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EXECUTIVE SUMMARY

This Fourth Round Housing Plan Element and Fair Share Plan (HPE/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..S.A. 52:27D-310 as amended
by P.L. 2024 c.2, the Administrative Directive #14-24, and the rules of the New Jersey Council
on Affordable Housing (COAH) contained at N.J.LA.C. 5:03 et seq. This plan is an update to the
Township’s Amended Third Round HPE/FSP adopted by the Planning Board on December 7,
2020 and endorsed by the Township Committee on December 17, 2020. This cumulative
Fourth Round HPE/FSP will serve as the foundation for the Township’s submission to the
Superior Court of New Jersey and the Affordable Housing Dispute Resolution Program
{Program).

There are four components to a municipality's affordable housing obligation: the Fourth
Round Present Need or Rehabilitation Share, the Prior Round obligation, the Third Round
obligation, and the Fourth Round Prospective Need obligation. The Township’s affordable
housing obligations are as follows:

Prior Round/Third Round

On February 20, 2018, the Superior Court approved the Township’s 2017 Settlement
Agreement with Fair Share Housing Center (FSHC), which set the Township’s Prior Round
Prospective Need as previously established by COAH and established the Township’s Third
Round “Gap” [Prospective Need as follows:

= Prior Round Prospective Need: 307
= Third Round Prospective Need: 616

The Township Township’s Third Round HPE/FSP was approved by the Superior Court in a
Final Judgment of Compliance and Repose {JOR), issued on July 24, 2019. As detailed in the
2019 JOR, some projects changed necessitating a revised HPE/FSP. The Township
subsequently amended its Third Round HPE/FSP and Settlement Agreement, which
addressed conditions set forth in the 2019 JOR. The Township adopted an Amended Third
Round HPE/FSP in 2020, and the Township and FSHC executed an amended Settlement
Agreement in 2022. After a Compliance Hearing, the Township’s Amended Third Round
HPE/FSP and the Amended Settlement Agreement were approved by the Superior Court in a
final a Final JOR, issued on January 24, 2023.

The Township has satisfied its Prior Round obligation (1987-1999) of 307 units with completed
affordable family rental units in an inclusionary housing development, completed affordable
family sale units in two inclusionary housing developments, affordable age-restricted sale units
in an inclusionary housing development, three 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,

1{Page
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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 Township has satisfied its Third Round obligation {1999-2023) of 616 units with the
remaining 108 affordable family rental units at Pike Run inclusionary development, affordable
family rental units at three completed inclusionary housing developments, affordable family
rental units at an approved inclusionary housing development, affordable family units at six
inclusionary developments approved and under construction, affordable age-resiricted units at
an approved assisted living facility, four group homes, a 100% affordable municipally-
sponsored age-restricted development, a family for-sale project, and Third Round rental
bonuses.

Fourth Round

On January 27, 2025, the Township Committee adopted Resolution #25-1-54, which accepted
the determination promulgated by the New Jersey Department of Community Affairg (DCA)
of the Township's Fourth Round Present Need/Rehabilitation Obligation and Prospective
Need as follows:

o Fourth Round Present Need: 73
» Tourth Round Prospective Need: 260

The Fourth Round Progpective obligation {2025-2035) of 260 units will be addressed with the
affordable family rental units at the proposed 23 Orchard inclusionary housing development,
affordable family rental units at the proposed Kenvue inclusionary housing development, an
additional affordable family rental unit from the approved Village Walk mixed use inclusionary
development, affordable age-restricted units through an approved redevelopment plan, and
extension of expiring controls.

Regarding rehabilitation, Montgomery Township will establish a local rehabilitation program
open to eligible owner-occupied and renter-occupied units. The Township will also provide
funding from the affordable housing trust fund necessary to supplement the cost to satisfy its
obligation,

The Township is still in the process of analyzing existing water and sewer capacity. Given the
short timeline provided by the FHA at N.J.S.A, 52:27D-370 as amended by P.L. 2024 c.2 for
adoption and submission of this Fourth Round Housing Element and Fair Share Plan, the
Township reserves the right to amend the plan once information regarding water and sewer
availability becomes available. In the event that a sewer capacity issue comes to light, the
Township reserves the right to amend this plan to take such issues into account,

2fPage
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AFFORDABLE HOUSING JUDICIAL & LEGISLATIVE
BACKGROUND

In the 1975 Mount Laurel® decision, the New Jersey Supreme Court ruled that developing
municipalities have a constitutional obligation to provide diversity and choice in the housing
types permitted in the municipality, including housing for low- and moderate-income
households. In its 1983 Mount Laurel 11 decision,* the New Jersey Supreme Court extended to
all municipalities with any “growth area” as designated in the State Development Guide Plan
(now supetseded by the State Development and Redevelopment Plan, or SDRP) the obligation
to provide their “fair share” of a calculated regional need for affordable units. Mount Laurel IT
also introduced a “builder’s remedy” if a municipality was not providing its fair share of
affordable housing. A builder's remedy may permit a developer that is successful in litigation
the right to develop what is typically a higher density multi-family project on land not zoned to
permit such use, so long as a “substantial” percentage of the proposed units would be reserved
for low- and moderate-income households.

In 198s, in response to Mount Laurel 11, the New Jersey Legislature enacted the Fair Housing
Act (“FHA”).3 The FHA created the Council on Affordable Housing (“COAH"} as an
administrative body responsible for oversight of municipalities’ affordable housing efforts,
rather than having oversight go through the courts. The Legislature 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 use in
determining and addressing their fair share obligations, and (iv} to create a process for the
review and approval of municipal housing elements and fair share plans.

COAH’s First and Second Rounds, 1686-1999

COAH created the criteria and regulations for municipalities to address their affordable
housing obligations. COAH originally established a methodology for determining municipal
affordable housing obligations for the six-year period between 1987 and 1993,4 which period
became known as the First Round. This methodology established an existing need to address
substandard housing that was being occupied by low- and moderate-income households
{variously known as “present need” or “rehabilitation share”), and calculated future demand,
to be satisfied typically, but not exclusively, with new construction {“prospective need” or “fair
share”).

' Southern Burlington County NAACP v, Township of Mount Laurel, 67 N.}. 151 {1975}
* Southern Burlington County NAACP v. Township of Mount Laurel, 52 N.J. 158 {1583)
3 NLLS A. 52:270-301 ef seq.

4 N.LA.C. 5:92-1 ef seq,

3{Page
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The First Round methodology was superseded in 1994 by COAH’s Second Round
regulations.s 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 census data. These regulations identified a municipality’s
cumulative obligations for the First and Second Rounds. Under regulations adopted for the
Third Round, a municipality’s obligation to provide affordable housing for the First and Second
Rounds is referred to cumulatively as the Prior Round obligation.

COAH’s Third Round and Related Judicial and Legislative Activity, 1999-2025

The FHA had originally required housing rounds to be for a six-year period for the First and
Second Rounds. In 2001, the time period increased to a 1o-year period consistent with the
Municipal Land Use Law (“MLUL"}. In order to utilize 2000 census data, which hadn’t yet
been released, COAH delayed the start of the Third Round from 1999 to 2004, with the Third
Round time period initially ending in 2014. In December 2004, COAH’s first version of the
Third Round rules® became effective, and the 15-year Third Round time period (1999 — 2014)
was condensed into an affordable housing delivery period from January 1, 2004, through
January 1, 2014.

The 2004 Third Round rules marked a significant departure from the methods utilized in
COAH’s Prior Round. Previously, COAH assigned an affordable housing obligation as an
absolute number to each municipality. These Third Round rules implemented a “growth
share” approach that linked the production of affordable housing to residential and non-
residential development in a municipality.

On January 25, 2007, a New Jersey Appellate Court decision? invalidated key elements of the
first version of the Third Round rules, including the growth share approach, and the Court
ordered COAH to propose and adopt amendments to its rules. COAH issued revised rules
effective on June 2, 2008 (as well as a further rule revision effective on October 20, 2008},
which largely retained the growth share approach.

Just as various parties had challenged COAH’s initial Third Round regulations, parties
challenged COAH’s 2008 revised Third Round rules. On October 8, 2010, the Appellate
Division issued its decision on the challenges.® The Appellate Division upheld the COAH Prior
Round regulations that assigned rehabilitation and Prior Round numbers to each municipality,
but invalidated the regulations by which the agency assigned housing obligations in the Third

SNLAC 519311 et seq.

E NLLAC. 5:94-1 and 5:95-1

7 In re Adoption of N.LLA.C. 5:94 and 5:55, 360 N.]. Super. 1 {2007)

® In re Adoption of N.J.A.C. 5:96 and 5:97, 416 N.}. Super. 462 {2010}

4|Page
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Round, again ruling that COAH could not allocate obligations through a growth share formula.
Instead, the Appellate Division directed COAH to use methods similar to those used in the
First and Second Rounds.

Third Round judicial Activity

After various challenges were filed, on September 26, 2013, the New Jersey Supreme Court
upheld the Appellate Court decision? and ordered COAH to prepare the necessary rules.
COAH failed to adopt new rules, and more challenges ensued.

On March 1o, 2015, the New Jersey Supreme Court issued a ruling on Fair Share Housing
Center’s {“FSHC’s”) Motion in Aid of Litigant’s Rights, which became known as Mount Laurel
IV.= In this decision, the Court transferred responsibility for reviewing and approving housing
elements and fair share plans from COAH to designated Mount Laurel trial judges, declaring
COAH “moribund.” Municipalities were now to apply to the Courts, instead of COAH, if they
wished to be protected from exclusionary zoning lawsuits. The Mount Laurel trial judges, with
the assistance of a Court-appointed Special Adjudicator, were tasked with reviewing municipal
plans much in the same manner as COAH had done previously. Those towns whose plans
were approved by the Court received a Judgment of Compliance and Repose, the court
equivalent of COAH’s substantive certification.

While the New Jersey Supreme Court’s decision set a process in motion for towns to address
their Third Round obligation, the decision did not assign those obligations. Instead, that was
to be done by the trial courts, although ultimately most towns entered into settlement
agreements to set their fair share obligations. The Court stated that municipalities should rely
on COAH’s Second Round rules (N.LA.C. 5:93} and those components of COAH’s 2008
regulations that were specifically upheld, as well as the FHA, in their preparation of Third
Round housing elements and fair share plans.

On January 17, 2017, the New Jersey Supreme Court rendered a decision® that found that the
period between 1999 and 2015, now known as the “gap period,” when no valid affordable
housing regulations were in force, generated an affordable housing obligation. This obligation
required an expanded definition of the municipal Present Need obligation to include the
unaddressed housing needs of low- and moderate-income households that had formed during
the gap period. This meant that the Third Round municipal affordable housing obligation
would now comprise four compenents: Present Need (rehabilitation), Prior Round (1987-

9 in re Adoption of N.J.A.C. 5:46 and 5:47 by New lersey Council On Affordable Housing, 215 N 578 (2013)
™ {n re Adoption of N.J.A.C. 5:96 & 5:57, 221 Nf 1 {2015)
" In Re Declaratory Judgment Actions Filed by Various Municipalities, 227 N.]. 508 {(2017)

5|Page
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1999, new construction), Third Round Gap Need (1999-2015, new construction), and Third
Round Prospective Need (Third Round, 2015 to 2025, new construction).

Third Round Legislative Activity
In addition, the New Jersey Legislature has amended the FHA several times in recent years.

On July 17, 2008, P.L. 2008 ¢. 46 (referred to as the Roberts Bill or Ajoo) was enacted, which
amended the FHA in a number of ways. Key provisions included the following:

= Itestablished a statewide 2.5% non-residential development fee instead of requiring non-
residential developers to provide affordable housing;

= It eliminated new regional contribution agreements (“RCAs”) as a compliance technique
available to municipalities; previously a municipality could fund the transfer up to 50% of
its fair share to so called “receiving” municipalities;

» Jtadded a requirement that 13% of all affordable housing units be restricted to very low-
income households, which it defined as households earning 30% or less of median
income; and

* It added a requirement that municipalities had to commit to spend development fees
within four years of the date of collection. This was later addressed in a Superior Court
decision which found the four-year period begins at the time the Court approves the
municipal spending plan.*

In July 2020, the State amended the FHA again to require, beginning in November 2020, that
all affordable units that are subject to affirmative marketing requirements also be listed on the
state’s Affordable Housing Resource Center website. All affordable housing affirmative
marketing plans are now required to include listing on the State Affordable Housing Resource
Center website.

2 In the Matter of the Adoption of the Monroe Township Housing Element and Fair Share Plan, and Implementing QOrdinances
(z015)
13 htps:/ fuwew.nj.gov/nihrc/

EfPage



SOM-L-000153-25 07/11/2025 8:21:25 PM Pg 12 of 96 Trans ID: LCV20251995995
SOM-L -000153-25 06/30/2025 2:00:00 AM Pg 12 of 126 Trans ID: LCV20251886553

Fourth Round Housing Plan Element and Fair Share Plan . . -
Montgomery Township

The Fourth Round, 2025-2035

On March 20, 2024, the FHA was amended again (as were other statutes). This amendment,
P.l. 2024 c2:

=  Formally abolishes COAH,;

= Requires the state Department of Community Affairs (DCA) to promulgate municipal
obligations using an adjusted methodology. These obligations are to be considered
advisory, not binding;

=  Establishes a timeline within which municipalities need to adopt and submit binding
resolutions stipulating to their Fourth Round fair share obligations, in order for them to
retain their immunity from exclusionary-zoning lawsuits;

= Requires the New Jersey Housing and Mortgage Finance Agency (HMFA) and DCA to
update rules and standards governing affordable housing production, trust funds, and
affordable housing administration;

» Establishes a Court-based Affordable Housing Dispute Resolution Program (Program)
that will be responsible for challenges to municipalities” affordable housing obligation
determinations and compliance efforts; '

= Establishes a longer control period — 40 years, rather than 30 years — for new affordable
rental units;

»  Changes the criteria for affordable housing bonuses, making various additional categories
of affordable housing eligible for bonuses;

= FEstablishes a timeline within which municipalities need to take various steps toward
adoption of a Housing Element and Fair Share Plan, in order for them to retain their
immunity from exclusionary-zoning lawsuits;

» [Establishes new reporting and monitoring procedures and deadlines for both affordable
units and affordable housing trust funds, and assigns oversight for reporting and
monitoring to DCA.

In December 2024, the Administrative Office of the Courts issued Administrative Directive
#14-24, establishing procedures for implementation of the Program and for municipalities to
file their Fourth Round Declaratory Judgment (D]) filings, etc.

This plan has been prepared to meet the requirements of the FHA as most recently amended
and all applicable regulations.

7]Page
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MONTGOMERY'S AFFORDABLE HOUSING HISTORY

The New Jersey State Supreme Court decided the “Mt. Laurel 11" 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 %) years after the “Mt. Laurel I1” 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 “congensus 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 I1” “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 11"
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 s,
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.

SFPagem
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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 overturming COAH’s 2004
Third Round rules. On November 25, 2008, Montgomery adopted a 2008 Third Round
Housing Element and Pair 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 1o, 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 201y, 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).™ 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 z
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 Township’s Planning Board adopted a Third Round HPE/FSP
on July 2, 2018, endorsed by the Township Committee on July 5, 2018. The 2018 HPE/FSP
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 changed, thus necessitating a revised HPE/FSP.

Thereafter, an Amended HPE/FSP was prepared in 2020 to make minor modifications to the
preliminary compliance charts in the Settlement Agreement to account for new unit count
details. On December 7, 2020, the Township’s Planning Board adopted the Amended Third
Round HPE/FSP, endorsed by the Township Committee on December 17, 2020.

Subsequent to the Amended HPE/FSP, the Township and FSHC executed an amendment to
the 2017 Settlement Agreement to modify the preliminary compliance charts to be consistent

' By the terms of the Agreement, FSHC is now an Intervenor in the Township's D) action.

glPage



SOM-L-000153-25 07/11/2025 8:21:25 PM Pg 15 0f 96 Trans ID: LCV20251995995
SOM-L -000153-25 06/30/2025 2:00:00 AM Pg 15 0of 126 Trans ID: LCV20251886553

Faurth Round Housing Plan Element and Fair Share Plan . . .
Montgomery Township

with the record, with the Township’s Amended HPE/FSP, and with the Court’s 2019 JOR. The
amended Agreement was signed on May 27, 2022 by Adam M. Gordon, Esq. for FSHC and
executed for the Township on September 1, 2022 by former Mayor Devra Keenan. After a
Compliance Hearing, the Court granted a Final JOR on January 24, 2023, approving the
Amended 2020 HPE/ESP, approving the Amended 2022 Settlement Agreement, and giving
the Township immunity and protection from any Mount Laurel builder's remedy actions
through July 8, 2025. The Township’s 2023 Final Third Round JOR and Amended Settlement
Agreement are included as Appendix 2.

On January 27, 2025, the Township adopted a resolution declaring its Fourth Round Present
Need of 73 units and a Fourth Round Prospective Need of 260 units, based on DCA’s
calculations. On January 29, 2025, Montgomery Township filed its Fourth Round D] action
with the Program/Superior Court, pursuant to the requirements of the amended FHA and the
Administrative Directive #14-2024. The Township’s Fourth Round Present Need/Prospective
Need resolution was uncontested. Thereafter, on March 26, 2025, the Superior Court issued
an Order which accepted the Township’s Fourth Round Present Need/Prospective Need. The
Township’s Fourth Round D] Filing and the April 8, 2025 Order are included as Appendix 3.
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AFFORDABILITY REQUIREMENTS

Affordable housing is defined under the amended FHA as a dwelling, either for sale or rent,
that is within the financial means of households of very low, low, or moderate income as
income is measured within each housing repion. Monigomery is in Region 3, which includes
the Counties of Hunterdon, Somerset, and Middlesex. Moderate-income households are those
earning more than 50% but less than 80% of the regional median income. Low-income
households are those with annual incomes that are between 30% and 50% of the regional
median income. Very low-income households are those with annual incomes of 30% or less of
the regional median income.

Through the Uniform Housing Affordability Controls (UHAC) found at N.J.A.C. 5:80-26.1 et
seq., the maximum rent for a qualified unit must be affordable to households that earn no more
than 60% of the median income for the region. The average rent must be affordable to
households earning no more than 529 of the median income. The maximum sale prices for
affordable units must be affordable to households that earn no more than 70% of the median

income. The average sale price must be affordable to a household that earns no more than 55%
of the median income.

The regional median income is now defined in the amended FHA and continues fo utilize
HUD income limits on a regional basis. In the spring of each year HUD releases updated
income limits, which COAH would reallocate to its regions. Itis from these income limits that
the rents and sale prices for affordable units are derived. See Table 1 for 2024 income limits
for Region 3.

" Household 1-Person 2-Person 3-Person 4-Person 5-Person
Income Levels Household Household HMousehold Household Household

Moderate $81,872 | $93,568 | $105,264 $u6,960 | $126317
Clow U $51,970 0 ] $58,480 “$65,790 1 $73,000 ¢ "$78,948
Very Low $30,702 $35,088 $30,474 $43,860 $47.369

" Source: Affordable Housing Frofessionals of New Jersey 2024 Affordable Housing Regional lncorie Limits =

TABLE 2. ILLUSTRATIVE 2024 AFFORDABLE GROSS FORREGION3

Household Income Levels t-Bedroom 2-Bedroom 3-Bedroom
{% of Median Income) Unit Rent Unit Rent Unit Rent
Moderate {60%) $1,645 $1,974 $2,281
Low [50%) 1. %17 | Su645 . - Sugon.
Very Low (30%) $822 $987 $1,140
i e o o e e e e e R o
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... TABLE 3. ILLUSTRATIVE 2024 AFFORDABLE SALES PRICES FORREGION3 =

‘Household Income Levels 1 Bedroom .2 Bedroom .- ;0 3 Bedroom oo
- (% of Median Income) - Unit Price ' UnitPrice - Unit Price
"~ Moderate (70%) |  $154.088 | $187,267  $218,234
o Low (s0%) " $106,689 - - |- $130389 [ $152i508
Very Low (30%) $59,201 $73,510 $86,785
“Caurce: Affordable Houking Frofessionals of N/ ESHC Affordable Housing Regional Income Limits ahd Sales Calculator=s

HOUSING ELEMENT & FAIR SHARE PLAN REQUIREMENTS

In accordance with the Municipal Land Use Law (N.].S.A. 40:55D-1, et seq.), a municipal Master
Plan must include a Housing Plan Element as the foundation for the mumicipal zoning
ordinance (see N.L.S.A. 40:55D-28b(3} and -62). Pursuant to the FHA {(N.[.S.A. 52:27D-301 &t
seq.), a municipality’s Housing Plan Element must be designed to provide access to affordable
housing to meet present and prospective housing needs, with particular attention to low- and
moderate-income housing. Specifically, N.J.S.A. 52:27D-310 requires that the Housing Plan
Flement 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 as
established pursuant to section 3 of P.L. 2024, c.2 {C.52:127D-304.1);

= 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;

= An analysis of the extent to which municipal ordinances and other local factors advance or
detract from the goal of preserving multigenerational family continuity as expressed in the
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recommendations of the Multigenerational Family Housing Continuity Commission,
adopted pursuant to paragraph (1) of subsection f. of 23 section 1 of P.L2o21, c2y3
(C.52:27D-329.20); and

= An analysis of consistency with the State Development and Redevelopment Plan, including
water, wastewater, stormwater, and multi-modal transportation based on guidance and
technical assistance from the State Planning Commission.

In addition to FHA requirements, the following requirements set forth by Administrative
Directive #14-24, issued by the Administrative Office of the Courts on December 13, 2024 have
been issued:

I. One of the requirements for a final HPE/FSP is the inclusion of detailed site suitability
analyses, based on the best available data, for each of the unbuilt inclusionary or 100%
affordable housing sites in the plan as well as an identification of each of the sites that
were proposed for such development and rejected, along with the reasons for such
rejection.

2. The concept plan for the development of each of the selected sites should be overlaid
on the most up to date environmental constraints map for that site as part of its
analysis. When the detailed analyses are completed, the municipality can see what
changes will be needed (either to the selected sites or to their zoning) to ensure that all
of the units required by the setilement agreement will actually be produced. If it
becomes apparent that one (or more) of the sites in the plan does not have the capacity
to accommodate all of the development proposed for it, the burden will be on the
municipality either to adjust its zoning regulations (height, setbacks, etc.) so that the
site will be able to yield the number of units and affordable units anticipated by the

settlement agreement or to find other mechanisms or other sites as needed to address
the likelihood of a shortfall.

3. The final HPE/FSP must fully document the creditworthiness of all of the existing
affordable housing units in its HPE/FSP and to demonstrate that it has followed all of
the applicable requirements for extending expiring controls, including confirmation
that all of the units on which the controls have been extended are code-compliant or
have been rehabilitated to code-comphliance, and that all extended controls cover a full
30-year period beginning with the end of the original control period. Documentation
as 1o the start dates and lengths of affordability controls applicable to these units and
applicable Affordable Housing Agreements and/or deed restrictions is also required.
Additionally, the income and bedroom distributions and continued creditworthiness
of all other existing affordable units in the HPE/FSP must be provided.

4. The HPE/FSP must include an analysis of how the HPE/FSP complies with or will
comply with all of the terms of the executed settlement agreement, Once the HPE/FSP

has been prepared, it must be reviewed by Fair Share Housing Center and the
Program’s Special Adjudicator for compliance with the terms of the executed
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settlement agreement, the FHA and UHAC regulations. The HPE/FSP must be
adopted by the Planning Board and the implementation components of the HPE/FSP
must be adopted by the governing body.

The HPE/ESP must also include (in an Appendix) all adopted ordinances and resolutions
needed to implement the HPE/FSP, including:

1. All zoning amendments (or redevelopment plans, if applicable).

2. An Affordable Housing Ordinance that includes, among other required regulations,
its applicability to 100 percent affordable and tax credit projects, the monitoring and
any reporting requirements set forth in the settlement agreement, requirements
regarding very low income houging and very low income affordability consistent with
the FHA and the settlement agreement, provisions for calculating annual increases in
income levels and sales prices and rent levels, and a clarification regarding the
minimum length of the affordability controls (at least 30 years, until the municipality
takes action to release the controls).

3. 'The adoption of the mandatory set aside ordinance, if any, and the repeal of the existing
growth share provisions of the code.

4. An executed and updated Development Fee Ordinance that reflects the court's
jurisdiction.

5. An Affirmative Marketing Plan adopted by resolution that contains specific directive to
be followed by the Administrative Agent in affirmatively marketing affordable housing
units, with an updated COAH form appended to the Affirmative Marketing Plan, and

with both documents specifically reflecting the direct notification requirements set
forth in the settlement agreement.

6. An updated and adopted Spending Plan indicating how the municipality intends to
allocate development fees and other funds, and detailing (in mini manuals) how the
municipality proposes to expend funds for affordability assistance, espedially those
funds earmarked for very low income affordability assistance.

7. A resolution of intent to fund any shortfall in the costs of the municipality’s
municipally sponsored affordable housing developments as well as its rehabilitation
program, including by bonding if necessary.

8. Copies of the resolution{s) and/or contract(s) appointing one or more Administrative
Agent(s) and of the adopted ordinance creating the position of, and resolution
appointing, the Municipal Affordable Housing Liaison,

9. A resolution from the Planning Board adopting the HPE/ESP, and, if a final Judgment
is sought before all of the implementing ordinances and resolutions can be adopted, a
resolution of the governing body endorsing the HPE/FSP.
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Consistent with N.LA.C. 5:93-5.5, any municipally sponsored 100% affordable housing
development will be required to be shovel-ready within two years of the deadlines set forth in
the settlement agreement:

1. The municipality will be required to submit the identity of the project sponsor, a
detailed pro forma of project costs, and documentation of available funding to the
municipality and/or project sponsor, including any pending applications for funding,
and a commitment to provide a stable alternative source, in the form of a resolution of
intent to fund shortfall, including by bonding, if necessary, in the event that a pending
application for outside funding has not yet been not approved.

2. Additionally, a construction schedule or timetable must be submitted setting forth each
step in the development process, including preparation and approval of a site plan,
applications for state and federal permits, selection of a contractor, and start of
construction, such that construction can begin within two (2) years of the deadline set
forth in the settlement agreement.

This Fourth Round Housing Plan Element has been prepared to satisfy all of the above
requirements.
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HOUSING, DEMOGRAPHIC & EMPLOYMENT ANALYSIS

Housing Characteristics

The 2019-2023 American Community Survey (ACS) % indicates that Montgomery has
approximately 8,582 housing units, of which 214, or 2.5%, are vacant. The Township’s housing
stock predominantly consists of single-family detached units (71.0%) and single-family
attached units (16.6%). The Township’s percentage of single-family detached units is 18.3%
higher than that of the State (52.7%) and approximately 12% higher than that of Somerset
County (58.8 %). The renter population represents approximately 14.7% of all occupied units
in Montgomery (with 85.3% owner-occupied), which is 10.8% less than the renter population
in the County (25.5%) and 21.6% less than the renter population in the State as a whole (36.3%).
See Table 4, Housing Ugits by Number of Unifs in Structure, 2023, for a detailed explanation
of the housing units in 2023.

Number Total - % - Owner % éentais % Vaﬁar;f
of Units Units - Total  Occupied Total - Total Sa
1, Petached 6,097 71.0% 5,783 67.4% 223 2.6% o1
1, Attached | 1,423 | 16.6% | 1,206 “143% 44 1.7% b T3
2 52 0.6% 11 0.1% 41 0.5% o
3org 4 98 1 % | 8 02% | 80 | 09% | -0
5tog 333 3.9% 29 0.3% 304 3.5% 0
1oormore | 579 i 6.7% 92 T RA% | 4370 0 050% | 500
Other 0 0.0% 0 0.0% 0 0.0% 0
Total 7 7| 78,582, 1 100% . U739 83.2% ) 1,226 1 143% 214
- Source: Tables B25o32, DFoy, 2019:3023 American Commiunity Survey Five-Year Estimate

Table 5, Housing Units by Year Built, 2023, illustrates the age of the Township’s housing stock.
Only 7.3% of Montgomery’s housing stock was constructed prior to 1949. The majority of the
Township’s housing stock was constructed between 1980 and 2009 (68.4%), including 1,138
multi-family renter-occupied umits, and construction slowed with the Great Recession (see
Table 20 below for information on building permits since 2013). The median year homes were

¥ The American Community Survey replaced the long-form Census as the source for much of the housing dam necessary o
complete this section, The Census is a one-time count of the population while thig ACS is an estimate taken over five years through
sampling, Ag such, data in the ACS is subject to a margin of error,
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built in the Township (1993) is more recent than both the State’s median (1969) and the
County’s (1982).

TABLE 5. HOUSING UNITS BY YEAR BUILT, 2023 |

Year Built . ‘Total Units Percent -Owner Renter  Vacant
2020 or later 15 0.2% 15 o 0
2010t0 2018 ] . 674 7.6% 661 {13 | o
2000 to 2009 1987' 23.2% | 1402 535 50
1990101999 - | - 2434 - | 28.4% | 2022 | 339 . 73 "
1980 0 1989 1446 16.8% 1329 117 0
1970101979 ~ | 391 | 46% | ‘352 | 39 | o
1960 to 1969 750 8.7% 692 12 46
1950te 1959 T U259 L 3.0%. | (235 ) 247 o
1940 to 1949 12 0.1% & 6 o)
193g9orearlier . | - 614 -] F2% | 425 1441 4§
Totals 8,582 100% | 7,139 | 1,229 214
Median Year Built: | 1993 | 1993 | ‘1998 |
 Source: 2019-2023 American Commumity Survey 5-Year Estimate (DPoq, B25036, Ba5037)

Table 6, Number of Bedrooms per Housing Unit, 2023 shows that housing in Montgomery is
generally larger than comparable housing across the County and the State, as evidenced by the
number of bedrooms per housing unit. Housing units with three or more bedrooms comprise
76.1% of all housing units in Montgomery Township, compared to 57.4% and 62.2% in New
Jersey and Middlesex County respectively.

UNIT, zoz3 : '

Bedrooms Number of Units - -Percent -

Eﬁic‘ren . __— T

RIS R BRSBTS I X1 -
2 . 1,451 16.9%
N T D T
4 : 3,360 39.2%
SE T 0 T 12.9%
Total 8,582 100%

- Saurte: Table DPoy,-2619-2023 American Community Survey. Five-Year Estimate.
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Table 77, Owner-Occupied Housing Values, 2013 and 2023, shows that the median housing
value in Montgomery Township increased 25.9% between 2013 and 2023, a lower percentage
increase than values across Somerset County overall (31.4%). Montgomery Township had
dramatically higher median home values {$739,400) compared to the county ($523,900) and
state in 2023 ($461,000).

Based on the 2024 illustrative sales prices provided in Table 3 and the estimated value of

owner-occupied homes in 2023 as provided in Table 77, approximately 87 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 82 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 21 units (0.3%) may be affordable

to moderate-income households (excluding those units affordable to low- or very low income-

households). In total, 189 owner-occupied units, or 2.6% of owner-occupied units in the

Township, may be affordable to low- or moderate-income households.

TABLE 7. OWNER-OCCUPIED HOUSING VALUES, 3;013 and 2023

Housing Unit Value 2013 Uniis Percent 2023 Units - perceﬁf
Less than $50,000 300 ) 05% . 31| 0.4%
$50,000-$99,999 20 0.3% 56 0.8%
$100,000:5149,999 | 4| o% | 8 ] A%
$150,000-$199,999 4 0.7% 21 0.3%
$200,000-$299,999 | L 230 o 37% | . 90 .| 13%
$300,000-$499,999 1,936 31.0% 1,135 15.9%
$500,000-$999,099 | .. 3.427°° 1 |1i54.9% | - 4.427 | 62.0%
$1,000,000 oF more 543 8.7% 1,208 18.2%
Total T Uit io 6241 00 - 100% | 7,339 | 100%
Median $587,400 $739,400

" Sources: Table DPo4, 2009-2013 and 201 9-2023 American-Community Survey Five-Year Estimates " o

The median rent in Montgomery in 2023 was $2,16¢9, compared to $1,921 across Somerset
County. Based on the 2024 illustrative rents provided in Table 2, approximately 75 renter-
occupied units, or 6.1%, may be affordable to very low-income renters, depending on the
number of bedrooms being rented. Similatly, approximately 235 rental units (exclusive of units
that may be affordable to very low-income households), or 19.1%, may be affordable to low-
income renters and approximately 324 rental units (excluding units that may be affordable to
low-income households), or 26.4%, may be affordable to moderate-income renters. In total,
approximately 634 rental units, or 51.6% of all renter-cccupied housing umits, may be
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affordable to low- or moderate-income households depending on the number of bedrooms
being rented. See Table 8, Montgomery and Sometset County, Gross Rent.

TABLE 3. MONTGOMERY AND SOMERSET COUNTY GROSS RENT, 2023 -

Montgomery Somerset County = 0"

GrossRent ~ Units  Percent = Units Percent.
Less than $500 57 4.6% 635 1.9%
Ssootosogg 26 T % T s T as%
$1,000 to $1,499 30 2.4% 4,752 14.4%
$1500t08$1,999 1 413 | 33.6% | 10,799 | .. 32.7% -
$2,000 to $2,499 96 7.8% 7.672 23.2%
S2.500t082.999 | 296 | 241% Tiayo TTha%
$3,000 or more 199 16.2% 2,798 8.5%
‘Nocashrent © b 12 ] 9a% 1 1,144 0 ) 3.5%
Total 1,229 100% 33,045 100%
MedianRent =~ Y T %206 T $1,021

Source: Table DPog4, 2019-2023 American Community Survey Five-Year Estimate

Housing is generally considered fo 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, 25.7% of all households in
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 (40.6%)
ig higher than the percent of owner-occupied households (23.9%), which suggests that some
of Montgomery’s existing rental housing may be unaffordable to the population.

Monthly Housing Owner- % of A of o Al

Renter Total _Occu pled

- Cost as % of Income Occupled Total

Less than 20 Percent | - 4108 | 57.9% | 324 | 20.0% | 4,432 | 53.0%
20 to 29 Percent 1,300 18.3% 340 30.4% 1,640 19.6%
30PercentorMore | 1,697  |.23.9% | - 453 | 40.6% | 2150 1 257%
Total 7,105% B5.3% | 1 M7FF | 14.7% 8,222 100%

‘Saurce: Teble DPog, 2019-2023 American Consmunity. Survay Five-Year Eshmate P
* Includes only households with a mortgage - -
** Exeludes 234 households labeled as “Not Computed”

In 2023, there were an estimated 38 umits that had incomplete kitchen facilities and o units
with incomplete plumbing facilities. There were also an estimated six {6} 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
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is often occupied by lower-income households who share space fo save on housing costs.
Historically, the conditions mentioned in this paragraph have been indicators of housing
deficiency, which are used to determine the number of units requiring rehabilitation.

_ TABLE 10. INDICATORS OF HOUSING DEFICIENCY, 2023 o

~ Incomplete Incomplete  Crowded or Overcrowded, |

© Plumbing  Kitchen “and Built Preigzo -
. po

Indicator

Population Characteristics

The population of Montgomery grew nearly 33.5% from 2000 to 2020. The Township’s rate
of population growth between 2000 and 2020 is more than double the growth rate of the
County (16.1%). The County’s growth rate has moderately decreased from 27.3% from 2000
to 2010, to just 6.5% from 2010 to 2020. See Table 11, Population Growth.

~ TABLE 1. POPULATION GROWTH, 2000 — 2020 R
‘oo -"10 o-'20 'oo-"20 ]

Montgomery 17,4817 22,254 27.3% 23,690 6.5% 33.5%
‘Somerset County | 297,490 | 323,444 | 8% | 345361 | 6.8% | 16.%
New Jersey 8,414,350 | 8,791,894 4.5% 9,288,994 5.7% 10.4%

Sources: 2000, 2010, and 2020 ULS. Census . . -

Between 2013 and 2023, there were large increases in most of Montgomery's adult age cohorts,
especially in the senior population. The highest rate of growth was in the age 85 and older
cohort, which grew more than 80.3% between 2013 and 2023. The only adult age cohort to
decline in population was the 45 to 54 cohort, with a decline of just -4.6%. The youth
population of those 19 and under in Montgomery declined -15.1% from 2013 to 2023. The
growth in older age cohorts and decline of children 19 and under contributed to Montgomery’s
increase in the median age from 39.5 to 42.9 years. See Table 12, Montgomery Age
Distribution 2013 - 2023, for additional detail.
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i ”‘Percentm”

ONTGOMERY 'AGE DISTRIBUTION, 2013 - 2023 -
2023 -

Percent

Percent Change‘ 1

5.3% 886 1 3.7% T 25.0%
59 1755 7.9% 1491 6.3% -15.0%
10-14 2537 11.4% ] 2242 | 95% 1 6% o
1519 2006 9.0% 1730 7.3% -13.8%
20-24 841 3.8%: 25100 53% ] 48.8%
25-34 1,450 6.5% 1,586 6.7% 9.4%
35-44 - 3,387 " 15.2% 3,447 | 14.6% | 1.8%
45-54 4,432 19.8% 4,230 17.9% -4.6%
5559 13320 ] 60% | c1ga3 | 8% | o444%
60-64 941  42% 1681 7.1% 78.6%
6574 1,449 - 6.5% 15770 | 6.4% 1 4%
7584 728 3.3% 1138 4.8% 56.3%
85+ . 289 Cy3% U s o a% 1 Bos% -
Total 22,329 100% 23,643 100% 5.9%
‘Median ‘Age: - "3G9.5 T . 42.9 . S
Source: Table DPos, U.S. Census Bureau, 2009-2013 American Community Survey Five-Year Estimates; Table DP05 s
Census Bureau, 2019-2023 American Community Survey Five-Year Estimates

Household Characteristics

The U.S. Census Bureau defines a household 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.
Table 13, Household Size, 2013 and 2023, shows that the distribution of households by size in
the Township has remained relatively similar between 2013 and 2023.

~ TABLE 13. HOUSEHOLD SIZE, 2013 and 2023

2013
Households Percent

2023
Househoids

Househoid Slze

Percent

2 People 2,040 28.0% 2,322 27.7%
3People. .. .| 509 | 207%. 1 " 2019 S 243%
4 or More People 2,659 36.5% 2,648 31.6%
Total Households |- 7,280 . 100% | 8368 1'00%”
< Solrces: Table S2507;:2000:3073 and 20192033 Atmierican Community Survey.Five-Year Estimates
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In 2023, there were 8,368 households in the Township, with an average of 2.8t persons per
household and an average of 3.16 persons per family. Approximately 73.6% of the households
are comprised of married couples with or without children. Approximately 18% of the
Township’s households are non-family households, which include individuals living alone. See

Table 14, Household Composition.

" TABLE 14. HOUSEHOLDCOMPOSETION

Household Type e .Househ_olds —
Family households S 688 |
‘Married-couple family -~ 0656 1 | 73.6% -
With Children 3,206 35.4%
Male householder, no spouse present | ~ - iag7e oL “2.1%
With Own Children Under 18 132 1.6%
" Female householder, no spouse present Cowmag o e 6.3%
With Own Children Under 18 181 2.2%
Nonfamily households : - -~ Tl T 18.0%
Householder living alone 1,379 16.5%
‘Total Households -~~~y 83680 0L - 100%
“Source: Table S1i01, 20192023 American. Comvniinity Sutvey.Five:Year Estimate

When the number of bedrooms in a unit (from Table 6, above) is considered vs. the size of
households in Montgomery (from Table 13, above), there may be some mismatch: There are
over twice as many one- and two-person households (44.2% of all households) than there are
efficiency and one-bedroom units (14.0% of all units). This comparative shortage of smaller
homes may be leading some empty nesters and young adults without children to consider
other locations when seeking smaller-sized housing, or to occupy housing that is larger than
their needs, and perhaps more costly than their means. Table 5, Unit Size vs. Household Size,
2023, provides more detail.

~ TABLE 15. UNIT SIZE vs, HOUSEHOLD SIZE, 2023

‘Number - - Percent of - Household Numberof " Percent of Total
.ofUmts - Total Units _' ize Households ' Households 1

~ - Unit Size

-_o or_z_ﬁaa?aofﬁ-- : ' 603 1 7.0% | -1 Person | . ,379 S 165%

2 bedroom 1,451 7.0% 2 Peaople . 2,322 27.7%
3bedrooms =~ | 2,058 | 24.0% .| 3People | 2019 - | 241%

4 or more bedrooms 4,470 52.1% 4+ persons 2,648 11.6%

Total - SRR 8582 .| 100% - o 8368 | - 100% - -
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Income Characteristics

In 2023, the median income in Montgomery was $223,409 for households and $249,106 for
families. Comparable figures for the County were $135,960 for households and $167,353 for
families. Table 15, Household Income by Income Brackets, 2023, further illustrates these
findings by noting the number of households in each of the income brackets. The Township’s
poverty rate for individuals (3.1%) is less than that of the County (5.5%) as well as its poverty
rate for families, 2.7% compared to the County’s rate (4.4%). See Table r7, Individual and
Family Poverty Rates, 2023, for the comparison.

Less than $10,000 ~ -

$10,000-$14,999 67 0.8%
$15000834,099 | 3o 0 3.6%
$35,000-$49,999 184 2.2%
$50,000-$74,999 Co435 0 T 52%
$75,000-$99,999 561 6.7%
$100,000-8149,999 © 1 a1 b 13.4%
$150,000 or more 5,548 66.3%
‘Total: o 8368 L 100%
Median Income: $223,400

" Source: Ta_bks St1go1and DPo3, 2019-2023 Am'edéan _C.ammu-mfty.Sur.vey Five-Year Estimate

Employment Characteristics

Table 18, Covered Employment by Sector, 2022, shows the distribution of employment by
industry sector for those employed in Montgomery Township. The four (4) industries
representing the largest concentrations of employment in Montgomery in 2022 were Health
Care and Social Assistance with 17.3% of employed residents; Information with 16.0%;
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Educational Services with 12.9%; and Professional, Scientific, and Technical Services with
12.6%.

"‘Agraculture S 2,4 S ———
Mining - S 39 - 04%
Utilities 1 0.0%
Construction P T I 138 ”-"--:;13%; :
Manufacturmg - 868 8.5%
Wholesale Trade P L 2094 | 2.9%
Retail Trade 553 5.4%
Transporiation and Warehousing = =~~~ oo g1 ol 0g%. -
Information 1,642 16.0%
Finance and Insurance - . - S e ey U 25%
Real Estate 77 0.8%
Professional, Scientific, and Technical Services - * 1,203 | 126%
Management of Enterprises 186 8%
_gcei:nn;eréils;t:it;on&Suppon Waste Manégément and. e .. 6_94 o .59% :
Educational Services 1,319 12.9%
Health Care and Social Assistance .. .~ O s b 1A%
Arts, Entertainment, and Recreation 319 3.1%
~Accommadatioh and Food Sefvices " T ' 327 ¢ 3.2%
Other 267 2.6%
LR S TR Private Sector Total-| 10,076 | = 98.5%
Public Admirnistration 58 1.5%
' E * Total Covered Employment 10,234 | 100.0%

'Sowce OnTheMap, Center jbr Econamlc Studfzs us, Census Burequ, 2022. "

Jobs-Housing Ratio

A municipality’s jobs-housing ratio is a rough indicator of the degree to which the municipality
has been able to generate sufficient housing to accommodate its workers. A ratio of between
o.75 and 1.5 is generally considered to indicate a healthy balance between the number of jobs
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in a municipality and the municipality’s ability to house all its workers who wish to live there.™
The ability to house workers locally enables them to spend less time commuting, reduces
traffic congestion, and reduces the greenhouse gas emissions associated with commuting by
automobile.

Based on Tables 4 and 18 above, Montgomery has a jobs-housing ratio of .17, within the range
considered healthy. If additional jobs in the Township become available, the Township may
need to examine whether it needs to take steps to encourage additional housing.

Population and Housing 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 2050. The NJTPA projects that the
Township’s population and employment will increase by 8.0% and 11.6%, respectively, from

2015 to 2050. As Table 19, Population and Employment Projections, 2015 — 2050 shows, these
rates are lower than for the County as a whole.

PROJECTIONS, 2015 — 2050 -

Montgomery Township Somerset County Sl

- 2015 zoso” % Change 2015 . 2050 % Change

Employment | 12,578 14,031 1.6% '185,460' 211,386 14.0%
Soun:es NfTPA Regr'onaf _ff'fa'ni,bbrtdtibh’ Pla. Forecastsadoptadg/g/:wz

The Fair Housing Act requires thathousing plans include a ro-year projection of new housing units
based on the number of building permits, development applications approved, and probable
developmments, as well as other indicators deerned appropriate (N.J.S.A, 52:27D-310.b). Building
permit issuance for residential new construction in Montgomery Township during the years 2014
through 2023 averaged approximately 123.8 units per year. When demolition permits are included
in the calculations, the average number of net new units constructed just drops to approximately
1217 new units per year. If this rate were to remain constant, Montgomery Township would see
approximately 1,217 net new dwelling units by 2033. Table 20, Housing Projections to 2033,

18 hitps:/fenviroatlas.epa.govienviroatlas/datafactsheets/pdffsupplemental/employmenthousingratio.pdf
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provides an estimate of anticipated residential growth based on the extrapolation of prior housing
activity and anticipated redevelopment.

TABLE 20, HOUSING PRECTI_S_WI\i_S-—"{c—;;:v,g

Building - | Demolition Net |
Permits |
I Issued .| Issued |
2014 7N R T
2015 143 3 140
2016 - T k0 o 50 -
2017 108 e} 54
2018 45 R T ET R
2019 128 4 124
‘2020 0oL 63 1 162
2021 165 3 162
2022 . 4 297 o 1.y A
2023 65 2 63
becai 2014 to 2023 1,238 00 21 1,217
10-Year Average 123.8 2.1 121.7
1onear_Projecﬁqn g : 1',.2.38,:'5 4o 321::; g
(2024 o 2033) R IR
Source: New fersey DCA Construction Reporter

Development Trends and Projections

Between 2014 and 2023, Montgomery Township issued on average 123.8 new residential
building permits per year. This activity was associated with several residential developments
addressing the Township’s Third Round obligation, including inclusionary developments at
the Grove at Montgomery, the Willows at Orchard Road, and Hillside at Montgomery, the
100% affordable housing development at Apartments at Montgomery Crossing, and the
Community Options group homes. During the Fourth Round, the Township expects a 34-unit
single-family development part of the approved Montgomery Promenade development, as well
as residential development as part of the proposed Fourth Round inclusionary sites included
as compliance mechanisms in this plan.

Montgomery Township anticipates potential nonresidential growth during the Fourth Round
through 2035. Based on approved or pending development projects, the Township expects
approximately 359,587 square feet of additional nonresidential development through 2035,
including but not limited to, Montgomery Promenade, 2 PSE&G electric substation, and the
remaining commercial portion of Village Walk at Montgomery to be constructed.
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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, these
environmentally sensitive lands and contaminated sites will not preclude the Township from
addressing its affordable housing obligation.

Consistent with smart growth planning principles, the Township has and will continue to
integrate affordable housing with inclusionary developments in proximity to regional
thoroughfares, jobs and business centers. Furthermore, the focus on redevelopment, rather
than greenfield development is evident in the planned mechanisms to create affordable
dwellings. These areas of the Township provide the greatest number of employment
opportunities and services, as well as proximity to regional bus service. N] Transit Bus Route
6os5 connects to bus routes 600, 603, 6og, and 613 at the Quaker Bridge Mall and to the
Princeton Dinky Station rail line.

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 cumulative affordable housing obligation as established
through the Township’s Court-approved 2017/2022 Amended Seltlement Agreement with
FSHC and as calculated by DCA according to the methodology described in its October 2024
report and agreed to by the Township in its January 2025 Fourth Round DJ filing.
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FAIR SHARE PLAN
MONTGOMERY’S AFFORDABLE HOUSING OBLIGATION

There are four components to a municipality’s affordable housing obligation: the Fourth
Round Present Need obligation, also known as the “Rehabilitation Share,” the Prior Round
obligation, the Third Round obligation, and the Fourth Round Prospective Need obligation.
The terms “Present Need” and “Rehabilitation Share” are used interchangeably. Present Need
resets with each round of affordable housing based on census data as to the number of deficient
housing units existing at the beginning of that round that potentially are occupied by low- and
moderate-income households. The obligation in the Prior Round, Third Round, and Fourth
Round is also known as “Prospective Need” which refers to the provisions of affordable
housing including through new construction necessary to address the demand for housing
based on regional population growth. Lastly, given the convoluted history of the Third Round
from 199g-2025, the Third Round obligation includes both the ‘Gap’ Need obligation (1999-
2015) and the Third Round Prospective Need obligation {2015-2025).

Rehabilitation Obligation {Fourth Round Present Need)

The FHA, as amended by P.L. 2024, .2, defines present need as “the number of substandard
existing deficient housing units currently occupied by low- and moderate-income (LMI)
households” and deficient housing unit as “housing that (1) is over fifty years old and
overcrowded, {2) lacks complete plumbing, or (3) lacks complete kitchen facilities.” The
Township’s Fourth Round Present Need of 72 units was calculated by DCA according to the
methodology described in the report titled Affordable Housing Obligations for 2025-2035 (Fourth
Round) Methodology and Background and released in October 2024. As part of its Fourth Round
Dj filing, the Township adopted a resolution in January 2025 adopting the DCA Present Need
of 73 units.

Prior Round Obligation

The Prior Round obligation is the cumulative prospective need obligation also known as the
‘new construction’ obligation for the First and Second Rounds (1987 to 1999). Montgomery
Township’s Prior Round obligation is 307 units as calculated by COAH per N.LA.C. 5:93 and

is reflected in the Township’s Court-approved 2017 Third Round settlement agreement with
FSHC.

Third Round Obligation

The Third Round obligation includes the “gap” portion of the Third Round (199g-2015) when
no valid affordable housing regulations were in force and the Third Round Prospective Need
(2015-2025), which included a projection 10 years into the future starting in July 2015. As
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established by the Township's Court-approved zo17/2022 Amended FSHC Agreement,
Montgomery Township has a Third Round obligation of 616 units.

Fourth Round Prospective Need Obligation

The amended FHA defines prospective need as “a projection of housing needs based on
development and growth which is reasonably likely to occur in a region or municipality...” The
Township’s Fourth Round Prospective Need of 260 units was also calculated by DCA
according to the methodology described in its October 2024 report and agreed to by the
Township in its January 2025 Fourth Round DJ filing.
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MONTGOMERY'S AFFORDABLE HOUSING PLAN
Means of Addressing the Present Need Obligation

N.J.A.C. 5:93-1.3, defines a dwelling needing rehabilitation as, “...a housing unit with health
and safety code violations that require the repair or replacement of a major system”. Per
N.LA.C. 5:97, “Major systems” include weatherization, exterior cladding, window and door
replacement, roofing, plumbing {water supply and sanitary), heating, electricity, lead paint
abaternent and load bearing structural systems.

Montgomery Township will address its 73-unit Rehabilitation Share through the establishment
of a local rehabilitation program open for eligible owner-occupied and renter-occupied units.
The program will be managed by Community Grants Planning & Housing Inc. (“CGP&H”).
The Township will work with CGP&H to go under contract and participate in the rehabilitation
program.

Satisfaction of the Prior Round Obligation ':;':'?r.n or R.ou'r;d Reﬁtal:
Montgomery Township’s Prior Round obligation from 1987 ':1'_.10b|'gat'°“ 77 *m'ts
through 1999 is 307 units as earlier established by COAH and 02 25 (Prior Round _'_'_E_Praor
more recently approved by the Court. In addressing the Cycie cred |ts) L
obligation of the Prior Round, COAH’s Second Round rules, as
upheld by P.L. 2024, c.2, require that the Township establish
the maximum number of age-restricted affordable units and

the minimum number of affordable rental units.

035 (307-0)
': = 76 75, round up 3

-':_"-Z:Prlor Round Maxirﬁuin' :
In addition to satisfying the total obligation, the Township Age-Restrlcted 75 umts
must also adhere to a minimum rental obligation and . '
maximum number of age-restricted units.

O 25 (Prior Rb nd = Prior -
Cycie credlts) _

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 .- _ . o
rental obligation is satisfied with . '3_-_._A rental umt avaliable to the-general.publ:c
the alternative living ooy cewes one rental bonus
arrangements, the McKinley =000

Comm./Montgomery Hills project * : :..-'.:.An age restricted unlt recenves a 0 33 rental bonus
and the Pike Run (Bellemead) - but no more than 50% ofthe rental obli gatlon :
project. : __-.shall recewe a bonus for age restncted units; and i

é25 (307 o)
=76, 75, round down

Pﬂor Round- Rental Bonm edits

: Norental bonus s granted in excess oFthe rental
.-__-:obilgatxon L ehninins
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INCLUSIONARY DEVELOPMENT

McKinley Comm. /Montgomery Hills

McKinley Commons, also known as Montgomery Hills
{formerly Scribner Village) is an existing inclusionary
zoning project located along McKinley Court and Jackson
Avenue on Block 37001, Lot 6 and Block 37002, Lot s,
which have been since subdivided. Previously approved as
part of the Township’s Second Round JOR, the McKinley
Commons development has a total of 441 units, including
346 market-rate units, 35 affordable for-sale units and 6o
affordable age-restricted rentals. The age-restricted units
are located at Block 37003, Lots 6.840 through 6.929, and
the family for-sale units are located at Block 37003, Lots
6.780 through 6.837. The last Certificate of Occupancy for

: :.f_;._moderate income. units ameng
_market rate units. Affordabte .
."housmg set- aS|des are often 15% or::

: __';.Enc!usnonary_:deveiopment may also .
+beanon- -residential development -
i iea shopplng center) WIth
. affordable units buiftin.

this project was issued on May 2, 2003. The affordable family rental and family for-sale units
at McKinley Commons/Montgomery Hills are administered by CGP&H, an experienced
affordable housing administrator. All of the for-sale units have at least 30-year affordability
conttrols and the rental units have jo-year controls (see Appendix 7 for a copy of the Deed
Restrictions). As seen in Table 21, the project containg 30 two-bedroom, low-income age-
restricted rentals and 30 two-bedroom, moderate-income age-restricted rentals. As seen in
Table 22, the affordable family for-sale units consist of 17 low-income units and 18 moderate-
income units. There are four one-bedroom units, 23 two-bedroom units, and eight three-

bedroom units.

TABLE 21 INCOME[BEDROOM DlSTRlBUTION MONTGOMERY HIL
: ~AGE-RESTRICTED -

Very-i_ow Income L - o ©.00%
Low-Income © ! B AR 1o S SRS 30 50.00%
Moderate-Income - 30 - 30 50.00%
Jotal - )it 60 o 60 100.00% -
Percent of Total 0.00% 100.00% 0.00% 100.00%
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TABLE 22, INCOME]BEDROONE DISTRiBUTION MONTGOMERY HlLLS

FAMILY FOR- SALE o

i’ 1_~be_dt;60_m :
Veﬁjtgumﬂicome N - Nl . ) o.oo
Low-lncome =0 |2 b om0 g b 4887%
Moderate-Income 2 12 4 18 51.43%
Total = . ] 4 poo23 O B 35 100.00%
Percent of Total 11.43% 65.71% 22,.86% 100.00%

All 35 affordable for-sale units and 6o affordable age-restricted rental units address the
Township’s Prior Round obligation.

Montgomery Glen

Montgomery Glen, also known as Montgomery Walk, is an existing inclusionary residential
development located along Princeton Avenue and Blue Spring Road on Block 37002, Lots 7.01
and 8.43 and Blocks 37005 through 37006, which have been since subdivided. The project has
a total of g5 umits, 19 of which are affordable family for-sale units. The 19 affordable family for-
sale units are located at Block 37006, Lots 20.01 through 20.20, and the entire development
is located is within the APT/TH Apariment Townhouse Multi-Family Residential Zoning
District. The project was completed in 2002, and Certificates of Occupancy were issued on the
third, ninth, and twenty-ninth days of Octobet, 2002. The affordable family for-sale units are
administered by CGP&H. Additionally, the project has at least 30-year affordability controls
(see Appendix 8 for a copy of the Deed Restriction). As seen in Table 23, the project contains
ten low-income units and nine moderate-income units. There are four one-bedroom units, 11
two-bedroom units, and four three-bedroom units.

'_fl ’i'ABLE 23. INCOME]BEDROOM DlSTRIBUTION MONTGOMERY GLEN

' w-bedroom | 2—bedroom . _-3¢-bedr_o_or_n ' -~ TOTAL .. __'_Pgrcentof |
Very-Low Income M I o 0.00%
Low-income - - = - o b T i e L e ] 52063%
Moderate-Income 2 5 2 9 47.37%
Total ¢ o4 o lomo L4 19 7100.00%
Percent of Total 21.05% 57.80% 21.05% 100.00%
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All 19 affordable family for-sale units address the Township’s Prior Round obligation.

Pike Run {Bellemead)

Pike Run (Bellemead) is an existing 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, has a total of 1,288 units including a1o affordable family rentals. The last
Certificate of Occupancy for this project was issued on June 6, 2001. The affordable family
rental units are administered by Piazza & Associates {Piazza), an experienced affordable
housing administrator. All of the units have 3o-year affordability controls {see Appendix ¢ for
a copy of the Deed Resiriction). As seen in Table 24, the project contains 114 low-income units
and 96 moderate-income units. There are 122 one-bedroom units, 54 two-bedroom units, and
34 three-bedroom units.

TABLE 24. INCOME/BEDROOM DISTRIBUTION, PIKERUN

. - Total " |
Very-Low Income | - - o | o0.00%
Low-Income - | © 70 - |27 b g b m4 o | 54.29%
Moderate-Income 52 27 17 96 45.71%
Total = | 122 54 S 34 210 100.00%
Percent of Total 58.10% 25.71% 16.19% 100.00%

Of the 210 total affordable family rental units, 102 units address the Township’s Prior Round
Obligation. Additionally, the Township is eligible for a total of 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.
However, the facility closed in January 2021. Pursuant to N.L.A.C. 5:93-5.8(d}, alternative living
arrangements shall remain in effect for at least ten years. Given that the group home existed
for more than ten years, from 2005 to 2021, the facility is eligible for seven credits (credit by
the bedroom) to address the Township’s Prior Round obligation. See crediting documents in
Appendix 10.
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Devereux Group Home

f.AIternatwe lemg Arrangement I

Located at 797 Route 6ox, known as Block 15024,
-_Supportwe & Spemal Needs

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 bedrooms, and the residents receive
Supplemental Security Disability Income (“SSDI”")
from the federal government, which is their only
source of income, All four of the bedrooms are for

- __A structure in. whlch househoids live:
Cn dlstmct bedrooms but share
j':'.'_:-_'kltchen and p!umbmg fac;llties __
ki centrat heat d common areas :

very low-income people. It received a certificate of :'_:::__:_::They rna""_.be stncte __to Spemal
occupancy in April of 2000. The facility is eligible  needs groups, ‘such as persons | with
for four credits (credit by the bedroom) to address . developmental dlsabliltles veterans .

the Township’s Prior Round obligation. See -.;.:arad their familie:
Appendix 11 for a copy of the Supportive/Special i.-;_::.domestlc abuse

Needs S . R
ceds survey COAH s reguiat[ons at JA. C 5:93-

- 5.8 provides alternative living -

St arfangements with cred_l‘i by the
Located at 174 Opossum Road (Block r9oor, Lot 21) i be erO : o

in the Township, Delta Community Support . ' o
(“Delta”, fk.a. The Developmental Residential :_'fAlso al’{ernatrve living arrangements
Corporation) provides services to individuals with ".;-f-may receive credit for To-year
developmental disabilities and is fully funded by ;::_'}CO ntrols/existence per ——J—Ag— 5 93
DDD. The group home is licensed by the S
Department of Human Services as a group home for
developmentally disabled persons. The Delta group
home has three 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 199y, 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. The facility is eligible for three
credits (credit by the bedroom) to address the Township’s Prior Round obligation. See
Appendix 12 for a copy of the Supportive/Special Needs Survey and State License.

Delta Comm. Support Group Home

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 + GAP OBLIGATION

As vpreviously indicated, the Township’s Third
Round+Gap obligation (ig9g-2023) 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 'ﬂ
this section, the Township has satisfied its Third = -
Round obligation with completed, approved and
proposed  inclusionary developments, proposed
aliernative living arrangements, a proposed assisted
living facility, a proposed 100% affordable housing
deveiopment and rental bonus credits.

:_' Thlrd Round Rentai Bonus Credlts

' A_'rental uni t avaliable to the genera! ;publlc
recemes one rental bonus : ' :

g .;An age~restncted-umt recewes a o._33_r_enta|-
*honus, but 1 no more than 50% ofthe rental
:obhgatlon shall recewe_a bonus'f T age .
_ _restncied umts and '

. No renta! bonus is granted in excess of the
o 'rental obilgatxon hR : 5

'after 7 /1 7/'2008)

3(290)
377, round up :

--':_-Thlrd Round Mlnlmum St e e
:'_':__:Famlly units = 231 umts .':_3-'_3Th|rd Round Mlmmum _
+Low Income (mcludes vg_ry_l 'w
g ncome) - 231 units

o 50(Th1rd Round obllgatlon
?bonuses) Hhma i
; 'ji"o 50(Th|rd Round obhgat;o_

'."m So(616 - 154) i
: v i bonuses)

= 231
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INCLUSIONARY DEVELOPMENTS

Pike Run (Bellemead)

Montgomery Township addressed its Prior Round
obligation with o2 of the 210 affordable family
rental units in the Pike Run (Bellemead) ]
inclusionary family rental development, The -_moderate mcome umts among
remaining 108 units will be used to satisfy -.:-"Fj"_market rate u_mts Aff"ordabie
Montgomery Township’s Third Round obligation. - housi :
Al of the units have 30-year affordability controls,
which will be in effect throughout the entirety of the
Third Round (see Appendix g foracopy of the Deed . ; Rhe 7
Restriction). Additional details on the inclusionary '__be.g non- res;dentla[ develop_l'_!'_!en.

family rental units are referenced in the Prior clea shoppmg center) Wlth .
Round section of this Plan. -._:.'_'_affordabl 'u_mts bUIIt—m =

The Willows at Orchard Road {JER Herring Orchard)

The subject property is situated at the southwestern corner of the Route 206/Orchard Road
intersection and contains an existing inclusionary development on Block 28001, Lots 5.04 and
5.05. The lots were subdivided from a larger 70.194-acre lot that included the adjacent office
development to the east in order to construct the inclusionary affordable housing development.
In May of 2010, the Township entered into an Affordable Housing Agreement with JER
Herring Orchard, LLC, and on May G, 2013 the Township Planning Board adopted a resolution
granting preliminary and final subdivision and site plan approvals for construction of the
project.

The Township committed to dedicate up to $306,000 to provide infrastructure assistance. A
copy of the funding assistance agreement is provided in Appendix 13.

The development, now known as The Willows at Orchard Road, has a total of 152 units,
including 112 market-rate family townhouse units for sale and 40 affordable family apartment
units for rent. As seen in Table 25, 26 of the affordable family units are for moderate-income
households, six are for low-income households, and eight are for very low-income households.
There are eight one-bedroom units, 25 two-bedroom units, and seven three-bedroom units,
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Verytowlncome | 3 | s | - | 8 | 2000% |
Low-ncome | 1 o4 o a6 15.00%
Moderate-Income 4 16 6 26 65.00%
Total = i 8 Coegee b g 40 100.00% -
Percent of Total 20.00% 62.50% 17.50% 100.00%

The project received 4% Low Income Housing Tax Credits (“LIHTCs"). Affordability controls
were set for a period of 30 years (see Appendix 13 for a copy of the Deed Restriction).
Certificates of Occupancy were issued for the 4o affordable units in two separate buildings on
Ociober 30, 2015 and January 28, 2016. The affordable rental units are owned and
administered by the Ingerman Group, an experienced affordable housing administrator. The
project is fully completed, 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 4o rental bonuses (for a total of 8o
credits) to satisfy Montgomery Township’s Third Round obligation.

Hillside at Montgomery (Sharbell-Hillside}

Sharbell-Hillside, also known as Hillside at Montgomery, is an existing inclusionary
development located along Hartwick Drive on Block 28003, Lot 161. The developer (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, 200g. On June 4, 2012, Sharbell
received Planning Board approval for the conversion of 112 age-restricted units to 89 market-
rate non age-restricted units and 23 affordable non age-restricted units. 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 14 for a copy of the Deed Restriction. As seen in
Table 26, the project contains three very-low income units, nine low-income umits and 11
moderate-income units. There are four one-bedroom units, 14 two-bedroom units, and five
three-bedroom units.
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~ TABLE 26. INCOME/BEDROOM DISTRIBUTION, HILLSIDE AT MONTGOMERY

3 Percent of |

1-bedroom | 2-bedroom :'3-bedrc_m_r.r_a '

Vry-L(;w e — — — M3 R 1.34)4%
Low-Income | 2 o g ooy g ] v 39.8%
Moderate-Income 2 7 2 n 47.83%
Total - i g e beiag g 23 100.00% -
Percent of Total 17.39% 60.87% 21.74% 100.00%

The project received a Certificate of Occupancy on October 28, 2014 for the entire affordable
housing multi-family apartment building. The Township is seeking credit for 23 units and 6
rental bonuses (capped), for a total of 29 credits, to satisfy its Third Round obligation.

Railsedge /Blawenburg Village

The Railsedge Enterprises mixed use development (Block 26001, Lot 23) includes three (3)
one-bedroom 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 at 1143 County Route 601 (Belle Mead-Blawenburg Road).
The three 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 15 for a copy of the
Deed Restriction). The units are administered by CGP&1H, an experienced affordable housing
administrative agent. The Township is seeking credit for three units to satisfy its Third Round
obligation.

Very-Low Income o - . o 0.00%

Low-lncome = i |- e Ce R N - REE .:O_.OO% :
Moderate-Income 3 - - 3 100.00%
Total = " v g e e e 3 - 100.00%
Percent of Total 100.00% 0.00% 0.00% 100.00%
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Grove at Montgomery (Couniry 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 apgreement first executed in 198s. 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 6oor, 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 aver 190 acres, and
proposes a Planmned 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, incuding a 153.5-acre area
consisting of the 148 market rate single-family homes and 27 affordable family rental units
above first-story retail. 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 incudes the 27 affordable family units. All 27 units are
completed and were issued Certificates of Occupancy on November 13, 2019. As seen in Table
28, the project contains four very-low income units, 1o low-income units and 13 moderate-
income units. There are five one-bedroom units, 16 two-bedroom units, and six three-bedroom
units,

TABLE 28 ENCOM E/BEDROOM DISTRIBUTION GROVE AT MONTGOMERY

. Percent of ;
Very-lowlncome | 1 4 14.81%
Low-lncome -~ | - - 2 6 Ca b e 37.04%
Moderate-Income 2 8 3 13 48.15%
Total I - T R T R S 27 “ 100.00%
Percent of Total 18.52% 59.26% 22.22% 100.00%

All units have 3o0-year affordability controls {see Appendix 16 for a copy of the Deed
Restriction). The Township is seeking credit for the 27 units to satisfy its Third Round
obligation.

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. On September 20, 2021, the Planning Board granted the applicant
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preliminary and final major site plan and subdivision approval for an inclusionary residential
development containing 154 units yielding 32 affordable family rental units {a 20.78%
affordable housing set-aside).

Additionally, as seen in Table 29, the development meets the income and bedroom distribution
requirement under COAH’s Second Round rules at N.L.A.C. 5:93-7.3 and UHAC at N.J.A.C.
5:80-26.1 as follows: The 32 affordable family rental units will include six (6) one-bedroom
units, 18 two-bedroom units, and eight three-bedroom units. Five units will be very low-income
units, 1x units will be low-income units, and 16 units will be moderate-income units,

' TABLE 29. INCOME/BEDROOM DISTRIBUTION, THE H

1_-bebiroom 2-bedroom

Very-Low Income 1_' o o 1 ]l 7'5 - 15.6%

Low-lncome ¢ | o 1l e -"--:3' B "11":”'_34.38% '
Moderate-Income 3 g 4 16 50.00%
Total )6 18 | 8 32 100.00%
Percent of Total 18.75% 56.25% 25.00% 100.00%

The developer will be required to retain the services of either the Township’s Administrative
Agent or an experienced Administrative Agent acceptable to the Township to affirmatively
market and administer the affordable units pursuant to COAH's regulations. The
Administrative Agent will income-qualify applicants, place affordability controls of at least 30
years on the units and provide long-term administration of the units in accordance with
COAH’s rules at N.JLA.C. 5:93 et seq. and UHAC per N.LA.C. 5:80-26.1, or any successor
regulation. The resolution of approval may be found in Appendix 17.

The Township is seeking credit for the 32 units to satisfy its Third Round obligation.

Apartments at Montgomery Crossing (“PIRHL”)

The PIRHL development, now known as Apartments at Montgomery Crossing, contains an
existing 8G-unit 100% affordable family rental apartment project on Block 28004 Lot 7. The
4.09-acre site is part of the Kepner-Tregoe redevelopment area, and the site received site plan
approval in July 2, 2018. The project was awarded New Jersey Housing and Mortgage Finance
agency tax credit financing in November 2018. All 86 family rental units are completed and
were issued Certificates of Occupancy on July 1, 2021. As seen in Table 30, the project contains
14 very-low income units, 29 low-income units and 43 moderate-income units. There are 17
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one-bedroom units, 47 two-bedroom units, and 22 three-bedroom units. Of the 14 very low-
income units, four are special needs units and three are for individuals at risk of homelessness.

DISTRIBUTION, APARTMENTS AT MONTGOMERY - -

'CROSSING -

Percent of

Very-LXw Income 7 ] 4 o 3 1 | 16.28%

Low-Income ~ g b 1g e TR T ag L 33a72%
Moderate-Income 3 24 1 43 50.00%
Total = 0" Ul ap L 47 22 - 36 - 100.00%
Percent of Total 19.77% 54.65% 25.58% 100.00%

The units are administered by Conifer Realty, LLC, an experienced affordable housing
administrative agent.7 All units have 3o-year affordability controls {see Appendix 19 for a copy
of the Deed Restriction}. The Township is seeking credit for the 86 affordable family rental
units to satisfy its Third Round obligation.

The Somerset at Montgomery (DeVan [ VanCleef)

The project now known as The Somerset at Montgomery, is an existing inclusionary
development on a five-acre tract known as Block 29002, Lot 45 on U.S. Route 206 North. This
inclusionary housing project contains 115-unit multi-family apartment units with a 20% set-
aside, or 23 affordable family rental units. The units issued Certificates of Occupancy October
21, 2024 {see crediting documents in Appendix 18). As seen in Table 31, the project contains
three very low-income units, nine low-income units, and 11 moderate-income units. There are
four one-bedroom units, 14 two-bedroom units, and five three-bedroom units.

17 Conifer Realty, LLC acquired PIRHL Acquisitions, LLC, the previcus affordable housing administrative agent for the project.
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‘TABLE 31. INCOME/BEDROOM DISTRIBUTION, THE SOMER

Pércent of

: : oo Total
‘Very-LowIncome | 1 1 1 3| 13.04% |
Low-lncome - - T8 o2 g | 3913%
Moderate-Income 2 7 2 n 47.83%
Total - o g4} g | g 23 100.00% -
Percent of Total 17.39% 60.87% 21.74% 100.00%

The units are administered CGP&H, and all units have j0-year affordability controls (see
Appendix 18 for a copy of the Deed Restriction). The Township is seeking credit for the 23
affordable family rental units to satisfy its Third Round obligation.

Harlingen Village

The project is an approved inclusionary housing site known as Block 6001, Lots 33, 34, 34.01,
35, and 36, located on U.S. Route 206. The property is a 22.18-acre tract owned by Harlingen
Associates, LLC (“Harlingen”), which is an affiliated entity of DeVan/Van Cleef, mentioned
above. Harlingen received Planning Board preliminary and final major site plan and
subdivision approval on November 13, 2023, memorialized on January 8, 2024, to construct a
54-unit inclusionary project with a 20% set-aside. The approved project consists of 18
apariments located in three two-story buildings and 36 townhomes. Of the 18 apartment units,
= will be market rate units and 11 will be affordable units. Additionally, as seen in Table 32, the
development meets the income and bedroom distribution requirement under COAH’s Second
Round rules at N.LA.C. 5:93-7.3 and UHAC at N.JLA.C. 5:80-26.1 as follows: two of the
affordable units will consist of one bedroom, six units will consist of two bedrooms, and three
will congist of three (3) bedrooms. The project will contain two very low-income units, four low-
incorne units, and five moderate-income units.

Very-lowlncome | - | 1 | 1 | 2 18.18%
Low-lncome = | - o1 bt iUt h 40 1 3636%
Moderate-Income 1 3 1 5 45.45%
-Total R A N R g ' 1 - 100.00%
Percent of Total 18.18% 54.55% 27.27% 100.00%
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CGP&H must administer the family affordable rental units including the affirmative
marketing in accordance with UHAC at N.JLA.C. 5:80-26.1. The affordable family rental units
will remain affordable units for a period of at least 30 years from the date of their initial
occupancy. See Appendix 20 for a copy of the Planning Board Resolution of Approval.

The Township is seeking credit for the 11 affordable family rental units to satisfy its Third
Round obligation.

Montgomery Five

The subject property is situated along the west side of Route 206 south of Applegate Road. -
Identified as Block 34001, Lot Go.o1 in 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
group home. Later, a January 22, 2018 Planning Board resolution granted site plan approval
for the development, and the site is now developed with an automobile dealership, an
associated service center, and other site improvements. 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 21 for a copy of the Affordable Housing
Agreement). As discussed in more detail under “Alternative Living Arrangements,” the
Township had a contract with Community Options, Inc. (COI} to acquire property for the
purposes of renovating, creating and operating a group home for very-low income qualified
individuals with developmental disabilities. The Township committed to and has funded three
(3) group home projects for COI, one of which was funded through the Montgomery Five
payment in lieu of construction. The four-bedroom group home funded through Montgomery
Five is complete and thus eligible for four credits towards the Third Round (credit by the
bedroom). Additional details on the completed group home are discussed under “Alternative
Living Arrangements.”

Village Walk at Montgomery (Village Shopper)

The Village Shopper site, currently referred to as Villape Walk at Montgomery or “Village
Walk,” is known as Block 2800%, Lots 1 through 4, and, located along US Highway 206. The
site is located within the Planned Mixed Use Development (PMUD) optional development
alternative, which allows for mixed-use commercial development and inclusionary multi-
family development. The applicant {Village Shoppes at Montgomery, LLC) received
preliminary and final major subdivision and site plan approval on December 17, 2018 as well
as amended approval in June 13, 2022 to construct a mixed use inclusionary development. The
approved mixed use development congists of five buildings, one of which is a 3-story mixed
use building containing commercial and retail space on the first floor, and a total of 52
apartments on the upper stories, including 11 family affordable rental apartments at a 20% set-
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aside. The developer agreed to provide a 20% affordable housing set aside regardless of the
total unit count. See Appendix 22 for a copy of the Planning Board Resolution of Approval.

More recently, the Township Committee, pursuant to Resolution #24-12-421, directed the
Planning Board to complete a study for certain properties that are partially located within the
existing Kepner-Tregoe Redevelopment Area and are part of the Village Walk development.
These properties, which consist of Block 28007, Lot 1 and 2, were planned to be developed in
concert with the existing redevelopment area, as they share common infrastructure and
community design elements that are critical to the successful completion of improvements
within the existing redevelopment area. On March 24, 2025, the Kepner-Tregoe
Redevelopment Area was amended to include Block 28007, Lots 1 and 2, and a Redevelopment
Plan was drafted. On April 17, 2025, the Township passed Ordinance #25-r757 adopting a
Redevelopment Plan for the site. The Redevelopment Plan for the site includes provisions
related to the affordable housing requirements for the Village Walk development. Specifically,

“The Redeveloper shall be responsible for the provision of affordable housing. The required
affordable housing shall be detailed further within an Agreement with the Township. The
number of affordable dwellings to be developed shall be no less than 12 multifamily rental
units. The original Village Walk approval includes 11 affordable housing units, subject 1o the
required and approved breakdown between low- and moderate-income units. The 1ath
affordable housing unit may be a one-bedroom, moderate-income unit.” (page 2 of the
Redevelopment Plan).

Additionally, as seen in Table 33, the development meets the income and bedroom distribution
requirement under COAH's Second Round rules at N.LA.C. 5:93-7.3 and UHAC at N.JLA.C.
5:80-26.1 as follows: The project will contain two very low-income units, four low-income units,
and six moderate-income units. There will be three one-bedroom units, six two-bedroom units,
and three three-bedroom umits. CGP&H must administer the family affordable rental units
including the affirmative marketing in accordance with UHAC at N.J.A.C. 5:80-26.1. The
affordable family rental units will remain affordable units for a period of at least 30 years from
the date of their initial occupancy.
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Very-lowlncome | 1 | 1 A  16.67% |

Low-Income . o b a2 4] 3333%
Moderate-Income 2 3 1 6 50.00%
Total | 3 |6 F 3 12 -~ 100.00%
Percent of Tatal 25.00% 50.00% 25.00% 100.00%

The project is currently under construction, and an additional affordable housing unit will be
provided as patt of the Village Walk development, as required by the Redevelopment Plan. The
first 11 rental units have at least 30-year affordability controls. See Appendix 22 for a copy of
the Redevelopment Plan and the deed restriction. The Township is seeking credit for the 11
affordable family rental units to satisfy its Third Round obligation. The remaining 12 unit will
be used to satisfy Montgomery Township's Fourth Round obligation.

Blawenburg Village Square — removed

During preparation of the 2020 Third Round Plan, the Township had reviewed a proposal
from the current site owner to modify an existing mixed use development at the existing
Railsedge/Blawenburg Village site mentioned above, to include one additional affordable
family rental unit. The existing facilities would need to be expanded to accommodate the
additional units.

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
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 family rental
apartments, induding one family affordable rental. While a site plan application was pending
for this sile in 2020, the application was withdrawn, and development on the site has not
progressed. After further reexamination, the site is being removed from the Township's
compliance plan. This change reduces the Township’s Third Round surplus credits from two
credits to one credit. As such, the Township still satisfies its Third Round obligation.
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ALTERNATIVE LIVING ARRANGEMENTS

Allies, Inc. Group Home R ey e bt
Burnt Hill Road Group Home, Inc. received Z-._';..]:'_Alternat[ve lemg Arrangement[
variance approval from the Township Zoning -E.'."'.:'_S“PP""“VE_& SPEC'HI Needs o
Board on August 27, 2024 to construct a six- 0 ! :
bedroom special needs group home on a one acre s
site located on Burnt Hill Road, known as Block i
26001, lot 1.07. The 'six bedroor.ns will be tci’men ind pkumbmgfacﬂstles
affordable to very low-income residents. See it

) > ‘cent | heai and common
Appendix 23 for a copy of the resolution of - :
approval. The project is currently under . The may | be restncied ) SpECiaE S
construction. eéds groups, such as persons. w1th-
devefopmental disabilities, veterans 'f-:
~and their famllles and Vjcilms of '
B domestrc abuse

. é|s{|nct bedrooms but Share

Upon completion, Allies, Inc. will administer the
units in accordance with COAH’s rules on group
homes including affirmative marketing, and place - o
at least 30-year controls on affordability. -_';COAH s regulations at:N.J A C _5:93—:
5 8 prowdes altematxve llvmg
_'Zf';__arrangemen{s w;th credit by the

The Township has committed to dedicating up to
$55.895.64 to provide infrastructure assistance
and the replacement and installation of the HVAC
systern and copper piping. Copies of the funding =
assistance agreements are provided in Appendix - may recelve credst for 10 year
23. - j:-controls/exnstence per {_A C 5 93-

Pursuant to a March 4, 2020 letter from the
Divigion 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,

Community Optians Inc. (“COI"} Group Homes

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
committed to and has funded three group home projects for COI; one of which was funded
through the Montgomery Five payment in lieu of construction. Each group home is a four {(4)
bedroom home, with an aggregate of 12 bedrooms. The Township provided $50,000 per
bedroom, with an aggregate total of $600,000. COI is responsible for the acquisition,
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renovation and operation of the group homes for very-low income qualified individuals with
developmental disabilities. Additional details for the three (3) group homes is provided below.

COl — Willow Run Lane

COI owns and operates a four-bedroom special needs group home at Block 7003, Lot 1 located
along Willow Run Lane. The facility is for very low-income residents and has been in operation
since 2020, The group home received a total contribution of $200,000 from Montgomery
Township’s Trust Fund, and it has a 20-year control period from 2019 to 2039. The unit
addresses COAH’s regulations for alternative living arrangement credit at N.J.A.C. 5:93-5.8.
The Township is seeking four credits {credit by the bedroom) to satisfy its Third Round
obligation. See crediting documents provided in Appendix 24.

COl — Heather Lane

COT owns and operates a four-bedroom special needs group home at Block 4066, Lot 7 located
along Heather Lane, The facility is for very low-income residents and has been in operation
since 2021. The group home received a total contribution of $200,000 from Montgomery
Township’s Trust Fund, and it has a jo-year control period from 2021 to 2051. The unit
addresses COAH’s regulations for alternative living arrangement credit at N.JLA.C. 5:93-5.8.
The Township is seeking four credits (credit by the bedroom) to satisfy its Third Round
obligation. See crediting documents provided in Appendix 24.

COI — Belle-Mead Griggstown Road

COI owns and operates a four-bedroom special needs group home at Block 6oo1, Lot 8.04
located along Belle-Mead Griggstown Road. The facility is for very low-income residents and
has been in operation since 2024. The group home received a total contribution of $200,000
from the Township, which was provided through the Montgomery Five payment in lieu of
construction as required in the Redevelopment Plan for the Montgomery Five property. The
facility has a 30-year control period from 2027 to 2051. The unit addresses COAH’s regulations
for alternative living arrangement credit at N.J.LA.C. 5:93-5.8. The Township is seeking four
credits {credit by the bedroom) to satisfy its Third Round obligation. See crediting documents
provided in Appendix 24.
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ASSISTED LIVING

Tapestry Assisted Living

Sharbell Plainshoro, Inc. received preliminary and final - .
major site plan approval from the Township Planning Board '::_ﬁ:.: A development whlch isa famhty :
on July 1o, 2023 to construct an Assisted Living Residence of 5;_' '-'-_E|censed by the New ]ersey
up to 8o units with capacity for 91 beds. The development . Department of Health and: Senlor
will be located on a 4.45-acre lot contiguous to the existing -
Sharbell-Hillside property, known as Block 28003, Lot 211
(see Appendix 25 for a copy of the Resolution of Approval}. -
The site has imposed on it a 10% mandatory State-wide set- f;:.:"'izserwces are avallabie when' needed
aside for the acceptance of Medicaid waivers by Assisted 3"5"3:'These unlts are conmderéd age-
Living facilities created after 2001 that create ten affordable - restricted housmg

';'.::'_:_ASSISted L ing.

erv;ces 1o pro\nde apartment style.
-;3___._.-}11_ o]} smg and coﬂgregaie dznmg and
i to-assure that assisted living

assisted living units. The ten units will consist of one-
bedroom, moderate-income units, and they will address COAH’s regulations at N.[.A.C. 5:93-

5.10.

According to the Township Construction Office, building permits were applied for in 2024.
The conformance items were completed recently, and construction is expected to commence

S00n.

Although the area’s zoning standards allow up to 120 units, the approved project has been
limited to 8o units with capacity for g1 beds. While the mandatory set-aside of 10% is provided,
the lower number of approved units results in a lower set-aside number of 10 affordable
assisted living unitg, rather than 12 units. Thus, the Township is seeking ten credits {credit by
the bedroom) for the assisted living units to satisfy its Third Round obligation. See crediting
documents confirming the number of beds provided in Appendix 25.

100% AFFORDABLE HOUSING PROJECTS

Habitat for Humanity

Habitat for Humanity, a recognized leader in providing
affordable singlefamily housing to New Jersey
residents, constructed a three-bedroom moderate-
income single-family home located at Block 7002, Lot 5.
The unit was sold to an income-qualified buyer, and a
Certificate of Occupancy was issued on June 27, 2022
(provided in Appendix 26).

::__5:' 'oo°o Affordabie Deveiopment
"::-';'A.dave!op ':'ent in whlch all umts are

affordable: to very- |ow— fow-. and
: '._-'moderate mcome households :
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The Habitat for Humanity unit is administered through Raritan Valley Habitat for Humanity
and the dwelling has a 30-year affordability control established in February 2022. A copy of the
deed restriction is provided in Appendix 26. The Township is seeking one credit for the home
to satisfy its Third Round obligation

Montgomery Municipal Center Site / RPM

In accordance with the 2017 Setlement Agreement, the Township is sponsoring a 100%
affordable housing project at the new Montgomery Municipal Center Site {formerly referred
to as the ConvaTec. Inc. /| RPM Site). The Township selected to sponsor the Municipal
Building/RPM site in lieu of the 18Go House site, and a 100% affordable senior /special needs
housing development will be located on the northwestern portion of the property known as
Block 20001, Lot 10.05.

On December 17, 2020, the Township passed Ordinance #20-1648 adopting a Redevelopment
Plan after previously designating the subject property as an Area in Need of Redevelopment
pursuant to the lLocal Redevelopment and Housing Law at N.[.S.A. 4oA:12A-1. The
Redevelopment Plan specifically provides affordable housing requirements for the
construction of a 100% affordable housing development and establishes a new Municipal
Center Redevelopment Zone (MCRZ).

On June 28, 2021, the Township and the experienced affordable housing developer of the site
(‘RPM Development, LLC” or “RPM”) entered into a developer’s agreement for the conveyance
of a subdivided portion of the Redevelopment Area for the construction of the affordable senior
site. The Township and RPM subsequently entered into an amended settlement agreement on
June 24, 2024. See Appendix 27 for a copy of the settlement agreements.

On August 16, 2023, RPM received preliminary major site plan and preliminary subdivision
approval from the Township Planning Board to construct an age-restricted 100% affordable
rental development consisting of 7o age restricted r00% affordable income rental apartment
units and one manager unit. RPM pursued 9% Low Income Housing Tax credit (“LIHTC")
financing for the site from HMFA, and on December 17, 2021, they received the tax credit
award for the 7r-unit 100% affordable, apge-restricted housing development. See Appendix 27
for the LIHTC award.

On July 10, 2023, RPM received amended preliminary and final major site plan and
preliminary and final major subdivision approval for the development, and subsequently
received second amended preliminary and final major site plan and preliminary and final
major subdivision approval on April 8, 2024. The entire future municipal complex congists of
approximately 45.052 acres, 4.21 acres of which will contain the approved 100% affordable
senior apartment building. See Appendix 27 for a copy of the resolutions of approval. The site
is currently under construction.

According to the Tax Credit Rent Qualification Chart, all units will have one bedroom. Of the
70 age restricted 100% affordable rental apartment units, 1o will be very low-income units, five
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{5) of which will be non-age restricted special needs housing units, 25 will be low-income units,
and 35 will be moderate-income units. RPM Development Group, an experienced affordable
housing developer and administrative agent, will administer the 100% affordable
senior/special needs housing rental units. Documentation confirming the income and
bedroom distribution breakdown of the units is provided in Appendix 27.

The Township is seeking 70 credits for the units at this 100% affordable housing project to
satisfy its Third Round obligation.

186Go House Site — removed

The 1860 House site is located on a municipally-owned 16.19-acre plot of land, known as Block
23001, pjo Lot 13, along Montgomery Road adjacent to the "Stonebridge" continuing care
retirement commitnity owned and operated by Springpoint {f/k/a Presbyterian Homes). The
1860 House, which is occupied by the 124 Club as a support group facility, is located toward
the front of the property, near Montgomery Road. In accordance with the 2017 Settlement
Agreement, the Township selected to sponsor a 100% affordable housing project at the new
Montgomery Municipal Center Site Municipal Building/RPM site in lieu of the 1860 House
site. After further reexamination, the site is no longer being considering for future affordable
housing development and is being removed from the Township’s compliance plan. This
change does not impact the Township’s Third Round obligation, as the site was one of two
options for the Township to pursue for future affordable housing development. As such, the
Township still gatisfies its Third Round obligation.
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SATISFACTION OF THE FOURTH ROUND OBLIGATION

On January 27, 2025, Montgomery Township filed 2 - :
resolution with its D action declaring a Fourth Round :_'3':-' Fourth Round Rental o
Present Need of 73 units and a Fourth Round Prospective
Need of 260 units, as calculated by DCA according to the
methodology described in the 2024 DCA report titled
Affordable Housing Obligations for 20252035 (Fourth
Round) Methodology and Background.

3'.'-:_'-:'0b||gat|on = 49 unit

-.48'.'75, round up SENEE

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 wunits, a minimum very low-income
requirement, a minimum number of family units,
minimum number of very low-income family units, and
a maximum number of bonuses.

b '._:Fourth Round_Famlly Rental e

As demonstrated in the Summary Tables at the end of
this section, the Township has satisfied its Fourth Round
obligation with approved and proposed inclusionary
developments, extensions of expiring controls, and bonus
credits.

:"':Fourth Round MaXImum
. Ag Restrlcted "_:58 umts

._'---'-:_'Fourth Round M:numum
:::'-'_-._E.Bonuses 65 S

:'.j._OI_ZS(Fourth Round obhgat[on):‘ ..

=975 roundup
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EXTENSIONS OF CONTROLS

COAH acknowledged through its rules that the preservation of affordable housing is as
important as the creation of new affordable units. This viewpoint was specifically upheld by
the New Jersey Supreme Court In re Adoption of N.[.A.C. 5:96 & 5:97 by N.|. Council on
Affordable Housing™® concerning credit for the extension of controls (i.e., recorded covenants)
restricting the units to the affordable housing market. The concept is to maintain units that
would otherwise be lost to the regular housing market by the re-imposition of controls on
affordability for a period of at least 30 years.

McKinley Commons

As previously discussed, McKinley Commons, also known as Montgomery Hills, is an existing
inclusionary development with 35 affordable for-sale units and 6o affordable age-restricted
rentals. The age-restricted units are located at Block 37003, Lots 6.840 through 6.929, and the
family for-sale units are located at Block 37003, lots 6.780 through 6.837. The entire
development is within the APT/TH Apartment Townhouse Multi-Family Residential Zoning
District. The affordability controls (deed restrictions) on the existing affordable units at
McKinley Commons will expire between 2032 and 2034, close to the end of the Fourth Round
in 2035 (see Appendix 7). In accordance with N.J.A.C. 5:97-6.14, the Township will apply
credits from the extension of controls on 38 of the Go age-restricted affordable rental units and
on the 35 family for-sale units towards its 260-unit Fourth Round obligation. As the units
approach the expiration date of the existing extensions of controls, the Township will reach out
to the owner of the properties to obtain the necessary documentation at that time, such as deed
restrictions and financing agreements. Such documentation will be included as Appendix 31.

Pursuant to the amended FHA, the Township and the owner of the properties will execute an
agreement for extensions of controls on the 60 age-restricted affordable rental units and the
35 family affordable for-sale units whose controls are due to expire, in return for an estimated
payment of $1,750,000 to the property owner from the Township’s affordable housing trust
fund. The estimated payment is calculated as follows:

s (o age-restricted affordable rental units x $17,500 /unit = $1,050,000
» 35 family affordable for-sale units x $20,000funit = $700,000

8. 221 N.I. 1 (2015)
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As explained further under “Inclusionary Developments,” EKhan Development (“EKhan”}, the
developer of the Kenvue site, will provide a payment to the Township to fund the 35 extensions
of controls for the family for-sale units as part of a non-contiguous cluster zone.

Although there are Go age-restricted rentals at this site, only a maximum of 58 senior units
can be counted towards the Fourth Round. As such, the Township is only daiming credits for
38 of the 6o senior units towards the Fourth Round, since the Township is also seeking credit
for 20 age-restricted assisted living units from the Thrive at Montgomery redevelopment at
Country Club Meadows as discussed below under “Inclusionary Developments.”

Because part of these extensions of controls are for rental units, the amended FHA permits the
Township to claim o.5 bonuses per unit, for a total of 19 bonuses (38 senior affordable rental
units x 0.5 = 19}. Of those 19 bonuses, 16.5 will be applied towards the Fourth Round to not
exceed the 65 maximum Fourth Round bonuses permitted.

This leaves 22 surplus senior rental extensions for the future round. However, since the
Township will extend affordability controls on all 60 senior rental units, the cost of all Go
extensions of controls is accounted for in the Fourth Round spending plan. The Township will
execute the deed restrictions on the sites.

Extension of Expiring Conirols Criteria

The following criteria were established by COAH for their extension of expiring controls
program (N.LA.C. 5:97-6.14(a)-(c}). Each rule appears in italics, followed by the response.
These criteria remain in place and will be met with the extensions of expiring controls proposed
for the Fourth Round:

1. The unit meets the criteria for prior-cycle or posi-1986 credits set forth in N.J.A.C. 5:97-4.2 or -
43

2. The affordability controls for the unit are scheduled to expire during the time period in which
credit is sought.

3. The municipality shall obtain a continuing certificate of occupancy or a certified statement from
the municipal building inspector stating that the restricted unit meets all code standards.

4. If a unit requires repair and/jor rehabilitation work in order to receive a continuing certificate of
occupancy or certified statement from the municipal building inspector, the municipality shall
fund and complete the work. A municipality may utilize its affordable housing trust fund to
purchase the unit and/or complete the necessary repair and /or rehabilitation work.
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5. Information regarding the development and specific units, on forms provided by the Council.
Though COAH no longer exists, information on each unit is maintained in the records of
the municipality.

6. A wrilten commitment from the owner to extend controls, or evidence that the controls have been
extended, in accordance with UHAC. Montgomery Township and the owner of the
properties will execute an appropriate agreement for the extension of affordability controls
for an additional 30 years starting on the date that the previous affordability controls
expired. As for the for-sale units, pursuant to N.LLA.C. 5:93-9, the Township also has the
option to extend the controls on the 35 affordable units via a municipal resolution. These
units are 95/5 units, where the owner is required to pay the Township 95% of the profits

“above and beyond the affordable sales price after the deed restriction has ceased. The
Township will extend the controls on each of the 35 affordable for-sale units for an
additional 30 years.

7. The proposed or filed deed restriction for the extended control period.

8. A pro forma for any proposed acquisition andfor rehabilitation costs. No rehabilitation to code
for the units is anticipated based on the anmual fire inspections conducted by the
Township.

9. Decumentation demonsirating the source(s) of funding. The Township will use funds from its
affordable housing trust fund as indicated in its Spending Plan (see Appendix 33).

10. A municipal resolution appropriating funds or a resolution of intent to bond in the event of a

shortfall of funds.

11. A drafl or adopted operating manual that includes a description of the program procedures and
administration in accordance with UHAC.

12. An affirmative marketing plan in accordance with UHAC. Since the units were and continue
to be occupied by low- and moderate-income households that were originally informed of
units for occupancy in accordance with the Township’s affirmative marketing regulations,
no affirmative marketing plan for the extensions of controls is necessary.

13. Designation of an experienced administrative apent, including a stafement of his or her
qualifications, in accordance with N.JLA.C. 5:96-18. McKinley Commons already employs
CGP&H, an experienced affordable housing administrative agent that meets the
qualifications of N.JLA.C. 5:96-18.
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Montgomery Glen

As previously discussed, Montgomery Glen, also known as Montgomery Walk, is an existing
inclusionary residential development within the APT/TH Apartment Townhouse Multi-
Family Residential Zoning District. The development contains 19 affordable family for-sale
units at Block 37006, Lots 20.01 through 20.20. The project contains ten low-income units
and nine moderate-income units. The affordability controls (deed restrictions) on the existing
affordable units at Montgomery Glen will expire in 2032, dose to the end of the Fourth Round
in 2035 (see Appendix 8). In accordance with N.J.A.C. 5:97-6.14, the Township will apply
credits from the extension of controls on the 1g family for-sale units towards its 260-unit
Fourth Round obligation. As the units approach the expiration date of the existing extensions
of controls, the Township will reach out to the owners in order to obtain the necessary
documentation at that time, such as deed restrictions and financing agreements. Such
documentation will be included as Appendix 31. As explained further under “Inclusionary
Developments,” Kenvue will provide a payment to the Township to fund the 19 extensions of
control as part of the non-contiguous residential cluster.

Pursuant to the amended FHA, the Township and the owner of the properties will execute an
agreement for extensions of controls on the g family affordable for-sale units whose controls
are due to expire, in return for an estimated payment of $380,000 (19 family affordable for-

sale units x $20,000funit = $380,000) to the property owner from the Township’s affordable
housing trust fund.

Extension of Expiring Controls Criteria

The following criteria were established by COAH for their extension of expiring controls

program (N.LA.C. 5:97-6.14{a)-(c}). Bach rule appears in italics, followed by the response.
These criteria remain in place and will be met with the extensions of expiring controls proposed
for the Fourth Round:

1. The unit meeis the criteria for prior-cycle or post-1986 credits set forth in N.JL.A.C. 5:97-4.2 or -
4.3

2. The affordability controls for the unit are scheduled to expire during the time period in which
credit is sought.

3. The municipality shall obtain a continuing certificate of occupancy or a certified statement from
the municipal building inspector stating that the restricted unit meets all code standards.

4. Ifa unit requires repair and/or rehabilitation work in order to receive a continuing certificate of
occupancy or cerified statement from the municipal building inspector, the municipality shall
fund and complete the work. A municipality may utilize its affordable housing trust fund to
purchase the unit and/or complete the necessary repair and/or rehabilitation work.
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5. Information regarding the development and specific units, on forms provided by the Council.
Though COAH no longer exists, information on each unit is maintained in the records of
the municipality.

6. A wriiten commitment from the owner to extend controls, or evidence that the controls have been
extended, in accordance with UHAC. Montgomery Township and the owner of the
properties will execute an appropriate agreement for the extension of affordability controls
for an additional 30 years starting on the date that the previous affordability controls
expired. Pursuant to N.LA.C. 5:93-9, the Township also has the option to extend the
controls on the 19 affordable units via a municipal resolution. These units are g5/5 units,
where the owner is required to pay the Township 95% of the profits above and beyond the
affordable sales price after the deed restriction has ceased. The Township will extend the
controls on each of the 19 affordable for-sale units for an additional 30 years.

7. The proposed or filed deed restriction for the extended control period.

8. A pro forma for any proposed acquisition and/or rehabilitation costs. No rehabilitation to code
for the units i anticipated based on the annual fire inspections conducted by the
Township.

9. Documentation demonstrating the source(s) of funding. The Township will use funds from its
affordable housing trust fund as indicated in its Spending Plan {see Appendix 33).

10. A municipal resolution appropriating funds or a resolution of intent to bond in the event of a

shortfall of funds.

11. A draft or adopted operating manual that includes a description of the program procedures and
administration in accordance with UHAC.

12. An affirmative marketing plan in accordance with UHAC. Since the units were and continue
to be occupied by low- and moderate-income households that were originally informed of
units for occupancy in accordance with the Township's affirmative marketing regulations,
no affirmative marketing plan for the extensions of controls is necessary.

13. Designation of an experienced administrative agent, including a statement of his or her
qualifications, in accordance with N.[.A.C. 5:96-18. Montgomery Glen already employs
CGP&H, an experienced affordable housing administrative agent that meets the
qualifications of N.J.A.C, 5:96-18.
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INCLUSIONARY DEVELOPMENTS

23 Orchard

The subject property is situated at the southwestern corner of the NJSH Route 206/Orchard
Road intersection. Block 28001, Lot 5.02 consist of 44.037 acres and the center and northern
portions are developed with a research/ office building (85,000 sf.), associated parking areas,
and a solar field. The southern and eastern portion of the site are wooded, undeveloped, and

constrained by wetlands, The Beden Brook tributary traverses along the southern and eastern
portion of the site.

As previously discussed, the original parcel (Block 28001, Lot 5) was subdivided in 2013 to
construct The Willows at Orchard Road inclusionary affordable housing development located
to the west (Block 28001, Lots 5.04 and 5.05). The Township was approached by Scannapieco
Development Corporation (“Scannapieco”), the owner of the site, to redevelop a portion of the
existing campus with an inclusionary housing development consisting of 180 units with a 20%
set aside (or 36 affordable family rental units). As seen in the Concept Plan provided by
Scannapieco, the inclusionary development will be located in the northeastern corner of Lot
5.02. The owner is in the process of renovating the existing research office building to attract
new tenants and attain full occupancy. Their plan is to maintain the bulk of the existing
facilities that constitute the research [ office campus, but with the addition of the multifamily
residential building, containing both market-rate and affordable rental dwellings. Asseenin
Table 34, the development will meet the income and bedroom distribution requirement under
COAH’s Second Round rules at N.J.A.C. 5:93-7.3 and UHAC at N.J.A.C. 5:80-26.1 with the
projected breakdown as follows: the 36 affordable units will include five very low-income units,
14 low-income units, and 17 moderate-income units. Seven units will be one-bedroom units,
15 will be two-bedroom units, and 14 will be three-bedroom units.

Block 28001, Lot 5.02 is currently in the REO-1 Research, Engineer, Office Zone. A new zone
will be created to replace the existing REO-1 Zone. The following standards associated with the
new zone are proposed for this site to permit the development of multi-family inclusionary
housing:

Proposed Zoning Ordinance: REO-1/S8SIZ-5 Research, Engineering, Office [ Residential Site
Specific Inclugionary Zone

Permitted Principal Uses: Uses permitted in the REO-1 zone; multifamily apartments
Maximum Permitted Number of Dwellings: 180
Minimum Number of On-Site Affordable Dwellings: 36

Maximum Building Height: 42 feet and three stories
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Other Bulk, Spatial and Design Standards for the Residential Development: TBD

TABLE 34. INCOME/BEDROOM D:STR;BUTloN;_zé__Q_R_C___HARD L o

- ] 8 i Pe'.rc.eﬁt bf__

bedroom i 2-bedréqm l 3-bedroom |

Low-lncome . | T B REEE IR IR T “14 | 38.89%
Moderate-Income 5 6 6 17 47.22%
Total- - .- - R R B L S 14 36 '100.00%
Percent of Total 19.44% 41.67% 38.89% 100.00%

The Township is seeking credit for 36 units and 18 redevelopment bonuses {for a total of 54
credits) to satisfy Montgomery Township’s Fourth Round obligation.

In accordance with the requirements of N.J.A.C 5:93-5.3, municipalities shall designate sites
that are available, suitable, developable, and approvable {defined in N.J.A.C 5:93-1.3) and align

with the SDRP, per N.J.A.C. 5:93-5.4. The subject property addresses these conditions as
follows:

" Available. Sites that are “available” have clear title and are free of encumbrances which
preclude development. To our knowledge, there are no legal encumbrances that preclude
development of this site for affordable housing.

" Approvable. Sites that are “approvable” can be developed in a manner consistent with the
rules or regulations of all agencies with jurisdiction over the site. The site is currently in
the REQ-1 Research, Engineering and Office Zoning District, where residential uses are
not permitted. The Township intends to use the redevelopment process to add residential
as a permitted use o this lot, in order to allow the developer to submit an application for
the development that will not require variances, exceptions or waivers.

" Developable. Sites that are “developable” have access to appropriate water and sewer
infrastructure and are consistent with the areawide water quality management plan, The
site is located in the Skillman Village sewer service area, and in the Nj American Water
- Raritan water purveyor area. The Township is in the process of analyzing water and
sewer capacity to accommodate the proposed development. In the event that a water
and/or sewer capacity issue comes to light, the Township reserves the right to amend
this plan to take such issues into account.
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" Suitable. Sites that are “suitable” are adjacent to compatible land uses, have access to
appropriate streets, and are consistent with the environmental policies of N.[.A.C. 5:93-
4.

o 'The site is adjocent to compatible land uses and has access to appropriaie streets. The
property is situated along Orchard Road and NJSH Route 206 and will have
driveway access on Orchard Road. The Beden Brook tributary is located to the
south, and the existing Hillside at Montgomery inclusionary development is
located beyond that. Residential uses, a commercial property, and Township-
owned land are located to the east, and the existing Willows at Orchard Road
inclusionary development is located to the west. The Montgomery Township
Municipal building is located to the northwest across Orchard Road, and single-
family dwellings are located to the north across the Route 206/Orchard Road
intersection.

o The site can be developed in accordance with R.S.1.S. Development of the site will be
congistent with the Residential Site Improvement Standards, N.J.A.C. §:21-T e} seq.

o The site is located in a Smari Growth Planning Area. The 2001 Adopted State Plan
Map and the 2025 Preliminary State Plan Map designates the property as the
Fringe Planning Area (PA-3), which encourages development in designated centers
or, per COAH's rules at N.JLA.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".

o The development is not within the jurisdiction of a Regional Planning Agency or CAFRA.
The site is located ocutside of the Pinelands, CAFRA, Highlands, or Meadowlands.
While the site is located within the Delaware and Raritan (“D&R”) Canal
Commission Zone B, it is not expected to preclude the proposed affordable
housing development.

o The site will comply with all applicable environmental regulations. The site will comply
with all applicable environmental regulations. The southern and eastern portions
of the site are encumbered by wetlands, and the Too-year floodplain and the Inland
Flood Hazard Area extend along the south and east. The site contains no steep
slopes, Category One streams, or known environmental contamination. As seenin
the Concept Plan on the following page, the site will be located outside the wetlands
areas and outside the 100-year floodplain and the Inland Flood Hazard Area. As
such, these environmental constraints are not expected to preclude the proposed
affordable housing development.

o  The site will not affect any historic or architecturally important sites and districts. There
are no historic or architecturally important sites or buildings on the property or in
the immediate vicinity that will affect the development of the affordable housing.
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In addition to site suitability, the developer of the affordable housing project will be required
to meet the applicable requirements of UHAC:

] Administrative Eniity. The Township will require that the residential developer engage
an administrative agent, as required by Chapter 15 of the Township Code as well as state
regulation, to administer and affirmatively market the units at the development, income-
qualify applicants, place minimum 4o0-year affordability controls on the family rental
units, and provide long-term administration of the units in accordance with rules at
N.LLA.C. 5:93-1 et seq. and N.L.A.C. 5:80-26.1 et seq.

" Very Low-, Low- and Moderale-Income Distribution. At least half of the affordable units
developed will be affordable to low-income houscholds, with at least 13% affordable to
very low-income households.

. Affirmative Marketing. The affordable units will be affirmatively marketed in accordance
with N.J.A.C. 5:93-1 et seq. and N.L.A.C. 5:80-26.1 et seq.

= Controls on Affordability. As noted, the affordable units will have minimum 4o-year
affordability controls.

- Bedroowm Distribution. The distribution of the number of bedrooms will follow UHAC
regulations.

A concept plan for how the redevelopment of this site might be accomplished, supplied by
Scannapieco, is included in the following page.
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Kenvue

The subject property is situated at the southwestern corner of the Grandview Road/Belle-Mead
Blawenburg Road (CR Gor) intersection. The site is 382.771 acres and consists of Block 14007,
Lot 2 and Block 13001, Lot 15. Lot 2 is developed with the former headquarters of the Kenvue
Skillman Campus, and Lot 15 contains farm qualified land. The developer of the site (EKhan
Development or “EKhan”) approached the Township to redevelop the site with an inclusionary
residential development consisting of 417 total units with a 29.7% set aside (or 124 affordable
units). Kenvue is planned as a non-contiguous residential duster, which would include the
redevelopment of the former Kenvue campus and the existing multifamily developments of
McKinley Comnons and Montgomery Glen, both of which contain existing affordable family
for-sale units whose affordability controls will expire in the Fourth Round. This linkage allows
the Kenvue redevelopment to address its affordable set-aside with both onsite units and with
existing units at the other two sites. This results in the creation of 124 affordable units as a
hybrid that allows for the creation of more open space on the Kenvue site. The proposed
affordable units would consist of the following:

¢ 70 affordable family rental units constructed on site

e 54 extensions of control: Kenvue will make a tofal payment of no less than $1,080,000
to fund 35 extensions of control on the family for-sale units at McKinley Commeons and
19 extensions of control on the family for-sale units at Montgomery Glen.

Block 14001, Lot 2 (to contain the proposed development) is cutrently located in the LM
Limited Manufacturing Zone. The eastern half of Block rjoor, Lot 15 is located in the R-g
Single-Family Residential Zone and the western half is located MR Mountain Residential
Zone. A new zone will be created to replace the existing LM Zone. The following standards
associated with the new zone are proposed for this site to permit the development of multi-
family inclusionary housing:

Proposed Zoning Ordinance: SSIZ-6 Research, Engineering, Office / Residential Site Specific
Inclusionary Zone 6

Permitted Principal Uses: Multifamily Residential Dwellings on Block 14001, Lot 2
Maximum Permitted Number of Dwellings: 417

Minimum Number of On-Site Affordable Dwellings: 7o

Minimum Number of Off-Site Affordable Dwellings: 54

Maximum Building Height: 42 feet and three stories

Other Bulk, Spatial and Design Standards: TBD

Mandatory Requirements: Block 13001, Lot 15 shall be dedicated to Montgomery Township.
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As seen in Table 35. the project will meet the income and bedroom distribution requirement
under COAH’s Second Round rules at N.J.A.C, 5:93-7.3 and UHAC at N.]J.A.C. 5:80-26.1 with
the projected breakdown as follows: the 7o affordable units to be constructed on site will
include 12 very low-income units, 29 low-income units, and 29 moderate-income umits. Six
units will be one-bedroom units, 29 will be two-bedroom units, and 35 will be three-bedroom
units.

Low-Income 2 2 g T e 143%
Moderate-Income 2 12 15 29 41.43%
Total 6 . | 29 | 3mc 70 © 100.00%
Percent of Total 8.57% 41.43% 50.00% 100.00%

For the affordable family rental units to be constructed on site, the Township is seeking credit
for 70 units and 30 redevelopment bonuses (capped), for a total of 100 credits, to satisfy
Montgomery Township’s Fourth Round obligation. Additionally, the Township is seeking 54
credits for the extensions of control to satisfy Montgomery Township’s Fourth Round
obligation, which will consist of 35 extensions of confrol on the family for-sale units at
McKinley Commons and 19 extensions of control on the family for-sale units at Montgomery
Glen.

In accordance with the requirements of N.J.A.C 5:93-5.3, municipalities shall designate sites
that are available, suitable, developable, and approvable (defined in N.J.A.C 5:93-1.3) and align

with the SDRP, per N.LA.C. 5:93-5.4. The subject property addresses these conditions as
follows:

= Available. Sites that are “available” have clear title and are free of encumbrances which
preclude development. To our knowledge, there are no legal encumbrances that preclude
development of this site for affordable housing.

= Approvable. Sites that are “approvable” can be developed in a manner consistent with the
rules or regulations of all agencies with jurisdiction over the site. Block 13001, Lot 15 is
located in the R-5 Single-Family Residential Zone, and Block 14001, Lot 2 is located in
the LM Limited Manufacturing Zone, where multifamily residential uses are not
permitted. The Township intends to use the redevelopment process to add multifamily
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residential as a permitied use on these lots, in order to allow the developer to submit an
application for the development that will not require variances, exceptions or waivers.

= Developable. Sites that are “developable” have access to appropriate water and sewer
infrastructure and are consistent with the areawide water quality management plan. The
entirety of the site is within in the N] American Water - Raritan water purveyor area, and
the majority of the site is in the Skillman Village sewer service area. The site has existing
public sanitary sewer allocations. The Township is in the process of analyzing water and
sewer capacity to accommodate the proposed development. In the event that a water
and/or sewer capacity issue comes to light, the Township reserves the right to amend
this plan to take such issues into account.

" Suitable. Sites that are “suitable” are adjacent to compatible land uses, have access to
appropriate streets, and are consistent with the environmental policies of N.J.A.C. 5:93-

4.

o The site is adjacent to compatible land uses and has access to appropriaie streets. The
property is situated along Grandview Road and CR 206 and will have direct
driveway access on Grandview Road. Residential, farm qualified land, and
Township-owned land is located to the west, single-family dwelling and additional
Township owned land is located to the north, farm qualified land and residential
uses are located to the east across the Conrall railroad, and additional farm
properties are located to the south.

o 'The site can be developed in accordance with R.S.LS. Development of the site will be
consistent with the Residential Site Improvement Standards, N.[.A.C. 5:21-1 ¢t seq.

o The site is located in @ Smart Growth Planning Area. The 2001 Adopted State Plan
Map and the 2025 Preliminary State Plan Map designates the majority of the
property as the Rural Planning Area (PA-4) and a portion of Block 13001, Lot 15 as
the Environmentally Sensitive Planning Area (PA-5). The residential portion of the
development will be located in PA-4. Per COAH's rules at N.J.A.C. 5:93-5.4(c),

“Where the Council determines that a municipality has not created o realistic
opportunity within the development boundaries of a center to accommodate that
portion of the municipal inclusionary component that the municipality process
to address within the municipality, the Council shall require the municipality to
identify an expanded center(s) or a new center(s) and submit the expanded or
new center(s) to the State Planning Commission for designation.”

While the site is not located within a designated center within the State
Development and Redevelopment Plan, site has been previously developed, it is
underutilized, and the proposed inclusionary development presents a very good
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utilization of the site. Additionally, the site already contains water and sewer
infrastructure to support a large-scale development, and it has existing public
sanitary sewer allocations. As previously discussed, the site is entirely within the
NJ American Water — Raritan water purveyor area, and the majority of Block 1400,
Lot 2 (to contain the proposed development) is in the Skillman Village sewer
service area (approximately 86%). The Township is in the process of analyzing
water and sewer capacity to accommodate the proposed development. In the event
that a water and for sewer capacity issue comes to light, the Township reserves the
right to amend this plan to take such issues into account.

o The development is not within the jurisdiction of a Regional Planning Agency or CAFRA.
The site is located outside of the Pinelands, CAFRA, Highlands, or Meadowlands.
The site is located within the Delaware and Raritan Canal Commission (DRCC}
Review Zone B and any development proposal will require a Certificate of Approval
from the DRCC.

o The site will comply with all applicable environmental regulations. The site will comply
with all applicable environmental regulations. The site contains no Category One
streams or known environmental contamination that could prevent its
development with the proposed housing project. Although portions of the site are
constrained by wetlands and waterbodies, approximately 81.3% of the site is not
constrained. The existing constraints are not expected to preclude the proposed
affordable housing development.

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

In addition to site suitability, the developer of the affordable housing project will be required
to meet the applicable requirements of UHAC:

*  Administrative Entity. The Township will require that the residential developer engage
an administrative agent, as required by Chapter 15 of the Township Code as well as state
regulation, to administer and affirmatively market the units at the development, income-
qualify applicants, place minimum 4o-year affordability controls on the rental units, and
provide long-term administration of the units in accordance with rules at N.J.A.C. 5:93-1
et seq. and N.J.A.C. 5:80-26.1 et seq.

" Very Low-, Low- and Moderate-Income Distribution. At least half of the affordable units
developed will be affordable to low-income households, with at least 13% affordable to
very low-income households.

»  Affirmative Marketing. The affordable units will be affirmatively marketed in accordance
with N.JLA.C. 5:93-1 et seq. and N.LA.C. 5:80-26.1 ¢t seq.
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. Controls on Affordability. As noted, the affordable units will have minimum 4o-year
affordability controls.

= Bedroom Distribution. The distribution of the number of bedrooms will follow UHAC
regulations.

A concept plan for how the redevelopment of this site might be accomplished, supplied by
the developer, is included in the following page.
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Village Shopper (Village Walk at Monigomery)

As previously discussed in the Third Round section, the Village Shopper site, currently referred
to as Village Watk at Montgomery received Planning Board approvals to construct a mixed use
inclusionary development including 11 family affordable rental apartments at a 20% set-aside.
The project is currently under construction, and in accordance with the requirements of the
Redevelopment Plan adopted on April 17, 2025, an additional one-bedroom, moderate income
unit affordable housing unit will be provided as part of the Village Walk development. See
Appendix 22 for a copy of the Redevelopment Plan. Additional details on the affordable family
rental units are provided ander the Third Round section.

The Township is seeking one credit for the additional affordable family rental unit to satisfy its
Fourth Round obligation.

Thrive at Montgomery (Country Club Meadows Senior Living Redevelopment)

This property consists of the northern, undeveloped portion of Block 4020, Lot 1. Efforts to
develop the northern portion of the site have faced challenges since its initial attempts began
in the 1980s due to sewer capacity and economic conditions, Degpite various attempts to
develop the site throughout the years, several factors in connection with the location of the site
precluded its development. While the surrounding areas have experienced development, the
property itself has remained vacant and undeveloped. We note that the southern, developed
portion of the site containg The Meadows at Montgomery senior living community consisting
of two three-story buildings containing age-restricted apartments.

The site has undergone preliminary investigation per the Local Redevelopment and Housing
Law, the public hearing has been held by the Planning Board, recommendation made to the
Township Committee and the site designated an area in need of non-condemmation
redevelopment. On April 17, 2025, the Township passed Ordinance #25-1750, adopting a
Redevelopment Plan for the site. The site is envisioned to be developed with an inclusionary
senior assisted living facility and provides the opportunity for a maximum of 196 dwelling
units of which 20 would be affordable units. A maximum of 65% of the units shall be
independent living units, a minimum of 20% shall be assisted living units, and a minimum
of 10% shall be memory care units.

Additionally, the Redevelopment Plan includes provisions for affordable housing
requirements as part of its mandatory components. Specifically,

“A minimum of 10 assisted living units shall be semi-private units containing a minimum of
20 Medicaid- eligible beds. To ensure that all beds within these units qualify to receive an
individual affordable dwelling credit, each of these rooms shall be restricted to occupancy by
unrelated individuals, thus producing two affordable housing credits from each unit.” {page
g of the Redevelopment Plan).
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In accordance with the requirements of N.J.A.C 5:93-5.3, municipalities shall designate sites
that are available, suitable, developable, and approvable (defined in N.J.A.C 5:93-1.3) and align

with the SDRP, per N.J.A.C. 5:93-5.4. The subject property addresses these conditions as
follows:

" Availgble. Sites that are “available” have clear title and are free of encumbrances which
preclude development. The site is vacant and predominantly undeveloped. To our
knowledge, there are no legal encumbrances that preclude development of this site for
affordable housing. The site is owned by Country Club Meadows, LLC, the owner of the
Meadows at Montgomery senior living development along the southern portion of the
site.

L] Approvable. Sites that are “approvable” can be developed in a manner consistent with the
rules or regulations of all agencies with jurisdiction over the site. The site is currently in
the Country Club Meadows Senior Living Redevelopment Area, which permits senior
living facilities.

= Developable. Sites that are “developable” have access to appropriate water and sewer
infrastructure and are consistent with the areawide water quality management plan. The
site is in the Pike Brook sewer service area, and in the NJ American Water — Raritan
water purveyor area. The Township’s Engineering Department has confirmed that there
is adequate capacity to accommodate the additional 196 units from this site.

= Suitable. Sites that are “suitable” are adjacent to compatible land uses, have access to
appropriate streets, and are consistent with the environmental policies of N.].A.C. 5:93-
4.

o The site is adjacent to compatible land uses and has access to appropriate sireets. The
property is situated along Scarborough Road and NJSH Route 206 and will have
direct driveway access on Scarborough Road. Properties to the south contain The
Meadows at Montgomezy senior loving community, and a single-family residential
development is located beyond that. A singlefamily dwelling and commercial
properties are located to the west across the railroad tracks, and vacant land is
located to the northeast across NJSH Route 206. A detention basin and forested
land is located to the east across Scarborough Road.

o The site can be developed in accordance with R.S.1.5. Development of the site will be
consistent with the Residential Site Improvement Standards, N.J.LA.C. 5:21-1 ef seq.

o The site is located in a Smart Growth Planning Area. The site is located in a Smart
Growth planning area. The 2001 Adopted State Plan Map and the 2025
Preliminary State Plan Map designates the property as the Suburban Planning
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Arca (PA-2), where development and redevelopment is preferred and which is also
a preferred location for affordable housing development.

o Thedevelopment is not within the jurisdiction of a Regional Planning Agency or CAFRA.
The site is located outside of the Pinelands, CAFRA, Highlands, or Meadowlands.
While the site is located within the Delaware and Raritan (“D&R”) Canal
Commission Zone B, it is not expected to preclude the proposed affordable
housing development.

o The site will comply with all applicable environmental regulations. The site will comply
with all applicable environmental regulations. The site contains no steep slopes,
wetlands, Category One streams, or known environmental contamination that
could prevent its development with the proposed housing project.

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

= Site Control (availability). The site has no known title defects or deed resirictions that
preclude development of affordable housing.

A concept plan for how the redevelopment of this site might be accomplished is included in
the Redevelopment Plan provided as Appendix 30.

The Township is seeking credit for 20 affordable assisted living units to satisfy Montgomery
Township’s Fourth Round obligation.
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Fourth Round Housing Plan Element and Fair Share Plan ‘ . .
Montgamery Township

Fourth Round Bonuses, Maximum of 65 Bonuses —

New types of bonuses are permitted in the Fourth Round as set forth in the amended FHA.
Pursuant to N.[.S.A. 52:27D-311.k{(6)}, the 107 total affordable housing units to be developed at
the three (3) inclusionary sites are eligible for up to 48.5 bonuses (capped) for being constructed
on land that is or was previously developed and utilized for retail, office, or commercial space.
Utilizing Local Redevelopment and Housing Law (LRHL) the sites will be designated as a
redevelopment area for the provision of affordable housing.

Additionally, pursuant to N.LS.A. 52:27D-310k(7), the 38 extensions of control on the
affordable senior rental units at the existing McKinley Commons site addressing the Fourth
Round are eligible for up to 16.5 Fourth Round bonuses (up to the 65 maximum bonuses).
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VERY LOW-INCOME UNITS — OVERALL PRIOR, THIRD,
FOURTH ROUND CUMULATIVE CALCULATION

Pursuant to the amended FHA (P.L. 2008, c.406), municipalities must ensure that at least 13%
of affordable housing units approved and constructed {or to be constructed) after July 17, 2008
are available to very low-income households. Thus, as seen in Table 42 below, overall, a total
of 479 affordable units approved and constructed or to be constructed to address a current
Township fair share obligation generate a 63-unit very low-income requirement, which the
Township has addressed with ro2 very low-income units constructed or approved,
representing approximately 21% of the 479 total affordable units. Table 42 summarizes the
Township’s affordable housing mechanisms that generate and address the very low-income
requjrement

TotaiUmts : Very Low .5 Very Lowlncome
Mechanism .~ Generatmg VLI I_rgcom_e Units | _Inco_r_ne Units | _Ur_n_t_s to he__ _
© 7. Obligation | “Required | . -Provided. . | = Provided .|
. The Willows at Orchard Road' . | " ) L o R B AT
. . 40 0 5.2 L L8 R
- (JER Herring Orchard) - | - - =750 RSP I AR S
Hillside at Montgomery
_ 23 2.99 3
{Sharbell-Hillside)
GroveatMontgomery o SO S DL LN R
: Sz U b3 T4 R
{Country Club Meadows) - B : S _
Trap Rock / Haven at
. 32 4.6 - 5
Princeton
AlheslncGroupHome”--- ST e e T e e
Community Options Group
. 4 0.52 4
Home - Willow Run Lane
" Community OtlonsGrou RS VR S A
. Home.— Heather Lane S
Community Options Group
Home — Belle-Mead Griggstown 4 0.52 4 -
Road
- Apart ts at Mont B U NPT
: 'Pa mEﬂ‘S? on gomery. : BB L1118 . - S 14
Crossing (PIRHL) S : S S
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| TABLE 41. OVERALL CUMULATIVE PRIOR, THIRD AND FOURTH ROUNDS VERY LOW- INCOME UNITS |
' PROVED AND CONSTRUCTED (TO BE CONSTRUCTED) SINCE JULY 17, 2008 -

ota! Units ;- Very Low o p . Very-Low Very Low Income

Metﬁén_ism T Generatmg VLI | Income EJr__H_ts .| IncomeUnits | - Unitsto be
i Obligation | -~ 'Required .. Provided " | - Prowded

The Somerset at Montgomery
23 2.99 3
{DeVan [ VanCleef}
CHarlingenVillage |0 w0 a0 e e
Village Shopper (Village Walk
12 1.56 - 2
at Montgomery)
o Tapestry_Assisted Living - | SR T I SOURE B SRR S SRR I DL
Habitat for Humanity 1 0.13
) Montgomery Mumc;pai S B L . RN U o
. 70 . . ..9.1 : . e . Q- - -
" Center Site / RPM - - ) R B e
23 Orchard 15 4.68 - 5
Kenvue . : R S g
Thrive Redevelopment 20 2.6 - 20
R N 62.27 round S I
Total 469 [ ba3g roun B 7102 {21.29%6)
: s up to 63 {13%) : T

In addition, per the more recently amended FHA (P.L. 2024, ¢.2) at N.J.S.A. 52:27D-320.1, at
least half of very low-income units addressing a Fourth Round Prospective Need must be
“available for families with children.” Thus, for the Fourth Round, Montgomery Township is

required to provide 16 very low-income umits, eight of which must be available to families as
shown in the calculations below.

Minitnum Fourth Round Very Low-Income Units = v7 units

0.13 (Fourth Round units provided) = .13 (126) = 16.38, round up

Minimum Fourth Round Very Low-Income Family Units = g units

o.50 {Fourth Round very low-income requirement} = 0.50 (7} = 8.5, round up

8 {Page
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The Township exceeds the minimum very low-income unit requirement by providing 33 very
low-income units from the proposed inclusionary developments at 23 Orchard, Kenvue, Village
Walk, and Thrive at Montgomery. Additionally, the Township satisfies the minimum very low-
income unit requirement for families with children by providing 14 very low-income units
from the 23 Orchard and Kenvue inclusionary developments that have two or three bedrooms.

INCOME DISTRIBUTION

INCOME AND BEDROOM DISTRIBUTION

Under COAH’s Second Round rules at N.J.A.C. 5:93-7.3 and UHAC at N.LA.C. 5:80-26.3(b}
{revised through December 19, 2024), non-age-restricted affordable units must adhere to the
following bedroom distribution:

=  No more than 20% may be one-bedroom oz efficiency units;
= At least 30% must be two-bedroom units;
= Atleast 20% must be three-bedroom units.

Table 43 provides a summary of the bedroom-income distribution of affordable family units in
Montgomery Township for the Third Round and Fourth Rounds combined, demonstrating
compliance with these standards.

TABLE 42. INCOME AND BEDROOM' DISTRIBUTION
FAMILY U_NE?S THIRD/FOURTH ROUND i

‘Income . '
B 'Distﬁbution C}ne Eedroom[

S Eﬁiqency 2" Bedroom om i R
Very Low-lncome - 1 hay b g g ) 58 (15.93%)
Low-Income 14 68 43 125 {34.34%)
Moderate-lncome .~ *} .~ " 34 .70 0 lgy o | g2 o 1 a81(49.73%)
Total 65 {17.86%) 160 (52.2%) | 109 {29.95%) 364 {100%)

The above bedroom and income distribution includes 364 affordable family units within the
following projects:

» Railsedge Blawenburg Village (3 units} ®» The Somerset at Montgomery (23 units)

*  The Willows at Orchard (40 units) » Village Walk (12 units)
=  Grove at Montgomery (277 units) = The Haven at Princeton (32 units)
» Hillside at Montgomery (23 units) = Harlingen Village (11 units)
» Apartments at Montgomery Crossing * 23 Orchard (36 units)
(86 units)
» Habitat for Humanity House (1 unit) »  Kenvue (70 units)
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AFFORDABLE HOUSING ADMINISTRATION AND
AFFIRMATIVE MARKETING

Montgomery Township currently has a Court-approved = . = R
Affordable Housing Ordinance (Appendix 34). Once DCA "-_}_Afﬁ rmatwe Marketmg _
and HMFA finalize their rule proposals {not anticipated
before June 30, 2025), the Township will prepare an
updated Fair Share Ordinance in accordance with court-
upheld COAH’s rules, DCA’s proposed new regulations at
N.LLA.C. 5:99, and UHAC’s new 2025 regulations that are
anticipated to be released shortly, as well as to address any
terms of the court-approved Third Round 2017 and 2022
amended FSHC agreement, if relevant. 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 Fair Share
Ordinance covers the phasing of affordable units, the
low/moderate income split, including that 13% of all units approved and constructed since
2008 be affordable to very low-income houscholds earning no more than 30% of median
income, bedroom distribution, occupancy standards, affordability controls, establishing rents
and sales prices, affirmative marketing, income qualification, etc.

_The Afﬂrmat_we Marketmg Pian isia
. regional marke_tmg strategy
: .:'-_:_deSIgned to attract buyers and/or E

f_'i"'.‘bein“ : marketed bya developer or:
- 'f'_i_'-sponsor of aFFordabIe housmg Itis .
-;.f'._:_a contmumg program ‘and. covers
: the perlod of de d.-restrnct on...

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 Township has an adopted Affirmative Marketing Plan (included in Appendix 35). Once
DCA and HMFA finalize their rule proposals (not anticipated before June 30, 2025), the
Township will prepare an updated Affirmative Marketing Plan in accordance with DCA’s
proposed new regulations at N.L.A.C. 5:99, UHAC’s new 2025 regulations that are anticipated
to be released shortly, any remaining relevant COAH rules not superseded by either the
proposed 2025 DCA regulations or the upcoming 2025 revised UHAC rules, as well as to
address any terms of the court-approved Third Round FSHC 2017/2022 amended agreement.
The Township will adopt an Affirmative Marketing Plan for all affordable housing sites. The
Township’s current Affirmative Marketing Plan is 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 Township’s housing region, Region 3,
consisting of Hunterdon, Middlesex, and Somerset counties.

g7|Pag e
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The Affirmative Marketing Plan lays out the random-selection and income qualification
procedure of the administrative agent, which is consistent with COAH’s rules and N.J.A.C.
5:80-26.1. All newly created affordable units will comply with the minimum 3o-year or 40-year
(for rentals) affordability control required by UHAC, N.J.A.C. 5:80-26.1 et seq. This plan must
be adhered to by all private, nonprofit or municipal developers of affordable housing units and
must cover the period of deed restriction or affordability controls on each affordable unit.

As required by the court-approved Third Round FSHC 2o017/2022 amended agreement, the
Affirmative Marketing Plan lists FSHC, the New Jersey State Conference of the NAACP, the
Latino Action Network, the New Brunswick branch of the NAACP, the Plainfield Area branch
of the NAACP, the Perth Amboy branch of the NAACP, and the Metuchen/Edison branch of
the NAACP. The Township shall, as part of its regional atfirmative marketing strategies during
its implementation of this plan, provide notice to those organizations of all available affordable
housing units. The Township also agrees to require any other entities, including developers or
individual or companies retained to do affirmative marketing, to comply with this paragraph.
Finally, in accordance with the July 2020 amendment to the FHA, The Township will include
in its Affirmative Marketing Plan the requirement that all units subject to affirmative
marketing requirements be listed on the state Housing Resource Center (“HRC”) website.®

SPENDING PLAN

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

- ; .:-Ellglble Trust Fund Expendltures

amount of 1.5% of the equalized assessed value of :_.:.":_“A mummpallty may use: revenues
residential development and nonresidential development -_”"collected from the: devefopment
fees in the amount of 2.5% of the equalized assessed value .:_'fees for any actlv;ty approved by--i-
of nonresidential development. The amendment was _'-’ihe Councli {now the Court) for.

formally adopted by the Township on December 18, ing the mumupal fair
2008. Subsequently, the Township adopted an amended . | umupal ties are
development fee ordinance on July 19, 2018 (se Appendix | -::';_':_"_enc:o umged fo use. deveio pm
34). E fee revenues to attract other

¥ hitps://njhrc.gov
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As of December 31, 2024, the trust fund maintained a balance of $587,765.62. A new Fourth
Round Spending Plan, which discusses anticipated revenues, collection of revenues, and the
use of revenues, has been prepared in accordance with N.J.A.C. 5:93-5.1{c) and is included as
Appendix 33. All collected revenues are placed in the Township’s Affordable Housing Trust
Fund and will be dispensed for the use of affordable housing activities as indicated in the
Fourth Round Spending Plan. Once DCA and HMFA finalize their rule proposals (not
anticipated before June 30, 2025), the Township will prepare an updated spending plan in
accordance with DCA’s proposed new regulations at N.J.A.C. 5:99, UHAC's new 2025
regulations that are anticipated to be released shortly, any remaining relevant COAH rules, not
superseded by either the proposed 2025 DCA regulations or the upcoming 2025 revised UHAC

rules as well as to address any terms of the court-approved Third Round 20r7/2022 amended
FSHC agreement.

The Township may, in the future, seek to amend its Spending Plan and obtain court approval
to use its affordable housing trust funds for the following additional permitted affordable
housing activities, including new, emergent affordable housing activities, subject to applicable
limitations and minimum expenditures:

= Rehabilitation program;
* New construction of affordable housing units and related development costs;

* Extensions or improvements of roads and infrastructure directly serving affordable
housing development sites;

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

= Purchase of existing market-rate or affordable housing for the purpose of maintaining or
implementing affordability controls, such ag in the event of foreclosure;

* Green building sirategies designed to be cost-saving for low- and moderate income
households, either for new construction that is not funded by other sources, or as part of
necessary maintenance or repair of existing units;

m  Maintenance and repair of affordable housing units;

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

= Affordability assistance as set forth below.

At least 30% of development fees and interest collected must be used to provide affordability
assistance to low- and moderate-income households in affordable units included in a
municipal Fair Share Plan and for the creation of very low-income units. Additionally, no more
than 20% of trust fund revenues collected each year may be expended on administration,
including, but not limited to, salaries and benefits for municipal employees or consultant fees
necessary to develop or implement a rehabilitation program, a new construction prograr, an
HPE/FSP, and/or an affirmative marketing program.
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The adoption of the Township’s Fourth Round Spending Plan will constitute a “commitment”
for expenditure per the FHA at N.J.S.A. 52:27D-329.2, with a four-year time period for
expenditure that will start with the entry of the Superior Court’s Fourth Round Judgment of
Compliance and Repose and/or Compliance Certification.

COST GENERATION

Montgomery Township’s Land Development Ordinance hag been reviewed to eliminate
unnecessary cost generating standards, and provides for expediting the review of development
applications containing affordable housing. Such expediting may consist of, but is not limited
to, scheduling of pre-application conferences and special monthly public hearings. All
development applications containing affordable housing must be reviewed for consistency
with the Land Development Ordinance, Residential Site Improvement Standards (“RSIS”)
(N.JLA.C. 5:271-1 et seq.) and the mandate of the FHA regarding unnecessary cost generating
features. Montgomery Township will comply with COAH’s requirements for unnecessary cost
generating requirements, N.JLA.C. s5:93-10.1, procedures for development applications
containing affordable housing, N.[.LA.C. 5:93-10.4, and requirements for special studies and
escrow accounts where an application contains affordable housing, N.J.A.C. 5:93-10.3. Once
DCA and HMFA finalize their rule proposals {not anticipated before June 30, 2025), the
Township will revise its Land Development Ordinance, if needed, in accordance with DCA’s
proposed new regulations at N.J.LA.C. 5:99, and UHAC’s new 2025 regulations, anticipated to
be released shortly, in order to address new requirements to address cost generative issues.

MONITORING

In accordance with the requirements of N.[.S.A. 52:27D-329.2 and -329.4 as amended by P.L.
2,024 C.2, by February 15 of each year of the Fourth Round, the Township will provide a detailed
accounting through DCA’s new Affordable Housing Monitoring System (“AHMS") of all
affordable units constructed and construction starts during the prior calendar year, and of all
residential and non-residential fees collected, interest carned, and other income collected and
deposited into the Township’s affordable housing trust fund during the prior calendar year.
Montgomery will also provide a detailed accounting in AHMS of all expenditures of affordable
housing trust funds during the prior calendar year, including purposes and amounts, and
documentation of the balance remaining in the affordable housing trust fund as of December
31 of that year.

Montgomery Township or any other interested party may file an action through the Program
seeking a realistic opportunity review at the midpoint of the certification period and shall
provide for notice to the public, including a realistic opportunity review of any inclusionary
development site in this Housing Plan Element and Fair Share Plan that has not received
preliminary site plan approval prior to the midpoint of the 10-year round. If such an action is
initiated by the Township, Montgomery may propose one or more alternative sites with an
accompanying development plan or plans that provide a realistic opportunity for the same

- 9(_)[ Pa ge
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number of affordable units and are otherwise in compliance with the FHA and the Mount
Laurel doctrine,

MULTIGENERATIONAL FAMILY HOUSING CONTINUITY

The FHA requires an HPE/FSP to provide an analysis of the extent to which municipal
ordinances and other local factors advance or detract from the goal of preserving
multigenerational family continuity as expressed in the recommendations of the
Multigenerational Family Housing Continuity Commission, adopted pursuant to paragraph
(1) of subsection f. of 23 section 1 of P.L. 2021, c.273 (N.L.S. 52:27D-320.20). As of May 2025,
no recommendations have been issued by the Commission.

SUMMARY

The Township of Montgomery does not have a Third Round Rehabilitation obligation.
However, it does have a 73-unit Fourth Round Rehabilitation obligation that will be satisfied
through the establishment of a local rehabilitation program open for eligible owner-occupied
and renter-occupied units.

Pursuant to the 2017 Settlement Agreement with Fair Share Housing Center, the Township
has addressed its 307-unit Prior Round obligation with three completed inclusionary housing
developments, three completed alternative living arrangements, and Prior Round rental
bonuses. Montgomery will address its Third Round obligation with ten inclusionary
developments, one affordable age-restricted units at a proposed assisted living facility, four
group homes, a 100% affordable municipally-sponsored age-restricted development, a family
for-sale project, and Third Round rental bonuses.

The Township’s Fourth Round Prospective obligation (2025-2035) of 260 units will be
addressed with the affordable family rental units at two proposed indlusionary housing
developments, an additional affordable family rental unit from the approved Village Walk
mixed use inclusionary development, affordable age-restricted units through an approved
redevelopment plan, and extension of expiring controls.
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