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March 16, 2026 
 
 

VIA ECOURTS  
Honorable Joseph A. Turula, J.S.C. 
Hudson County Superior Court 
583 Newark Avenue, Floor 2 
Jersey City, New Jersey 07306 
 
 RE:  In the Matter of the Application of the City of Jersey City, County of Hudson 
  Docket No.: HUD-L-378-25 
 
 
Dear Judge Turula: 

 Please be advised that the City and FSHC have entered into a Mediation Agreement with 

respect to the above referenced matter. See Exhibit 1. Notwithstanding the foregoing, the task of 

determining credits has turned out to be herculean and impossible to complete by now. The City’s 

expert, Beth McManus, PP, AICP , LEED AP has provided volumes of material to FSHC and 

FSHC has provided its response. However, there still remains outstanding issues. In an effort to 

create breathing room to resolve the issues with credits, the City has adopted Resolution 26-105, 

which invokes N.J.S.A. 52:27D-304.1(f)(2)(d). See Exhibit 2. N.J.S.A. 52:27D-304.1(f)(2)(d) 

provides that “a municipality involved in a continuing dispute over the issuance of compliance 

certification may adopt a binding resolution by this date to commit to adopting the implementing 
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ordinances and resolutions following resolution of the dispute, with necessary adjustments to 

reflect the resolution of the dispute.” We are hopeful that with continuing cooperation between the 

City and FSHC that we can declare the matter fully resolved. However, until all the issues over 

credits are resolved, we cannot say that.  

 To give the Court an understanding of the magnitude of the work in substantiating credits, 

the City was assigned a fair share attributable exclusively to a rehab obligation of 3,733. Our 

approved Spending Plan funds up to 1,051 rehabs. Therefore, if we can substantiate 2,830 credits, 

we meet the number. Our expert spent a great deal of time compiling crediting documentation 

going back four decades for literally thousands of units. While we believe we can substantiate 

2,830 credits, the dialogue with FSHC is ongoing in that FSHC has raised questions about the 

documentation provided to date. If we cannot agree that the City is entitled to 2,830 credits, we 

will need to see if we can negotiate an accord with FSHC as to what is next. 

 In any event, while our expert is working with FSHC staff to try to resolve the claim to 

credits, it is noteworthy that the City has taken various actions to address affordable housing issues.  

First, on April 23, 2025, the City has adopted a Spending Plan that the Court approved. See Exhibit 

3. Second, the City appointed companies and individuals eligible to serve as administrative agents 

in connection with the City’s affordable housing program. See Exhibit 4. See also section 188-19 

on page 17 or Ordinance 25-114, attached hereto as Exhibit 5. Third, the City has committed to 

affirmative marketing. See section 188-17 on page 12-13  of Ordinance 25-114. The City stands 

ready to work with FSHC on any changes it would deem necessary on the resolution and ordinance.  

 In closing, while we hoped to be further along in the process, a tremendous amount of work 

has been done by our expert and City has a proven track record of going out of its way to address  
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the needs of low- and moderate-income households. Hopefully, this creates the climate for an 

amicable accord of the remaining issues. 

 

 

Respectfully Submitted, 

        Jeffrey R. Surenian 
 
       Jeffrey R. Surenian 
 
JRS/mo 
cc: All Attorneys of Record (via eCourts)  
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Resolution of the City of Jersey City, N.J.
File No.
Agenda No.
Approved:

Res. 26-105
10.12
Mar 11 2026

RESOLUTION OF THE CITY OF JERSEY CITY EXERCISING THE CITY’S RIGHTS WITH 
RESPECT TO THE MARCH 15, 2026 DATE SET FORTH IN THE FAIR HOUSING ACT, AS 
AMENDED.

COUNCIL offered and moved adoption of the following resolution: 

WHEREAS, on March 20, 2024, Governor Murphy signed an Amendment to the New Jersey Fair Housing Act (“FHA”) 
into law (hereinafter the “FHA II”) which governs the Fourth Round (2025-2035) of affordable housing obligations of all 
municipalities in New Jersey (the “Fourth Round”); and

WHEREAS, on January 30, 2025, in accordance with FHA II, the City of Jersey City ("City") timely filed a complaint for 
declaratory judgment seeking a certificate of compliance approving the City’s affordable housing plan; and

WHEREAS, on June 25, 2025, in accordance with N.J.S.A. 52:27D-304.1(f)(2)(a), the City filed a Housing Element and 
Fair Share Plan (“HEFSP”); and 

WHEREAS, following the City’s filing of its HEFSP, Fair Share Housing Center (“FSHC”) (hereinafter “objector”) filed 
objections to the City’s efforts to secure a certificate of compliance; and 

WHEREAS FHA II envisions a determination on the issuance of compliance certification by the Affordable Housing 
Dispute Resolution Program ("Program") on or before December 31, 2025 (N.J.S.A. 52:27D-304.1 f.  (2) (b)); and 

WHEREAS, a "Program Settlement Recommendation - Housing Element and Fair Share Plan" issued on 
February, 10, 2026 recommended an Order from the Superior Court that requires the City to adopt and file its 
Amended HEFSP that contains the terms of a settlement as well as the implementing ordinances and resolutions proposed 
within the Amended HEFSP  by March 15, 2026; and

WHEREAS, FHA II provides as follows:

(d) The program may permit a municipality that still has a remaining dispute by interested parties to retain immunity 
from exclusionary zoning litigation into the year following the year in which a new round begins if the program, or 
county-level housing judge, determines that the municipality has been unable to resolve the issues disputed despite 
being determined to come into constitutional compliance. The Administrative Director of the Courts shall develop 
procedures to enable a county-level housing judge to resolve this dispute over the issuance of compliance 
certification through a summary proceeding in Superior Court following the year in which the new round begins. A 
judge shall be permitted to serve as a county-level housing judge for more than one county in the same vicinage. The 
pendency of such a dispute shall not stay the deadline for adoption of implementing ordinances and 
resolutions pursuant to this paragraph. The implementing ordinances and resolutions adopted prior to the 
resolution of the dispute may be subject to changes to reflect the results of the dispute. As an alternative to 
adopting all necessary implementing ordinances and resolutions by the March 15 deadline, a municipality 
involved in a continuing dispute over the issuance of compliance certification may adopt a binding resolution 
by this date to commit to adopting the implementing ordinances and resolutions following resolution of the 
dispute, with necessary adjustments to reflect the resolution of the dispute. (N.J.S.A. 52:27D-304.1(f)(2)(d) 
(emphasis added)); and

WHEREAS, there may remain a dispute over the positions of the objector and the conditions of approval of the City’s 
affordable housing plans that constitutes “a continuing dispute over the issuance of compliance certification”; and

WHEREAS, the City is entitled to comply via binding resolution to committing “to adopting the implementing ordinances 
and resolutions following resolution of the dispute, with necessary adjustments to reflect the resolution of the dispute” and 
thereby not be required to take all necessary actions by March 15, 2026.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF JERSEY CITY AS 
FOLLOWS:
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Res. 26-105 Approved: March 11 2026

Resolution of the City of Jersey City exercising the City’s rights with respect to the march 15, 2026 date 
set forth in the Fair Housing Act, as amended.

1.All of the above Whereas Clauses are incorporated into the operative clauses of this Resolution as if set forth 
herein. 

2.The City commits to making any adjustments to its ordinances or resolutions as it deems appropriate after it 
secures a resolution of its ongoing dispute with objector.

5.The City authorizes and directs its affordable housing counsel to submit and/or file this Resolution with the Court  
in the City’s Declaratory Judgment Action. 

6.This Resolution shall take effect immediately, according to law. 

Page 2 of 4
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Res. 26-105 Approved: March 11 2026

Resolution of the City of Jersey City exercising the City’s rights with respect to the march 15, 2026 date 
set forth in the Fair Housing Act, as amended.

APPROVED AS TO LEGAL FORM

.
Business Administrator

.
Corporation Counsel 

☐ Certification Required

RECORD OF COUNCIL VOTE – Mar 11 9-0
AYE NAY N.V. Absent AYE NAY N.V. Absent AYE NAY N.V. Absent N.V. –

 BROOKS ✓  LITTLE ✓  SINGH ✓ (Abstain)
 ZUPPA, JR. ✓  GILMORE ✓  LAVARRO ✓
 EPHROS ✓  GRIFFIN ✓  RIDLEY, PRES. ✓

Adopted at a meeting of the Municipal Council of the City of Jersey. 

.
President of Council

.
City Clerk

Page 3 of 4
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Res. 26-105 Approved: March 11 2026

Resolution of the City of Jersey City exercising the City’s rights with respect to the march 15, 2026 date 
set forth in the Fair Housing Act, as amended.

RESOLUTION FACT SHEET -
This summary sheet is to be attached to the front of any resolution that is submitted for Council consideration. Incomplete 
or vague fact sheets will be returned with the resolution.

Project Manager
John McKinney, Attorney x5229 jmckinney@jcnj.org
Department  Department of Law
Division  Corporation Counsel

Note: Project Manager must be available by phone during agenda meeting (Wednesday prior to council meeting @ 1:00 
p.m.) 

Meeting Regular Meeting of Municipal Council - Mar 11 2026

Purpose
Pursuant to N.J.S.A. 52:27D-304.1(f)(2)(d), this resolution shall commit the City to adopting the implementing 
ordinances and resolutions following resolution of the dispute, with necessary adjustments to reflect the resolution of 
the dispute post a 3/15/2026 deadline. The resolution shall enable the City to continue to be immune from potential 
forms of litigation.

Approved by Status:
John McKinney, Attorney Approved - Mar 05 2026
Peter Horton, Acting Business Administrator Approved - Mar 06 2026

Page 4 of 4
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Resolution of the City of Jersey City, N.J.
File No.
Agenda No.
Approved:

Res. 25-275
10.15
Apr 23 2025

A RESOLUTION AUTHORIZING THE ADOPTION OF A SPENDING PLAN FOR THE 
AFFORDABLE HOUSING TRUST FUND.

COUNCIL offered and moved adoption of the following resolution: 

WHEREAS, the City of Jersey City (the “City”) filed a Declaratory Judgment Action (the “Litigation”) in the Superior 
Court of New Jersey, Hudson County, in furtherance of the Supreme Court’s March 10, 2015, decision captioned In re 
Adoption of N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (the “Supreme Court 
Decision”); and

WHEREAS, the City has in place a Development Fee Ordinance that establishes standards for the collection, 
maintenance, and expenditure of
development fees to be used for providing low- and moderate-income housing in the City; and

WHEREAS, the Development Fee Ordinance establishes an affordable housing trust fund that includes development fees, 
payments from developers in lieu of construction of affordable units on-site, barrier free escrow funds, repayments from 
affordable housing program loans, recapture funds, proceeds from the sale of affordable units; and

WHEREAS, N.J.A.C. 5:97-8.1(d) requires a municipality with an affordable housing trust fund to receive approval of a 
spending plan from the Council on Affordable Housing or a court of competent jurisdiction prior to spending any of the 
funds in its housing trust fund; and

WHEREAS, the City has prepared a spending plan consistent with N.J.A.C. 5:97-8.10, which is attached hereto; and

WHEREAS, the City wishes to continue to provide affordable housing opportunities through expenditure of funds 
through the Affordable Housing Trust Fund;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF JERSEY CITY AS 
FOLLOWS:

1. The City approves and adopts the Spending Plan attached hereto.
2. The City requests that the court review and approve the attached Spending Plan.
3. This Resolution shall take effect immediately
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Res. 25-275 Approved: April 23 2025

A Resolution authorizing the adoption of a spending plan for the Affordable Housing Trust Fund.

APPROVED AS TO LEGAL FORM

.
Business Administrator

.
Corporation Counsel 

☐ Certification Required

RECORD OF COUNCIL VOTE – Apr 23 8-0
AYE NAY N.V. Absent AYE NAY N.V. Absent AYE NAY N.V. Absent N.V. –

 RIDLEY ✓  SALEH ✓  DEGISE ✓ (Abstain)
 PRINZ-AREY  SOLOMON ✓  RIVERA ✓
 BOGGIANO ✓  GILMORE ✓  WATTERMAN, 

PRES
✓

Adopted at a meeting of the Municipal Council of the City of Jersey. 

.
President of Council

.
City Clerk

Page 2 of 17
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Res. 25-275 Approved: April 23 2025

A Resolution authorizing the adoption of a spending plan for the Affordable Housing Trust Fund.

RESOLUTION FACT SHEET -
This summary sheet is to be attached to the front of any resolution that is submitted for Council consideration. Incomplete 
or vague fact sheets will be returned with the resolution.

Project Manager
Annisia Cialone, HEDC Director x5070 ACialone@jcnj.org
Department  Department of Housing, Economic Development, and Commerce
Division  Office of the Director of HEDC

Note: Project Manager must be available by phone during agenda meeting (Wednesday prior to council meeting @ 1:00 
p.m.) 

Meeting Regular Meeting of Municipal Council - Apr 23 2025

Purpose
To formally adopt a spending plan in relation to the use of various funding in the City's Affordable Housing Trust Fund.

ATTACHMENTS:
250416 Final Draft

Approved by Status:
John McKinney, Attorney Approved - Apr 11 2025
John Metro, Business Administrator Approved - Apr 16 2025

Page 3 of 17
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Resolution of the City of Jersey City, N.J.
File No.
Agenda No.
Approved:

Res. 25-586
10.22
Sep 10 2025

A RESOLUTION DESIGNATING COMPANIES AND INDIVIDUALS ELIGIBLE TO SERVE AS 
ADMINISTRATIVE AGENTS IN CONNECTION WITH THE CITY OF JERSEY CITY'S 
MUNICIPALLY MANDATED AFFORDABLE HOUSING PROGRAM.

COUNCIL offered and moved adoption of the following resolution: 

 WHEREAS, pursuant to Section 188-7 et seq. of the Municipal Code, the City of Jersey City (City) through its Division 
of Affordable Housing (Division) operates an Affordable Housing Program (Program) designed to monitor affordable 
housingunits for residents of Jersey City; and

WHEREAS, in connection with the Program, the City executes Affordable Housing Agreements (Agreement) with 
developers of residential buildings; and

WHEREAS, pursuant to the Agreement, a developer is required to contract with an Administrative Agent to administrate 
a developer’s affordable housing units and to ensure that the affirmative marketing of all affordable housing units is 
consistent with City’s affirmative marketing plan for affordable housing units; and

WHEREAS, the City shall designate by resolution of the City Council one or more Administrative Agents to administer 
newly constructed affordable housing units in accordance with N.J.A.C. 5:93 and UHAC; and
WHEREAS, pursuant to Section 188-17 of the Municipal Code, the City is required to designate Administrative Agents 
who are available to contract with developers to administrate affordable housing units; and 
WHEREAS, the City advertised a Request for Qualifications for Affordable Housing Administrative Agents and received 
4 proposals on July 23rd, 2025; and

WHEREAS, the Division  has selected and recommended three Administrative Agents for the pool to be approved by 
Resolution of the Municipal Council. To ensure diversity of services, the City, through the Division , will ensure at its 
discretion that no Administrative Agent is administering more than 25% of the Division’s  portfolio at any given time; and

WHEREAS, the Division reviewed the proposals and determined that the companies and individuals listed on Exhibit A 
attached hereto are qualified to perform the duties and responsibilities of an Administrative Agent.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF JERSEY CITY AS 
FOLLOWS:

1. The above recitals are incorporated herein by reference; 
2. The companies and individuals listed on Exhibit A attached hereto are designated as Administrative Agents 

eligible to provide services to developers of affordable housing units in the City of Jersey City; and
3. The Mayor or Business Administrator is authorized to execute the agreement attached hereto as Exhibit B with 

each of the companies and individuals listed on Exhibit A.
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Res. 25-586 Approved: September 10 2025

A Resolution designating companies and individuals eligible to serve as administrative agents in 
connection with the City of Jersey City's Municipally mandated Affordable Housing Program.

APPROVED AS TO LEGAL FORM

.
Business Administrator

.
Corporation Counsel 

☐ Certification Required

RECORD OF COUNCIL VOTE – Sep 10 9-0
AYE NAY N.V. Absent AYE NAY N.V. Absent AYE NAY N.V. Absent N.V. –

 RIDLEY ✓  SALEH ✓  DEGISE ✓ (Abstain)
 HULINGS ✓  SOLOMON ✓  RIVERA ✓
 BOGGIANO ✓  GILMORE ✓  WATTERMAN, 

PRES
✓

Adopted at a meeting of the Municipal Council of the City of Jersey. 

.
President of Council

.
City Clerk

Page 2 of 145
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Res. 25-586 Approved: September 10 2025

A Resolution designating companies and individuals eligible to serve as administrative agents in 
connection with the City of Jersey City's Municipally mandated Affordable Housing Program.

RESOLUTION FACT SHEET -
This summary sheet is to be attached to the front of any resolution that is submitted for Council consideration. Incomplete 
or vague fact sheets will be returned with the resolution.

Project Manager
Genevieve Gazon, Director, Affordable Housing 2015475169 ggazon@jcnj.org
Department  Department of Housing, Economic Development, and Commerce
Division  Division of Affordable Housing

Note: Project Manager must be available by phone during agenda meeting (Wednesday prior to council meeting @ 1:00 
p.m.) 

Meeting Regular Meeting of Municipal Council - Sep 10 2025

Purpose
Resolution designating companies and individuals eligible to serve as administrative agents in connection with the city 
of jersey city's municipally mandated affordable housing program

ATTACHMENTS:
AA Service Agreement - AdminAgent_Exhibit B
List of Qualified Agents - Exhibit A
Acuity Consulting Services - Qualification Statement
Elite Realty Associates LLC
RFQ - Quetzal Consulting
Odra Rodas RFQ - 2025 -3
2025 RFQ Qualified Admin. Agent Services_Exhibit C

Approved by Status:
Genevieve Gazon, Director, Affordable Housing Approved - Aug 22 2025
Annisia Cialone, HEDC Director Approved - Aug 22 2025
Ray Reddington, Attorney Approved - Aug 25 2025
John Metro, Business Administrator Approved - Sep 02 2025

Page 3 of 145
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ADMINISTRATIVE AGENT SERVICE AGREEMENT 
 
 

AGREEMENT made this ___ day of __________, 2025 between the City of Jersey City, a 
municipal corporation of the State of New Jersey (“City”), City Hall, 280 Grove Street, Jersey City, New 
Jersey 07302 and ________________________ (“Administrative Agent”),   
(address)_______________________________ 

 
 

 WHEREAS, the City’s Division of Affordable Housing enters into agreements with developers 
obligating a developer of a multi-family residential building (“Project”) to construct a specified number 
of affordable housing units in the developer’s Project; and 
 
 WHEREAS, Administrative Agents are needed to ensure that a developer is satisfying its 
obligations to provide affordable housing units as set forth in the developer’s agreement with the City; 
and 
 
 WHEREAS, on June 16th, 2025 the City published a Request for Qualifications (“RFQ”) in order 
to establish a pool of Administrative Agent who will be available to accept assignments as the 
Administrative Agents for developers’ Projects; and  
 
 WHEREAS, an Administrative Agent selected for an assignment will execute an agreement with 
the developer; and 
 

WHEREAS, Resolution was approved on [Date] , 2025 authorized this agreement between the 
City and the Administrative Agent.  
 
  
NOW, THEREFORE, in consideration of the mutual promises and covenants set forth herein, the 
parties agree as follows: 
 

ARTICLE I 
Purpose of Agreement 

 
   The purpose of this Agreement is for the Administrative Agent to accept assignments to provide 
Administrative Agent services in connection with affordable housing projects within Jersey City. 

 
ARTICLE II 

Scope of Services 
 

1.    The Administrative Agent shall perform all the services as described in the City’s Request for 
Qualifications (RFQ) and the Administrative Agent’s Qualification Statement (Exhibit “A”), which 
are attached hereto and incorporated herein by reference (Contract Documents).  The agreement 
consists of this Agreement and the Contract Documents.  This Agreement and the Contract 
Documents are intended to complement and supplement each other. In the event that there is a conflict 
or discrepancy between the provisions of this Agreement and the Contract Documents, the provisions 

Page 4 of 145
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2 

of this Agreement shall govern over the provisions of the Contract Documents; the provisions of the 
City’s RFP shall govern over the provisions of the Contractors Proposal. 

 
2. The term of this agreement shall be the Period of Qualification which begins on September 15, 

2025 and ends on September 14, 2026.   
 

3. During the Period of Qualification the Administrative Agent agrees to accept no less than four  
(4) assignments from the City.   

 
 

ARTICLE III 
Contractual Relationship 

 
1. In performing the services under this agreement, the Administrative Agent shall operate and have the 
status of an independent contractor and shall not act as an agent or employee of the City.  As an 
independent contractor, Contractor shall be solely responsible for determining the means and methods of 
performing the services described in the Scope of Services. 
 
2.  The Administrative Agent shall perform the services to be furnished under this Agreement with the 
degree of skill and care that is required by customarily accepted competent professional practices to assure 
that all work is correct and appropriate for the purposes intended.
 
 

ARTICLE III 
Termination 

 
1.   If the Administrative Agent does not accept four (4) assignments from the City during the Period of 
Qualification, the City may terminate this Agreement by providing the Administrative Agent with 30 
days’ notice. 
                     

ARTICLE IV 
Entire Agreement 

 
1.  This Agreement constitutes the entire agreement between the City and Administrative Agent. It 
supersedes all prior or contemporaneous communications, representations of agreement, whether oral or 
written with respect to the subject matter thereof and has been induced by no representations, statements 
or agreements other than those herein expressed.  No agreement hereafter made between the parties shall 
be binding on either party unless reduced to writing and signed by an authorized officer of the party sought 
to be bound thereby. 
2.  This agreement shall in all respects be interpreted and construed and the rights of the party thereto 
shall be governed by the laws of the State of New Jersey.  
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ARTICLE V 
Assignment 

 
    The Administrative Agent shall make no assignment nor transfer this Agreement or assign or transfer 
any part of the work under this Agreement without the written consent of the City. This Agreement shall 
be binding upon the parties hereto, their heirs, executors, legal representatives and assigns. 
 

ARTICLE VI 
Notice 

 
All notices or other communications given hereunder shall be in writing and shall be deemed to be duly 
given if delivered to: 
 

John Metro           ________________________ 
City Business Administrator  ________________________ 
City Hall      ________________________ 
280 Grove Street  ________________________ 
Jersey City, NJ 07302

 
 
IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be executed by their duly 
authorized officers. 

 
 
Attest:      City of Jersey City 
 
 
                                                                                 
Sean Gallagher, City Clerk              John Metro, Business Administrator 
 
 
Attest:           Administrative Agent’s Name:    
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WWW.JERSEYCITYNJ.GOV

EXHIBIT A
 
 

 Acuity Consulting Services, 65 Capri Drive. Brick NJ 
  

 Elite Realty, 580 Memorial Drive, Neptune NJ  
 

  Quetzal Consulting, 383 Summit Avenue, Jersey City NJ 
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