 5:93-5.4(b), outside of a center COAH or the Court “may 
permit such a site if infrastructure is available or can be easily extended from PA2”.  
Montgomery Township identifies the site as within the “Rocky Hill Node” where the 
Township’s Development Plan guides and contains the principal commercial and 
higher density residential development within the Township. 

NJDEP’s Geo-Web mapping indicates the site is located within a groundwater 
contamination area (CEA); therefore, the site will be served by public sewer and water, 
rather than private well. It is located in a 523-acre groundwater pollution plume 
identified by the DEP in 1990. DeVan is in the process of mitigating the 
contamination; however, the pollution will have no impact on the project because the 
site will be served by public sewer and water.  The site is located entirely within sewer 
service area identified within the Somerset Countywide Wastewater Management Plan 
and the NJ American – Raritan water purveyor area.  Pursuant to a May 23, 2018 letter 
from the Township Engineer and a May 17, 2018 letter from NJ American Water, there 
is adequate sewer and water service capacity to accommodate the full 115-unit 
development (see Appendix 26), which would need customary approvals from NJDEP 
and other external authorities.  The site can be developed consistent with RSIS and all 
other state regulations such as those of the NJDEP.   
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 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – CC1377, LLC will be required to hire an experienced affordable 
housing administrative agent to administer the units in accordance with UHAC 
(exception noted below) including affirmative marketing, at least 30-year controls on 
affordability and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC except 
for the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income. 

Harlingen Village  

The project is a new inclusionary housing site located in the NC Neighborhood Commercial 
Zone and R-2 Residential Zone.  The property is a 22.18-acre tract known as Block 6001, Lots 
33, 34, 34.01, 35, and 36, and is located on U.S. Route 206.  The site is owned by Harlingen 
Associates, LLC (“Harlingen”), which is an affiliated entity of CC1377, LLC/DeVan/Van Cleef, 
mentioned above.  This inclusionary housing project will contain 45 units with a 20% set-aside, 
or 9 affordable family rental units on a 10.51-acre portion of the 22.18-acre tract.  Additionally, 
11.67 acres on Lots 33, 35 and 36 that are not planned for development as part of this proposal 
will be dedicated to the Township as open space.  

The Township rezoned the site to allow the inclusionary residential development (see 
Appendix 17 for new zoning ordinance).  The affordable units will be developed and occupied 
in accordance with N.J.A.C. 5:93-7 and UHAC, including but not limited to, bedroom 
distribution and affordability controls of at least 30 years, excepting 13% very-low income 
requirements.  The units shall be administered by an experienced administrative agent.  This 
project will yield 9 credits toward the Third Round obligation.   

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this Harlingen Village site meets these criteria: 

 Site Availability – Per the owner, the site has a clear title and no legal encumbrances 
which would preclude its development as an affordable housing project.  The site is 
owned by developer Harlingen Associates, LLC. 

 Site Suitability – The site fronts on US Route 206, which connects rural and low-
density residential neighborhoods to major highways and urban job centers such as 
New Brunswick, Trenton, and Princeton. The site is surrounded by large lot residential  
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subdivisions (north and west), farmland (east and south), commercial offices and a 
church (south and west). 

As aforementioned, approximately 11.67 acres will be dedicated to the Township. This 
area contains wetlands, floodplains, and a riparian buffer, which will not impact the 
developability of the site as a whole.   A review of NJDEP’s Geo-Web mapping indicates 
there is no known contamination on site.  The site is within the Fringe Planning Area 
(PA3) in the State Development and Redevelopment Plan, which encourages 
development in designated centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), 
outside of a center COAH or the Court “may permit such a site if infrastructure is available 
or can be easily extended from PA2”.      

The unconstrained portion of the site is located within the sewer service area identified 
within the Somerset Countywide Wastewater Management Plan and the entire site is 
located within the NJ American – Raritan water purveyor area.  Pursuant to a May 23, 
2018 letter from the Township Engineer and a May 17, 2018 letter from NJ American 
Water, there is adequate sewer and water service capacity to accommodate the full 45-
unit development (see Appendix 26), which would need customary approvals from 
NJDEP and other external authorities.  The site can be developed consistent with RSIS 
and all other state regulations such as those of the NJDEP.  

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – Harlingen Associates, LLC will be required to hire an 
experienced affordable housing administrative agent to administer the units in 
accordance with UHAC (exception noted below) including affirmative marketing, at 
least 30-year controls on affordability and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC except 
for the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income. 

Montgomery Five 

The subject property is situated along the west side of Route 206 south of Applegate Road. 
Identified as Block 34001/Lots 60, 61 & 62 on the Township Tax Maps, the property contains 
approximately 1.692 acres. On September 18, 2017, the Montgomery Township Planning 
Board adopted a Redevelopment Plan for the subject property that requires the redeveloper to 
provide a payment in lieu of construction that would fund the creation of a four (4) bedroom 
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group home. Later, a January 22, 2018 Planning Board resolution granted site plan approval 
for the development.  Pursuant to the Affordable Housing Agreement the redeveloper provided 
a $200,000 payment in lieu of construction to the Township’s Housing Trust Fund (see 
Appendix 18 for a copy of the Affordable Housing Agreement).  The Township has a contract 
with Community Options, Inc., discussed in more detail under “Proposed Group Homes”, to 
acquire property for the purposes of renovating, creating and operating a group home for very-
low income qualified individuals with developmental disabilities, which shall provide for four 
(4) bedrooms, and the four (4) credits towards the Third Round.   

Village Shopper 

The Village Shopper site, currently referred to as Village Walk at Montgomery, is zoned 
Highway Commercial (HC) which permits retail sales of goods and services and office.  
However, on October 5, 2017, the Township adopted the PMUD Optional Development 
Alternative that includes this property and others within the vicinity (see Appendix 19 for a 
copy of the PMUD ordinance). The new PMUD zoning allows for mixed-use commercial 
development and inclusionary multi-family development. The owner of the property operates 
an adjacent shopping center and has agreed to develop inclusionary family rental housing on 
the upper stories of new retail buildings that will replace obsolete office and retail buildings.  
The property is located at 1330 and 1340 Route 206, known as Block 28005, Lots 60, 65, 68 
and 69. The project received site plan approval for a total of 52 units, including eleven (11) 
affordable family rental units. The developer has agreed to provide a 20% affordable housing 
set aside regardless of the total unit count.  The project is currently under construction. 

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this Village Shopper site meets these criteria: 

 Site Availability – Per the owner, the site has a clear title and no legal encumbrances 
which would preclude its development as an affordable housing project.  The site is 
owned by the developer. 

 Site Suitability – The site fronts on Route 206, and is nearby a mixture of shopping 
centers, single-family and apartment communities, and other compatible land uses. A 
review of NJDEP’s Geo-Web mapping indicates there is no known contamination on 
site, and no known environmental constraints.  The site is within the Fringe Planning 
Area (PA3) in the State Development and Redevelopment Plan, which encourages 
development in designated centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), 
outside of a center COAH or the Court “may permit such a site if infrastructure is available 
or can be easily extended from PA2”.  Montgomery Township identifies the site as within 
the “Rocky Hill Node” where the Township’s Development Plan guides and contains  
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the principal commercial and higher density residential development within the 
Township.  

NJDEP’s Geo-Web mapping indicates the site is located within a groundwater 
contamination area (CEA); therefore, the site will be served by public sewer and water, 
rather than private well. It is located in a 523-acre groundwater pollution plume 
identified by the DEP in 1990.  However, the pollution will have no impact on the 
project because the site will be served by public sewer and water.  The site is located 
entirely within sewer service area identified within the Somerset Countywide 
Wastewater Management Plan and the NJ American – Raritan water purveyor area.  
Pursuant to a May 23, 2018 letter from the Township Engineer and a May 17, 2018 
letter from NJ American Water, there is adequate sewer and water service capacity to 
accommodate the full 52-unit development and 65,000 square feet of office/retail use 
(see Appendix 26), which would need customary approvals from NJDEP and other 
external authorities.  The site can be developed consistent with RSIS and all other state 
regulations such as those of the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – Village Shopper will be required to hire an experienced 
affordable housing administrative agent to administer the units in accordance with 
UHAC (exception noted below) including affirmative marketing, at least 30-year 
controls on affordability and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC except 
for the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income. 

Blawenburg Village Square 

The Township is reviewing a proposal from the current site owner to modify an existing mixed 
use development at the existing Railsedge/Blawenburg Village site, mentioned above, which 
will include one (1) additional affordable family rental unit. The existing facilities would need 
to be expanded to accommodate the additional units. CGP&H, an experienced affordable 
housing administrative agent, will continue to administer the affordable units on-site. 

The unimproved portion of the site was previously approved for a bank; however, the site 
owner, Blawenburg Associates, LLC, could not find a bank tenant.  After some time, 
Blawenburg Associates, LLC approached the Township Master Plan Committee about  





Amended Third Round Housing Element and Fair Share Plan                                                                                               

Montgomery Township      

 

59 | P a g e  
 

modifying the zoning to permit a fourth mixed-use building on-site.  As a result, the Township 
adopted the Site Specific Inclusionary Zone 3 (SSIZ-3) zoning regulations to permit a fourth 
mixed-use building containing approximately 3,000 square feet of retail and three (3) family 
rental apartments, including one (1) family affordable rental apartment (see Appendix 20 for a 
copy of the SSIZ-3 ordinance).  A site plan application is currently pending for this site.   

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this Blawenburg Village Square site meets these criteria: 

 Site Availability – Per the owner, the site has a clear title and no legal encumbrances 
which would preclude its development as an affordable housing project.  The site is 
owned by Blawenburg Associates, LLC, the developer. 

 Site Suitability – The site is located at the intersection of County Route 518 and County 
Route 601 and is nearby a mixture of commercial uses, single-family and apartment 
communities, and other compatible land uses.  

A review of NJDEP’s Geo-Web mapping indicates there is no known contamination on 
site, and no known environmental constraints.  The site is within the Fringe Planning 
Area (PA3) in the State Development and Redevelopment Plan, which encourages 
development in designated centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), 
outside of a center COAH or the Court “may permit such a site if infrastructure is available 
or can be easily extended from PA2”.   

The site is located entirely within sewer service area identified within the Somerset 
Countywide Wastewater Management Plan and the NJ American – Raritan water 
purveyor area.  Pursuant to a May 23, 2018 letter from the Township Engineer and a 
May 17, 2018 letter from NJ American Water, there is adequate sewer and water service 
capacity to accommodate the full 3-unit development and 3,000 square feet of 
office/retail use (see Appendix 26), which would need customary approvals from 
NJDEP and other external authorities.  The site can be developed consistent with RSIS 
and all other state regulations such as those of the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – CGP&H, an experienced affordable housing administrative 
agent, will continue to administer the units. in accordance with UHAC (exception 
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noted below) including affirmative marketing, at least 30-year controls on affordability 
and bedroom distribution.  

 Low/Moderate-Income Split – The one (1) affordable housing units shall be affordable 
to a low-income household. 

ALTERNATIVE LIVING ARRANGEMENTS 

Allies, Inc. Group Home 

Allies, Inc. is a not-for-profit organization 
dedicated to providing a variety of services, 
including residential services to individuals with 
disabilities and, as part of its residential services, 
Allies creates and operates affordable housing 
group homes for individuals with disabilities. 

In accordance with an executed agreement dated 
January 25, 2010 between Allies, Inc. and 
Montgomery Township, Allies has agreed to 
renovate the "Pine Knoll" residence on an 
approximately one (1) acre land area within the 
"Skillman Village" property owned by the 
Township and create the group home (see 
Appendix 21 for a copy of the Agreement). The 
Township completed the subdivision for the 
proposed group home on October 25, 2011 to 
establish the one-acre site for Allies, known as 
Block 26001, Lot 1.07. On July 23, 2013, the 
Township transferred ownership to Allies, Inc. of 
the subdivided lot, with the conditions that Allies 
would renovate and maintain Pine Knoll, provide 
a fully functional group home, and accept 30-year 
affordability controls. The Township and Allies 
executed a Declaration of Covenants, Conditions, 
and Restrictions Implementing Affordable Housing Controls on Deed-Restricted Affordable 
Housing Unit with Restrictions on Resale and Refinances on January 29, 2014 (see Appendix 
21 for a copy of the Deed Restriction).   

Allies, Inc. has partnered with Monarch Housing Associates to develop the site with a six-
bedroom single-family dwelling.  Monarch Housing Associates is a non-profit entity that 

Alternative Living Arrangement / 
Supportive & Special Needs 
Housing 

A structure in which households live 
in distinct bedrooms, but share 
kitchen and plumbing facilities, 
central heat and common areas.  

They may be restricted to special 
needs groups, such as persons with 
developmental disabilities, veterans 
and their families, and victims of 
domestic abuse. 

COAH’s regulations at N.J.A.C. 5:93-
5.8 provides alternative living 
arrangements with credit by the 
bedroom. 

Also, alternative living arrangements 
may receive credit for 10-year 
controls/existence per N.J.A.C. 5:93-
5.8. 
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assists consumers, providers and family organizations to develop, manage and operate 
permanent, affordable and supportive housing for persons with disabilities.   

The Township has committed to dedicate up to $55,895.64 to provide infrastructure assistance 
and the replacement and installation of the HVAC system and copper piping.  Copies of the 
funding assistance agreements are provided in Appendix 21.  

Pursuant to a March 4, 2020 letter from the Division of Developmental Disabilities (“DDD”), 
the New Jersey Department of Human Services (“DHS”) commits to support the construction 
of a six-bedroom dwelling to serve individuals with medical needs.  DHS has also committed 
up to $30,000 for the installation of a fire alarm and sprinkler system.   

The Court-approved Settlement Agreement with FSHC includes specific provisions related to 
the Allies, Inc. Group Home.  Specifically,  

“In accordance with N.J.A.C. 5:93-5.5, Montgomery recognizes that it must provide evidence that 
the municipality has adequate and stable funding for any non-inclusionary affordable housing 
developments solely including proposed group homes totaling 14 bedrooms and the municipal site 
(either 1860 House or the Muni Bldg/RMP site).  …  During the compliance phase of the 
litigation, Montgomery will provide a pro forma detailing total development costs, sources of funds 
and documentation of the funding available to the municipality and/or project sponsor, and any 
applications still pending.  In the case where an application for outside funding has not been 
submitted or is still pending, the municipality shall provide a stable alternative source in the event 
that the funding request is not approved, including through the adoption of a resolution of intent 
to bond.” (Section 10 of the Settlement Agreement) 

The Settlement Agreement further states: “the Allies and other proposed Group Homes that 
provide a total of 14 bedrooms shall be available for occupancy within two years of the court’s granting 
of final judgment in this matter.” (Section 10 of the Settlement Agreement). 

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this Allies, Inc. site meets these criteria: 

 Site Availability – Per the owner, the site has a clear title and no legal encumbrances 
which would preclude its development as an affordable housing project.  The site is 
owned by developer Allies, Inc. 

 Site Suitability – The site fronts on Burnt Hill Road and is surround by open space to 
the north, a dairy farm and open space to the east, and vacant land and open space to 
the south and east.   A review of NJDEP’s Geo-Web mapping indicates there is no 
known contamination on site, and no known environmental constraints. The site is 
within the Fringe Planning Area (PA3) in the State Development and Redevelopment 
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Plan, which encourages development in designated centers or, per COAH’s rules at 
N.J.A.C. 5:93-5.4(b), outside of a center COAH or the Court “may permit such a site if 
infrastructure is available or can be easily extended from PA2”.   

The site is located entirely within sewer service area identified within the Somerset 
Countywide Wastewater Management Plan and the NJ American – Raritan water 
purveyor area.  Pursuant to a May 23, 2018 letter from the Township Engineer and a 
May 17, 2018 letter from NJ American Water, there is adequate sewer and water service 
capacity to accommodate the six (6) bedroom Group Home (see Appendix 26), which 
would need customary approvals from NJDEP and other external authorities.  The site 
can be developed consistent with RSIS and all other state regulations such as those of 
the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – Allies, Inc. is an experienced affordable housing administrative 
agent that will administer the units in accordance with COAH’s rules on group homes 
including affirmative marketing, and at least 30-year controls on affordability.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC as well 
as the statutory requirement for 13% of the affordable units to be affordable to very low-
income households at 30% of the regional median income.  Allies, Inc. confirmed that 
all of the units will be very-low income units. 

Proposed Group Homes (Community Options Inc.) 

Community Options, Inc. (“COI”), is a non-profit housing developer that specializes in 
creating housing for individuals with intellectual and developmental disabilities.  COI buys, 
builds, renovates, and furnishes homes and provides 24/7 direct support care from highly 
trained staff who understand the individual’s Habitation or Support Plan.   

The Township has committed to fund three (3) group home projects for COI; one of which 
shall be funded through the Montgomery Five payment in lieu of construction.  Each group 
home shall be a four (4) bedroom home, with an aggregate of 12 bedrooms.  The Township 
will provide $50,000 per bedroom, with an aggregate total of $600,000.  COI will be 
responsible for the acquisition, renovation and operation of the group homes for very-low 
income qualified individuals with developmental disabilities.  Funding is contingent upon the 
execution of a Funding Agreement for each property.  A sample Funding Agreement is 
provided in Appendix 22.  The status of the three (3) group homes is provided in Table 27. 
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TABLE 27.  COI Group Home Status  

Address Block Lot Status 

91 Willow Run Lane 7003 1 Complete 

19 Heather Lane 4066 7 Under Construction 

231 Belle Mead-Griggstown Road 6001 8.04 Under Construction 

 

The Court-approved Settlement Agreement with FSHC includes specific provisions related to 
the proposed Group Homes.  Specifically,  

“In accordance with N.J.A.C. 5:93-5.5, Montgomery recognizes that it must provide evidence that 
the municipality has adequate and stable funding for any non-inclusionary affordable housing 
developments solely including proposed group homes totaling 14 bedrooms and the municipal site 
(either 1860 House or the Muni Bldg/RMP site).  …  During the compliance phase of the 
litigation, Montgomery will provide a pro forma detailing total development costs, sources of funds 
and documentation of the funding available to the municipality and/or project sponsor, and any 
applications still pending.  In the case where an application for outside funding has not been 
submitted or is still pending, the municipality shall provide a stable alternative source in the event 
that the funding request is not approved, including through the adoption of a resolution of intent 
to bond.” (Section 10 of the Settlement Agreement) 

The Settlement Agreement further states: “the Allies and other proposed Group Homes that 
provide a total of 14 bedrooms shall be available for occupancy within two years of the court’s granting 
of final judgment in this matter.” (Section 10 of the Settlement Agreement). 

 

ASSISTED LIVING 

Tapestry Assisted Living 

Sharbell Plainsboro, Inc. received conceptual approval from 
the Township Planning Board for a plan to construct an 
Assisted Living Residence of up to 120 beds on a 4.45-acre lot 
contiguous to the existing Sharbell-Hillside property, known 
as Block 28003, Lot 211 (see Appendix 23 for a copy of the 
Resolution). It is expected that this site will have imposed on 
it a 10% mandatory State-wide set-aside for the acceptance of 
Medicaid waivers by Assisted Living facilities created after 
2001 that would create 12 affordable assisted living units. 
These units will address COAH’s regulations at N.J.A.C. 
5:93-5.16. 

Assisted Living 

A development which is a facility 
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. 
These units are considered age-
restricted housing. 
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As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this Tapestry Assisted Living site meets these criteria: 

 Site Availability – The site has a clear title and no legal encumbrances which would 
preclude its development as an affordable housing project.  The site is owned by 
developer Sharbell Plainsboro, Inc. 

 Site Suitability – The site fronts on Hartwick Drive and proximate to existing single-
family communities and the Sharbell-Hillside development, currently leasing units. It 
is also adjacent to the proposed PIRHL site and proximate to a proposed townhouse 
and multi-family dwelling development.  Hartwick Drive, the road serving the site, 
links with Research Road which has a direct connection to County Route 518 and which 
as identified within the Township’s Master Plan and required as part of the PMUD 
optional development alternative to be expanded to connect to US Route 206.    

A review of NJDEP’s Geo-Web mapping indicates there is no known contamination on 
site, and no known environmental constraints. The site is within the Fringe Planning 
Area (PA3) in the State Development and Redevelopment Plan, which encourages 
development in designated centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), 
outside of a center COAH or the Court “may permit such a site if infrastructure is available 
or can be easily extended from PA2”.  Montgomery Township identifies the site as within 
the “Rocky Hill Node” where the Township’s Development Plan guides and contains 
the principal commercial and higher density residential development within the 
Township.   

The site is located entirely within sewer service area identified within the Somerset 
Countywide Wastewater Management Plan and the NJ American – Raritan water 
purveyor area.  Pursuant to a May 23, 2018 letter from the Township Engineer and a 
May 17, 2018 letter from NJ American Water, there is adequate sewer and water service 
capacity to accommodate the 120-bed assisted living facility (see Appendix 26), which 
would need customary approvals from NJDEP and other external authorities.  The site 
can be developed consistent with the Residential Site Improvement Standards and all 
other state regulations such as those of the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – Sharbell will be required to hire an experienced affordable 
housing administrative agent to administer the units in accordance with UHAC 
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including affirmative marketing, at least 30-year controls on affordability.  Bedroom 
distribution and income split will address COAH’s requirements.  Per N.J.A.C. 5:93-
5.15(b), “at least half of the affordable units shall be affordable to low income households or 
all of the affordable units may be affordable to households at 60 percent of median income.”  
Per N.J.A.C. 5:93-5.16(e), “assisted living residences shall be considered as age-restricted 
housing, and as such, … each apartment qualifies as one credit except for an apartment with 
two distinct bedrooms that house two unrelated low or moderate income adults.  In that 
instance, the apartment is eligible to receive two credits.”  

 

100% AFFORDABLE HOUSING PROJECTS 

Habitat for Humanity 

Habitat for Humanity, a recognized leader in providing 
affordable single-family housing to New Jersey 
residents, is currently constructing a three-bedroom 
single-family home located at Block 7002, Lot 5.   

The Habitat for Humanity unit will be administered 
through Raritan Valley Habitat for Humanity and the income level of the household will be 
certified by Community Grants Planning and Housing (CGP&H), the Township’s 
Administrative Agent.  A representative deed restriction is provided in Appendix 24. 

Montgomery Municipal Center Site / ConvaTec Inc. / RPM Site 

The Township will sponsor a 100% affordable housing project at the new Montgomery 
Municipal Center Site (formerly referred to as the ConvaTec. Inc. / RPM Site) in lieu of either 
the “Municipal Building/RPM” site or the “1860 House” site as identified in the Settlement 
Agreement.   

Montgomery Township is pursuing development of a portion of the property containing its 
future municipal building known as Block 20001, Lot 10.05. The Township is in discussion 
with RPM Development Group – an experienced affordable housing developer – to be the 
selected developer of the site.  The site will be developed with a 100% affordable development 
consisting of 70 senior rental apartment units and one superintendent unit.  

The entire future municipal complex consists of, approximately, 45.052 acres of developed and 
undeveloped land in the east-central quadrant of the Township.  The site was formerly 
developed with a corporate campus composed of two office buildings totaling 155,928 square 
feet in floor area, along with 490 off-street parking spaces, driveways, stormwater management 
elements (basins) and open space areas.  The complex was constructed in the late 1980’s and  

100% Affordable Development 

A development in which all units are 
affordable to very-low-, low- and 
moderate-income households.  
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was last occupied by ConvaTec, a medical device company, who vacated the site between 2013 
and 2017.  Since that time, both buildings have been demolished. 

Somerset County owns the entire site, through the Somerset County Improvement Authority 
(SCIA).  The SCIA was created pursuant to New Jersey’s County Improvement Authorities 
Law, NJSA 40:37A-44 and acts as an agent of Somerset County.  Somerset County acquired 
this vacant property in order to act as an ownership “bridge” between the former corporate 
entity and Montgomery Township.  On October 20, 2016, Montgomery Township authorized 
a Lease Purchase Agreement with the SCIA through the adoption of ordinance #16-1530.  
Subsequently, a Lease Purchase Agreement was executed between the Township and the SCIA 
on December 1, 2016. Of the 45.052 acres, approximately 7 acres in the northwesterly quadrant 
of the site are being considered for residential redevelopment of 100% affordable units.  

The experienced affordable housing developer intends to seek funding for this development 
including low-income housing tax credits, a deferred developer’s fee, HOME funds, and any 
other financing that may be available. Consistent with N.J.A.C. 5:93-5.5, the experienced 
affordable housing developer and the Township will provide the Court with a pro-forma, and 
a construction schedule that provides that construction will begin within four years of a final 
judgement of repose. Additionally, the experienced affordable housing developer and the 
Township will enter into a developer’s agreement to create affordable rental housing consistent 
with COAH’s rules, UHAC, and the Settlement Agreement noted above.  

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this Municipal Building/RPM site meets these criteria: 

 Site Control – The site is owned by Somerset County; however, Montgomery Township 
has entered into a Lease/Purchase agreement with the County.  The agreement 
provides that the responsibility for the development, management and maintenance of 
the site lies with Montgomery Township. 

 Site Suitability –The site is located on Orchard Road with a small amount of frontage 
along U.S. Route 206.  The proposed development area is an approximately 7 acre 
portion of the northwesterly quadrant of the site. The remaining portion of the site will 
be the future site of a new Township Municipal Complex, includig a County library 
branch. To the north is a restaurant and a large lot single-family neighborhood, to the 
east will be the future municipal complex, to the south is a corporate campus and to 
the west is a large lot single-family neighborhood. U.S. Route 206 is a major highway 
connecting rural and low-density communities to job centers including Princeton, 
Trenton, and New Brunswick. Access to the site would be from Headquarters Park 
Road, which passes through the lot as an access drive to the Municipal Complex.  
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The approximately 7 acre target area does not contain any environmental constraints.  
A review of NJDEP’s Geo-Web mapping indicates there is no known contamination on 
site or deed notices. The site is within the Fringe Planning Area (PA3) in the State 
Development and Redevelopment Plan, which encourages development in designated 
centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), outside of a center COAH or the 
Court “may permit such a site if infrastructure is available or can be easily extended from 
PA2”. 

The site is located entirely within sewer service area identified within the Somerset 
Countywide Wastewater Management Plan and the NJ American – Raritan water 
purveyor area.  Pursuant to a September 22, 2020 letter from the Township Engineer 
and a October 1, 2020 letter from NJ American Water, there is adequate sewer and 
water service capacity to accommodate 71 units (see Appendix 25), which would need 
customary approvals from NJDEP and other external authorities.  The site can be 
developed consistent with RSIS and all other state regulations such as those of the 
NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – An experienced affordable housing administrative agent will 
administer the units in accordance with UHAC (exception noted below) including 
affirmative marketing, 45-year controls on affordability (30 year compliance period 
plus a 15 year extended use period), and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC except 
for the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income.  

 

1860 House Site 

The 1860 House site is located on a municipally-owned 16.19-acre plot of land, known as Block 
23001, p/o Lot 13, along Montgomery Road adjacent to the "Stonebridge" continuing care 
retirement community owned and operated by Springpoint (f/k/a Presbyterian Homes). 

The 1860 House, which is occupied by the 24 Club as a support group facility, is located toward 
the front of the property, near Montgomery Road.  In the future, the Township may sell the 
1860 House on a new 3-acre lot to be subdivided to the 24 Club.  Another new lot could be 
created containing approximately five (5) acres to be developed with approximately 60 age-
restricted affordable apartments.  Affordable dwelling units developed on this site will be  
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credited to the Township’s prospective need for future affordable housing obligations, in 
accordance with then-applicable law.    

As stated in N.J.A.C. 5:93-5, affordable housing sites shall be available, approvable, developable, 
and suitable, as defined in N.J.A.C. 5:93-1.3, for the production of low and moderate income 
housing.  As stated below, this 1860 House site meets these criteria: 

 Site Control – The site is owned by Montgomery Township. 

 Site Suitability – The site fronts on Montgomery Road, and is adjacent to the 
Stonebridge at Montgomery CCRC to the north and west, and vacant lands to the south, 
and east. The site is partially constrained by wetlands on its eastern property line and 
contains a de minimis area of steep slopes.  The site is within the Fringe Planning Area 
(PA3) in the State Development and Redevelopment Plan, which encourages 
development in designated centers or, per COAH’s rules at N.J.A.C. 5:93-5.4(b), 
outside of a center COAH or the Court “may permit such a site if infrastructure is available 
or can be easily extended from PA2”. 

The site is within the sewer service area and has a sewer access easement linking to 
the adjacent Stonebridge site. The site is located within the NJ American – Raritan 
water purveyor area.  Pursuant to a May 23, 2018 letter from the Township Engineer 
and a May 17, 2018 letter from NJ American Water, there is adequate sewer and water 
service capacity to accommodate approximately 60 senior apartment rental units (see 
Appendix 26), which would need customary approvals from NJDEP and other external 
authorities.  The site can be developed consistent with RSIS and all other state 
regulations such as those of the NJDEP. 

 Accessibility – All affordable units at the site will comply with the Barrier Free Subcode 
at N.J.A.C. 5:23-7. 

 Administrative Entity – An experienced affordable housing administrative agent will 
administer the units in accordance with UHAC (exception noted below) including 
affirmative marketing, 45-year controls on affordability (30 year compliance period 
plus a 15 year extended use period), and bedroom distribution.  

 Very Low/Low/Moderate-Income Split – Income distribution will follow UHAC except 
for the statutory requirement for 13% of the affordable units to be affordable to very 
low-income households at 30% of the regional median income.   
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INCOME DISTRIBUTION 

Affordable units addressing the prior round or third round obligation and which are subject to 
UHAC shall be composed of a minimum of 50% low income units; the remaining units may 
be moderate income.  

One exception to UHAC, pursuant to the 2008 amendments to the FHA, P.L. 2008, c. 46 
(codified as N.J.S.A. 52:27D-329.1), municipalities must provide very low-income units equal 
to 13% of all affordable units approved and constructed after July 17, 2008 at 30% of the 
regional median income instead of the UHAC standard of 10% at 35% of the regional median 
income.  

 

Low Income Units 

The Township is eligible for credit for 696 units to satisfy the prior round and third round 
obligations. Of these, 362 units, or 52.0%, are low income units; the remaining 334 units, or 
48.0%, are moderate income units.  

 SATISFACTION OF INCOME DISTRIBUTION 

          Income Level 

Program 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Very 
Low 

Low Moderate 

Special Needs        

Crawford Transitional Housing x   7 0 0 

Devereux Group Home x   4 0 0 

Delta Comm Support Group Home x   3 0 0 

Allies Group Home x   6 0 0 

Proposed Group Homes, including 
Montgomery 5 payment-in-lieu 

x   12 0 0 

Inclusionary Housing Developments       

McKinley  Comm. / Montgomery Hills x x  0 30 30 

McKinley Comm./Montgomery Hills   x 0 17 18 

Montgomery Glen   x 0 10 9 

Pike Run (Bellmead) x  x 0 114 96 
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 SATISFACTION OF INCOME DISTRIBUTION 

          Income Level 

Program 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Very 
Low 

Low Moderate 

JER Herring Orchard x  x 8 6 26 

Sharbell-Hillside x  x 3 9 11 

Railsedge/Blawenburg Village x  x 0 0 3 

Country Club Meadows x  x 4 10 13 

Trap Rock / Haven at Princeton   x 5 11 16 

PIRHL x  x 14 29 43 

DeVan / CC1377, LLC x  x 3 9 11 

Harlingen Village x  x 2 3 4 

Village Shopper x  x 2 4 5 

Blawenburg Village Square    0 1 0 

Assisted Living       

Tapestry Assisted Living x x  0 0 12 

100% Affordable Housing Developments       

Habitat for Humanity   x 0 0 1 

Montgomery Municipal Center Site / ConvaTec 
Inc./ RPM Site (formerly Municipal Building / 
RPM or 1860 house) 

x x  10 25 35 

Total 83 278 333 
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Very Low Income Units 

The Township has 290 affordable units proposed, approved, and constructed on or after July 
17, 2008. As such, the very low income obligation is 38 units (.13 x 290), including the 
following: 

 

VERY-LOW INCOME OBLIGATION CALCULATION 

Project Affordable Units 

Country Club Meadows 27 

Trap Rock / Haven at Princeton 32 

Allies Inc. Group Home 6 

Proposed Group Homes 12 

PIRHL 86 

DeVan / CC1377, LLC 23 

Harlingen Village 9 

Village Shopper 11 

Blawenburg Village Square 1 

Tapestry Assisted Living 12 

Habitat for Humanity 1 

Montgomery Municipal Center Site/ConvaTec Inc./RPM  70 

Total 290 

13% 37.7 

 

As illustrated in the Income Distribution table, the Township far exceeds its very low income 
obligation.  Additionally, 69 of the very low income units are to be provided in the Third 
Round and 41 of the Township’s Third Round very low income units are family units in that 
they are not restricted to special needs or age-restricted households.  
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AFFORDABLE HOUSING ADMINISTRATION &                
AFFIRMATIVE MARKETING 

Montgomery Township has prepared an Affordable 
Housing Ordinance in accordance with COAH’s 
substantive rules and UHAC. The Affordable Housing 
Ordinance will govern the establishment of affordable 
units in the Township as well as regulating the occupancy 
of such units. The Township’s Affordable Housing 
Ordinance covers the phasing of affordable units, the 
low/moderate income split, very-low income units, 
bedroom distribution, occupancy standards, affordability 
controls, establishing rents and prices, affirmative 
marketing, income qualification, etc.  One exception to 
UHAC, pursuant to the 2008 amendments to the FHA, 
P.L. 2008, c. 46 (codified as N.J.S.A. 52:27D-329.1), 
municipalities must provide very low-income units equal 
to 13% of all affordable units approved and constructed after July 1, 2008 at 30% of the regional 
median income instead of the UHAC standard of 10% at 35% of the regional median income. 

In addition, the Township’s Affirmative Marketing Plan will address the Settlement 
Agreement provisions to add more community groups for direct notification of affordable 
housing unit availability.  The additional community groups include: 

 Fair Share Housing Center; 
 New Jersey State Conference of the NAACP; 
 Latino Action Network;  
 New Brunswick branch of the NAACP; 
 Plainfield Area branch of the NAACP; 
 Perth Amboy branch of the NAACP; and, 
 Metuchen/Edison branch of the NAACP. 

The Township has established the position of the Municipal Housing Liaison and has 
appointed a staff member to the position. However, the Township relies on outside 
experienced affordable housing organizations to conduct the administration and affirmative 
marketing of its affordable housing sites. The affirmative marketing plans are designed to 
attract buyers and/or renters of all majority and minority groups, regardless of race, creed, 
color, national origin, ancestry, marital or familial status, gender, affectional or sexual 
orientation, disability, age or number of children to the affordable units located in the 
Township. Additionally, the affirmative marketing plan is intended to target those potentially 
eligible persons who are least likely to apply for affordable units and who reside in the 

Affirmative Marketing 

The Affirmative Marketing Plan is a 
regional marketing strategy 
designed to attract buyers and/or 
renters of all majority and minority 
groups…to housing units which are 
being marketed by a developer or 
sponsor of affordable housing. It is 
a continuing program and covers 
the period of deed restriction. 
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Township’s housing region, Region 3, consisting of Hunterdon, Middlesex, and Somerset 
counties.  

The affirmative marketing plans include regulations for qualification of income eligibility, 
price and rent restrictions, bedroom distribution, affordability control periods, and unit 
marketing in accordance to N.J.A.C. 5:80-26.1 et seq. All newly created affordable units will 
comply with at least 30-year affordability control required by UHAC, N.J.A.C. 5:80-26.5 and 
5:80-26.11. This plan must be adhered to by all private, non-profit, and municipal developers 
of affordable housing units and must cover the period of deed restriction or affordability 
controls on each affordable unit. 

 

AFFORDABLE HOUSING TRUST FUND 

On March 5, 1997, COAH approved the Township’s mandatory development fee ordinance. 
This ordinance was adopted by the municipality on April 17, 1997. An amendment to the 
development fee ordinance was approved by COAH on December 5, 2008, which set to 
establish residential development fees in the amount of 1.5% of the equalized assessed value 
of residential development and nonresidential 
development fees in the amount of 2.5% of the equalized 
assessed value of nonresidential development. The 
amendment was formally adopted by the Township on 
December 18, 2008.  Subsequently, the Township 
adopted an amended development fee ordinance on July 
19, 2018 (se Appendix 28). 

COAH approved the Township’s Spending Plan on 
March 5, 1997 and the Court approved the Township’s 
2018 Spending Plan on July 24, 2019.  Pursuant to the 
July 24, 2019 Judgment of Repose, the Township has 
prepared this amended Housing Element and Fair Share 
Plan. As such, a new spending plan has been prepared 
consistent with this Amended Plan. The Spending Plan, which discusses anticipated revenues, 
collection of revenues, and the use of revenues, was prepared in accordance with COAH’s 
applicable substantive rules (see Appendix 25). The Spending Plan also demonstrates 
compliance with the requirement to expend development fee revenues within four years of 
collection, beginning on the date which the Spending Plan is approved by the Superior Court. 
All collected revenues will be placed in the Township’s Affordable Housing Trust fund and 
may be disbursed for the use of affordable housing activities, including the following: 

 New construction of affordable housing units and related development costs;  

Eligible Trust Fund Expenditures 

“A municipality may use revenues 
collected from the development 
fees for any activity approved by 
the Council (now the Court) for 
addressing the municipal fair 
share…Municipalities are 
encouraged to use development 
fee revenues to attract other 
funds...”  
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 Extensions or improvements of roads and infrastructure directly serving affordable 
housing development sites;  

 Acquisition and/or improvement of land to be used for affordable housing; 

 Purchase of affordable housing units for the purpose of maintaining or implementing 
affordability controls;  

 Accessory apartment or market to affordable programs; 

 Maintenance and repair of affordable housing units; 

 Repayment of municipal bonds issued to finance low- and moderate-income housing 
activity; and 

 Any other activity as specified in the approved spending plan. 

At least 30% of collected development fees, excluding expenditures made from the inception 
of the fund to June 2, 2008 on all new construction, previously funded RCAs and rehabilitation 
activities, shall be used to provide affordability assistance to very-low-, low- and moderate-
income households in affordable units included in a municipal Fair Share Plan. Additionally, 
no more than 20% of the revenues collected from development fees each year, exclusive of the 
fees used to fund an RCA, shall be expended on administration, including, but not limited to, 
salaries and benefits for municipal employees or consultant fees necessary to prepare or 
implement a rehabilitation program, a new construction program, a housing element and fair 
share plan, and/or an affirmative marketing program. 

 

COST GENERATION  

Montgomery Township’s Land Development Ordinance has been reviewed to eliminate 
unnecessary cost generating standards; it provides for expediting the review of development 
applications containing affordable housing. Such expedition may consist of, but is not limited 
to, scheduling of pre-application conferences and special monthly public hearings. 
Furthermore, development applications containing affordable housing shall be reviewed for 
consistency with the Land Development Ordinance, Residential Site Improvement Standards 
(N.J.A.C. 5:21-1 et seq.), the Municipal Land Use Law (N.J.S.A. 40:55D-40.1 through 40.7), and 
the mandate of the FHA regarding unnecessary cost generating features. Montgomery 
Township shall comply with COAH’s requirements for unnecessary cost generating 
requirements, N.J.A.C. 5:93-10.1(a), procedures for development applications containing 
affordable housing, N.J.A.C. 5:93-10.1(b), and requirements for special studies and escrow 
accounts where an application contains affordable housing, N.J.A.C. 5:93-10.3.  
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 MONITORING/STATUS REPORTS 

On the first anniversary of the execution the FSHC agreement which is December 8, 2018, and 
every anniversary thereafter through the end of the agreement, the Township agrees to provide 
annual reporting of trust fund activity to the New Jersey Department of Community Affairs 
(“NJDCA”), COAH, or NJ Local Government Services (“NJLGS”), or other entity designated by 
the State of New Jersey, with a copy provided to FSHC and posted on the municipal website, 
using forms developed for this purpose by the NJDCA, COAH, or LGS.  

The reporting shall include an accounting of all housing trust fund activity, including the 
source and amount of funds collected and the amount and purpose for which any funds have 
been expended. 

In addition, on the first anniversary of the execution of the FSHC agreement dated December 
8, 2017, and every anniversary thereafter through the end of the agreement, 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 FSHC, using forms previously developed for this purpose by COAH or any other forms 
endorsed by the Special Master and FSHC. 

The Fair Housing Act includes two provisions regarding action to be taken by the Township 
during the ten-year period of protection acknowledged by the Settlement Agreement. The 
Township agrees to comply with those provisions as follows: 

a.  For the midpoint realistic opportunity review due on July 1, 2020, as required pursuant 
to N.J.S.A. 52:27D-313, the 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. 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. Any interested party may by motion request 
a hearing before the court regarding these issues. 

b. For the review of very-low income housing requirements required by N.J.S.A 52:27D-
329.1 within 30 days of the third anniversary of the FSHC agreement dated December 8, 
2017, and every third year thereafter, 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 the 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 housing 
obligation under the terms of the settlement with FSHC. 
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SUMMARY 

The Township of Montgomery does not have a Third Round Rehabilitation obligation. 
Pursuant to the 2017 Settlement Agreement with Fair Share Housing Center, the Township 
has addressed its 307-unit Prior Round obligation with three (3) completed inclusionary 
housing developments, three (3) completed alternative living arrangements, and Prior Round 
rental bonuses. Montgomery will address its Third Round obligation with inclusionary 
developments completed and under construction, adopted inclusionary zoning, proposed 
inclusionary zoning, alternative living arrangements, a proposed 100% affordable housing site, 
and Third Round rental bonuses. 

The Township has entirely satisfied its Prior Round obligation. These Prior Round compliance 
mechanisms include McKinley Commons/Montgomery Hills (formerly known as Scribner 
Village), an inclusionary development, with 35 affordable family sale units and 60 affordable 
senior rentals; Montgomery Glen, an inclusionary development, with 19 affordable family sale 
units; and Pike Run (Bellemead), an inclusionary development, with 210 affordable family 
rental units, 102 of which address the Township’s Prior Round obligation, that received COAH 
Second Round Substantive Certification in 1997 with extensions in 2002 and 2005. 
Additionally, these units are eligible for the maximum 77 rental bonuses pursuant to N.J.A.C. 
5:93-5.15(d). Montgomery addressed the remaining Prior Round obligation with three (3) 
alternative living arrangements totaling 14 bedrooms/credits.  

The Township’s Third Round obligation will be addressed with the remaining 108 affordable 
family rental units at Pike Run (Bellemead) inclusionary development, 40 affordable family 
rental units at JER Herring Orchard inclusionary development, 23 family rentals at Sharbell-
Hillside inclusionary development, 3 affordable family rentals at Railsedge/Blawneburg 
Village inclusionary development, 154 rental bonuses associated with Pike Run, JER Herring 
Orchard, and Sharbell-Hillside, and 27 affordable family rental units currently under 
construction as part of the Country Club Meadows inclusionary development. Additionally, the 
Township has identified seven (7) sites suitable for inclusionary zoning; the Trap Rock site, 
PIRHL site, DeVan/CC1377, LLC site, Harlingen Village site, Village Shopper, Blawenburg 
Village Square and the Tapestry Assisted Living site. The Township has already adopted 
inclusionary zoning provisions for the Trap Rock, PIRHL, Village Shopper, Tapestry Assisted 
Living, DeVan/CC1377, LLC, Harlingen Village, and Blawenburg Village Square sites that will 
support the development of 174 affordable housing units.    The Township also has agreements 
with Allies, Inc. and Community Options, Inc. to acquire and renovate existing dwellings into 
alternative living arrangements; resulting in 18 bedrooms/credits including a 4-bedroom 
group home funded by Montgomery Five.  Lastly, the Township ‘s Third Round obligation will 
be addressed with a 100% affordable housing site located at the Montgomery Municipal Center 
Site/ConvaTec Inc./RPM Site, which will result in 70  senior rentals and special needs  units.



 

 

1. 2017 SETTLEMENT AGREEMENT,2018 

COURT ORDER APPROVING 

AGREEMENT AND 2019 JOR  



FAIR SHARE
HOUSING CENTER

Peter J. O'Connor, Esq.
Kevin D. Walsh, Esq. 

Adam M. Gordon, Esq. 
Laura Smith-Denker, Esq. 

David T. Rammier, Esq. 
Joshua D. Bauers, Esq.

December 8, 2017

Kevin A. Van Hise, Esq.
Mason, Griffin & Pierson 
101 Poor Farm Road 
Princeton, NJ 08540

Re: In the Matter of the Application of the Township of Montgomery,
County of Somerset, Docket No. S0M-L-924-15

Dear Mr. Van Hise:

This letter memorializes the terms of an agreement reached between the Township of 
Montgomery (the “Township” or “Montgomery”), the declaratory judgment plaintiff, and Fair 
Share Housing Center (FSHC), a Supreme Court-designated interested party in this matter in 
accordance with In re N.J.A.C. 5:96 and 5:97. 221 NLT 1, 30 (2015)(Mount Laurel IV) and, 
through this settlement, a defendant in this proceeding.

Background
Montgomery filed the above-captioned matter on July 7, 2015 seeking a declaration of its 
compliance with the Mount Laurel doctrine and Fair Housing Act of 1985, N.J.S.A. 52:27D-301 
et seq. in accordance with In re N.J.A.C. 5:96 and 5:97. supra. Through the declaratory 
judgment process, the Township and FSHC agreed to settle the litigation and to present that 
settlement to the trial court with jurisdiction over this matter to review, recognizing that the 
settlement of Mount Laurel litigation is favored because it avoids delays and the expense of trial 
and results more quickly in the construction of homes for lower-income households.

Settlement terms

The Township and FSHC hereby agree to the following terms:

1. FSHC agrees that the Township, through the adoption of a Housing Element and Fair 
Share Plan conforming with the terms of this Agreement (hereafter “the Plan”) and 
through the implementation of the Plan and this Agreement, satisfies its obligations 
under the Mount Laurel doctrine and Fair Housing Act of 1985, N.J.S.A. 52:27D-301 et 
seq., for the Prior Round (1987-1999) and Third Round (1999-2025).

2. At this time and at this particular point in the process resulting from the Supreme Court's 
Mount Laurel IV decision, when Third Round fair share obligations have yet to be 
definitively determined, it is appropriate for the parties to arrive at a settlement regarding 
a municipality’s Third Round present and prospective need instead of doing so through 
plenary adjudication of the present and prospective need.

3. FSHC and Montgomery hereby agree that Montgomery’s affordable housing obligations 
are as follows:

510 Park Blvd. ■ Cherry Hill, New Jersey 08002 ■ 856-665-5444 ■ fax: 856-663-8182 ■ www.fairsharehousing.org
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Rehabilitation Share (per Kinsey Report1) ro“

Prior Round Obligation (pursuant to N.J.A.C. 
5:93)

307

Third Round (1999-2025) Prospective Need (per 
Kinsey Report, as adjusted through this 
Agreement)

616

4. For purposes of this Agreement, the Third Round Prospective Need shall be deemed to 
include the Gap Period Present Need, which is a measure of households formed from 
1999-2015 that need affordable housing, that was recognized by the Supreme Court in 
In re Declaratory Judgment Actions Filed By Various Municipalities. 227 N.J. 508 (2017). 
The parties have agreed, by this Agreement, to reduce Montgomery’s Third Round 
Obligation to 616 units by virtue of a reduction of the 975-unit Third Round Obligation 
calculated in the Kinsey May 2016 report.

5. The Township does not have a present need obligation.

6. As noted above, the Township has a Prior Round prospective need of 307 units, which is 
met through the following compliance mechanisms:

Montgomery's Prior Round Compliance Mechanisms
Credits Bonuses Total

In elusion ary Developments - completed
McKinley Comm./Montgomery Hills - family sales 35 0 35
McKinley Comm./Montgomery Hills - senior rentals 60 0 60
Montgomery Glen family sales 19 0 19
Pike Run (Bellemead) - family rentals, 102 of 210 102 77, cap 179
Alternative Living Arrangements - completed, credit - bedroom
Crawford Transitional Housing - 7 bedrooms 7 0 7
Devereux Group Home - 4 bedrooms 4 0 4
Delta Comm Support Group Home - 3 bedrooms 3 0 3
Total 230 77 307

7. The Township has implemented or will implement the following mechanisms to address 
its Third Round prospective need of 616 units:

1 David N. Kinsey, PhD, PP, FAICP, NEW JERSEY LOW AND MODERATE INCOME HOUSING 
OBLIGATIONS FOR 1999-2025 CALCULATED USING THE NJ COAH PRIOR ROUND (1987-1999) 
METHODOLOGY, May 2016.
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Montgomery’s Third Round Compliance Mechanisms
Credits Bonuses Total

Inclusionary Developments - Completed
Pike Run (Bellemead) - family rentals, 108 of 210, balance, 
bonus cap 108 108 216
JER Herring Orchard/K. Hov/lngerman - family rentals 40 40 80
Sharbell-Hillside - family rentals 23 6, cap 29
Railsedge/Blawenburg Village - family rentals 3 0 3
Inclusionary Developments - approved
Country Club Meadows - family rentals, approved, 
agreement, under construction 27 0 27
Inclusionary Zoning - existing
Trap Rock - family units, 250 total x 20% = 50 50 0 50
Alternative Living Arrangements- agreement, proposed
Allies group home - developer’s agreement, donated land 6 0 6
Proposed group homes -bedrooms 8 0 8
Inclusionary Developments - Proposed
PIRHL/Sharbell/Tapestry at Montgomery / Kepner-Tregoe - 
80 total affordable family rentals 80 0 80
De Van A/an Cleef- family rentals 90 total units x 20% = 18 18 0 18
Harlingen Village - family rentals 30 total units x 20% = 6 6 0 6
Montgomery Five - Payment in Lieu - 4br group home 4 0 4
Village Shopper - family apts above retail, 50 units x 20% = 
10 10 0 10
Blawenburg Village Sq. - add’l mixed use bldg. - 3 afford, 
units 3 0 3
Inclusionary Developments - proposed seniors
Tapestry assisted living - 120 beds x 10% = 12 seniors 12 0 12
Proposed 100% Sites- senior units, special needs
Muni Bldg/RPM Or 1860 House - senior rentals including 
special needs 64 0 64
Total 462 154 616

8. As an essential term of this settlement, in addition to the crediting discussed above, 
within one hundred and twenty days (120) days of Court Approval of this Settlement 
Agreement, the Township shall adopt an ordinance providing for the amendment of the 
Township’s Housing Ordinance, in a form satisfactory to FSHC and the Special Master, 
so as to establish zoning standards that provide for an inclusionary zoning requirement 
on future multifamily development at a density of at least six (6) units per acre, yielding 
at least five (5) or more new units in the Township developed through municipal 
rezoning, zoning board use “d” variance approval, redevelopment or rehabilitation plan 
requiring a set-aside of at least 15 percent of all units in rental developments as
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affordable, and 20 percent of all units in for-sale developments as affordable, with at 
least 50 percent of the units in each development being affordable to low-income 
households including 13 percent in rental developments affordable to very-low-income 
households, with all such affordable units including the required bedroom distribution, be 
governed by controls on affordability and affirmatively marketed in conformance with the 
Uniform Housing Affordability Controls ("UHAC"), N.J.A.C. 5:80-26.1 et seq. or any 
successor regulation, and all other applicable law. Language shall be included in the 
Ordinance to explicitly address that developers cannot, for example, subdivide a project 
into two lots and then make each of them a number of units just below the threshold. 
The Township shall maintain this Ordinance as a part of its Code through at least July 7, 
2025. This ordinance does not give any developer the right to any such rezoning, 
variance or other relief, or establish any obligation on the part of the Township to grant 
such rezoning, variance or other relief.

9. The Township will provide a realistic opportunity for the development of affordable 
housing through the maintenance of inclusionary zoning on the Country Club Meadows 
site, PIRHL/Sharbell/Tapestry at Montgomery/Kepner-Tregoe, Village Shopper, and 
Trap Rock site and adoption of inclusionary zoning on the DeVanA/an Cleef, Harlingen 
Village, and Blawenburg Village Square site. The parties understand that the 
PIRHL/Sharbell/Tapestry Out-Parcel/Kepner-Tregoe site is being developed anticipating 
the developer seeking outside funding specifically from 9% Low Income Housing Tax 
Credits (“LIHTC”) as permitted in the Fair Housing Act at N.J.S.A. 52:270-321.1, 
provided that if such funding is not received after two applications in successive LIHTC 
rounds, the inclusionary developer will adhere to a modified inclusionary zoning phasing 
schedule that permits certificates of occupancy (“c.o.’s”) for fifty (50%) per cent of the 
market rate units before a building permit for the affordable building must be issued, and 
once the permit for the affordable building is pulled and work commences, the developer 
will not obtain more than sixty-five (65%) of the market rate unit c.o.’s until the c.o. is 
issued for the affordable building. This property is further described in paragraph 10 
below.

10. The Township will provide a realistic opportunity for the development of additional 
affordable housing that will be developed or created through means other than 
inclusionary zoning in the following ways:

In accordance with N.J.A.C. 5:93-5.5, Montgomery recognizes that it must provide 
evidence that the municipality has adequate and stable funding for any non-inclusionary 
affordable housing developments solely including proposed group homes totaling 14 
bedrooms and the municipal site (either 1860 House or Muni Bldg/RPM site). This 
specifically does not pertain to the PIRHL/Sharbell/Tapestry Out-Parcel/Kepner-T regoe 
site. During the compliance phase of the litigation, Montgomery will provide a pro forma 
detailing total development costs, sources of funds and documentation of the funding 
available to the municipality and/or project sponsor, and any applications still 
pending. In the case where an application for outside funding has not been submitted or 
is still pending, the municipality shall provide a stable alternative source in the event that 
the funding request is not approved, including through the adoption of a resolution of 
intent to bond.

In accordance with N.J.A.C. 5:93-5.5, for non-inclusionary projects, a construction or 
implementation schedule shall be submitted for each step in the development process, 
including preparation of a site plan, granting of municipal approvals, applications for
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State and/or Federal Permits, selection of a contractor and construction. To the extent 
the development remains a proposed 100% affordable housing project (with the ability to 
make two (2) applications in successive LIHTC rounds), the schedule for the 
PIRHL/Sharbell/Tapestry Out-Parcel/Kepner-Tregoe (Block 28004, Lot 7) site shall 
provide for construction to begin within two years of the court’s granting of final judgment 
in this matter. So as to enable the Township to prioritize seeking funding for the family 
rental housing at the PIRHL/Sharbell/Tapestry Out-Parcel/Kepner-Tregoe site, the 
schedule for the 1860 House (Block 23001, Lot 13) or Muni Bldg/RPM site, which the 
Township may choose between within two years of final judgment in this matter, shall 
provide for funding applications to be filed within four years of the court’s granting of final 
judgment in this matter and for construction to be started within four years of the court’s 
granting of final judgment in this matter, but in no event later than July 1, 2022. The 
Allies and other proposed Group Homes that provide a total of 14 bedrooms shall be 
available for occupancy within two years of the court’s granting of final judgment in this 
matter.

11. The Township agrees to require 13% of all units referenced in this Agreement, excepting 
those units that were constructed or granted preliminary or final site plan approval prior 
to July 1, 2008, to be very low income units, with half of the very low income units being 
available to families. The municipality will comply with those requirements as follows:

Based on the chart in #7 above, a total of 37 very-low income units will be required and 
provided. At least thirteen (13%) percent of the total affordable units in the following will 
be required to be reserved for very-low income households/individuals: Country Club 
Meadows, Trap Rock, proposed group homes, PIRHL/Sharbell/Tapestry Out- 
Parcel/Kepner-Tregoe site, DeVan/Van Cleef, Harlingen Village, Montgomery Five group 
home, Village Shopper, Blawenburg Village Sq., Tapestry assisted living, Muni 
Bldg/RPM or 1860 House site.

12. The Township shall meet its Third Round Prospective Need in accordance with the 
following standards as agreed to by the Parties and reflected in the table in paragraph 6 
above:

a. Third Round bonuses will be applied in accordance with N.J.A.C. 5:93-5.15(d).

b. At least 50 percent of the units addressing the Third Round Prospective Need 
shall be affordable to very-low-income and low-income households with the 
remainder affordable to moderate-income households.

c. At least twenty-five percent of the Third Round Prospective Need shall be met 
through rental units, including at least half in rental units available to families.

d. At least half of the units addressing the Third Round Prospective Need in total 
must be available to families.

e. The Township agrees to comply with an age-restricted cap of 25% and to not 
request a waiver of that requirement. This shall be understood to mean that in 
no circumstance may the municipality claim credit toward its fair share obligation 
for age-restricted units that exceed 25% of all units developed or planned to meet 
its cumulative prior round and third round fair share obligation.
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13. The Township shall add to the list of community and regional organizations in its 
affirmative marketing plan, pursuant to N.J.A.C. 5:80-26.15(f)(5), Fair Share Housing 
Center, the New Jersey State Conference of the NAACP, the Latino Action Network, and 
the New Brunswick, Plainfield Area, Perth Amboy, and Metuchen/Edison branches of the 
NAACP, and shall, as part of its regional affirmative marketing strategies during its 
implementation of the affirmative marketing plan, provide notice to those organizations of 
all available affordable housing units. The Township also agrees to require any other 
entities, including developers or persons or companies retained to do affirmative 
marketing, to comply with this paragraph.

14. All units, including units funded through Low Income Housing Tax Credits which shall be 
subject to the bedroom distribution and income requirements specified at N.J.A.C. 5:80-
26.3, shall include the required bedroom distribution, be governed by controls on 
affordability and affirmatively marketed in conformance with the Uniform Housing 
Affordability Controls, N.J.A.C. 5:80-26.1 et seq. or any successor regulation, with the 
exception that in lieu of 10 percent of affordable units in rental projects being required to 
be at 35 percent of median income, 13 percent of affordable units in such projects shall 
be required to be at 30 percent of median income, and all other applicable law. The 
Township shall require projects receiving nine percent Low Income Housing Tax Credits, 
a control period of not less than a 30 year compliance period plus a 15 year extended 
use period. The Township as part of its HEFSP shall adopt and/or update appropriate 
implementing ordinances in conformance with standard ordinances and guidelines 
developed by COAH to ensure that this provision is satisfied.

Income limits for all units that are part of the Plan required by this Agreement and for 
which income limits are not already established through a federal program exempted 
from the Uniform Housing Affordability Controls pursuant to N.J.A.C. 5:80-26.1 shall be 
updated by the Township annually within 30 days of the publication of determinations of 
median income by HUD as follows:

a. Regional income limits shall be established for the region that the Township is 
located within (i.e. Region 3) 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.
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b. The income limits attached hereto as Exhibit A are the result of applying the 
percentages set forth in paragraph (a) above to HUD's determination of median 
income for FY 2017, 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.

c. 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 (a) 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.

d. The parties agree to request the Court prior to or at the fairness hearing in this 
matter to enter an order implementing this paragraph of this Agreement.

15. All new construction units shall be adaptable in conformance with P.L.2005, 
C.350/N.J.S.A. 52:270-311a and -311b and all other applicable law.

16. As an essential term of this Agreement, within one hundred and twenty (120) days of 
Court's approval of this Agreement, the Township shall introduce and adopt an 
ordinance or ordinances providing for the amendment of the Township’s Affordable 
Housing Ordinance and Zoning Ordinance to implement the terms of this Agreement and 
the zoning contemplated herein and adopt a Housing Element and Fair Share Plan and 
Spending Plan in conformance with the terms of this Agreement.

17. The parties agree that if a decision of a court of competent jurisdiction in Somerset 
County, or a determination by an administrative agency responsible for implementing the 
Fair Housing Act, or an action by the New Jersey Legislature, would result in a 
calculation of an obligation for the Township for the period 1999-2025 that would be 
lower by more than ten (10%) percent than the total prospective Third Round need 
obligation established in this Agreement, and if that calculation is memorialized in an 
unappealable final judgment, the Township may seek to amend the judgment in this 
matter to reduce its fair share obligation accordingly. Notwithstanding any such 
reduction, the Township shall be obligated to adopt a Housing Element and Fair Share 
Plan that conforms to the terms of this Agreement and to implement all compliance 
mechanisms included in this Agreement, including by adopting or leaving in place any 
site specific zoning adopted or relied upon in connection with the Plan adopted pursuant 
to this Agreement; taking all steps necessary to support the development of any 100% 
affordable developments referenced herein; and otherwise fulfilling fully the fair share 
obligations as established herein. The reduction of the Township’s obligation below that 
established in this Agreement does not provide a basis for seeking leave to amend this 
Agreement or seeking leave to amend an order or judgment pursuant to FL 4:50-1. If the 
Township prevails in reducing its prospective need for the Third Round, the Township 
may carry over any resulting extra credits to future rounds in conformance with the then- 
applicable law.

18. The Township shall prepare a Spending Plan within the period referenced above, 
subject to the review of FSHC and approval of the Court, and reserves the right to seek 
approval from the Court that the expenditures of funds contemplated under the Spending
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Plan constitute “commitment” for expenditure pursuant to N.J.S.A. 52:270-329.2 and - 
329.3, with the four-year time period for expenditure designated pursuant to those 
provisions beginning to run with the entry of a final judgment approving this settlement in 
accordance with the provisions of In re To. Of Monroe. 442 N.J. Super. 565 (Law Div. 
2015) (aff’d 442 N.J. Super. 563). On the first anniversary of the execution of this 
Agreement, which shall be established by the date on which it is executed by a 
representative of the Township, and on every anniversary of that date thereafter through 
the end of the period of protection from litigation referenced in this Agreement, the 
Township agrees to provide annual reporting of trust fund activity to the 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 housing trust fund activity, including the source and amount of funds 
collected and the amount and purpose for which any funds have been expended.

19. On the first anniversary of the execution of this Agreement, and every anniversary 
thereafter through the end of this Agreement, 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 the Council on 
Affordable Housing or any other forms endorsed by the Special Master and FSHC.

20. The Fair Housing Act includes two provisions regarding action to be taken by the 
Township during the ten-year period of protection provided in this Agreement. The 
Township agrees to comply with those provisions as follows:

a. For the midpoint realistic opportunity review due on July 1, 2020, as required 
pursuant to N.J.S.A. 52:27D-313, the Township will post on its municipal website, 
with a copy provided to Fair Share Housing Center, a status report as to its 
implementation of the Plan and an analysis of whether any unbuilt sites or 
unfulfilled mechanisms continue to present a realistic opportunity. Such posting 
shall invite any interested party to submit comments to the municipality, with a 
copy to Fair Share Housing Center, regarding the continued realistic opportunity 
of unbuilt sites or unfulfilled mechanisms. Any interested party may by motion 
request a hearing before the court regarding these issues.

b. For the review of very low income housing requirements required by N.J.S.A. 
52:27D-329.1, within 30 days of the third anniversary of this Agreement, and 
every third year thereafter, the Township will post on its municipal website, with a 
copy provided to Fair Share Housing Center, a status report as to its satisfaction 
of its very low income requirements, including the family very low income 
requirements referenced herein. Such posting shall invite any interested party to 
submit comments to the municipality and Fair Share Housing Center on the issue 
of whether the municipality has complied with its very low income housing 
obligation under the terms of this settlement.

21. FSHC is hereby deemed to have party status in this matter and to have intervened in 
this matter as a defendant without the need to file a motion to intervene or an answer or 
other pleading. The parties to this Agreement agree to request the Court to enter an
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order declaring FSHC is an intervenor, but the absence of such an order shall not impact 
FSHC’s rights.

22. This Agreement must be approved by the Court following a fairness hearing as required 
by Morris Ctv. Fair Hous. Council v. Boonton Two.. 197 N.J. Super. 359, 367-69 (Law 
Div. 1984), affd o.b., 209 N.J. Super. 108 (App. Div. 1986); East/West Venture v. 
Borough of Fort Lee, 286 N.J. Super. 311, 328-29 (App. Div. 1996). The Township shall 
present its planner as a witness at this hearing. FSHC agrees to support this Agreement 
at the fairness hearing. In the event the Court approves this proposed settlement, the 
parties agree the Township will receive a Judgment of Compliance and Repose or “the 
judicial equivalent of substantive certification and accompanying protection as provided 
under the FHA,” as addressed in the Supreme Court’s decision in In re N.J.A.C. 5:96 & 
5:97, 221 N.J. 1, 36 (2015), which shall be determined by the trial judge. Both parties 
agree not to appeal the decision of the trial judge as to whether the Township receives a 
Judgment of Compliance and Repose or the judicial equivalent of substantive 
certification. The “accompanying protection” shall remain in effect through July 7, 2025. 
If this Agreement is rejected by the Court at a fairness hearing it shall be null and void.

23. The Township agrees to pay FSHC’s attorneys fees and costs in the amount of $7,500 
within thirty (30) days of the Court’s approval of this Agreement pursuant to a duly- 
noticed fairness hearing.

24. If an appeal is filed of the Court's approval or rejection of this Agreement, the Parties 
agree to defend the Agreement on appeal, including in proceedings before the Superior 
Court, Appellate Division and New Jersey Supreme Court, and to continue to implement 
the terms of this Agreement if the Agreement is approved before the trial court unless 
and until an appeal of the trial court's approval is successful, at which point the Parties 
reserve their right to rescind any action taken in anticipation of the trial court's approval. 
All Parties shall have an obligation to fulfill the intent and purpose of this Agreement.

25. This Agreement may be enforced through a motion to enforce litigant’s rights or a 
separate action filed in Superior Court, Somerset County.

26. Unless otherwise specified, it is intended that the provisions of this Agreement are to be 
severable. The validity of any article, section, clause or provision of this Agreement shall 
not affect the validity of the remaining articles, sections, clauses or provisions hereof. If 
any section of this Agreement shall be adjudged by a court to be invalid, illegal, or 
unenforceable in any respect, such determination shall not affect the remaining sections.

27. This Agreement shall be governed by and construed by the laws of the State of New 
Jersey.

28. This Agreement may not be modified, amended or altered in any way except by a writing 
signed by each of the Parties.

29. This Agreement may be executed in any number of counterparts, each of which shall be 
an original and all of which together shall constitute but one and the same Agreement.

30. The Parties acknowledge that each has entered into this Agreement on its own volition 
without coercion or duress after consulting with its counsel, that each party is the proper 
person and possess the authority to sign the Agreement, that this Agreement contains
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the entire understanding of the Parties and that there are no representations, warranties, 
covenants or undertakings other than those expressly set forth herein.

31. Each of the Parties hereto acknowledges that this Agreement was not drafted by any 
one of the Parties, but was drafted, negotiated and reviewed by all Parties and, 
therefore, the presumption of resolving ambiguities against the drafter shall not apply. 
Each of the Parties expressly represents to the other Parties that: (i) it has been 
represented by counsel in connection with negotiating the terms of this Agreement; and 
(ii) it has conferred due authority for execution of this Agreement upon the persons 
executing it.

32. Any and all Exhibits and Schedules annexed to this Agreement are hereby made a part 
of this Agreement by this reference thereto. Any and all Exhibits and Schedules now 
and/or in the future are hereby made or will be made a part of this Agreement with prior 
written approval of both Parties.

33. This Agreement constitutes the entire Agreement between the Parties hereto and 
supersedes all prior oral and written agreements between the Parties with respect to the 
subject matter hereof except as otherwise provided herein.

34. No member, official or employee of the Township shall have any direct or indirect 
interest in this Agreement, nor participate in any decision relating to the Agreement 
which is prohibited by law, absent the need to invoke the rule of necessity.

35. Anything herein contained to the contrary notwithstanding, the effective date of this 
Agreement shall be the date upon which all of the Parties hereto have executed and 
delivered this Agreement.

36. All notices required under this Agreement ("Notice[s]") shall be written and shall be 
served upon the respective Parties by certified mail, return receipt requested, or by a 
recognized overnight or by a personal carrier. In addition, where feasible (for example, 
transmittals of less than fifty pages) shall be served by facsimile or e-mail. All Notices 
shall be deemed received upon the date of delivery. Delivery shall be affected as 
follows, subject to change as to the person(s) to be notified and/or their respective 
addresses upon ten (10) days notice as provided herein:

TO FSHC: Adam M. Gordon, Esq.
Fair Share Housing Center
510 Park Boulevard
Cherry Hill, NJ 08002
Phone: (856) 665-5444
Telecopier: (856) 663-8182
E-mail: adamgordon@fairsharehousing.org

TO THE TOWNSHIP: Kevin A. Van Hise, Esq.
Mason, Griffin & Pierson 
101 Poor Farm Road

Phone: (609) 921-6543 
Telecopier: (609) 683-7978 
Email: k.vanhise@mgplaw.com
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WITH A COPY TO THE
MUNICIPAL CLERK: Donna Kukla

2261 Van Horne Road 
Belle Mead, NJ 08502 
Phone: (908)359-8211 
Telecopier: (908) 281-3266 
Email: clerk@twp.montgomery.nj.us

/
Counsel for Intervenor/lnterested Party 
Fair Share Housing Center

Please sign below if these terms are acceptable.

Qin/'^rcik/

On behalf of the Township of Montgomery, with the authorization 
of the governing body:
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February 26, 2018

TO: Attached Service List

RE: In the Matter of the Application of the Township of Montgomery in Somerset County
Docket No.:  SOM-L-924-15
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With respect to the above captioned matter, attached please find the Order on Fairness
Hearing entered by the Honorable Thomas C. Miller, P.J.Cv. on February 20, 2018.
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MASON, GRIFFIN & PIERSON, P.C. 
By:  Kevin A. Van Hise, Esq. - ID #016382003 
101 Poor Farm Road 
Princeton, New Jersey 08540 
Telephone:  (609) 921-6543 
Facsimile:  (609) 683-7978 
Email:  k.vanhise@mgplaw.com 
Attorneys for Petitioner, 
 Township of Montgomery 
  
 
 
 
 
IN THE MATTER OF THE 
APPLICATION OF THE TOWNSHIP OF 
MONTGOMERY IN SOMERSET 
COUNTY, Petitioner. 
 
 
 
_____________________________________  

 ) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 

  
SUPERIOR COURT OF NEW JERSEY 
SOMERSET COUNTY - LAW DIVISION 
 
DOCKET NO.:  SOM-L-924-15 
 
 CIVIL ACTION 
 (Mount Laurel) 
 

ORDER ON FAIRNESS HEARING 

     
THIS MATTER having been opened to the Court upon the filing of a Verified Complaint 

for Declaratory Judgment in accordance with In re Adoption of N.J.A.C. 5:96 & 5:07 by N.J. 

Council on Affordable Housing, 221 N.J. 1 (2015)(“Mount Laurel IV”), filed by Mason, Griffin 

& Pierson, PC, attorneys for Petitioner, the Township of Montgomery (Kevin A. Van Hise, 

Esquire appearing), and Fair Share Housing Center (Adam Gordon, Esquire appearing) 

participating in this action as an Interested Party; and the Court having appointed Christine A. 

Nazzaro-Cofone, PP/AICP as Special Master; and the Township of Montgomery (“Township”) 

and Fair Share Housing Center (“FSHC”) having entered into a Settlement Agreement dated 

December 8, 2017 (the “Settlement Agreement”) resolving the above captioned litigation; and 

the Court having conducted a Fairness Hearing on February 13, 2018 to determine whether the 
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Settlement Agreement adequately protects, and is fair and reasonable to low and moderate 

income households in the Township and housing region; and notice of said hearing have been 

served on all parties and posted and published in accordance with law; and there being no written 

or oral comments or objections received from any interested persons or parties regarding the 

Settlement Agreement; and the Court having considered the report of Special Master Cofone 

dated January 4, 2018; and the Court having heard the testimony of Special Master Cofone and 

Township Affordable Housing Planning Consultant Mary Beth Lonergan, AICP/PP, and 

considered the representations of counsel; and the Court having found, upon the conclusion of 

said hearing, that the criteria set forth in Morris Cty. Fair Hous. Council v. Boonton Twp., 197 

N.J.Super. 359, 367-69 (Law Div. 1984), aff’d o.b., 209 N.J.Super. 108 (App. Div. 1986) and 

East/West Venture vs. Borough of Fort Lee, 286 N.J.Super. 311 (App. Div. 1996) have been 

satisfied; and good and sufficient cause having been shown for entry of this Order; and for the 

reasons placed on the record during the February 13, 2018 Fairness Hearing; 

IT IS on this __________ day of February, 2017, 

ORDERED AND ADJUDGED as follows: 

1. The Settlement Agreement reached by and between the Township of Montgomery 

(“Township”) and Fair Share Housing Center (“FSHC”), dated December 8, 2017, 

is fair and reasonable to the interests of low and moderate income households and 

is therefore approved. 

2. The Township has a cumulative 1987 – 2025 third round Mount Laurel affordable 

housing obligation comprised of:  

a. A Present Need / Rehabilitation Share obligation of 0 (no) units; 
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b. A Prior Round obligation of 307 units; and 

c. A Third Round New Construction obligation (including the “Gap Present 

Need” and “Prospective Need”) of 616 units. 

3. The parties shall comply with the terms and conditions set forth in the Settlement 

Agreement approved herein. 

4. Pursuant to Paragraph 21 of the Settlement Agreement, FSHC is hereby deemed 

to be an Intervenor-Defendant in this matter. 

5. The Township shall, within 120 days of the entry of this Order, adopt a Housing 

Element and Fair Share Plan (“HEFSP”), Spending Plan and its implementing 

ordinances in accordance with the terms of the Settlement Agreement. 

6. The Township shall provide a copy of the adopted HEFSP, Spending Plan and 

implementing ordinances to the Special Master and FSHC in advance of the 

Compliance Hearing.   

7. The Income Limits and methodology for calculating such limits in the future 

contained in the Settlement Agreement (Par. 14) are hereby approved. 

8. Final approval of the Township’s Housing Element and Fair Share Plan, Spending 

Plan, and grant of compliance and repose shall be determined following a 

Compliance Hearing: 

[___] To be scheduled by the Court at the conclusion of the 120-day action 

period. 

[___] With said Compliance Hearing hereby scheduled for _________________, 

2018 at __________ a.m. / p.m. 
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9. The temporary immunity from Mount Laurel lawsuits previously granted to the 

Township is hereby extended and shall remain in full force and effect through the 

date of the Compliance Hearing. 

10. A copy of this Order shall be served on the Special Master, all counsel of record 

and the official service list within seven days of receipt by counsel for Petitioner. 

 
 

___________________________________ 
HON. THOMAS C. MILLER, P.J.Civ. 

 
 
 
  [___]  Unopposed. 
 
  [___]  Opposed. 
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2. PLANNING BOARD RESOLUTION 

ADOPTING PLAN  









 

 

3. GOVERNING BODY RESOLUTION 

ENDORSING ADOPTED PLAN  





 

 

4. PRIOR ROUND: MCKINLEY COMM. / 

MONTGOMERY HILLS 
Deed Restrictions – For-sale and Rental  

































































 

 

5. PRIOR ROUND: MONTGOMERY GLEN 
Deed Restriction  



















































 

 

6. PRIOR ROUND: PIKE RUN 

(BELLEMEAD) 
Deed Restriction  























 

 

7. PRIOR ROUND: CRAWFORD 

TRANSITIONAL HOUSING 
Supportive Special Needs Survey  







 

 

8. PRIOR ROUND: DEVEREUX GROUP 

HOME 
Supportive Special Needs Survey 

  







 

 

9. PRIOR ROUND: DELTA COMMUNITY 

SUPPORT GROUP HOME  
Supportive Special Needs Survey 

State License  

















 

 

10. THIRD ROUND: JER HERRING / 

K.HOV. / INGERMAN 
Recorded Extended Use Agreement 

  



















 

 

11.  THIRD ROUND: SHARBELL-HILLSIDE 
Deed Restriction  

























 

 

12. THIRD ROUND: RAILSEDGE – 

BLAWENBURG 
Deed Restriction  































 

 

13. THIRD ROUND: COUNTRY CLUB 

MEADOWS 
Planning Board Resolution 
Affordable Housing Flyer 

Deed Restriction  



PLANNING BOARD 
TOWNSHIP OF MONTGOMERY 

CASE NO. PB-06-15 

WHEREAS, COUNTRY CLUB MEADOWS, LLC has applied to the Planning 
Board of Montgomery Township for Preliminary Major Subdivision, Preliminary Major 
Site Plan, Bulk Variances, Design Waivers and an RSIS de minimis exception for 
construction of Sub-development Area 1 which is the first phase of a 4-phase 
development which is subject to the conditions of the approved General Development 
Plan (GDP) for the Belle Mead Planned Unit Development (BMPUD). Sub-development 
Area 1 will include 148 single family dwelling units (Country Club Meadows) and a 
commercial center (Belle Mead Plaza) with 28 second floor units. The commercial 
building will include 31,801 square feet of commercial space on the first floor and 28 
units on the second floor, of which 27 will be family affordable units, with an integrated 
trail system to provide access to two proposed children's play areas and the greater trail 
network on the premises known and designated as Block 4001, Lots 33 and 33.01, Block 
5023, Lots 2 and 3, and Block 6001, Lot 1 on the Montgomery Township Tax Map, 
located within the BMPUD zoning district; and 

WHEREAS, the application was presented at the August 17, September 21, 
October 19, and November 2, 2015 Planning Board meetings by Ronald Shimanowitz, 
Esq., of the firm of Hutt & Shimanowitz and the following applicant's witnesses: 
!)Joseph Fleming, PE, applicant's site planning engineer, 
2) David Delle Donne, a NJ licensed architect, 
3) Joseph Staigar of Dynamic Engineering, applicant's traffic engineer, 
4) Art Bernard, applicant's professional planner; and 

WHEREAS, the Montgome1y Township Fire Company No. 1 appeared at the 
August 17, September 21, October 19, and November 2, 2015 hearings through Robe1i 
Simon, Esq of Herold Law; and 

WHEREAS, the application was reviewed by Clarke Caton Hintz (hereinafter 
"CCH"), Township Planner; Jason Cline, PE, of Remington & Vernick (hereinafter 
"RV"), Planning Board Engineer; Richard Ba1iolone, ASLA, Township Landscape 
Architect; Joseph Fishinger, the Board's traffic consultant; Lauren Wasilauski, the 
Township Open Space Coordinator; the Township Environmental Commission; Board of 
Health; Township Engineer/ Assessor; and the Township Shade Tree Committee; and 

WHEREAS, the Board, after considering the evidence produced by the Applicant, 
the Township professionals and the public, has made the following factual findings: 

A. Jurisdiction. 
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1. Based on the applicant's submission of an Affidavit of Publication and 
proof of service and based upon the subject matter of the application, the Board took 
jurisdiction of the application. 

B. The Subject Property. 

2. On January 12, 2015, the Planning Board memorialized a resolution 
approving the application of Country Club Meadows, LLC (hereinafter "CCM"), Pike 
Run LLC and Pike Run II LLC granting a General Development Plan (GDP) approval for 
the Belle Mead Plan Unit Development (BMPUD) which approved extended vesting for 
the GDP approval for a period of ten (10) years from the date of final site plan approval 
for Phase 1. 

C. The Proposal. 

3. CCM is seeking preliminary subdivision and preliminary site plan 
approval for construction of sub-development Area I (approximately 130 acres). Sub­
development Area 1 is the first phase of a 4 phase development, which is subject to the 
conditions of the approved GDP for the BMPUD. Sub-development Area 1 will include 
148 single family dwelling units (Country Club Meadows) and a commercial center 
(Belle Mead Plaza) with 28 second floor units. The commercial building will include 
31,801 square feet of commercial space on the first floor and 28 units on the second floor, 
of which 27 will be family affordable units. Additionally, the development will include 
an interconnected trail system which will provide access to two proposed children's play 
areas and the greater trail network. The following variances and exceptions are required 
or may be required: 

a) Variances 
Section 16-4.15-1 C.5b.3 - Trash and garbage location 
Section 16-4.15-1 C.6 - Permitted signs (Belle Mead Plaza) 
Section 16-4.15-1 b.5 - Permitted signs (Country Club Meadows) 
Section 16-4.15.lc.7e-Building design 
Section 16-4.15. lc.7h- Parking location 
Section 16-4.15. lc.7g- Landscaping of lot area 
Section 16-4.15.1 c.5a - Off-street loading 
Section 16-4.15. lc - Maximum lot coverage 
Section 16-4.15.1 c - Accessory structure 
Section 16-4.14.1 c-5a - Loading space 
Section 16-5.13b- Setback of freestanding sign in front yard 

b) Exceptions 
Section 16-5.8a. l - Off-street parking landscaping 
Section 16-5.6d.15 - Street trees 
Section 16-5.4b.2b - Light fixture 
Section 16-5 .4b.2c - Illumination levels 
Section 16-5.3b- Fence heights 
Section 16-5.6.d3 - Landscape and buffers 
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4. CCM is seeking to utilize the no1ihern portion of Cove1i Drive as a 
primary access into Belle Mead Plaza. 

5. CCM is seeking approval of a wet basin located no1ih of the Belle Mead 
Plaza in what would be phase two (sub-development area 2 - Pike Run Plaza). This wet 
basin was indicated in the GDP and municipal zoning and was anticipated to be 
constructed with the next phase of development; however, due to the interconnection of 
stormwater facilities, construction is required with this sub-development (Area 1 ). 

August 17, 2015 Public Hearing 

6. Joseph Fleming, CCM' s site engineer, testified as to the background of the 
approved GDP and presented the composite landscape plan. He informed the Board that 
the plan is consistent with the GDP. He futiher provided testimony in suppo1t of the 
stormwater management plan and indicated that the plan demonstrates regulatory 
compliance for water quality and the groundwater recharge requirements. With respect to 
lighting, Mr. Fleming indicated that the intent of the lighting plan was to create a balance 
between minimal dark sky illumination and a suburban public safety approach. Design 
waiver relief from the Township's ordinance lighting requirements was requested for the 
low level lighting fixtures. 

7. CCM has proposed 497 street trees; 463 open space trees; 283 buffer zone 
trees; and 404 foundation trees. Mr. Fleming testified that Road D will have a 
neighborhood park which is part of the open space in consistency with the GDP, as well 
as the impo1iance of the pathway connection back to Route 206 and Belle Mead­
Griggstown Road. The pedestrian bridge required to cross this area is subject to the 
approval of the NJ DEP. 

8. Regarding the BMP plan, he stated that it is generally consistent with the 
GDP for total office space which is proposed to be increased from 31,000 square feet to 
31,801 square feet, and the gross floor area of 61,000 square feet is proposed to be 
increased to 66,402 square feet. In addition, the total lot coverage is proposed to be 
increased from 60% to 63%. The proposal is for 229 parking spaces for BMP which, 
according to Mr. Fleming, presents sufficient parking for the full residential impact as 
well as full parking for the commercial office space. There will be LED lighting for BMP 
and BMP is served by conventional sanitary sewers which will be in compliance with the 
municipal wastewater management plan. 

9. He then presented the overall preliminary subdivision plat. Regarding the 
request for design waivers, he testified that in the ently and access ways, variable 
materials are proposed to be utilized for the trails in compliance with DEP regulatory 
requirements. In addition, the proposal was for cinder or mulch paths for those areas that 
will be owned and maintained by the homeowner' s association. Regarding the design 
exception request for placement of street trees, CCM could not comply with the 50-foot 
interval but has worked with the Township Landscape Architect in the placement of the 
street trees. Regarding the street lighting exception or waiver, he suppmied the same by 
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testifying that there was a balance between sufficient light for public health and safety for 
intersections and for roads A and B. There is a de minimis exception request from the 
RSIS sidewalk requirements on both sides of the street. 

10. David Delle Donne, CCM's architect for the BMP commercial section, 
testified that the first floor plan of the commercial section consisted of twelve (12) retail 
units to range anywhere from 1500 square feet to 3500 square feet, with a common area 
at the center of the "L". He testified that the first floor area comprises approximately 
29,000 square feet of retail space and about 2800 square feet of common area. The 
second floor plan presented 27 one, two and three bedroom residential units and one 
manager's unit. With respect to the requested variance for breaks in the rear walls, he 
indicated that it is a retail standard to keep the rear line of the fa9ade in line and CCM 
does not want to change the depths of the units. In addition, the rear walls are not very 
visible and that area on the adjacent property when approaching along Route 206 is very 
heavily treed. 

11. Joseph Staigar prepared the traffic impact statement dated August 4, 2014. 
The first traffic study encompassed the whole project including the 318 unit congregate 
care facility. He testified that the applicant has a NJ DOT access permit and a street 
intersection permit for the project. He also prepared a second TIS related to the Belle 
Mead BMP traffic report which includes CCM's residential section as well as reports on 
additional traffic to encompass both projects. He testified that the site can accommodate a 
wheel base 50-foot tractor trailer for overnight deliveries as well as accommodate the 
Township's fire trucks. He supp01ied the request for sign variances as they relate to 
traffic safety and providing proper identification of the site. The signs were necessary to 
identify the driveway and provide adequate sight visibility for safe access. 

12. Mr. Staigar reviewed with the Board the RV traffic study review dated 
August 13, 2015, and testified that items 3 tln·ough 6 are being complied with, and items 
7, 8 and 9 were addressed to RV's satisfaction. In addition, CCM has agreed to provide 
information and revise the traffic report to provide an analysis to determine if exclusive 
left turn lanes are required at the proposed driveways/intersections along Belle Mead­
Griggstown Road. With respect to RV's site plan comments, CCM agreed to upgrade the 
signalized intersections, provide ADA compliant curb ramps, pedestrian push buttons and 
pedestrian indications as well as all improvements to facilitate the proposed movements 
at the intersection ofNJSH Route 206 and Pike Run Road and coordinate the same with 
the NJ DOT. As to item 9 of the RV report, Mr. Staigar testified that the applicant has 
obtained NJ DOT permits for CCM for the exclusive left turn lane, the shared 
left/tln·ough lane and an exclusive right turn lane for road A and is in the process of 
preparing the application for BMP. With respect to the remaining items in the RV traffic 
review, Mr. Staigar testified as to compliance with the following: 

a) Page 4, #1 - CCM will coordinate pedestrian push buttons with the NJDOT 
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b) Page 4, #2 & #3 - There will be improvements to Pike Run Road and Belle 
Mead-Griggstown Road; CCM will address these improvements with the 
NJDOT 

c) Page 4, #4-Mr. Staigar indicated that he reviewed the horizontal separation 
between the two retail driveways along Belle Mead-Griggstown Road with 
respect to safe and efficient operation of both driveways at the time of the 
future Pike Run Plaza application 

d) Page 4, #5 - He indicated that adequate intersection sight distance is available 
at all proposed driveways and intersections and would review the plans and 
revise the same if required by the Planning Board Engineer to assure adequate 
intersection sight distance is available at all proposed driveways and 
intersections 

e) Page 4, #6- Mr. Staigar agreed to revise the TIS to indicate the anticipated 
route of all delivery and emergency response vehicles to safely and efficiently 
maneuver through the continuing care facility site and all retail sites 

f) Page 5, #7 - Mr. Staigar represented that deliveries will be made during off­
peak times using step vans and small trucks and that these vehicles can park in 
the vacant parking spaces to unload; on behalf of the applicant, he agreed to 
submit revised plans showing where the delivery vehicles will park during 
unloading 

g) Page 5, #8 - The applicant, through Mr. Staigar, agreed that the plan showing 
the rear driveway for Block 6001, Lot 1 would be revised to the extent 
reasonably practicable, to indicate a more "traditional" T intersection and he 
agreed to coordinate this item with the Board Engineer's office recognizing 
that a "traditional" T intersection may not be possible 

h) Page 5, #10- The applicant, through Mr. Staigar, agreed to revise the plans to 
indicate concrete sidewalk along the site's frontage adjacent to Route 206 and 
Belle Mead-Griggstown Road; the revised plans would also indicate a 
pedestrian connection between the sidewalk and this site 

i) Page 5, # 11 - The applicant, through Mr. Staigar, agreed to revise the plans to 
indicate that the mid-block crosswalk along Road "A" located approximately 
I 00 feet north of Road "A" and Road "C" intersection would be revised to 
relocate the crosswalk to the intersection of Road "A" and Road "C" 

13. Mr. Staigar, on questioning from Board member Wilson, indicated that he 
would look at the timing of the signalization of the Pike Run intersection to have a better 
flow of traffic. 

14. Board member Wilson expressed concern that the applicant is building 
right next to a firehouse and inquired as to whether there is a way to provide overriding 
signalization for the firehouse. Mr. Staigar responded that the applicant will be proposing 
a plan including a crosswalk and a beacon. Mr. Cline, the Board Engineer, suggested and 
the applicant agreed to revising its circulation plan to reflect the largest Fire Department 
apparatus that is in use in the Township. 

D. Public Comment. 
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15. Robert Simon, Esq, introduced himself as the attorney for the 
Montgomery Township Volunteer Fire Company No. 1 and expressed that the Fire 
Company had many concerns with the project, especially the ingress/egress issue on 
Covert Drive. 

16. CCM presented the testimony of Att Bernard, its professional planner, 
whose testimony included the following: 

a) The affordable housing units will all be rental units. 
b) He stated that the uses proposed on the site are all permitted by the ordinance 

but that variances were requested as follows: 
1) The ordinance permits 31,000 square feet of retail office space; CCM is 

proposing an increase of 801 square feet. 
2) Gross floor area is limited to 61,000 square feet; CCM is proposing 

66,402 square feet. 
In support of the request for those variances, ordinance limits would provide very small 
livable spaces for the affordable housing tenants. CCM proposes to enlarge the building 
to provide more living space; the benefits of these variances is that it results in more 
livable space for the target population. 

3) CCM is requesting an impervious coverage variance; the ordinance 
permits 60% and CCM is proposing 63%. Non-impervious coverage is required to 
be 40% and CCM is proposing 37%. 

4) CCM is proposing a variance for parking setbacks and setbacks for the 
trash enclosures as well as a set back for the wet basin. 

5) The Development Ordinance requires one (1) loading space, however 
since it is believed that the BMP will be served by box trucks, a parking space is 
sufficient in lieu of a traditional loading space. 

6) A variance is requested from the requirement that all sides of the 
building have a similar finish; the first floor of the rear of the building does not 
have the visual breaks as required by the ordinance. 

7) Sign variances were requested for CCM including: (a) at the northern 
entrance, there is 1 community identification sign permitted; CCM is proposing 2 
signs (b) a variance is requested for the size of the signs; 30 square feet is 
permitted; 640 square feet is proposed on the northern entrance and 183 square 
feet on the southern entrance. Mr. Bernard testified that in reality, the sign itself 
would be set into the fence and it may actually comply with the 30 square foot 
requirement. The signs will be similar to the existing Pike Run signs that are 
located across the street. ( c) CCM is proposing 3 free standing signs for BMP 
when 1 free standing sign is permitted. ( d) Per Ordinance the height of the free 
standing sign is limited to 8 feet; CCM was proposing that the free standing sign 
at the corner of Belle Mead-Griggstown Road and Route 206 would be 13 feet 
high with a setback at 10 feet rather than the ordinance requirement of 20 feet 
from the road. 

17. In support of the variances, Mr. Bernard provided a history of the zoning 
of the propetty as well as the comt proceedings with the Township which was ultimately 
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resolved in a settlement agreement, the terms of which are incorporated by reference. Mr. 
Bernard indicated that CCM' s proposal advances the settlement. He further supported the 
variances with the 2008 Master Plan Re-examination Report which included specific 
objectives promoted by the proposal including the fact that the Township is seeking a 
target commercial higher density development including affordable housing in two areas, 
one of which is the Belle Mead Node. He further pointed out that the 2008 re­
examination repo1t also indicates that development should recognize the physical 
characteristics of the Township and the land's limitations to accept different types of 
development. In the Township Planner's report, Mr. Sullivan recognized that the 
rezoning of the prope1ty was designed to be consistent with the Land Use Plan. Mr. 
Sullivan, in that rep01t, recognized that through the joint eff01ts of the Township and the 
developer, the proposal preserves the vast majority of natural features located on the site 
which is consistent with the re-examination report. Mr. Bernard pointed out that last year, 
the Township's Land Use Element of the Master Plan was amended to specifically 
promote the subject of this development. He then related the Land Use Plan to the 
variance requests as follows: 

a) It was clear from the Land Use Plan Amendment that the size of the multi-use 
building at 31,000 square feet was noted to be "approximately 31,000 square feet". The 
settlement included 27 rental units of affordable housing, thereby recognizing the 
applicant's proposal as an inclusionaty development aspect. One of the State's 
regulations regarding inclusionmy development is that boards are expected to cooperate 
in granting reasonable variances. 

b) Mr. Bernard then proceeded to testify that the variances requested were C2 
variances which could be granted when the proposal advances purposes of the Municipal 
Land Use Law and the benefit of the proposal substantially outweighs any detriment. 

c) He then applied the C2 variance criteria to the variances requested and testified 
that the proposal specifically advances the Land Use Plan for this prope1ty and is 
consistent with the Master Plan providing its goal, addressing the Township's affordable 
housing litigation as part of a mixed use development in the Belle Mead Node. 

d) He pointed out that Mr. Sullivan's rep01t affirmed that the proposal is 
consistent with the 2008 Master Plan by recognizing the physical characteristics of the 
Township as well as being consistent with the Master Plan's goal of conserving natural 
resources. 

e) Other benefits of the proposal are that it contributes to the Township's 
affordable housing obligation and results in the extension of Covert Drive and the 
construction of an active and passive recreation area along the pedestrian path that will be 
extended across the Cruiser Brook to Montgomery Park, as well as a benefit to provide 
more livable space to the affordable housing tenants. 

Mr. Bernard, after reviewing all of the benefits, concluded that the proposal advances 
specific purposes of the Municipal Land Use Law including N.J.S.A. 40:55D-2 purpose 
(a) encouraging the appropriate use ofland; purpose (e) promoting the establishment of 
appropriate population densities; purpose (g) providing sufficient space in appropriate 
locations for residential and commercial uses; purpose G) promoting the conservation of 
open space and the prevention of urban sprawl; and purpose (k) encouraging planned unit 
developments. He applied these purposes to the site and indicated that this site is clearly 
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appropriate for the proposed uses because it has access on a state highway; it is adjacent 
to higher density housing in Pike Run and municipal services to the south. In addition, 
the commercial space and the affordable housing is an excellent transitional use between 
the municipal services and the higher density housing and the entire development is part 
of a planned unit development that targets growth to an area that can accommodate it; the 
proposal promotes the conservation of open space in that the layout has been designed to 
create open space within and on the perimeter of the property and includes the extension 
of the pathway that leads to Montgomery Park. 

18. Regarding the variances for the signs, the signs will make it easier for the 
public to understand where the entrance is to CCM and BMP are and therefore advance 
N.J.S.A. 40:55D-2 purpose (h) which promotes the free flow of traffic in the community. 

19. Mr. Bernard then addressed the negative criteria and addressed the impact 
on the public good and, in addressing the impact, he testified that there was no substantial 
detriment to the public good for all the variances. 

20. At the conclusion of Mr. Bernard's testimony, Board member Davis 
questioned the height of the sign to be located on the corner of Belle Mead-Griggstown 
Road and Route 206. Mr. Bernard testified that the impact on the zone plan would be 
positive because the proposal implements the long standing goals of promoting mixed use 
development in the Belle Mead Node as well as promoting the 2014 settlement 
agreement and the Land Use Amendment, as well as making a significant contribution 
toward the Township's affordable housing obligation, and creating active recreation 
activities. Based on these factors, he concluded that none of the variance relief creates a 
substantial negative impact to the public good or the zone plan and the benefits of the 
proposal substantially outweigh the detriments associated with granting the relief. 

Sefilember 21, 2015 Public Hearing 

21. CCM's presentation was opened solely for the purposes of presenting a 
plan for Covert Drive. CCM recalled Joseph Staigar who prepared a proposed 
signalization and signing plan produced as Exhibit A-9 dated 8/27/15. This plan included 
pedestrian crossing and signage, a beacon pedestrian crosswalk which is to be push 
button activated, as well as a pedestrian warning sign and striping of a crosswalk. It also 
included signage for the firehouse (push button beacons that will be flashing and 
containing a warning sign). CCM now proposed to widen Covett Drive to 28 feet so that 
a third vehicle passing two stopped vehicles would be provided under emergency 
conditions. The Fire Company also has the ability to turn the light at US 206 & CR 630 
green when they are going through the intersection. The purpose of the flashing lights on 
the emergency vehicle and sirens is to alert the motoring public that an emergency 
vehicle is approaching. From a traffic safety standpoint, Mr. Staigar's opinion is that the 
two uses (this development and the Fire Company) can operate in a safe and efficient 
manner. 
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22. Joseph Fishinger, the Planning Board's traffic consultant, informed the 
Board that the plan would require Somerset County approval; he also pointed out that 28 
feet is an RSIS standard but would work for the commercial development. There would 
be no parking on either side of Covert Drive. Furthermore, he made a slight correction to 
the applicant's proposed system; the opticom system is a flashing strobe light, not a 
button to push. There is a sensor on the fire truck and a sensor on the traffic light. 

23. Mr. Cline indicated that he had received comments from Roy Mondi, the 
Fire Marshal, and reported that the Fire Prevention Bureau is requiring: 1- any new traffic 
lights to be installed shall have a traffic control device ( optacon); and 2- the installation 
of numbers for the buildings, stores and apatiments as approved by the Fire Prevention 
Bureau. 

24. Rob Simon, the attorney for Montgomery Fire Company No I, cross-
examined Joseph Fleming, the applicant's site engineer, challenging the applicant's 
request for variances. He reiterated the Fire Company's position that Covert Drive is a 
private road owned by the Fire Company. The Board Attorney reported at this meeting 
that he had contacted the Township Attorney regarding that issue and based on Township 
documentation, he shared the Township Attorney's position that Covert Drive is a public 
road. 

October 19, 2015 Public Hearing 

25. The applicant's attorney, based on comments at the last hearing, offered a 
revision to Exhibit A-9 (the pedestrian crossing and firehouse signage plan dated 
8/27/15). Mr. Staigar was recalled and testified as to Exhibit A-11 dated 10/8/15. The 
changes from Exhibit A-9 were the details of the signage itself to bring it up to the 
MUTCD standards. He also introduced Exhibit A-12 entitled "The Covert Drive Fire 
Truck Circulation Plan" dated 10/8/15, the purpose of which was to demonstrate that the 
28 foot catiway from curb to curb would allow passage of a fire truck on Covert Drive 
and permit vehicles to pull off to the side of Covert Drive to allow the truck to pass 
through. On questioning from Mr. Fishinger, Mr. Staigar agreed that the sign locations on 
Belle Mead-Griggstown Road as well as the final design of flashers or pedestrian 
warning signs on the County road was all subject to Somerset County approval. CCM 
agreed to conform to the County requirements. 

26. Mr. Simon had extensive cross-examination of Mr. Staigar as well as Mr. 
Bernard regarding the variances and challenged the testimony of Joseph Staigar regarding 
Cove1i Drive as well as Mr. Bernard's testimony in support of the variances requested 
and the Montgomery Township Fire Company No 1 's interpretation. 

27. Mr. Simon introduced Matt Fedun as a witness. Mr. Fedun has been a 
member of the Montgomery Fire Company No I for 37 years and he provided testimony 
in support of the Fire Company's position that Covert Drive is not a public road, but 
owned privately by the Fire Company. He further testified that it was his opinion that the 
use of Covert Drive by the applicant would create a safety issue for the Fire Company 
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and the public. On cross-examination by Mr. Shimanowitz, Mr. Fedun conceded that he 
was not a traffic expe1t and did not conduct any study as to how wide Covert Drive might 
need to be in order for there to be sufficient clearance in an emergency. 

28. Mr. Simon then introduced Hal Simoff, the Fire Company's professional 
engineer and professional planner. Mr. Simo ff, as the Fire Company's traffic expe1t, 
challenged the applicant's analysis of the utilization ofCove1t Drive. He suggested that 
the driveway for the use of the applicant be moved more to the west in order to get sight 
distance for safe access. He suggested that the ingress/egress for applicant's project not 
be off of Cove1t Drive but rather across from Pike Run Plaza. Mr. Simoff also challenged 
the fire truck circulation plan presented by the applicant. 

November 2, 2015 Public Hearing 

29. Based on the issues raised by the Fire Company, the applicant's attorney 
informed the Planning Board and the public that the applicant, the Fire Company and the 
Township had arrived at a Memorandum of Understanding which would involve a new 
driveway from the Fire Company's property onto Belle Mead-Griggstown Road. He 
fmther reported that CCM had consented to the Memorandum of Understanding as well 
as the Fire Company and indicated that the Fire Company is withdrawing its objection to 
the application. Notwithstanding the Memorandum of Understanding, the applicant's 
attorney, for purposes of the record before the Plalllling Board, recalled Joseph Staigar, 
CCM's traffic engineer, to challenge the testimony of Hal Simoff, the Fire Company's 
traffic engineer. Mr. Staigar testified that there was adequate sight distance and that the 
applicant was not expecting a WB-50 to make deliveries on the site, as typically the 
proposed sized shopping center would not have the type of tenant that typically requires 
utilization of a WB-50. He concluded that the circulation plan is more than adequate for a 
WB-50 and offered testimony in support of applicant's position that the intersection of 
Griggstown Road and Cove1t Drive has sufficient reserve capacity for future traffic 
volumes and would not create an issue as to capacity. He also testified that there would 
be no issue for a fire truck traveling eastbound on Griggstown Road attempting to make a 
right hand turn with a single unit truck and to exit onto Griggstown Road on Covert 
Drive; if the truck could back up, it would back up to allow the truck to pull forward 
down Belle Mead-Griggstown Road. 

30. Joseph Fishinger, the Board's traffic consultant, agreed with the 
applicant's traffic consultant that the sight distance was adequate and agreed with the 
testimony and conclusions of the applicant's traffic consultant. 

31. The applicant's attorney requested that the resolution of approval ratify the 
extending of zoning for ten(! 0) years from the first final approval as set foith in the GDP 
approval. 

32. Lori Savron, the Township's Planning Director, testified that she reviewed 
the issue of Cove1t Drive with the Township Clerk, the Township Engineer and the 
Township Attorney, as well as documents both off-site in storage and in the Municipal 
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Building dating back to the original subdivision of the project. She testified that based on 
those documents, Covert Drive was dedicated to the Township, funded by the Township, 
in public use and has never been vacated. 

33. Mr. Simon acknowledged the Memorandum of Understanding and 
represented to the Board that the Fire Company withdraws its objection to the application 
contingent on full compliance with the Memorandum of Understanding. He also 
represented to the Board that the Fire Company supports the application. 

34. Board member Wilson raised the issue of restaurants parking and use of 
the retail units. The Board Attorney indicated that he would include in any resolution of 
approval that the Zoning Officer review any tenant's permit application and reserve the 
right to refer the prospective tenant make application to the Planning Board should the 
proposed use require more parking spaces than approved by this Board. 

35. Board member Wilson raised the issue of the size of potential trucks 
having access to the site. The applicant agreed to a condition in any resolution limiting no 
vehicle greater than a WB-40 except for a tenant fit-up, in which case a WB-50 would be 
permitted for that purpose. 

36. Board member Davis began a discussion regarding the 3 free standing 
BMP commercial signs, specifically the one free standing sign proposed to be 13 feet 
high. The engineer pointed out to the Board that the ground where the sign will be is two 
feet higher than the center of the intersection and therefore the height of the sign could be 
reduced to 11 feet; applicant agreed. 

3 7. The Board Engineer requested a condition be imposed at the time of final 
site plan/subdivision approval that the applicant's engineer submit revised plans detailing 
the design lot coverage for the residential lots. 

38. The Board then discussed the proposed design exceptions requested by the 
applicant. The applicant withdrew its request for relief from the light intensity ordinance 
requirements for its signs. However, the illumination of the CCM signs are proposed to 
be 0.6 overall and 0.4 at intersection. The applicant agreed to downgrade the lighting in 
the center of the site by downgrading the wattage within those lights so that the applicant 
could come much closer to the I foot candle requirement. The applicant further agreed to 
make a target of a 1 foot candle average through the entire area with a request that 
working with the Township Engineer, it would like a 20% or a 1.2 foot candle maximum 
limit. 

39. The Board reviewed the design exceptions requested by the applicant. 

40. The applicant withdrew its request for a design exception for the signage 
lighting. On the CCM side, the applicant agreed to increase the lighting to meet the 
ordinance requirements for lighting on public roads. Board members expressed a concern 
regarding the parking lot illumination which almost doubles the light intensity 
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requirements of the ordinance. In response to the Board's concerns, the applicant agreed 
to revise the parking lot lighting, making sure that the perimeter of the areas remain 
adequately lit by reducing the wattage of the center parking lot fixtures so as to bring the 
overall average much closer to the 1 foot candle standard. Applicant further agreed to a 
target of 1 foot candle average tlu·oughout the entire area, with a cushion to work within 
20% of the goal of 1 foot candle or 1.2 foot candles and submit the plan to the Board 
Engineer for the Board Engineer's review and approval. 

41. The Board discussed with the applicant the issue of tree replacement. The 
applicant is asking relief from the ordinance primarily on the fact that the ordinance as 
written asks that the applicant replace trees that applicant is not removing. The Township 
Planner reported that although the tree replacement ordinance is based on gross tract 
acreage, there is some flexibility whereby the Board may consider applying a standard of 
disturbed area versus gross area. The applicant would be replacing trees based on 
disturbed area. 

42. Regarding the request for a design exception for street trees, the Board 
noted that Mr. Bartolone, the Township Landscape Architect, in a report dated August 
12, 2015, supported the waiver on the condition that the applicant install six (6) shade 
trees to be approved by his office at the Township tot lot and that the applicant provide 
the monetary value of the balance of the shade tree requirement (34 trees at $300 per tree, 
or $10,200) to the Township Tree Bank for the Township to plant trees at appropriate 
locations. 

43. The applicant suggested that the signalization plan presented to the Board 
for Covert Drive (Exhibit A-11) receive preliminary approval, recognizing the likelihood 
that the configuration of site access may change and therefore change the signalization 
plan because of the spacing of the driveways. The Board agreed with that suggestion that 
when the applicant applies for final, there will be a better indication as to where the Fire 
Company stands with their second access drive based on the Memorandum of 
Understanding. 

44. The applicant proposed and the Board agreed that the larger free standing 
sign would be a maximum of 10 feet high and a maximum of 9 feet in width. 

WHEREAS, the Board has made the following ultimate findings and conclusions 
based on the foregoing findings of fact: 

1. That the granting of the variances will not adversely affect the values of 
adjacent and nearby properties. 

2. That the granting of the variances will not alter the essential character of the 
neighborhood. 

3. That the granting of the variances will promote the general health, safety and 
welfare. 
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4. Thai the granting of the variances advances the purposes of the Municipal 
Land Use Law, and is based on existing site conditions as well as providing a 
better zoning alternative for the organization of the existing site. 

5. That the granting of the variances will be without substantial detriment to the 
public good and without substantial impairment of the intent and purpose of 
the zoning ordinance. 

6. That the variances can be granted because the benefits of the deviations 
substantially outweigh any detriment. 

7. That the variances can be granted because of exceptional conditions uniquely 
affecting this specific piece of property which assists the Township in its 
affordable housing obligation and perpetuates the settlement of litigation 
between the Township and the applicant. 

8. The design exceptions can be granted based on the following: 
a) they are reasonable; 
b) they are within the general purpose and intent of site plan review 

requirements; 
c) literal enforcement of those provisions of the ordinance is impracticable 

because of peculiar conditions pertaining to the site. 

WHEREAS, at the conclusion of the hearing on November 2, 2015, the Board has 
taken action by voting on said application and, in accordance with N.J.S.A. 40:55D-l O(g) 
of the Municipal Land Use Law, has directed that this resolution memorializing said 
action be prepared; 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the 
Township of Montgomery on the basis of the evidence adduced before it, the aforesaid 
findings of fact and ultimate findings and conclusions, that this Board does hereby grant 
variances from the provisions of the Zoning Ordinance as follows: 

Section 16-4.15.1 c - for lot coverage; elimination ofloading space; landscape area 
coverage; buffer setback; to allow 3 free standing signs for Belle Mead Plaza with 
setback relief for one sign; from the building fa9ade requirements for Belle Mead Plaza; a 
setback variance for the trash enclosure; and the elimination of the requirement of 
sidewalks along Country Club Meadows Route 206 frontage. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the 
Township of Montgomery on the basis of the evidence adduced before it, the aforesaid 
findings of fact and ultimate findings and conclusions, that this Board does hereby grant 
design exceptions from the provisions of the Land Development Ordinance as follows: 

Section 16-5.6.3b - fence heights 
Section 16-5.6.dl5 - number of street trees 
Section 16-5.Sa.l -requiring a street planting, berm, fence or wall or combination 

thereof no less than 4 feet and no more than 7 feet high between 
the off-street parking areas and any lot line or street line 

Section 16-5.4b.2c-street light intensity (illumination levels) 
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Section 16-5.4b.2b- parking lot lighting 
Section 16-5.13b- to allow a free standing sign in the front yard at a height of 10 feet 
Section 16-5 .3 b - to allow the height of the retaining wall to exceed 4 feet and located in 

the front yard 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the 
Township of Montgomery, on the basis of the evidence adduced before it, the aforesaid 
findings of fact and ultimate findings and conclusions, that this Board does hereby grant 
preliminary subdivision and preliminary site plan approvals with variances, design 
exceptions and an RSIS de minimis waiver in accordance with the following plans and 
documents submitted by the applicant, which plans and documents are to be revised to be 
consistent with the approvals set fo11h herein: 

1. point-by-point response letter prepared by Paulus, Sokolowski & Sartor, LLC, 
dated 8/7/15; 

2. cover letter prepared by Hutt & Shimanowitz dated 5/18/15; 
3. Preliminary Major Site Plan application with checklist dated 5/18/15; 
4. Preliminary Major Subdivision application with checklist dated 5/18/15; 
5. Plam1ing Board Resolution of Approval of a General Development Plan (GDP) 

dated 12/1/14; 
6. Engineering plans entitled "Application for Preliminary Site Plan and Preliminary 

Major Subdivision for Plam1ed Unit Development-Area 1, Block 4001, Lots 33 & 
33.01, block 5023, Lots 2 and 3, Block 6001, Lot 1, Township of Montgomery, 
Somerset County, New Jersey" prepared by Paulus, Sokolowski & Sartor, LLC, 
dated 5/15/15 last revised 8/6/15, consisting of 93 sheets; 

7. Conceptual Earthwork Plan prepared by Paulus, Sokolowski & Sartor, LLC dated 
416115; 

8. Architectural floor plans entitled "Proposed Multi Use Commercial/ Apm1ment 
BLDG: Belle Mead Plaza" Route 206 & Belle Mead Griggstown Road 
Montgomery Twp, New Jersey, prepared by The Dietz Partnership dated 5/13/15, 
last revised 5/13/15, consisting of3 sheets; 

9. Architectural plans entitled "Detached Single Family Dwelling Units" prepared 
by APPEL Design Group, dated 2/12/15, last revised 5/14/15, consisting of 16 
sheets; 

10. Letter from Twp of Montgomery Tax Collector's Office dated 5/13/15; 
11. Letter to Mark Conforti, Planning Board Chairman dated 5/18/15; 
12. Approved Grant of Conservation Restriction/Easement for Block 4001, Lot 33; 

Block 5002, Lots 4-6; Block 5003, Lot l; Block 5023, Lot 2 and Block 6001, Lot 
1, with letter to Andrew Clark ofNJDEP dated 7/5/11; 

13. Traffic impact study for Block 4001, Lots 33 & 33.01 prepared by Dynamic 
Traffic dated 8/4/15; 

14. Traffic impact study for Block 6001, Lot 1 prepared by Dynamic Traffic dated 
8/4/15; 

15. Traffic impact study prepared by Dynamic Traffic dated 3/10/15; 
16. Traffic impact study prepared by Dynamic Traffic dated 4/8/15; 
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17. Environmental report entitled "Environmental Impact Statement for Area 1 Belle 
Mead Planned Unit Development Country Club Meadows Portion block 4001, 
Lots 33 and 33.01, Township of Montgomery, Somerset County, New Jersey" 
prepared by Eco!Sciences Inc dated 5/15/15; 

18. Stormwater management plan prepared by Paulus, Sokolowski & Sartor LLC 
dated May 2015, last revised August 2015; 

19. Repott for flood hazard area permit prepared by Paulus, Sokolowski & Smtor 
dated May 2015; 

20. Response letter prepared by Dynamic Traffic, Inc, dated 8/4/15; 

Subject, however, to the following conditions: 

! .Applicant shall comply with the conditions recommended by the Township Plmmer, 
CCH, in its memorandum dated 8/13/15, which memorandum is incorporated herein by 
reference, as follows: 

a) Section 6.2 Bike Racks - the applicant will revise its plans to provide the required 
bike parking 

b) Section 6.3 Pedestrian Access - the applicant will revise its plans to include 
sidewalks along the Route 206 frontage of Belle Mead Plaza as well as revise its plans to 
provide a paved pedestrian path on Township owned land except where the NJ DEP may 
require a permeable surface 

c) Section 6.4 Off-street Parking - applicant will revise its plans to provide a parking 
summary to reflect accurate building floor areas and parking requirements 

d) Section 7.6 Off-street Parking Landscaping- applicant will revise its plans to include 
plantings in the gaps along the eastern and northern property lines subject to the approval 
of the Township Landscape Architect 

e) Section 8.3 Sign Illumination - applicant shall submit revised plans including details 
regarding sign illumination consistent with Planning Board approval 

f) Section 9.1 CCM freestanding signs - applicant shall revise its plans to include 
additional details regarding the CCM freestanding signs 

g) Section 10.1 Building Fa9ade BMP - applicant shall submit revised plans of the 
elevations of the building fayade of the Belle Mead Plaza subject to the approval of the 
Township Planner 

h) Section 11.2 Conservation Easements - subsequent to and as a condition of final site 
plan/subdivision approval, applicant shall submit revised plans to clarify the locations of 
the proposed conservation easements and shall submit conservation easements 
satisfactory to the Township Attorney and the Planning Board Engineer 

2. The applicant shall comply with the conditions recommended by Remington & 
Vernick in their traffic stndy review dated 8/13/15,which review is incorporated herein 
by reference, as follows: 

a) Traffic Impact item 3 - applicant shall revise its traffic repott to include an analysis at 
the intersection of Belle Mead-Griggstown Road and Grayson Road and Willow Road, as 
well as updating an analysis at the intersection when an application for approval is 
submitted for Block 5023, Lots 2 & 3 
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b) item 4 - applicant shall revise its traffic repo1t to include a queue analysis at the 
intersection of NJ State Highway 206 and Belle Mead-Griggstown Road to ensure the 
expected vehicles queued to not exceed the available vehicle storage 

c) item 5 - applicant shall revise its traffic report to include a queue analysis at the 
intersection of NJ State Highway 206 and Pike Run Road to ensure the expected vehicles 
queued do not exceed the available vehicle storage 

d) item 6 - applicant shall give consideration to modifying the traffic signal timing 
directives for both the NJ State Highway 206 and Belle Mead-Griggstown Road and NJ 
State Highway 206 and Pike Run Road intersections to improve the westbound left turn 
level of service 

e) item 7 - applicant will revise its traffic report to provide an analysis ofleft turn lanes 
at the proposed driveways/intersections along Belle Mead-Griggstown Road based upon 
Highway Research Record 211 
f) Site Plan item I - applicant will coordinate with the NJ DOT an upgrading of the 

signalized intersections to provide ADA compliant curb ramps, pedestrian push buttons 
and pedestrian indications as well as all improvements to facilitate the proposed 
movements at the intersection of NJ Rt 206 and Pike Run Road 

g) item 3 - applicant shall coordinate with the NJ DOT constrnction of acceleration and 
deceleration lanes to be constructed at the proposed site driveways along Route 206 
h) item 4 - applicant shall address the horizontal separation between the two retail 

driveways along Belle Mead-Griggstown Road with respect to safe and efficient 
operation of both driveways at the time of the future Pike Run Plaza application 

i) item 6 - applicant shall revise its plans to indicate that the anticipated route of all 
delivery and emergency response vehicles can safely and efficiently maneuver through 
the retail site 
j) item 7 - applicant shall revise its plans to indicate where delivery vehicles will park 

during unloading 
k) item 8 - applicant shall to the extent reasonably practicable revise its plans for the 

rear driveway for Block 6001, Lot 1, to indicate a more "traditional" T-intersection and 
coordinate the plan revision with the Board's traffic engineer recognizing that a 
"traditional" T intersection may not be possible 

1) item JO-applicant shall revise its plans to indicate concrete sidewalk along the site's 
frontage adjacent to Route 206 and Belle Mead-Griggstown Road, as well as indicating a 
pedestrian connect between the sidewalk and this site 

m) item 11 - applicant shall revise its plans to relocate the crosswalk to the intersection 
of Road "A" and Road "C" 

n) The design of Road "A" may include an exclusive left turn lane, a shared 
ledft/through lane and an exclusive right turn lane or such other appropriate configuration 
deemed acceptable to NJDOT and the Township 

3. The applicant shall comply with the conditions recommended by the Open Space 
Coordinator in her 8/13/15 memorandum, which memorandum is incorporated herein by 
reference, as follows: 

a) A/Common Open Space - The applicant shall submit homeowner's association 
documents for the review and approval of the Township Attorney and the Township 
Engineer for the ownership and maintenance of the collllllon open space areas, as the 
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open space areas will be owned and maintained by a homeowner' s association, and the 
pathway on the CCM tract will be maintained by the homeowner's association. In 
addition, the maintenance of the bridge will be the responsibility of the HOA. 

b) B/Pathways, Pedestrian Connectivity & Footbridges #2 - The applicant shall provide, 
if allowed by the NJ DOT, pedestrian signal heads and push buttons to facilitate non­
motorized use of the intersection of Rt 206 linking the pathway from the residential 
neighborhood in the proposed mixed use development on the east side of Rt 206 (Block 
6001, Lot 1). 

c) B3 - The applicant has agreed to provide sidewalks on Route 206 for the proposed 
Belle Mead Plaza driveway and will attempt to comply with ADA requirements. 

d) B6 - The applicant shall pave the pathway on Township property except if otherwise 
required by NJ DEP in regulated areas; materials approved by the NJ DEP are to be used 
in any non-paved areas and shall also be submitted for review and approval of the 
Township Engineer. 

e) B7 - The applicant shall install a sidewalk along Belle Mead Griggstown Road from 
the Pike Run Plaza driveway to Pike Run Road as part of Phase 2 development of Pike 
Run Plaza. 
f) C/Landscaping # 1 - The applicant shall post money to the Township "Tree Bank" and 

plant trees at the tot lot on the Municipal Building property in lieu of the required tree 
planting on Route 206. A planting plan for the tot lot shall be determined in consultation 
with the Township Landscape Architect and the Landscape Architect shall calculate the 
remainder of funds to be deposited in the "Tree Bank". 
g) D/Conservation Easements #3 - Subsequent to and as a condition of final site 

plan/subdivision approval, the applicant shall submit revised plans indicating the 
placement of monuments for the conservation easements to be reviewed by the Open 
Space Coordinator and the Township Engineer. 
h) E/General Co1m11ents #1 -The applicant shall submit a sales map at the time of final 

approval. 

4. The applicant shall comply with the conditions recommended by the Township 
Landscape Architect in his memorandum dated 8/12/15, which memorandum is 
incorporated herein by reference. 

5. The applicant shall comply with the conditions recommended by the Plalllling Board 
Engineer, Jason A Cline, in his 8/13/15 memorandum, which memorandum is 
incorporated herein by reference, as follows: 
a) D/Site Requirements/Layout/Circulation #3 - applicant shall submit revised plans to 

construct a sidewalk along Route 206 to the proposed driveway into Belle Mead Plaza 
and will attempt to comply with ADA requirements for this sidewalk 

b) D4- applicant shall follow the procedures listed at N.J.A.C. 5:21-3.1 to apply for, 
obtain and document a de minimis exception from the RSIS requirements to eliminate the 
need to provide sidewalk along both sides of the right in/right out driveway served by the 
bridge 
c) D9 - the applicant shall submit revised plans demonstrating that at least one of the 

proposed pedestal tables within the playground are ADA accessible 
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d) El Architectural #1 - applicant shall submit revised plans to include a breakdown of 
the projected number of bedrooms for each unit as well as for the development as a 
whole; guest rooms shall be included in the counts 

e) E2 - applicant shall submit revised plans clarifying the distinction between the single 
family lots and "patio homes" lots, whether by labeling or separate plan sets 
f) E3 - applicant shall submit revised plans in order to define the house design models 
g) F/Grading #1 - applicant shall submit revised plans to include depressed curbs and 

aprons as appropriate at all basin access points from the paved streets and shall futiher 
revise the plans to allow vehicular access to the headpiece on catch basin DI 191 

h) F 1-8 - applicant shall revise its plans in accordance with the 8/13/15 memorandum 
i) G/Stormwater Management - the applicant shall revise its plans in accordance with 

items 02, 3, 5, 7,12, 15, 19, 20, 22, 23, 26, 28, 29, 30, 32 of the 8/13/15 memorandum 
j) H4 - applicant shall revise its plans in accordance with the 8/13/15 memorandum 
k) I/Utilities #3 - applicant shall revise labels appropriately on its plans in accordance 

with the 8/13/15 memorandum 
1) I/Utilities #4 - applicant shall revise its plans by submitting sanitary sewer 

calculations 
m) IS - applicant shall revise its plans demonstrating that the areas of the proposed 

sanitary sewer that are not located within paved areas be supplied with marking tape 
above the PVC pipe for location purposes 

n) I6 - applicant shall revise its plans to demonstrate the adequacy of provided manhole 
details to accommodate the depths greater than 20 feet. 

o) L/Miscellaneous # 1 - applicant shall revise its plans to clarify labels on 
improvements on Sheet C-6 

6. The applicant shall comply with the conditions recommended by the Township 
Planner, Clarke Caton Hintz, in their October 16, 2015 memorandum, which 
memorandum is incorporated herein by reference, by revising its plans as follows: 

a) Section 1.1 - showing installation of bike racks 
b) Section 1.2- include sidewalks along the Route 206 frontage of Belle Mead Plaza 

and provide a paved pedestrian path on Township owned land except where NJ DEP may 
require a permeable surface 
c) Section 1.3 - provide a parking summary to reflect accurate building floor areas and 

parking requirements 
d) Section 1.4 - revised plans to include more detail regarding sign illumination 
e) Section 1.5 -revised plans for the building fayade of Belle Mead Plaza 
f) Section 1.6 - clarifying the locations of proposed conservation easements as a 

condition of final site plan/subdivision 
g) Section 1. 7 - show the relocation of the play area closer to the path and that bike 

racks will be provided in the vicinity of the playground 
h) Section 1.8 - include more detail regarding the CCM free standing signs 
i) Section 1.9 - include plantings in the gaps along the eastern and northern propetiy 

lines 

7. Unless expressly waived by the Township, Applicant shall post separate performance 
guarantees for each phase of this development before work commences in each phase in a 
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form satisfactory to the Township Attorney and the Township Engineer, in accordance 
with the provisions of the Municipal Land Use Law and the ordinances of the Township 
of Montgomery. 

8.The applicant shall maintain with the Township of Montgomery an escrow account 
sufficient to pay the professional review and inspection fees related to this application 
and all construction required in conjunction therewith. 

9 .In the event that any soil removal, exportation or impottation of more than 20 cubic 
yards is required, the applicant is placed on notice that Board approval will be required in 
accordance with the Township Ordinances. The applicant shall consult with the 
Township Engineer before any removal of topsoil to determine whether the Township 
can use the topsoil at some other location. 

1 O.The applicant shall obtain from any other agency, board, committee, bureau or 
commission which may have jurisdiction over any aspect of the application either an 
approval or a letter of determination that no approval is required. Copies of all approvals 
or letters of determination shall be provided to the Planning Board. 

11. All conditions contained in this Resolution and in the record of proceedings in this 
matter including any agreements made by applicant were essential to the Board's 
decision to grant the approvals set fmth herein. 

12. The applicant shall enter into a "Developer's Construction Sequence Agreement" 
with the Township Committee in accordance with Section 16-9.2 of the Land 
Development Ordinance of Montgomery Township. 

13. The applicant shall submit homeowners association documents, which documents are 
subject to the approval of the Township Attorney and the Township Planner. 

14. In accordance with Section 4(d)(i)(3)€ of the Consent Order and Stipulation of 
Settlement entered July 10, 2014 in Docket No. SOM-C-12064-10, Applicant shall have 
no obligation to pay non-residential affordable housing development fees for the Area ! 
development contemplated and approved herein. 

15. When a tenant applies for a zoning permit allowing their use of the property, the 
Zoning Officer shall make a determination as to whether there is sufficient parking under 
the ordinance for the proposed tenant's use and, if not, the prospeetive tenant or owner of 
the property shall make application to the Planning Board for site plan review prior to the 
issuance of any zoning permit or construction permit for that use. 

16. The applicant shall work with the Fire Prevention Bureau for the installation of 
numbers for the buildings, stores and apartments as approved by the Fire Prevention 
Bureau. 
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17. The applicant shall work with the Planning Board Engineer targeting a 1 foot candle 
average throughout the entire site, subject to a 20% or 1.2 foot candle maximum limit. 

18. The applicant shall install six (6) shade trees at the Township tot lot and provide the 
monetary value of the balance of the shade tree requirement (34 trees at $300 per tree, or 
$10,200) to the Township Tree Bank for the Township to plant trees at appropriate 
locations as per the recommendations of the Township Landscape Architect. 

19. The operating costs for lighting requirements are to be paid by the homeowners 
association as required by Code. 

Roll Call Vote 

Those in Favor: Davis, DeRochi, Mani, Matthews, Smith and Wilson 

Those Opposed: 

The foregoing is a true copy of a resolution adopted by the Planning Board of the 
Township of Montgomery at its meeting on January 11, 2016, as copied from the minutes 
of said meeting. 

The within resolution memorializes action that was taken by the Plam1ing Board 
of the Township of Montgomery at its meeting on November 2, 15. 

LORlSAV N 
PLANNING BOARD SECRETARY 
TOWNSHIP OF MONTGOMERY 
STATE OF NEW JERSEY 
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14. THIRD ROUND: TRAP ROCK/HAVEN 

AT PRINCETON 
Existing Zoning Ordinance 

Amended Zoning Ordinance 
Site Plan  



16-4.4        APT/TH Multiple-Family Residential.
a.    Principal Permitted Uses on the Land and in Buildings.

1.    Apartments (see subsection 16-6.3 for additional standards).
2.    Townhouses (see subsection 16-6.3 for additional standards).
3.    Public playgrounds, conservation areas, parks and public purpose uses.
4.    Public utility uses as conditional uses under N.J.S.A. 40:55D-67 (see subsection 

16-6.1 for standards).
5.    Retail sales of goods and services on lots between thirty thousand (30,000) square 

feet and thirty-five thousand (35,000) square feet in area, provided that the lot is 
created and approved by the Township simultaneously with the approval of an 
APT/TH development, and providing further that all other area and yard 
requirements specified in subsection 16-4.5d. for Individual Uses in the HC 
District are met, and that all requirements specified in sub-sections 16-4.5b., 
16-4.5c., 16-4.5f., 16-4.5g. and 16-4.5h. for uses in the HC District.

b.    Accessory Uses Permitted.
1.    Recreational facilities.
2.    Off-street parking and private garages (see subsection 16-2.1, subsection 16-4.4f 

hereinbelow and subsection 16-5.8).
3.    Fences and walls (see subsection 16-5.3).
4.    Signs (see subsection 16-4.4h. hereinbelow and sub-section 16-5.13).
5.    Satellite dish antennas as conditional uses under N.J.S.A. 40:55D-67 (see 

subsection 16-6.1i. for standards).
6.    Small wind, solar or photovoltaic energy systems for the production of electric 

energy to serve the principal permitted use on the lot, provided the applicable 
requirements in subsection 16-6.10 are met.

c.     Maximum Building Height. No building shall exceed thirty-five (35) feet in height 
except as allowed in subsection 16-6.2.

d.    Maximum Number of Dwelling Units Permitted. The maximum number of dwelling 
units within an APT/TH development shall be computed on the basis of eight (8) 
dwelling units per acre of non-critical lands, plus a transfer of an additional one-fifth 
(1/5) dwelling unit per acre from the critical lands to the non-critical lands. It is the 
specific intent of this chapter that no structure be constructed on any critical lands 
within an APT/TH development.

e.     Area and Distance Requirements.
1.    The minimum tract size shall be fifteen (15) acres. A minimum of three hundred 

(300) feet of frontage on one arterial or collector street shall be required.
2.    Minimum distance between townhouse and apartment buildings shall be measured 

horizontally in feet and shall be measured away from the front, side and rear of 
each building. The total minimum separation between the buildings shall be the 
sum of the two (2) abutting distances. The minimum distances shall be twenty-five 
(25) feet for the front of a building on a public street and ten (10) feet for the front 
of a building on a private street; fifteen (15) feet for the side of a building and 
twenty-five (25) feet for the rear of a building. No portion of any building shall be 
closer to any portion of any other building than the combined distances of the 
abutting requirements for each building, providing that the corner of a building off-
set more than a twenty (20) degree angle from a line drawn parallel to another 
building shall be considered a side of building. In addition, no building shall be 
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located closer than fifty (50) feet from the right-of-way line of any arterial street, 
forty (40) feet from the right-of-way line of any collector street, twenty-five (25) 
feet from the right-of-way line of any local street, or ten (10) feet from any private 
road or parking area.

3.    Fee simple lots shall meet the requirements specified in subsection 16-6.5f. of this 
chapter.

4.    A minimum buffer area of one hundred (100) feet in width shall be provided 
adjacent to Van Horn Brook, between the Millstone River to the east and Princeton 
Avenue to the west. The aforesaid buffer shall be designed for passive recreational 
use and shall be part of the common open space requirements specified in 
subsection 16-6.5d. of this chapter.

5.    All portions of the tract not utilized by buildings or paved surfaces shall be 
landscaped, utilizing combinations such as landscaped fencing, shrubbery, lawn 
area, ground cover, rock formations, contours, existing foliage, and the planting of 
conifers and/or deciduous trees native to the area in order to either maintain or 
reestablish the tone of the vegetation in the area and lessen the visual impact of the 
structures and paved areas.

f.     Minimum Off-Street Parking. Each individual use shall provide parking spaces 
according to the following minimum provisions:
1.    Townhouses and apartments shall provide one and one-half (1 1/2) spaces for each 

dwelling unit consisting of one (1) bedroom or less and two (2) spaces for each 
dwelling unit consisting of more than one (1) bedroom. Each one (1) car garage 
space and the driveway leading to the garage space shall, together, be considered 
one and one-half (1 1/2) parking spaces.

2.    See subsection 16-5.8 for additional standards.
g.    Minimum Off-Street Loading. Adequate trash and  garbage pick-up stations shall be 

provided within a totally enclosed container located in a manner to be obscured from 
view from parking areas, streets and adjacent residential uses by a fence, wall, planting 
or combination of the three. Such stations shall be located a minimum of thirty (30) feet 
from residential structures.

h.    Permitted Signs.
1.    Each APT/TH development and each principal permitted nonresidential use may 

have one (1) freestanding sign along each abutting arterial or collector road which 
provides vehicular access to the development, provided there exists at least two 
hundred fifty (250) feet of unbroken frontage. Such signs shall not exceed six (6) 
feet in height, shall be set back at least ten (10) feet from any street right-of-way 
lines and driveways and twenty-five (25) feet from any other property line, and 
shall not exceed an area of twenty-five (25) square feet and shall be used to display 
the development's name.

2.    Each principal permitted nonresidential use also may have one (1) attached sign not 
exceeding twenty (20) square feet in area.

3.    See subsection 16-5.13 of this chapter for permitted temporary signs, additional 
standards and the design requirements for signs.

i.     Common Open Space Requirements. See subsection 16-6.5d. for standards, 
requirements and guidelines.

j.     "Low" and "Moderate" Income Housing Requirements.
1.    At least twenty (20%) percent of the total number of residential dwellings within an 

"APT/TH" development shall be subsidized or otherwise made affordable to "low" 
and "moderate" income households as discussed and defined in the "Mt. Laurel II" 
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Supreme Court Decision (So. Burlington Cty. N.A.A.C.P. v. Mt. Laurel Tp., 92 
N.J. 158 (1983)).

2.     See subsection 16-6.5e. for additional standards and requirements.
        (Ord. #85-482, S 404; Ord. #85-489, SS 1A, 1B; Ord. #88-584, S III H-J; Ord. 

#88-602, S 2; Ord. #89-607, S 8; Ord. #90-674, S 2; Ord. #95-845, S 2; Ord. #04-
1170, S 3; Ord. #12-1418, S 3)
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15. THIRD ROUND: PIRHL / SHARBELL / 

TAPESTRY AT MONTGOMERY / 

KEPNER-TREGOE 
Affordable Housing Agreement 

Sewer Capacity Agreement 
PILOT Agreement 

Planning Board Resolution of Approval  



AFFORDABLE HOUSING AGREEMENT 

This AFFORDABLE HOUSING AGREEMENT ("Agreement") is made and entered 
into as of the _day of _______ � 2019 by and between: 

The TOWNSHIP OF MONTGOMERY, in Somerset County, a municipal 
cmporation of the State of New Jersey (the "Township"), with an address of 2261 Route 
206, Belle Mead, NJ 08502, 

and 

PIRHL ACQUISITIONS, LLC, an Ohio limited liability company, having their 
principal offices at 800 West St. Clair Avenue, 4th Floor, Cleveland, Ohio 44113 
("PIRHL") and MONTGOMERY LIHTC LLC, a New Jersey limited liability company 
("Montgomery LIHTC"), with an address at 800 West St. Clair Avenue, 4th Floor, 
Cleveland, Ohio 44113. 

RECITALS: 

WHEREAS, by the adoption of Resolution No. 18-6-131, the Township found and 
declared that certain real property located along the existing right of way for Research Road, 
north of its intersection with County Route 518, known and designated as Lot 7 in Block 28004 
and Lot 66 in Block 28005 as shown on the Montgomery Township Tax Assessment Map (rev. 
2017), be designated as a non-condemnation area in need of redevelopment pursuant to N.J.S.A. 
40A:12A-5, known as the "Kepner-Tregoe Redevelopment Area"; and 

WHEREAS, by the adoption of Ordinance #18-1.582, the Township adopted a 
redevelopment plan for the Kepner-Tregoe Redevelopment Area; and 

WHEREAS, PIRHL is the Township-designated redeveloper of a portion of the Kepner­
Tregoe Redevelopment Area, said portion identified as Block 28004, Lot 7 (the "Property"), to 
be developed with 86 units of affordable family rental housing on the Property, together with 
such other associated improvements as may be necessary, including but not limited to, leasing 
offices, community meeting space, landscaping, curbing, and paving (the "Project"); and 

WHEREAS, by Resolution PB-03-18, adopted by the Montgomery Township Planning 
Board on July 2, 2018, PIRHL received Preliminary and Final Major Site Plan Approval (with 
bulk variances and exceptions) for the Project; and 

WHEREAS, Montgomery LIHTC is the entity that will develop the Property for PIRHL, 
and PIRHL will be assigning its interest in the Project to Montgomery LIHTC (PIRHL and 
Montgomery LIHTC are collectively hereinafter known as "Developer"); and 

102265533.8 

4th April



















































































































 

 

16. THIRD ROUND: CC1377, LLC / 

DEVAN / VAN CLEEF 
Site Specific Inclusionary Zone 2 (SSIZ-2) Ordinance 

Amended SSIZ-2 Ordinance 
Planning Board Resolution of Approval 

Site Plan 
Elevations  
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17. THIRD ROUND: HARLINGEN VILLAGE 
Site Specific Inclusionary Zone 3 (SSIZ-3) Ordinance  





























 

 

18.   THIRD ROUND: MONTGOMERY FIVE 
Redevelopment Agreement  









 

 

19. THIRD ROUND: VILLAGE SHOPPER 
Planning Board Resolution of Approval 

 
  









































 

 

20. THIRD ROUND: BLAWENBURG 

VILLAGE SQUARE 
Site Specific Inclusionary Zone 4 (SSIZ-4) Ordinance  



























 

 

21. THIRD ROUND: ALLIES, INC. 
Housing Agreement 

Deed Restriction 
Infrastructure Assistance Agreement 

Renovation Funding Assistance Agreement 
Department of Human Services Commitment Letter 

Pro Forma 
Sources of Funds 

Implementation Schedule 

  















































































 

 

22. THIRD ROUND: PROPOSED GROUP 

HOMES 
Funding Agreement 

Deed Restriction for Completed Group Home 
Certificate of Occupancy for Completed Group Home  























 

 

23. THIRD ROUND: TAPESTRY ASSISTED 

LIVING 
Planning Board Resolution  
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HUMANITY 
Executed Contract of Sale 

Ordinance 19-1617 Authorizing Sale of Property 
Deed Restriction 

   





































 

 

25. THIRD ROUND: MONTGOMERY 

MUNICIPAL CENTER SITE / CONVATEC 

INC. / RPM SITE 
Redevelopment Plan 

Memorandum of Understanding 
Concept Plan 

Sewer Capacity Letter 
Water Capacity Letter  
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INTRODUCTION 

The Orchard Road + Headquarters Park Drive Redevelopment Plan encompasses the entirety of the 
45.052-acre redevelopment area established by the Montgomery Township Committee on November 
5, 2020 pursuant to Resolution No. 20-11-209. The Orchard Road + Headquarters Park Drive 
Redevelopment Area is composed of Block 20001, Lot 10.05. This document is the second step in the 
implementation of a plan for redevelopment that began with the preliminary investigation conducted 
by the Planning Board and resulted in a determination of an “area in need of redevelopment” by the 
Montgomery Township Committee.  

 

REDEVELOPMENT PLAN PROCESS 

The redevelopment process for the Orchard Road + Headquarters Park Drive Redevelopment Plan 
began with the Township Committee’s direction to the Planning Board to conduct a preliminary 
investigation of the site to determine if it met the statutory criteria for designation as a redevelopment 
area (Resolution No. 20-2-45, adopted February 6, 2020). The Planning Board held a public hearing 
on the findings of the investigation and recommended adoption of the Orchard Road + Headquarters 
Park Drive tract (“study area”) as an “Area in Need of Redevelopment” to the Township Committee on 
June 1, 2020. Pursuant to a resolution memorialized on November 2, 2020, the Planning Board found 
that the statutory criteria for an area in need of redevelopment under N.J.S.A. 40A:12A-5 was met for 
the entirety of the study area.  The Township Committee accepted the Planning Board’s 
recommendation and designated the site as a redevelopment area on November 5, 2020 pursuant to 
Resolution No. 20-11-209. 

The Orchard Road + Headquarters Park Drive 
Redevelopment Plan has been prepared pursuant to the 
Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 
et seq. or “LRHL”).  As required under the statute, the plan 
includes the following components: 

 Redevelopment Goals and Objectives;  

 Proposed Land Uses and Design Concepts; 

 Identification of property that may be acquired; 

 Provisions for the relocation, as necessary, of 
residents; 

 Redevelopment Regulations and Standards; and 

 Relationship of the Redevelopment Plan to Other 
Plans. 

 

Procedures for Adoption  

 The governing body directs the 
Planning Board to prepare a 
redevelopment plan; 

  After completing the 
redevelopment plan the Planning 
Board transmits the plan to the 
governing body for its adoption; 

 The governing body holds a 
public hearing on the 
redevelopment plan, and may 
amend or revise any portion of 
the proposed redevelopment plan 
by an affirmative vote of its full 
authorized membership, 
recording the reasons for such 
amendment in its minutes. 

 



Location Map
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REDEVELOPMENT PLAN GOALS AND OBJECTIVES 

The Orchard Road + Headquarters Park Drive Redevelopment Plan provides a framework of 
regulations to allow for the creation of a municipal government services center and the development 
of municipally-sponsored multifamily affordable housing in accordance with Montgomery’s Housing 
Plan Element / Fair Share Plan.  

This Redevelopment Plan is guided by the following goals and objectives:   

1. Provide a framework for the redevelopment of an obsolete and underutilized tract to create a 
new municipal government services center, including municipal offices, police, and a County 
library branch; and 

2. Provide for affordable housing to meet the needs and requirements of eligible families through 
the implementation of the Township’s affordable housing policies, plans and goals; and 

3. Provide safe, efficient pedestrian, bicycle and vehicular traffic circulation; and 

4. Integrate new uses with existing and planned open space; and 

5. Ensure that the capacity of all utility systems serving the Redevelopment Area is adequate to 
support any proposed development; and 

6. Require comprehensive planning for redevelopment; and 

7. Ensure that the uses within redevelopment area are designed and situated in a manner that 
protects the character and use of adjacent neighborhoods.  

 

LAND USES IN THE REDEVELOPMENT AREA 

The Orchard Road + Headquarters Park Drive Redevelopment Area consists of, approximately, 45.052 
acres of developed and undeveloped land in the east-central quadrant of the Township.  To the north 
is a restaurant and a large lot single-family neighborhood, to the east is NJSH Route 206, to the south 
is a corporate campus and multifamily residential neighborhood, and to the west is a large lot single-
family neighborhood.   

Somerset County owns the entire redevelopment area, through the Somerset County Improvement 
Authority (SCIA).  On October 20, 2016, Montgomery Township authorized a Lease Purchase 
Agreement with the SCIA through the adoption of ordinance #16-1530.  Subsequently, a Lease 
Purchase Agreement was executed between the Township and the SCIA on December 1, 2016. This 
agreement reflects the intent of Montgomery Township to acquire the property for various municipal 
purposes, including a new municipal building, a library (a county branch), and the construction of 
affordable housing. 

The Orchard Road + Headquarters Park Drive Redevelopment Area will be used for the creation of a 
municipal government services center, including but not limited to, municipal offices, the police 
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department, a county library branch, and municipally-sponsored affordable housing consistent with 
the Housing Plan Element/Fair Share Plan.   

 

APPLICABILITY OF THE REDEVELOPMENT PLAN AND ITS 
RELATIONSHIP TO THE LAND DEVELOPMENT ORDINANCE 

This Redevelopment Plan shall supersede the zoning provisions of Montgomery’s Land Development 
Ordinance for the Redevelopment Area.  However, where the regulations and standards of the 
redevelopment plan are silent, the standards of the Land Development Ordinance shall continue to 
apply to the redevelopment area as permitted by N.J.S.A. 40A:12A-7.a(2) except when inconsistent with 
the standards set forth in Appendix A.   

Montgomery Township has ultimate control over the disposition, development and stewardship of the 
redevelopment area pursuant to the lease purchase agreement.  Therefore, the location, design and 
arrangement of uses, buildings and site elements shall be approved, conceptually, by the Township, 
prior to any review and approval by the Planning Board.   

Redevelopment, and any plan approved by the Planning Board depicting said redevelopment, shall be 
consistent with the use regulations and design and performance standards included as Appendix A of 
this Redevelopment Plan whereas “shall” is mandatory and “should” is permissive.  The Planning 
Board may grant exceptions from these standards, pursuant to the procedure articulated in the New 
Jersey Municipal Land Use Law at NJSA 40:55D-51.  The zoning map of the Township of Montgomery 
shall be amended upon the adoption of this Plan in accordance with N.J.S.A. 40A:12A-7.c to reflect 
this new classification (see map in Appendix A). 

  



 

Orchard Road + Headquarters Park Drive Redevelopment Plan 

Montgomery Township, Somerset county, NJ     

December 17, 2020 | Page 6 

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, excepting the acquisition of any land or 
building which is necessary for the redevelopment project, pursuant 
to the provisions of the “Eminent Domain Act of 1971,” P.L. 1971, 
c.361 (C.20:3-1 et seq.). 

Redeveloper Selection 

The Township Committee shall select a redeveloper(s) for the 
planned projects within the 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 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 Montgomery Township Planning Board in accordance with the terms of the 
agreement and Redevelopment Plan, among other rights that may be granted by the Township 
Committee.  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 

The Agreement: Mandatory 
Provisions  

Section 9 in the LRHL requires the 
following provisions in any 
redevelopment agreement: 

 The redeveloper must agree to 
construct the uses specified in 
the redevelopment plan; 

  The agreement must include a 
date (schedule) by which 
construction of improvements 
will commence; 

 The redeveloper shall not sell, 
lease, or transfer all or any part of 
the development rights to a 
redevelopment area or 
redevelopment project without 
the consent of the redevelopment 
Entity; 

 A certificate of completion must 
be issued by the redevelopment 
entity upon its determination 
that a redevelopment project is 
completed. 
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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 twenty (20) 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. 

Acquisition of Property 

As Somerset County already owns the land in the Orchard Road + Headquarters Park Drive 
Redevelopment Area and the Township has an executed Lease Purchase Agreement with the County, 
no property is proposed to be acquired by public entities as part of this Redevelopment Plan.  

Relocation Provisions 

The redevelopment area is a former corporate campus composed of two office buildings totaling 
155,928 square feet in floor area, along with 490 off-street parking spaces, driveways, stormwater 
management elements (basins) and open areas.  The complex was constructed in the late 1980’s and 
was last occupied by ConvaTec, a medical device company, who vacated the site between 2013 and 
2017.  Since that time, both buildings have been demolished. The remaining site elements and 
furnishings- surface parking lots, lighting, bus shelters and shade trees-have been neglected and are 
in disrepair and dilapidated.  Consequently, there will be no displacement of residents that requires a 
Workable Relocation Assistance Program under N.J.A.C. 5:11-1 et seq. 

Site Remediation 

The redeveloper shall be responsible for any site remediation, as may be necessary, to restore their site 
to residential standards pursuant to the New Jersey Department of Environmental Protection 
regulations. 

Outside Agency Approvals 

The redeveloper shall be responsible to obtain any and all necessary outside agency approvals, 
including but not limited to, Delaware and Raritan Canal Commission approval, Somerset County 
Planning Board, and Somerset County Soil Conservation District approval.   
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Public Improvements 

The construction or extension of any public utilities required shall be installed at the full expense of 
the 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.  There will be no municipal financial assistance in the form of 
contributions towards the construction of off-site and/or off-tract improvements necessitated by the 
future development.  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 in the redevelopment agreement. 

 

RELATIONSHIP TO PLANNING & OBJECTIVES 

Montgomery Township 2017 Reexamination of the Master Plan 

The 2017 Reexamination Report, adopted September 18, 2017, supports the goals, objectives and 
recommendations of the 1971 Master Plan and subsequent reexaminations, changes, modifications, 
refinements, and expansions through the 2014 Land Use Plan Amendment.  The report focused 
heavily on future growth and development, as well as preservation of critical lands.  This plan is also 
consistent with the Redevelopment Plan. 

The 2017 Reexamination Report reaffirms the goals and objectives of the 1989 “Part II: Land Use Plan 
and Housing Elements” portion of the Master Plan.  The following is a list of goals identified in the 
1989 Land Use Plan and Housing Elements that are applicable to this Redevelopment Plan: 

 The Development Plan should recognize the physical characteristics of the Township and 
acknowledge the inherent capabilities and limitations of the land to host different types of 
community development at appropriate densities and intensities. 

 Applicable stormwater facilities and drainage basins and watershed plans, especially 
concerning the regional potable water supply, should be implemented in order to prevent 
adverse environmental impacts upon lands within the Township and upon surface and 
subsurface water resources. 

 The Development Plan should strive to prevent the homogenous spread of suburban 
development throughout the municipality.  Specific areas of the Township should be 
designated for specific types of residential and non-residential development. 

 Recognizing the housing obligations of the municipality, but attempting to prevent sprawl and 
maintain a development mix balanced between residential and non-residential construction, 
the Development Plan should guide and contain the principal commercial and higher density 
residential development within the municipality to specific areas of concentrated land uses. 
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 Between the two (2) nodes of concentrated development along Route 206, referred to as the 
Rocky Hill node and the Belle Mead node, the Development Plan should continue to prevent 
the evolution of strip commercial uses along Route 206. 

While the redevelopment of the Orchard Road + Headquarters Park Drive tract is not explicitly 
mentioned in the 2017 Reexamination of the Master Plan, it does support several of the goals of the 
Master Plan. Its redevelopment as a municipal governmental services center, including municipally-
sponsored, affordable, rental apartments, supports the goals and policies of the 2017 Reexamination 
of the Master Plan.  The orientation of Montgomery’s overall goals for the Township align with the 
Redevelopment Area’s objectives to develop a municipal center appropriately sized for the tract, 
provide adequate stormwater facilities consistent with State and local regulations, provide affordable 
housing to facilitate access to a variety of housing types and ranges of affordability, and to prevent strip 
commercial uses along Route 206.  

Montgomery Township 2020 Amended Housing Element and Fair Share Plan 

The Montgomery Township Planning Board is scheduled to hold a public hearing on November 16, 
2020 on the 2020 Amended Third Round Housing Element and Fair Share Plan.  The Amended 
Housing Element and Fair Share Plan reflects the revisions to the projects included within the 
Township’s 2018 Amended Housing Element and Fair Share Plan as detailed in the July 24, 2019 
Court’s Order granting a Final Judgment of Compliance and Repose. 

Phase 1 of the Orchard Road + Headquarters Park Drive Redevelopment Plan is identified in the 2020 
Amended Housing Element and Fair Share Plan as the Montgomery Municipal Center Site/ConvaTec, 
Inc./RPM Site.  The project is described as a 70-unit, municipally-sponsored, 100% affordable, age-
restricted, rental development.  This Redevelopment Plan establishes the ordinance standards 
consistent with the 2020 Amended Housing Element and Fair Share Plan.  

Montgomery Township Land Use Ordinance 

Prior to the adoption of this Redevelopment Plan, and new Municipal Center Redevelopment Zone 
District (MCRZ), the site was located within the Research, Engineering and Office-1 (REO-1) zoning 
district.  Permitted principal uses in the REO-1 district includes offices, research labs, agriculture, 
public parks, conservation areas, open space and public purpose uses.  Conditional uses in the REO-1 
district include public utility uses, residential care facilities for the elderly, childcare centers, 
restaurants and cellular antennas.  The Redevelopment Plan places the redevelopment area within a 
new zone – the Municipal Center Redevelopment Zone (see Appendix A) – which is designed to 
provide for government services and affordable housing.  

Somerset County Master Plan Housing Element 

The following policies and strategies are identified in the Somerset County Master Plan Housing 
Element, dated November 2017, that are applicable to this Redevelopment Plan: 

 Respond to the changing needs of the County’s population by encouraging a broad range of 
housing types at all levels of affordability. 
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 Address the demand for a wide range of supported senior and special needs housing types. 

 Increase the supply of rental and for-purchase housing affordable to low- and moderate-income 
eligible households and those earning between 80 and 120 percent of median household 
income. 

 Create healthy, attractive, walkable neighborhoods with proximity and access to jobs, cultural 
and recreational amenities, services and transportation choices. 

 Guide residential and mixed-use infill and redevelopment into areas where existing 
infrastructure, employment, services and other community assets are concentrated (i.e. 
Priority Growth Investment Areas). 

 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. 

State 2001 Development and Redevelopment Plan  

The State Development and Redevelopment 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 Police Station Tract Redevelopment Area are the following goals: 

 Goal 1 – Revitalize the State’s Cities and Towns  

 Goal 2 – Conserve the State’s Natural Resources and Systems 

 Goal 4 – Protect the Environment, Prevent and Clean Up Pollution  

 Goal 6 – Provide Adequate Housing at a Reasonable Cost 

 Goal 8 – Ensure Sound Integrated Planning and Implementation Statewide 

This Redevelopment Plan directly supports these State Plan Policy Goals.  The plan seeks to revitalize 
underutilized lands, to restore the integrity of natural systems throughout the area, protect the 
environment and prevent pollution, and provide comprehensive land uses consistent with local, 
regional and state land use policies. 
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DEVELOPMENT PLAN REVIEW AND APPROVAL 

Approval by the Montgomery Township Planning Board is required prior to redevelopment pursuant 
to the requirement of this plan according to the following process and requirements:  

Escrow Fee 

The redeveloper seeking input on a conceptual plan or approval of a project in the Redevelopment Area 
shall establish an escrow account with the Redevelopment Entity from which any consultants 
necessary for the review of the redevelopment project shall be paid.  Such escrow account shall be in 
accordance with N.J.S.A. 40:55D-53.2. The Township Committee shall adopt a fee schedule by 
resolution and may amend it from time to time as circumstances warrant. 

Consistency with Redevelopment Plan 

The Township Committee shall certify the consistency of an application for development with the 
Redevelopment Plan after submission by the redeveloper to the Montgomery Township Planning 
Board and prior to a determination of a complete application by the Planning Board.  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 shall be deemed to be certified as consistent with this 
plan and shall not require a separate determination of consistency by the Planning Board.   

Application for Development 

An application for development shall be submitted in such form, and accompanied by such maps, 
documents, and materials, as are prescribed in the Land Development Ordinance of the Township of 
Montgomery.  

Planning Board Review and Approval  

1. Site plan or subdivision review shall be conducted by the Montgomery Township Planning 
Board pursuant to N.J.S.A. 40:55D-1 et seq.   

2. Relief may not be granted from “Use Regulations” or “Mandatory Components” identified in 
Appendix A and any deviations from those regulations shall require an amendment to the 
Redevelopment Plan.  However, exceptions may be granted by the Planning Board from 
standards contained in the remaining sections, herein, or within the Land Development 
Ordinance. Consideration of exceptions that would be equivalent to a variance, pursuant to the 
New Jersey Municipal Land Use Law (MLUL NJSA 40:55D-1 et seq.), shall be considered 
pursuant to requirements and criteria found in the MLUL at N.J.S.A.  40:55D-70.c of the New 
Jersey Municipal Land Use Law. Consideration of exceptions that would be equivalent to 
design exceptions shall be undertaken pursuant to requirements found in the MLUL at 
N.J.S.A. 40:55D-51. Consideration of submission waivers shall be undertaken pursuant to the 
MLUL at NJSA 40:55D – 10.3. 
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3. 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. 

4. Any development approved by the Planning Board prior to the enactment of this plan pursuant 
to the Land Development Ordinance 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 
with a redeveloper. 
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Appendix A 

Amend the Land Development Ordinance and Zoning Map to establish a new Municipal 
Center Redevelopment Zone (MCRZ) subject to the following requirements: 

§16-4.16 MUNICIPAL CENTER REDEVELOPMENT ZONE (MCRZ) 

A. Mandatory Components 

In the MCRZ, the following mandatory components shall apply: 

1. Compliance with the permitted principal uses; 

2. Compliance with the Affordable Housing requirements; and 

3. All development shall be served by public water and public sanitary sewer. 

B. Permitted Principal Uses 

1. Municipal and County government services. 

2. Public purpose uses. 

3. Municipally-sponsored, multifamily apartment dwellings, including one (1) supervisor unit.   

4. Conservation areas, recreation, open space. 

C. Permitted Accessory Uses  

1. Off-street parking. 

2. Patios and balconies. 

3. Fences and walls. 

4. Signs. 

5. Lighting. 

6. Maintenance shed that shall be no larger than ten feet by ten feet (10 x 10). 
7. Maintenance shop located within the main building manager’s office. 
8. Landscape features, including benches, trellises, sculptures and other such features 

customarily associated with the permitted principal uses. 

9. Underground irrigation systems.  

10. Temporary construction trailers. 

11. Stormwater management and other utilities. 

12. Accessory uses on the same lot and customarily incidental to a principal use. 
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D. Affordable Housing Requirement 

1. One hundred percent (100%) of the multifamily residential dwelling units shall be affordable 
to low- and moderate-income households, except for one (1) unit for the building supervisor. 

 
2. Affordable housing shall be developed in compliance with, and in a manner that implements, 

the Montgomery Township Housing Plan Element/Fair Share Plan. 
 

3. No more than 130 affordable dwelling units shall be developed.  
 

4. Development of affordable housing may be undertaken in no more than two (2) discrete 
phases. 
 

5. The affordable housing units shall be deed restricted as affordable housing for very-low-, low-, 
and moderate-income households in accordance with COAH’s regulations, N.J.A.C. 5:93-1 et 
seq., and the Uniform Housing Affordability Controls (UHAC), N.J.A.C. 5:80-26.1 et seq., which 
govern the administration and affordability controls of affordable units in New Jersey.  With 
the exception that at least 13% of the units shall be affordable to very-low-income households, 
37% of the units shall be affordable to low-income households, and 50% of the units may be 
affordable to moderate-income households.  An odd number shall be split in favor of the low-
income units. 
 

6. The Redeveloper’s Agreement is required to establish the low/moderate apportionment, very-
low-income requirement per N.J.S.A. 52:27D-329.1, bedroom distribution, unit size, etc. 
 

7. The affordable housing units shall be deed restricted as affordable housing for at least 45-years. 
 
8. In addition to addressing the requirements of COAH and UHAC noted above, the affordable 

units shall be developed in accordance with the following: 
 

(a) The affordable units shall not be owner-occupied units. 

(b) The bedroom distribution requirements pursuant to N.J.A.C. 5:93-7.3 and N.J.A.C. 
5:80-26.3(b). 

(c) The unit distribution requirements pursuant to N.J.A.C. 5:80-26.3. 

(d) The very-low income distribution requirements pursuant to the Fair Housing Act, 
N.J.S.A. 52:27D-329.1. 

(e) The phasing requirements pursuant to N.J.A.C. 5:93-5.6(d). 

(f) The accessibility and adaptability requirements pursuant to N.J.A.C. 5:97-3.14. 

(g) The affordable units shall be integrated among market-rate apartment units. 
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E. Height Requirements 

1. Multifamily Residential Buildings (Principal): Multifamily residential buildings shall not 
exceed three (3) stories and 50 feet except as modified by §16-6.2b of this chapter, entitled 
“General Exceptions and Modifications for Height Limits.” 
 

2. Municipal and Public Purpose Buildings (Principal): 2.5 stories and 45 feet. 
 

3. Accessory Buildings and Structures:  No accessory building or structure shall exceed 15 feet in 
height and one and one-half (1 ½) story. 
 

F. Area, Yard and Coverage Requirements 

1. Municipal and Public Purpose Uses. Design and arrangement of municipal government 
services and public purpose uses shall be exempt from area, yard and coverage requirements.  
However, such development shall comply with §16-5.2 Stormwater Management and Grading.  
 

2. Municipally-sponsored affordable housing.   Affordable housing shall be designed in a manner 
that is substantially consistent with a conceptual plan(s) developed in accordance with an 
affordable housing agreement with the Township, in terms of the location, arrangement, area, 
setbacks and coverages.  
 

G. Off-Street Parking 

1. Residential Uses: Off-street parking shall be provided pursuant to the NJ Residential Site 
Improvement Standards NJAC 5:21, et seq. 

2. Municipal or Public Purpose Uses: No minimum requirement. 

3. Electric Vehicle Charging Stations.  Public electric vehicle charging infrastructure shall be 
provided for multifamily residential uses in accordance with the Local Housing 
Redevelopment Law, N.J.S.A. 40A:12A-7.a.(8). 

H. Buffers, Fences and Walls 

1. Perimeter buffer.  Minimum perimeter buffer from a multifamily residential use to a single-
family use or zone:  100 feet 
 

2. Perimeter Buffer Composition: Buffers shall be planted with a mixture of evergreen and 
deciduous trees and shrubs sufficient to provide a solid and continuous visual screen 
throughout the year.  Topographic elements, such as berms, may be included to increase the 
efficacy of the plantings. 
 

3. Fences and walls shall be composed of materials, finishes and design elements that are 
incorporated in the architecture of the building.   

https://www.nj.gov/dca/divisions/codes/codreg/pdf_regs/njac_5_21.pdf
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4. Unless specifically amended herein, the fences and walls requirements and regulations of §16-
5.3 are applicable to the redevelopment area. 

i. Signs 

1. Municipal or Public Purpose uses: Municipal and public purpose uses are exempt from sign 
regulation.  

2. Primary Residential Sign.  One ground-mounted freestanding sign identifying the name of the 
multifamily residential development, no larger than 30 square feet, shall be permitted at the 
vehicular entrance to the redevelopment area at Orchard Road as follows: 

(a) The sign shall not exceed six feet in height and shall be set back at least 5 feet from all 
street lines and 25 feet from all other property lines. 

(b) Regardless of the maximum permitted sign area, such sign shall be designed to be 
smaller in height and area than any sign(s) identifying the municipal services complex.  
The developer of a multifamily residential use shall coordinate with the Township on 
the design, location, size and configuration to ensure that no conflicts occur between 
their sign and that of the Township.  Sign details should show the sign in relation to 
the municipal use sign. 

3. Secondary Residential Development Identification.  A secondary sign indicating the name of a 
residential development may be located at an internal site location to identify the entrance to 
the development.  The sign shall not exceed 15 square feet in area and six (6) feet in height. It 
shall be set back at least 10 feet from driveways.  

4. Residential Building Identification.  Residential buildings may have up to two attached 
identification signs.  The maximum sign area of each sign shall not exceed six square feet.  
Such signs shall be appropriately integrated within the architecture of the building. 

5. Any sign illumination shall be external to the sign and shall be designed and oriented to 
prevent any sight of the lamp from any street or neighboring properties. 

6. See subsection 16-5.13 of this chapter for permitted temporary signs, directional signs, and 
additional standards and the design requirements for signs. 
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Sewer service availability 
 

Montgomery Township  ◦  Municipal Building ◦  2261 Van Horne Road (Route 206)  ◦  Belle Mead  New Jersey  08502 

P:  (908) 359-8211  ◦  F:  (908) 359-2006 
 
 

ENGINEERING DEPARTMENT 
 

September 22, 2020 
 
Emily Goldman, PP, AICP  
Clarke Caton Hintz  
100 Barrack Street  
Trenton, New Jersey 08608  
Re: Sewer service availability  

Dear Emily:  

In response to your September 16, 2020 email, I am writing to inform you of the 
availability of sanitary sewer service for the below listed property, which is included in the 
Montgomery Township Housing Element and Fair Share Plan.  

Montgomery Municipal Center Site (Block 20001, Lot 10.05): The site is located on 
Orchard Road within the Montgomery Township Sewer Utility’s Skillman Village WWTP sewer 
service area. The Wastewater Management Plan allows for up to 71 age-restricted one bedroom 
units at this site. There is an 8” line at the intersection of Orchard Road and Autumn Lane which 
could be used to serve the site. 
 
Very truly yours, 
 
 
 
Gail Smith, PE 
Township Engineer 
 

Cc: Lori Savron, Planning Director 

c-rentko
Gail 1








 

 

26. WATER AND SEWER CAPACITY LETTERS 
Trap Rock / Haven at Princeton 

PIRHL 
DeVan / CC1377, LLC 

Harlingen Village 
Village Shopper 

Blawenburg Village Square 
Tapestry Assisted Living 

1860 House 
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INTRODUCTION 

The Township of Montgomery (hereinafter “Montgomery” or “the Township”), 
Somerset County received First Round Judgment of Compliance on July 31, 1985 and 
Second Round substantive certification from the Council on Affordable Housing 
(hereinafter “COAH”) on March 5, 1997 and Second Round substantive certification 
extensions on December 4, 2002 and February 9, 2005.  
 
The Township petitioned COAH for Third Round substantive certification on December 
16, 2005. However, COAH did not conduct a substantive review of the 2005 Housing 
Element and Fair Share Plan prior to the 2007 Appellate Division decision overturning 
COAH’s 2004 Third Round rules. On November 25, 2008, Montgomery adopted a 
2008 Third Round Housing Element and Fair Share Plan consistent with COAH’s 
second iteration of Third Round rules. The Township submitted the 2008 Plan to 
COAH on December 30, 2008 as part of their second petition for Third Round 
substantive certification; the petition was deemed complete by COAH on March 27, 
2009. The Township’s 2008 Plan did not receive substantive certification prior to the 
2010 Appellate Division decision invalidating COAH’s second iteration of Third Round 
rules. 
 
The Township updated its Spending Plan on April 16, 2012 which was subsequently 
amended on May 15, 2012.  COAH failed to take action on the Township’s 2012 
Spending Plan.  The Court approved the Township’s 2018 Spending Plan; however, this 
2020 Spending Plan supersedes all prior Spending Plans.  
 
On March 5, 1997, COAH approved the Township’s mandatory development fee 
ordinance. This ordinance was adopted by the municipality on April 17, 1997. An 
amendment to the development fee ordinance was approved by COAH on December 5, 
2008, which set to establish residential development fees in the amount of 1.5% of the 
equalized assessed value of residential development and nonresidential development 
fees in the amount of 2.5% of the equalized assessed value of nonresidential 
development. The amendment was formally adopted by the Township on December 18, 
2008.  
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As of August 31, 2020, Montgomery collected a total of $3,514,226.01 in development 
fees, payments in lieu of construction, interest, and other income. It has spent a total of 
$2,973,332.33 leaving a balance of $540,893.68. All development fees, payments in lieu 
of constructing affordable units on site, “other” income, and interest generated by the 
fees are deposited in one (1) separate interest-bearing account at the Investors Bank in 
New Brunswick dedicated toward the creation of affordable housing. These funds shall 
be spent in accordance with N.J.A.C. 5:93-8.16, as described in the sections that follow.  
 
This updated spending plan is submitted to the Superior Court of New Jersey for 
approval to expend Affordable Housing Trust Fund monies that will contribute to the 
development of new affordable housing units in the Township through the development 
of group homes and Montgomery’s municipally-sponsored construction program. 
Additionally, the Township will expend funds on affordability assistance (including 
infrastructure grants), including expenditures to create very-low income units or to 
render existing units more affordable, and toward administrative expenses.  
 

REVENUES FOR CERTIFICATION PERIOD 

To calculate a projection of revenue anticipated during the period of Third Round 
Judgment of Repose, Montgomery considered the following: 
 
(a) Development fees:  $2,787,500 

1. Residential and nonresidential projects which have had development 
fees imposed upon them at the time of preliminary or final 
development approvals; 

2. All projects currently before the planning and zoning boards for 
development approvals that may apply for building permits and 
certificates of occupancy; and 

3. Future development that is likely to occur based on historical rates of 
development.  
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(b) Payment in lieu (PIL):  $0 

Actual and committed payments in lieu of construction from developers. The 
Township is in receipt of a payment in lieu of construction from the 
Montgomery Five project, which is included in the current trust fund balance, 
and does not anticipate receiving other payment-in-lieu of construction through 
the Third Round. 

 
(c) Other funding sources: $0 

The Township does not anticipate future funds from this category at this time. 
Funds from other sources, include, but are not limited to the sale of units with 
extinguished controls, repayment of affordable housing program loans, rental 
income, and proceeds from the sale of affordable units. All monies in the 
Affordable Housing Trust fund are anticipated to come from development fees 
and interest.  
 

(d) Projected interest:  $14,400 

Based on interest earned in recent years and projected rates of development fee 
revenue, Montgomery anticipates collecting $14,400 in interest through 2025. 

 
Table SP-1 indicates the anticipated revenue to be generated from development impact 
fees and interest. Montgomery Township projects a subtotal of $2,801,900 to be 
collected between September 1, 2020 and December 31, 2025, including interest, to be 
used for affordable housing purposes. The total, after adding the money currently in the 
account, is projected to be $3,342,793.68. All interest earned on the account shall accrue 
to the account to be used only for the purposes of affordable housing.  
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ADMINISTRATIVE MECHANISM TO COLLECT AND 
DISTRIBUTE FUNDS 

The following procedural sequence for the collection and distribution of development 
fee revenues shall be followed by Montgomery Township: 
 

(b) Collection of development fee revenues: 

All collection of development fee revenues will be consistent with local 
regulations which follow COAH administrative models for both residential and 
non-residential developments and in accordance with N.J.S.A. 40:55D-8.1 
through 8.7.   
 

(b) Distribution of development fee revenues: 

The Planning Board adopts and forwards a resolution to the governing body 
recommending the expenditure of development fee revenues as set forth in this 
Spending Plan. Alternatively, the governing body may hear and decide upon a 
request for development fee revenues for the purpose of creating affordable 
housing. The governing body reviews the request for consistency with the 
Spending Plan and adopts the recommendation by resolution. 

The release of funds requires the adoption of the governing body resolution.  
Once a request is approved by resolution, the Chief Financial Officer releases 
the requested revenue from the trust fund for the specific use approved in the 
governing body’s resolution. 

 

DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE 
HOUSING FUNDS 

(b) Rehabilitation:  $0 

Montgomery Township does not have a Third Round rehabilitation obligation.  
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(b)  Affordability Assistance (N.J.A.C. 5:93-8.16(c)) 

Montgomery Township is required to spend a minimum of 30 percent of 
development fee revenue to render affordable units more affordable and at least 
one-third of that amount must be dedicated to very low-income households or to 
create very low-income units (i.e. households with incomes less than 30 percent 
of the regional median income). The actual affordability assistance minimums 
should be calculated based on actual revenues.   

 

Projected Minimum Affordability Assistance Requirement 

Actual Development Fees Collected through 8/31/20  $2,915,402.66 

Actual Interest earned through 8/31/20 + $242,042.32 

Development Fees Projected 2020-2025 + $2,787,500.00 

Interest Projected 2020-2025 + $14,400.00 

Less Housing Activity Expenditures through 6/2/2008 - $94,782.75 

 Total = $5,864,562.23 

 30 Percent Requirement x 0.30 = $1,759,368.67 

Less Affordability Assistance Expenditures through 
8/31/20 

- $2,073,103.23 

Projected Minimum Affordability Assistance Requirement  = $0 

Projected Minimum Very Low-Income Requirement ÷ 3 = $0 

 
Based on fees and interest collected to date, projected revenues, and existing 
expenditures on affordability assistance, Montgomery Township does not need 
to dedicate any additional funds from the affordable housing trust fund to 
render units more affordable.  However, the Township may elect to provide 
additional affordability assistance through a variety of vehicles including, but not 
limited to the following: 

 Emergency Repair Program; 

 Down-payment assistance; 
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 Rental assistance; 

 Security deposit assistance; 

 Low interest loans; 

 Assistance with homeowners’ association or condominium fees and special 
assessments; and/or 

 Converting low-income units to very-low-income units or creating new very-
low income units, etc. 

The Township will work with its affordable housing providers and administrator 
to expand outreach to ensure the existing and new households of very-low-, low- 
and moderate-income programs can take advantage of affordability assistance 
programs. Additionally, the Township will work with affordable housing 
providers to convert low income units to very low income units.  

The Township has already expended $2,073,103.26 from the Affordable 
Housing Trust Fund to providing affordability assistance for the following 
projects: 

 Homeownership Assistance: $263,102.98 

The Township has already expended $263,102.98 from the Affordable 
Housing Trust Fund to assist homeowners with down payment assistance, 
security deposits, condominium fees, and sewer and tax sale costs 
assistance.   

 
 Community Options, Inc.:  $200,000 

The Township dedicated $200,000 from the Affordable Housing Trust 
Fund to the non-profit organization Community Options, Inc. for the 
acquisition, renovation and operation of one (1) group home for very-low 
income qualified individuals with developmental disabilities. The project 
totals 4 bedrooms. 
 

 JER Herring Orchard/K.Hov./Ingerman: $306,000 

The Township provided $306,600 from the Housing Trust Fund to provide 
infrastructure assistance to JER Herring Orchard/K.Hov/Ingerman. 
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 PIRHL/Sharbell/Tapestry at Montgomery/Kepner-Tregoe: $1,300,000 

The PIRHL/Sharbell/Tapestry at Montgomery/Kepner-Tregoe (“PIRHL”) site is 
being developed as an 86-unit 100% family affordable rental housing. The 
developer received outside funding including Low Income Housing Tax Credits 
(“LIHTC”), as permitted in the Fair Housing Act at N.J.S.A. 52:27D-321.1, as 
well as $1,300,000 from the Township’s Affordable Housing Trust Fund for the 
project. The Township’s dedication of funds was for affordability assistance for 
the creation of very-low income units as well as sewer assistance payments as 
the tax credit award was less than anticipated from HMFA.  
 

 Habitat for Humanity: $4,000.28 

In addition to the donation of land, the Township has committed to 
dedicating up to $50,000 from the Affordable Housing Trust Fund for the 
construction of one 100% family affordable housing unit located at 91 
Willow Road to be constructed by Habitat for Humanity.  To date, the 
Township has already provided $4,000.28 from the Affordable Housing 
Trust Fund for affordability assistance for infrastructure assistance.  

 

The Township has already committed an additional $790,645.36 to providing 
affordability assistance and dedicating funds from the Affordable Housing Trust 
Fund for the following projects: 
 
  Community Options, Inc.:  $400,000 

The Township will dedicate funds from the Affordable Housing Trust Fund 
to the non-profit organization Community Options, Inc. for the acquisition, 
renovation and operation of two (2) group homes for very-low income 
qualified individuals with developmental disabilities. The project totals eight 
(8) bedrooms in two (2) buildings. 

 
 Allies Inc. Group Home:  $55,895.64 

The Township will donate a 0.9598-acre parcel of land to Allies Inc. for the 
creation of a six (6) bedroom group home.  Allies, Inc. will renovate the 
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existing Pine Knoll residence to operate supportive and special needs 
housing for very-low income individuals with developmental disabilities, 
consistent with regulations and/or licensing requirements of the New Jersey 
Department of Human Services.  The Township will dedicate up to 
$10,200.00 from the Housing Trust Fund to provide infrastructure 
assistance to Allies, Inc.  The Township will also dedicate up to $45,695.64 
from the Affordable Housing Trust Fund to Allies, Inc. for the renovation of 
the existing dwelling specifically for the replacement and installation of the 
HVAC system and for the replacement and installation of the copper 
piping.  

 
 Habitat for Humanity: $45,999.72 

The Township will dedicate up to an additional $45,999.72 from the 
Housing Trust Fund to Habitat for Humanity to be used for development 
costs, including septic and construction permit fees, and property taxes for 
the construction of a unit located at 91 Willow Road. 

 
 Montgomery Municipal Center Site/ConvaTec Inc./RPM Site:  $288,750 

The Township will dedicate funds from the Affordable Housing Trust Fund 
to an experienced affordable housing developer for the construction of a 70-
unit 100% affordable senior rental affordable housing project.  In addition 
to the donation of land, the Township has committed to expend $288,750 to 
provide infrastructure assistance.   

 
(c) New construction project(s):  $2,157,473.37 

The Township has identified opportunities to create 70 additional affordable 
units through new construction projects.   
 
 Montgomery Municipal Center Site/ConvaTec Inc./RPM Site:  $2,157,473.37 

The Township will dedicate funds from the Affordable Housing Trust Fund to 
an experienced affordable housing developer for the construction of 70 
affordable senior rental apartments.  In addition to the donation of land and 
the $288,750 for affordability assistance, the Township has committed to 
expend $2,157,473.37 to subsidize the predevelopment, construction and 
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other related costs.  Other potential sources of funding include but are not 
limited to HMFA Low Income Housing Tax Credits, the Federal Home 
Loan Bank of New York, the Somerset County HOME Program and a 
construction loan from either TD Bank or Bank of America.  

 
(d) Administrative Expenses (N.J.A.C. 5:93-8.16(e)) 

Montgomery Township may use Affordable Housing Trust Fund revenue for 
related administrative costs up to a 20 percent limitation pending funding 
availability after programmatic and affordability assistance expenditures. The 
actual administrative expense maximum is calculated on an ongoing basis based 
on actual revenues.   

 

Projected Administrative Expenses 

Actual Development Fees Collected through 8/31/20   $2,915,402.66 

Actual Interest Collected through 8/31/20 + $242,042.32 

Payments-in-lieu of construction and other deposits 
through 7/17/2008 

+ $0.00 

Development Fees Projected 2020-2025 + $2,787,500.00 

Interest Projected 2020-2025 + $14,400.00 

 Total = $5,959,344.98 

 20 Percent Maximum Permitted Administrative 
Expenses 

x 0.20 = $1,191,869 

Less Administrative Expenditures through 8/31/20 – $797,194.05 

Projected Allowed Administrative Expenditures = $394,674.95 

 
Montgomery Township projects that $394,674.95 may be available from the 
affordable housing trust fund to be used for administrative purposes. Projected 
administrative expenditures, subject to the 20 percent cap, are as follows:  
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 Township Attorney, Engineer, and Planner fees related to plan preparation 
and implementation, and to obtaining Judgment of Compliance and 
Repose; 

 Administration fees related to rehabilitation, extension of expiring controls, 
affordability assistance programs, and municipally-sponsored construction 
programs; 

 Affirmative Marketing;  

 Income qualification of households; and 

 Administration of Township’s Affordable Housing Units. 

 

EXPENDITURE SCHEDULE  

Montgomery Township intends to use Affordable Housing Trust Fund revenues for its 
municipally-sponsored construction program, affordability assistance including the 
creation of very-low income units and making existing units more affordable, and 
administrations expenses. Additionally, this expenditure schedule meets the 
requirement that trust fund revenues are expended within four years of their collection. 

 
Projected Expenditure Schedule 2021 Through 2025 

 

Program 2021 2022 2023 2024 2025 Total 

Rehabilitation $0 $0 $0 $0 $0 $0 

Affordability 
Assistance $158,130 $158,130 $158,130 $158,130 $158,130 $790.65k 

New Construction $0 $0 $2.157M $0 $0 $2.157M 

Administration $78,935 $78,935 $78,935 $78,935 $78,935 $394,675 

TOTAL $237,065 $237,065 $2.394M $237,065 $237,065 $3.342M 
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EXCESS OR SHORTFALL OF FUNDS 

In the event that a shortfall of anticipated revenues occurs, Montgomery will bond to 
satisfy the gap in funding. In the event that funds exceed projected expenditures, the 
Township will devote any excess funds on additional affordability assistance above the 30 
percent minimum requirement. Alternatively, the Township reserves the opportunity to 
amend its Housing Element and Fair Share Plan, as well as this Spending Plan, to create 
additional affordable housing opportunities. 
 

SUMMARY  

The Township of Montgomery intends to spend Affordable Housing Trust Fund 
revenues pursuant to the extant regulations governing such funds and consistent with 
the housing programs outlined in the 2020 Amended Third Round Housing Element 
and Fair Share Plan. Montgomery had a balance of $540,893.68 as of August 31, 2020 
and anticipates an additional $2,801,900 in revenues before the expiration of a Third 
Round Judgment of Repose for a total of $3,342,793.68.  
 
The Township may expend up to $394,674.95 of Trust Funds on administrative costs 
during the period of repose. At this time, the Township estimates that approximately 
$790,645.36 of Trust Funds will be spent to create very low-income units, and to make 
units more affordable. Additionally, approximately $2,157,473.37 of additional Funds will 
be expended toward the creation of affordable housing through the Township’s 100% 
municipally-sponsored construction program. 
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Spending Plan Summary 

Revenues 

Balance as of August 31, 2020   $540,893.68 

Projected Revenue from 2020 through 2025    

1. Development Fees + $2,787,500.00 

2. Payments-In-Lieu of Construction + $0.00 

3. Other Funds + $0.00 

Interest + $14,400.00 

Total Projected Balance = $3,342,793.68 

Expenditures 

Funds Used for Rehabilitation  - $0.00 

Affordability Assistance  - $790,645.36 

New Construction - $2,157,473.37 

Administration  - $394,674.95 

Total Projected Expenditures = $3,342,793.68 

Remaining Balance = $0.00 
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29. AFFIRMATIVE MARKETING PLAN  



TOWNSHIP OF MONTGOMERY  AFFIRMATIVE MARKETING PLAN 
 

1  August 8, 2019 
 

 
TOWNSHIP OF MONTGOMERY 

COUNTY OF SOMERSET, NEW JERSEY 
RESOLUTION ADOPTING AN AFFIRMATIVE MARKETING PLAN FOR THE 

TOWNSHIP OF MONTGOMERY 

WHEREAS, in accordance with the Fair Housing Act and the New Jersey Uniform 
Housing Affordability Controls (N.J.A.C. 5:80-26-1, et seq.), the Township of 
Montgomery is required to adopt by resolution an Affirmative Marketing Plan to ensure 
that all affordable housing units created, including those created within the Township of 
Montgomery 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 Montgomery. 

NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Committee of the 
Township of Montgomery, County of Somerset, State of New Jersey, do hereby adopt the 
following Affirmative Marketing Plan: 

Affirmative Marketing Plan 

 

A. All affordable housing units in the Township of Montgomery shall be marketed in 
accordance with the provisions herein unless otherwise provided by law or regulation 
of the State of New Jersey.  This Affirmative Marketing Plan shall apply to all 
developments that contain or will contain very low, low and moderate income units, 
including those that are part of the Township’s prior round obligation and its current 
Fair Share Plan and those that may be constructed in future developments not yet 
anticipated by the Fair Share Plan. 
 

B. The Affirmative Marketing Plan shall be implemented by an Administrative Agent 
designated by and/or under contract to the Township of Montgomery. All the costs of 
advertising and affirmatively marketing affordable housing units shall be borne by the 
developers/sellers/owners of the affordable unit(s). 

 
C. In implementing the Affirmative Marketing Plan, the Administrative Agent, acting on 

behalf of the Township, shall undertake all the following strategies: 
1. Review, approve and ensure that the developers/sellers/owners publish at least 

one advertisement in a newspaper of general circulation within the housing 
region. 

2. Broadcast of one advertisement by a radio or television station broadcasting 
throughout the housing region. 

3. At least one additional regional marketing strategy using one of the other sources 
listed below at Sec. E of this plan.   

 
D. 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 
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orientation, disability, age or number of children to housing units which are being 
marketed by a developer or sponsor of affordable housing. The Affirmative 
Marketing Plan is also intended to target those potentially eligible persons who are 
least likely to apply for affordable units in that region. It is a continuing program that 
directs all marketing activities toward the Housing Region in which the municipality 
is located and covers the entire period of the deed restriction for each restricted 
housing unit. The Township of Montgomery is in Housing Region 3, consisting of 
Somerset, Middlesex and Hunterdon Counties. 

 
E. The Affirmative Marketing Plan is a continuing program intended to be followed 

throughout the entire period of restrictions and shall meet the following requirements: 
 

1. All newspaper articles, announcements and requests for applications for very 
low, low, and moderate-income units shall appear in the Courier News. 

 
The primary marketing shall take the form of at least one press release and a 
paid display advertisement in the above newspaper during the first week of the 
marketing program.   Additional advertising and publicity shall be on an “as 
needed” basis. The developer/owner shall disseminate all public service 
announcements and pay for display advertisements.  The developer/owner 
shall provide proof of publication to the Administrative Agent.  All press 
releases and advertisements must be approved in advance by the Township’s 
Administrative Agent.   

 

Advertisements will be placed on the following websites:   
Montgomery’s Affordable Housing website at: 
http://www.twp.montgomery.nj.us/departments/planning/affordable-housing/ ; 
Affordable Homes New Jersey - https://www.affordablehomesnewjersey.com/ 
and New Jersey Housing Resource Center (NJHRC) at http://www.njhrc.gov/. 

 
2. The advertisement shall include a description of the: 

i. Street address(es) of the units; 
ii. Directions to the units; 

iii. Range of prices for the units; 
iv. Numbers of bedrooms in units (bedroom mix); 
v. Maximum income permitted to qualify for the units; 

vi. Location of applications; 
vii. Business hours when interested households may obtain an application; 

viii. Application fees, if any; 
ix. Number of units currently available; and 
x. Anticipated dates of availability. 

 

3. Newspaper advertisements, announcements and information on where to 
request applications for very low, low, and moderate-income housing shall 
also appear in the Hunterdon County Democrat, Somerset Messenger-Gazette, 
and Montgomery News.  

http://www.twp.montgomery.nj.us/departments/planning/affordable-housing/
https://www.affordablehomesnewjersey.com/
http://www.njhrc.gov/
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4. Advertisements on where to request applications for very-low, low, and 

moderate-income housing shall be broadcast on at least one regional cable 
television or radio station. 

 
5. Applications shall be mailed or emailed by the Administrative Agent to the 

prospective applications upon request.  However, when on-line preliminary 
applications are utilized, if prospective applicants do not have internet access, 
they will be given a phone number to call the Administrative Agent, who will 
then enter all pre-application information online during the phone call.  
Locations of applications, brochures, and flyers to affirmatively market the 
program are listed in attached Appendix II, and will also be made available on 
the Township’s website. Also, information on how to apply shall be made 
available at the developer’s sales/rental office and shall be mailed or emailed 
to prospective applicants upon request.  

 
6. The Administrative Agent shall develop, maintain and regularly update a list 

of community contact person(s) and/or organizations(s) in Somerset, 
Middlesex, and Hunterdon Counties that will aid in Montgomery’s affirmative 
marketing program, with particular emphasis on contacts that will reach out to 
groups that are least likely to apply for housing within the region, including 
major regional employers. Please see Appendix I at the end of this Resolution 
for a complete list.  Information shall be sent quarterly to every entity on the 
Township’s affirmative marketing list at Appendix I.  

 
7. In addition, the Township’s Affirmative Marketing Plan will address the 

Settlement Agreement provisions to add more community groups for direct 
notification of affordable housing unit availability. The additional community 
groups include: 

 Fair Share Housing Center (510 Park Boulevard, Cherry Hill, NJ 08002); 
 New Jersey State Conference of the NAACP (4326 Harbor Beach Blvd. 

#775, Brigantine, NJ 08203); 
 Latino Action Network (P.O. Box 943, Freehold, NJ 07728); 
 New Brunswick branch of the NAACP (PO Box 235, New Brunswick, NJ, 

08903); 
 Plainfield Area branch of the NAACP (300 Central Avenue, Plainfield, 

NJ, 07060); 
 Perth Amboy branch of the NAACP (PO Box 1219, Perth Amboy, NJ, 

08621); and, 
 Metuchen/Edison branch of the NAACP (127 Newman St., Metuchen, NJ, 

08840). 
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8. Whenever necessary, a random selection method to select occupants of very 
low, low and moderate income housing will be used by the Administrative 
Agent, in conformance with N.J.A.C. 5:80-26.16 (l).   
 

9. The Affirmative Marketing Plan shall provide a regional preference for all 
households that live and/or work in Housing Region 3 comprised of Somerset, 
Middlesex and Hunterdon Counties. 
 

10. The Administrative Agent shall administer the Affirmative Marketing Plan. 
The Administrative Agent has the responsibility to income qualify very low, 
low and moderate income households; to place income eligible households in 
low and moderate income units upon initial occupancy; to continue to qualify 
households for re-occupancy of units as they become vacant during the period 
of affordability controls; to assist with outreach to very low, low and moderate 
income households; and to enforce the terms of the deed restriction and 
mortgage loan as per N.J.A.C 5:80-26-1, et seq.  

 
11. Whenever appropriate, the Administrative Agent shall provide or direct 

qualified very low, low and moderate income applicants to counseling 
services on subjects such as budgeting, credit issues, mortgage qualifications, 
rental lease requirements and landlord/tenant law. The Administrative Agent 
shall develop, maintain and update a list of entities and lenders willing and 
able to perform such services.  

 
12. All developers/owners of very low, low and moderate income housing units 

shall be required to undertake and pay the costs of the marketing of the 
affordable units in their respective developments, subject to the direction and 
supervision of the Administrative Agent. The implementation of the 
Affirmative Marketing Plan for a new development that includes affordable 
housing shall commence at least 120 days before the issuance of either a 
temporary or permanent certificate of occupancy.  

 
13. The implementation of the Affirmative Marketing Plan shall continue until all 

very low, low, and moderate-income affordable housing units are initially 
occupied and for as long as affordable units exist that remain deed restricted 
and for which the occupancy or re-occupancy of units continues to be 
necessary.  Please note that in addition to complying with this Township-wide 
Affirmative Marketing Plan that the Administrative Agent shall also review 
and approve a separate Affirmative Marketing Plan for every new affordable 
development in Montgomery that is subject to NJAC 5:80-26.1 et seq.  That 



TOWNSHIP OF MONTGOMERY  AFFIRMATIVE MARKETING PLAN 
 

5  August 8, 2019 
 

document shall be completed by the owner/developer and will be compliant 
with the Township’s Affirmative Marketing Plan as presented herein, and 
incorporate development specific details and permitted options, all subject to 
the Administrative Agent’s review and approval. The development specific 
affirmative marketing plans will use the standard form for Region 3, included 
at the end of this document as Appendix III.  

 
14. The Administrative Agent shall provide the Municipal Housing Liaison with 

the information required to comply with monitoring and reporting 
requirements pursuant to N.J.A.C.5:80-26-1, et seq. and the Order granting the 
Township a Final Judgement of Compliance and Repose. 

 

BE IT FURTHER RESOLVED that the appropriate Township officials and 
professionals are authorized to take all actions required to implement the terms of this 
Resolution. 

 
BE IT FURTHER RESOLVED that this Resolution shall take effect pursuant to law. 

 
APPROVED this _____ day of ____, 2019. 

 
ATTEST: 
 
______________________________________ 
Donna Kukla, Township Clerk 
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APPENDIX III 
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 
 
Piazza & Associates, Inc. 
Tel: 609-786-1100 Fax: 609-786-1105 
216 Rockingham Row, Princeton, NJ 08540 
fpiazza@PiazzaNJ.com 
 

1b. Development or Program Name, Address 
 
Pike Run Village 
40 Pike Run Road 
Belle Meade, NJ, 08502 

1c.  
Number of Affordable Units: 210 
 
Number of Rental Units:        210 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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 
 
Pike Run Village,  
105 Cain Court 
Belle Meade, NJ, 08628 
 
1k. Application Fees (if any): 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
Piazza & Associates, Inc. 
Tel: 609-786-1100 Fax: 609-786-1105 
216 Rockingham Row, Princeton, NJ 08540 
fpiazza@PiazzaNJ.com 
 

1b. Development or Program Name, Address 
 
Hillside at Montgomery 
145 Hartwick Drive 
Skillman, NJ, 08558 
 
 

1c.  
Number of Affordable Units: 23 
 
Number of Rental Units:  23       
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
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1a.  Administrative Agent Name, Address, Phone Number 
 
Piazza & Associates, Inc. 
Tel: 609-786-1100 Fax: 609-786-1105 
216 Rockingham Row, Princeton, NJ 08540 
fpiazza@PiazzaNJ.com 
 

1b. Development or Program Name, Address 
 
The Grove at Montgomery 
2261 US 206 North 
Montgomery, NJ, 08502 
 
 

1c.  
Number of Affordable Units: 27 
 
Number of Rental Units:       27  
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
Ingerman 
5 Powell Lane 
Collingswood, NJ 08108 
856-662-1730 
 
 

1b. Development or Program Name, Address 
 
The Willows at Orchard Road 
5 Autumn Lane 
Skillman, NJ, 08558 
 
 

1c.  
Number of Affordable Units: 40 
 
Number of Rental Units:        40 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
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1a.  Administrative Agent Name, Address, Phone Number 
 
CGP&H 
101 Interchange Plaza, Suite 301 
Cranbury, NJ, 08512 
 

1b. Development or Program Name, Address 
 
Montgomery Hills 
802 McKinley Court 
Princeton, NJ, 08540 

1c.  
Number of Affordable Units: 35 
 
Number of Rental Units:         
 
Number of For-Sale Units:     35 

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
CGP&H 
101 Interchange Plaza, Suite 301 
Cranbury, NJ, 08512 
 

1b. Development or Program Name, Address 
 
Montgomery Glen 
River Birch Circle & Scarlett Oak Drive 
Princeton, NJ, 08540 

1c.  
Number of Affordable Units: 19 
 
Number of Rental Units:         
 
Number of For-Sale Units:     19 

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): Credit/Background Check $40 
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1a.  Administrative Agent Name, Address, Phone Number 
 
CGP&H 
101 Interchange Plaza, Suite 301 
Cranbury, NJ, 08512 
 

1b. Development or Program Name, Address 
 
McKinley Court 
802 McKinley Court 
Princeton, NJ, 08540 

1c.  
Number of Affordable Units: 60 
 
Number of Rental Units:        60 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        X  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 
 
Twinbrook Management LLC 
1481 Oak Tree Rd 
Iselin, NJ, 08831 
732-283-9000 
 
1k. Application Fees (if any): Credit/Background Check $40 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
CGP&H 
101 Interchange Plaza, Suite 301 
Cranbury, NJ, 08512 
 

1b. Development or Program Name, Address 
 
Blawenburg Village Square 
378-390 County Road 518 
Skillman, NJ, 08558 

1c.  
Number of Affordable Units: 4 
 
Number of Rental Units:        4 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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 
 
Blawenburg & Harlingen Villages 
908-904-0885 
 
 
1k. Application Fees (if any): Credit/Background Check $35 
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1a.  Administrative Agent Name, Address, Phone Number 
 
PIRHL 
5 Commerce Way 
Hamilton, NJ, 08691 
609-283-3201 
 

1b. Development or Program Name, Address 
 
Kepnor-Tregoe Site 
Hartwick Drive & Research Road 
Skillman, NJ, 08558 
 
 

1c.  
Number of Affordable Units: 86 
 
Number of Rental Units:        86 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 
Low-Income Housing Tax Credits 

 

1f.   
        □  Age Restricted 
 
        X  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): 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TO BE DETERMINED 
 

1b. Development or Program Name, Address 
 
DeVanVanCleef 
1377 Rt. 206 North 
Skillman, NJ, 08558 
 
 

1c.  
Number of Affordable Units: 23 
 
Number of Rental Units:        23 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
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1a.  Administrative Agent Name, Address, Phone Number 
 
TO BE DETERMINED 
 

1b. Development or Program Name, Address 
 
Harlingen Village 
1273 Route 206 North 
Belle-Mead, NJ, 08502 
 
 

1c.  
Number of Affordable Units: 9 
 
Number of Rental Units:        9 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TO BE DETERMINED 
 
 

1b. Development or Program Name, Address 
 
Village Walk at Montgomery  
1330-1340 US Highway 206 
Skillman, NJ, 08558 
 
 

1c.  
Number of Affordable Units: 11 
 
Number of Rental Units:       11 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
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1a.  Administrative Agent Name, Address, Phone Number 
 
TO BE DETERMINED 
 

1b. Development or Program Name, Address 
 
Trap Rock HQ 
460 Rt 605 (River Road) 
Montgomery, NJ, 08540 
 
 

1c.  
Number of Affordable Units: 34 
 
Number of Rental Units:       34 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  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): 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TO BE DETERMINED 
 

1b. Development or Program Name, Address 
 
Municipal Building/RPM or 1860 House 
LOCATION TO BE DETERMINED 
 

1c.  
Number of Affordable Units: 70 
 
Number of Rental Units:        70 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        X  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): 
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1a.  Administrative Agent Name, Address, Phone Number 
 
TO BE DETERMINED 
 

1b. Development or Program Name, Address 
 
Tapestry Assisted Living 
NE Corner Hartwick Dr/Research Rd 
Skillman, NJ, 08558 
 

1c.  
Number of Affordable Units: 12 
 
Number of Rental Units:        12 
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        X  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. 
 
In addition to the random number assigned to the household and/or the interest date, there are other factors 
impacting waiting priority which are described below. 
 

a) Regional Preference: Applicants that indicated that they lived or work in the Affordable Housing 
Region will be contacted first. Once those applicants are exhausted, applicants outside the region 
will be contacted. 
 
b) Household Size: Whenever possible, there will be at least one person for each bedroom. If the 
waiting list is exhausted and there are no in or out region households with a person for each 
bedroom size, units will be offered to smaller sized households that do not have a person for each 
bedroom. The Administrative Agent cannot require an applicant household to take an affordable 
unit with a greater number of bedrooms, as long as overcrowding is not a factor. A household can 
be eligible for more than one unit category. 
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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. HOUSING RESOURCE CENTER (www.njhousing.gov)  A free, online listing of affordable housing        □ 
 
3c. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 

OF OUTREACH 

NAMES OF REGIONAL 

NEWSPAPER(S) CIRCULATION AREA 

 

TARGETS ENTIRE HOUSING REGION 3 

Daily Newspaper 

□  Star-Ledger  
 
 

TARGETS PARTIAL COAH REGION 3 

Daily Newspaper 

□  Home News Tribune 
 

Middlesex, Somerset, Union 
 

X  Courier News 
 

Somerset and Hunterdon 
 

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 

http://www.njhousing.gov/
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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 

X  Messenger-Gazette Somerset 

□  Reporter Somerset 

□  Somerset Spectator Somerset 

Monthly Newspaper 
X  Montgomery 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 HOUSING 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  

□  17 WPHL-TV 
Tribune Company  
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□ 
 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 Broadcating Corporation  

□  65 WUVP-TV 
Univision Communications, Inc.  

□  68 WFUT-TV 
Univision New York Llc Spanish 

 

TARGETS PARTIAL HOUSING 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 

□  69 WFMZ-TV 
Maranatha Broadcasting 
Company, Inc. Hunterdon, Somerset 
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□  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 HOUSING REGION 3 

□  Comcast of Northwest NJ, 
Southeast Pennsylvania 

Partial Hunterdon 

□  Patriot Media & Communications Partial Hunterdon, Somerset 

□  Service Electric Cable TV of 
Hunterdon 

Partial Hunterdon 

□  Cablevision of Raritan Valley 
 

Partial Middlesex, Somerset 

□  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 HOUSING REGION 3 

AM 

□  
WFAN 660 

 

□  
WOR 710 

 

□  
WABC 770 

 

□  
WCBS 880 

 

□  
WBBR 1130 

 

□  
WWTR 1170 

 

□  
WTTM 1680 

Spanish, Asian, etc. 

FM 

□  WFNY-FM 92.3 
 

□  WPAT-FM 93.1 
Spanish 

□  WNYC-FM 93.9 
 

□  WPST 94.5 
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□  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 
 

□  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 HOUSING 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 

□  
WWJZ 640  Hunterdon, Middlesex 

□  
WPHY 920 Hunterdon, Middlesex 
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□  
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 

□  WWFM 89.1 Middlesex 

□  WWPH 107.9 Middlesex 
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□  WDVR 89.7 Middlesex, Somerset 

□  WVPH 90.3 Middlesex, Somerset 

□  WMGQ 98.3 Middlesex, Somerset 

□  WBLS 107.5 Middlesex, Somerset 
 
3d. 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 HOUSING REGION 3 

Weekly 

  
Nuestra Communidad 
 

Central/South Jersey 
 

Spanish-Language 
 

Monthly 

□  Sino Monthly North Jersey/NYC area Chinese-American 

X  
Montgomery Township 
Newsletter Montgomery Township NA 

 
 
TARGETS PARTIAL HOUSING 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 

 
3e. Employer Outreach (names of employers throughout the housing region that can be contacted to post 
advertisements and distribute flyers regarding available affordable housing) (Check all that applies):  See Appendix I 

of the Township of Montgomery Affirmative Marketing Plan 
3f. Community Contacts (names of community groups/organizations throughout the housing region that can be 
contacted to post advertisements and distribute flyers regarding available affordable housing) See Appendix I of the 

Township of Montgomery Affirmative Marketing Plan 
3g. Direct notification of the availability of affordable housing units, along with copies of application forms shall be 



 16 

provided to the following locations: 
Fair Share Housing Center (510 Park Boulevard, Cherry Hill, NJ 08002) 
New Jersey State Conference of the NAACP (4326 Harbor Beach Blvd. #775, Brigantine, NJ 08203) 
The Latino Action Network (P.O. Box 943, Freehold, NJ 07728) 
New Brunswick branch of the NAACP (PO Box 235, New Brunswick, NJ, 08903); 
Plainfield Area branch of the NAACP (300 Central Avenue, Plainfield, NJ, 07060); 
Perth Amboy branch of the NAACP (PO Box 1219, Perth Amboy, NJ, 08621); and, 
Metuchen/Edison branch of the NAACP (127 Newman St., Metuchen, NJ, 08840). 
 
 
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)  See Appendix II of the Township of Montgomery Affirmative 

Marketing Plan 
4b. Municipality in which the units are located See Appendix II of the Township of Montgomery Affirmative 

Marketing Plan 
4c. Sales/Rental Office for units (if applicable) 
 
 
 
V. CERTIFICATIONS AND ENDORSEMENTS 
 
I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that 
knowingly falsifying the information contained herein may affect the (select one: Municipality’s substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI/CHOICE funding). 
 
 
____________________________________________________________________________________________ 
Name (Type or Print) 
 
 
____________________________________________________________________________________________ 
Title/Municipality 
 
 
____________________________________________________________________________________________ 
Signature                                                                                                               Date 
 
 
 
 



 

 

30. MUNICIPAL HOUSING LIAISON AND 

ADMINISTRATIVE AGENT 

APPOINTMENTS  
 



 

 
MONTGOMERY TOWNSHIP COMMITTEE 

                     Reorganization Meeting – 1/2/20 – Page 5 
 
13. ADDRESS BY COMMITTEEMAN KENT HUANG 
 
  Committeeman Huang read the following: 
 

“Good evening everyone, 
 

Happy New Year. Thank you all very much for being here tonight and a special thanks to all 
our honored guests. 
 
I am humbled and grateful to be elected to represent the people of Montgomery on the 
Township Committee. I would like to thank the residents of Montgomery for entrusting me 
with this honor. I would also like to thank several people who played an important role in 
helping me on my path here tonight. First, I would like to thank my family for their 
encouragement and support. As a father of two young boys, Cameron and Andrew, I consider 
raising my boys to be good, well-rounded individuals, to be one of my most important 
responsibilities. In that respect, I hope my tenure on this committee serves as an example 
to my boys on the importance of civic responsibility and playing a positive role in their 
community. Also, I would like to thank my running-mate Devra Keenan. Our willingness to 
collaborate, compromise, and connect allowed us to work effectively together. I would also 
like to thank Maddi Walsh. Maddi’s work on our campaign was indispensable. I would also 
like to thank Cookie Acot and the volunteers from the Montgomery Democratic Organization 
for their time and effort helping us on our campaign. Lastly, I would like to thank Sadaf 
and Marvin for serving as Mayor and Deputy Mayor this year. I wish you both the best of 
luck in these roles and I look forward to working with the two of you as well as with 
Catherine and Devra.  

 
I also look forward to working with Donato, Michael, Donna, Kevin, and all the 
professionals who work for our township. I’m continually impressed by the quality of our 
people and their work and we’re truly fortunate to have them supporting us.  
 
I would like to acknowledge all the volunteers on the various boards and committees in our 
town. We’re incredibly fortunate to have talented individuals willing to volunteer their 
time and energy to help make our community a better place every day. 
 
Lastly, I would like to acknowledge and thank Police Captain Thomas Wain for his years of 
service to our community. Captain Wain’s presence at various events in town is a testament 
to his character and leadership. I’m a strong believer that actions speak louder than 
words, but Captain Wain led with both actions and words. I wish Captain Wain well in his 
retirement and I look forward to working with Acting Captain, Lt. James Gill, and 
supporting all the wonderful people in our Police Department. 
 
In my professional experience, I’ve found that people working collaboratively in a forum 
that permits an open discussion and an exchange of ideas and information usually produces 
the best ideas and reduces the risk of adverse outcomes. I believe it is our responsibility 
as elected officials to bring in as many different voices into these discussions as 
possible and to foster an environment of collaboration, inclusion, and respect. I come to 
the Township Committee ready to listen, to learn, and to work. 
 
Thank you.” 

 
14. APPOINTMENT OF PROBATIONARY POLICE OFFICER – Akeel Babar         
 

BE IT RESOLVED that Akeel Babar is hereby appointed Probationary Police Officer, effective  
January 3, 2020. 

 
14-1. Committeewoman Keenan moved the adoption of the foregoing resolution.  The motion was 

seconded by Deputy Mayor Schuldiner and carried on the following: 
 
ROLL CALL – Ayes – Huang, Keenan, Gural, Schuldiner, Jaffer 
     Nays – None 
 
14-2. Police Lieutenant James Gill gave a brief background of the Police hiring process and 

Officer Babar.  He explained that Police Captain/Director Tom Wain had retired on December 
31, 2019 and now Officer Babar is being sworn in just two days later.  This could not happen 
without the support of the Governing Body and the Township Administrator. 

 
14-3. Mayor Jaffer administered the Oath of Office to Probationary Police Officer Akeel Babar 

 
15. Mayor Jaffer suggested that a break be taken. 
 
16. The meeting reconvened. 

 
17.  APPOINTMENTS BY TOWNSHIP COMMITTEE 
 
OFFICE                TERM    _                   _  
Township Attorney            1 yr.   Kevin Van Hise (Mason, Griffin &  
                        Pierson) 

Tax Litigation/Appeals Attorney       1 yr.   Elissa Grodd Schragger (Mason, Griffin &  
                       Pierson) 

Labor Counsel              1 yr.   Ellen O’Connell (Inglesino, Webster, 
                       Wyciskala, Taylor, LLC) 

Special Projects/Conflict Counsel      1 yr.   Thomas Cafferty (Gibbons, Inc.) 

Special Projects/Conflict Counsel      1 yr.   Steven Goodell (Parker McCay) 

Special Projects/Conflict Counsel      1 yr.   Bhavini Doshi (McManimon, Scotland & 
                       Baumann, LLC) 



 
MONTGOMERY TOWNSHIP COMMITTEE 

                     Reorganization Meeting – 1/2/20 – Page 6 
(Item #17 Cont.) 
 
OFFICE               TERM    _                   _  
Bond Counsel              1 yr.   Andrea Kahn (McManimon, Scotland & 
                       Baumann, LLC) 

Township Planners – Planning & Zoning    1 yr.   Michael Sullivan (Clarke Caton Hintz) 

 
Auditor               1 yr.   Robert Swisher (Suplee, Clooney & Co.) 

Traffic Engineer            1 yr.   Joseph A. Fishinger, Jr. (NV5) 

Environmental Engineer          1 yr.   James Cosgrove (Kleinfelder, Inc.) 

Landscape Architect           1 yr.   Richard Bartolone 

Consulting Engineer           1 yr.   Menlo Engineering Associates 

Consulting Engineer           1 yr.   Remington, Vernick & Vena 

Consulting Engineer           1 yr.   ______________________________ 

Consulting Engineer           1 yr.   Melick-Tully Associates 

Consulting Engineer           1 yr.   Princeton Hydro, LLC 

Consulting Engineer           1 yr.   Environmental Resolutions, Inc. 

Codifier of Township Ordinances       1 yr.   General Code 

Financial Advisor            1 yr.   Public Financial Management 

Appraiser               1 yr.   Merrill Taub (Valuation Consultants, Inc) 

Appraiser               1 yr.   Sockler Realty Services 

Appraiser                1 yr.   Bettina D. Scholk, Appraisals, LLC 

Appraiser              1 yr.   ______________________________ 

Surveyor              1 yr.   ______________________________ 

Surveyor              1 yr.   ______________________________ 

Tax Map Official            1 yr.   Saladin Associates, PC 

Affordable Housing Administrative Agent & 
 Community Grants, Planning & Housing    1 yr.   Community Grants, Planning & Housing 

Township Physician (Medical Services)     1 yr.   Concentra Occupational Health 

Risk Management Consultant         1 yr.   Acrisure, LLC 

Municipal Housing Liaison         1 yr.   Lori Savron 

Deputy Township Clerk           1 yr.   Margaret Crawford 

Assessment Search Official         1 yr.   Donna Kukla 

Tax Search Official           1 yr.   Michael Pitts 

Flood Search Official           1 yr.   Gail Smith 

Conservation Easement Officer        1 yr.   Joseph Palmer  

Fire Marshal              1 yr.   Roy Mondi  

Fire Prevention Inspector         1 yr.   Roy Mondi  

Fire Prevention Inspector         1 yr.   Steven Milne  

Fire Prevention Inspector         1 yr.   Ryan Pinella  

Fire Protection Inspector         1 yr.   Roy Mondi  

Fire Protection Inspector         1 yr.   John Hall 

Clean Communities Coordinator        1 yr.   Arthur Villano  

Recycling Coordinator           1 yr.   Arthur Villano 

Americans w/Disabilities Compliance Coord.   1 yr.   Donato Nieman 

Affirmative Action Compliance Official    1 yr.   Donato Nieman 

Dog Canvasser              1 yr.   Jennifer LaStella 

 
Court (concurrent with Hillsborough’s term): 

Primary Prosecuting Attorney        1 yr.   ____________________   

DWI Special Prosecutor          1 yr.   ____________________ 

Public Defender             1 yr.   ____________________ 

Alternate Public Defender         1 yr.   ____________________ 
                  

 
 
 
 
 
 
 
 
 
 
 
 

Municipal Housing Liaison 1 yr. Lori Savron

Affordable Housing Administrative Agent &g g
Community Grants, Planning & Housing 1 yr. Community Grants, Planning & Housing
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