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SUBCHAPTER 1. GENERAL PROVISIONS 

5:93-1.1 Short title; purpose; scope 
(a) The provisions of this chapter shall be known as the 

"Substantive Rules of the New Jersey Council on Affordable 
Housing for the Period Beginning June 6, 1994." 

(b) The purpose of this chapter will be the provision of 
criteria to be used by municipalities in addressing their 
constitutional obligation to provide a fair share of affordable 
housing for moderate and low income households. 

5:93-11.4 Marketing for initial sal~nd/or rent up; composition of 
(c) All municipalities within the jurisdiction of the Coun­

cil are subject to evaluation, in accordance with the provi­
sions of this chapter, for the period beginning on June 6, 
1994. 

marketing pool 
5:93-11.5 Continuing marketing activities 
5:93-11.6 Monitoring and .reporting _requirements 
5:93-11.7 Residency preference 

SUBCHAPTER 12. MONITORING 

5:93-12.1 Completion of monitoring forms 

SUBCHAPTER 13. SITE SPECIFIC REUEF AND THE 
STATE DEVELOPMENT AND REDEVELOPMENT 
PLAN (SDRP) 

5:93-13.1 Purpose and scope 
5:93-13.2 Site-specific relief in Planning Areas 1 and 2 
5:93-13.3 Site-specific relief in Planning Area 3 
5:93-13.4 Site-specific relief in Planning Areas 4 and 5 

SUBCHAPTER 14. ONE THOUSAND UNIT 
UMITATION 

5:93-14.1 General 

SUBCHAPTER 15. WAIVER PROVISIONS 

5:93-15.1 Waiver 
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5:93-1.2 Severability clause 
H any part of this chapter shall be held invalid, the 

holding shall not affect the validity of remaining parts of 
these rules. If a part of these rules is held invalid in one or 
more of their applications, the rules shall remain in effect in 
all valid applications that are severable from the invalid 
application .. 

5:93-1.3 Definitions 
The following words and terms, when used in this. chapter, 

shall have the following meanings unless the context clearly 
indicates otherwise. 

"Accessory apartment" means a self-contained residential 
dwelling unit with a kitchen, sanitary facilities, sleeping 
quarters, and a private entrance, which is created within an 
existing home, or through the conversion of an existing 
attached accessory structure on the same site, or by an 
addition to an existing home or accessory building. 
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"Act" means the Fair Housing Act of 1985, P.L. 1985, 
c.222 (N.J.S.A. 52:27D-301 et seq.). 

"Active recreation" means leisure time activities usually 
of a more formal nature and performed with 'Others, often 
requiring equipment and taking place at prescribed places, 
sites or fields. Active recreation sites include swimming 
areas; playgrounds; tot lots; play fields; and tennis and 
other court game facilities. Active recreation shall not 
include areas designated for bike riding, hiking, walking and 
picnicking. 

"Adjustment" means a modification and/or deferral of the 
municipal low and moderate income housing obligation, 
pursuant to N.J.S.A. 52:27D-307(c)(2) and N.J.A.C. 5:93-4. 

"Agency'' means the New Jersey Housing and Mortgage 
Finance Agency established by P.L. 1983, c.530 (N.J.S.A. 
55:14K-1 et seq.). 

"Affordable" means a sales price or rent within the means 
of a low or moderate income household as defined in 
N.J.A.C. 5:93-7.4. 

"Alternative living arrangement" means a structure in 
which households live in distinct bedrooms, yet share kitch­
en and plumbing facilities, central heat and common areas. 
Alternative living arrangement includes, but is not limited 
to: transitional facilities for the homeless, Class A,B,C,D, 
and E boarding homes as regulated by the New Jersey 
Department of Community Affairs; residential he~th care 
facilities as regulated by the New Jersey Department of 
Health; group homes for the developmentally disabled and 
mentally ill as licensed and/or regulated by the New Jersey 
Department of Human Services; and congregate living ar­
rangements. 

"Approvable site" means a site that may be developed for 
low and moderate income housing in a manner consistent 
with the rules or regulations of all agencies with jurisdiction 
over the site. A site may be approvable although not 
currently zoned for low and moderate income housing. 

"Authority" means the entity designated by the munici­
pality for the purpose of monitoring the occupancy, resale 
and rental restrictions of low and moderate income housing 
units. 

"Available site" means a site with clear title, free of 
encumbrances which preclude development for low and 
moderate income housing. 

"Calculated need" means the low and moderate income 
housing obligation resulting from the procedures in N.J.A.C. 
5:93-2. It is the result of subtracting reductions, prior cycle 
credits and the 20 percent cap from the precredited need. 
To the extent that the Council has knowledge of prior cycle 
credits and eligible reductions, these credits and reductions 
have been applied to the municipal housing obligation. 
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"Census subregion" means a geographic subdivision of 
the State as determined by the United States Bureau of the 
Census. 

"Center" means a compact form of development with a 
core or node (focus of residential, commercial and service 
development) and a community development area that 
ranges in scale from an urban center to a regional center, 
town, village, and hamlet. This definition is in accord with 
and derived from the State Development and Redevelop­
ment Plan. 

"Certified household" means a household determined to 
be income eligible for a low or a moderate income housing 
unit by a municipal authority after the authority has verified 
the household's gross annual income, credit history and 
compared the household's family size to the occupancy 
requirements delineated in N.J.A.C. 5:93-9.1(b)14. 

"Community capacity" means an estimate based on 20 
percent of a municipality's existing 1993 housing stock, 
pursuant to N.J.A.C. 5:93-2.17. 

"Conversion" means the conversion of existing commer­
cial, industrial or residential structures for low and moder­
ate income housing purposes. 

"Council" means the New Jersey Council on Affordable 
Housing established under the Act and which has primary 
jurisdiction for the administration of housing obligations in 
accordance with sound regional planning considerations in 
the State. 

"DCA" means the New Jersey Department of Community 
Affairs. 

"DEPE" means the New Jersey Department of Environ­
mental Protection and Energy. 

"Developable site" means a site that has access to appro­
priate water and sewer infrastructure, and has received 
water consistency approvals from the DEPE or its designat­
ed agent authorized by law to issue such approvals. 

"Development fees" means money paid by an individual, 
person, partnership, association, company or corporation for 
the improvement of property as permitted in N.J.A.C. 
5:93-8. 

"DOT" means the New Jersey Department of Transpor­
tation. 

"Durational adjustment" means a deferral of the munici­
pal low and moderate income housing obligation based. on 
the lack of infrastructure pursuant to N.J.S.A. 
52:27D-307(c)(2) and N.J.A.C. 5:93-4. 

"Environ" means that area of a municipality outside the 
development boundaries of a center. This definition is in 
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accord with and derived from the State Development and 
Redevelopment Plan. 

"Equalized assessed value" means the value of a property 
determined by the municipal tax assessor through a process 
designed to ensure that all property in the municipality is 
assessed at the same assessment ratio or ratios required by 
law. Estimates at the time of building permit may be 
obtained by the tax assessor utilizing estimates for construc­
tion cost. Final equalized assessed value will be determined 
at project completion by the municipal assessor. 

"Exempt sales" means and shall include the transfer of 
ownership between husband and wife; the transfer of own­
ership between former spouses ordered as a result of a 
judicial decree of divorce or judicial separation, but not 
including sales to third parties; the transfer of ownership 
between family members as a result of inheritance; the 
transfer of ownership through an executor's deed to a class 
A beneficiary; and the transfer of ownership by court order. 

"Fair market value" means the unrestricted price of a low 
or moderate income housing unit if sold at a current real 
estate market rate. 

"Fair Share Plan" means that plan or proposal, which is 
in a form that may readily be converted into an ordinance, 
by which a municipality proposed to satisfy its obligation to 
create a realistic opportunity to meet its fair share of low 
and moderate income housing needs of its region and which 
details the affirmative measures the municipality proposes 
to undertake to achieve its fair share of low and moderate 
income housing, as provided in sections 9 and 14 of the Act, 
addresses the development regulations necessary to imple­
ment the housing element, and addresses the requirements 
of N.J.A.C. 5:93-7 through 11. 

"Gross density" means the total number of dwelling units 
existing or permitted on a housing site divided by the total 
area of the tract. The result is expressed as dwelling units 
per acre. 

"Head of household" means a person under whose name 
a housing unit is owned or rented. 

"Household" means the person or persons occupying a 
housing unit. 

"Housing element" means that portion of a municipality's 
master plan consisting of reports, statements, proposals, 
maps, diagrams and text designed to meet the municipality's 
fair share of its region's present and prospective housing 
needs, particularly with regard to low and moderate income 
housing and which contains at least those items identified in 
section 10 of the Act. 

COMMUNITY AFFAIRS 

"Housing market area" means the geographic region from 
which it is likely that buyers or renters would be drawn for 
inclusionary development. The housing market area is the 
"housing region" as determined by the Council, in which an 
inclusionary development is located. 

"Housing Region" means a geographic area, determined 
by the Council, of no less than two nor more than four 
contiguous, whole counties, which exhibit significant social, 
economic and income similarities and which constitute, to 
the greatest extent practicable, the Primary Metropolitan 
Statistical Areas (PMSA) as last defined by the United 
States Census Bureau. 

"lnclusionary component" means the result of subtracting 
the rehabilitation component, credits (granted pursuant to 

· N.J.A.C. 5:93-3), the impact of the 20 percent cap (pursuant 
to N.J.A.C. 5:93-2.16) and the impact of the 1,000 unit 
limitation (pursuant to N.J.A.C. 5:93-14) from the precre­
dited need, provided the result shall not be less than zero. 
For a municipality that receives a vacant land adjustment 
pursuant to N.J.A.C. 5:93-4, the inclusionary component 
shall be initially synonymous with the realistic development 
potential. 

"lnclusionary development" means a development con­
taining low and moderate income units. This term includes, 
but is not necessarily limited to, new construction, the 
conversion of a non-residential structure to a residential 
structure and the creation of new low and moderate income 
units through the substantial rehabilitation of a vacant resi­
dential structure. 

"Indigenous need" means deficient housing units occu­
pied by low and moderate income households within a . 
municipality and is a component of present need. Munici­
pal indigenous need, as a percentage of the total 1993 
occupied housing stock, shall not exceed the percentage 
derived from dividing the deficient housing units occupied 
by low and moderate income households by the total 1993 
occupied housing stock for the housing region in which the 
municipality is located. 

"Initial occupancy" means the period beginning with the 
date on which the developer is granted permission . by the 
local government to begin occup~cy and ending on the 
date 95 percent occupancy is attained. 

~'Inventory" means that calculation undertaken by a mu­
nicipality in accordance with the Fair Housing Act, N.J.S.A. 
52:270-329, in developing its housing element which ac­
counts for its 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 in substandard housing capable of being rehabil­
itated, as provided for in section lOa of the Act. 
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"Judgment of repose" means a judgment issued by the 
Superior Court approving a municipality's plan to satisfy its 
fair share obligation. 

"Landsat" means a satellite that maps land cover by 
interpreting spectral information reflected from the earth's 
surface. 

"Low income housing" means housing affordable accord­
ing to Federal Department of Housing and Urban Develop­
ment or the standards included in this chapter for home 
ownership and rental costs, occupied or reserved for occu­
pancy by households with a gross household income equal to 
50 percent or less of the median gross household income for 
households of the same size within the housing region in 
which the housing is located, and which is subject to afford­
ability controls promulgated by the Council. 

"Low income tax credit" means an income tax credit 
granted for investing in a Federal program designed to 
produce low and moderate income rental units. 

"Market rate units" means housing within an inclusionary 
development, not restricted to low and moderate income 
households, that may sell at any price determined by a 
willing seller and a willing buyer. 

"Median aggregate ' household income above the floor" 
means the result of multiplying the number of households in 
the municipality as of 1990 by the 1989 municipal median 
household income above the floor. 

"Median household income above the floor" means the 
result of subtracting the regional household floor income 
from the 1989 median municipal household income. 

"Minority" means an individual who is a member of one 
of the following racial or ethnic groups: 

1. Black: An individual having origins in any of the 
black racial groups of Mrica, but not of Hispanic origin; 

2. American Indian or Alaskan Native: An individual 
having origins in any of the original people of North 
America, and who maintains cultural identification 
through tribal affiliation or community recognition; 

3. Hispanic: An individual of Mexican, Puerto Rican, 
CUban, Central or South American, or other Spanish 
culture or origin regardless of race; or 

. 4. Asian or Pacific Islander: An individual having 
origin in any of the original peoples of the Far East, 
southeast Asia, and the Indian subcontinent or the Pacific 
Islands. This area includes, for example, China, India, 
Japan, Korea, the Philippine Islands and Samoa. 

"Moderate income housing" means housing affordable 
according to Federal Department of Housing and Urban 
Development or the standards in this chapter for home 
ownership and rental costs, occupied or reserved for occu-
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pancy by households with a gross household income in 
excess of 50 percent but less than 80 percent of the median 
gross household income for households of the same size 
within the housing region in which the housing is located, 
and which is subject to the Council affordability controls in 
this chapter. 

"Multifamily unit" means a structure containing five or 
more dwelling units. 

"Municipal estimated land capacity" means an estimate 
based on Landsat data, tax data and assumptions pertaining 
to density and set-asides used in developing the undevel­
oped land cap pursuant to N.J.A.C. 5:93-2.16 and assump­
tions pertaining to density and set-asides. 

"Municipal need for new construction" means a calcula­
tion used to determine the 20 percent cap pursuant to 
N.J.A.C. 5:93-2.16. 

"Municipal present need" means the sum of indigenous 
need and the municipal share of reallocated present need. 

"Net density" means the total number of dwelling units 
within a designated portion of a tract divided by the total 
land area of the designated portion of the tract, including 
the open-space, roadways, parking areas and common facili­
ties devoted exclusively to that portion of the tract. The 
result is expressed as dwelling units per acre. 

"Open-space" means any parcel or area of water or land 
essentially unimproved and set aside, dedicated, designated 
or reserved for public or private use or enjoyment or for the 
use and enjoyment of owners and occupants of land adjoin­
ing or neighboring such open space; provided that such 
areas may be improved with only those buildings, structures, 
streets and offstreet parking and other improvements that 
are designed to be incidental to the natural openness of the 
land. 

"Overlay zone" means a zoned area of a municipality in 
which low and moderate income housing may be built as a 
matter of right in addition to another use. In approving 
such a zone, the Council may allow the existing use to 
continue and expand as a conforming use, but provide that 
when the prior use on the site is changed, the site shall 
produce low and moderate income housing or a develop­
ment fee . 

"Petition for Substantive Certification" means that peti­
tion which a municipality files, or is deemed to have filed, 
which engages the Council's mediation and review process. 

"Planning area" means an area defined by a set of 
common criteria which focus on the degree and type of 
development or natural resources. Planning areas serve as 
organizing mechanisms for growth and development plan­
ning throughout the State. This definition is in accord with 

5-15-95 



5:93-1.3 

and derived from the State Development and Redevelop­
ment Plan. 

"Pre-credited need" means the municipal low and moder­
ate income housing obligation resulting from subtracting 
filtering, residential conversion and spontaneous rehabilita­
tion from the sum of indigenous need, reallocated present 
need, prior cycle prospective, prospective need and demoli­
tions. 

"Present need" means the sum of indigenous need and 
reallocated present need as determined by N.J.A.C. 
5:93-2.5. 

"Price differential" means the difference between the 
controlled unit sale price and the fair market value as 
determined at the date of a proposed contract of sale, after 
reasonable real estate broker fees have been paid. 

"Priority" means a system of selecting applicants. 

"Prior cycle credits" means credits granted by the Council 
for low and moderate income units constructed after April 
1, 1980 as part of granting substantive certification for the 
1987-1993 housing obligation. 

"Prior cycle fa:ir share" means the responsibility for low 
and moderate income. housing established by the Council 
when the Council granted substantive certification for the 
1987-1993 housing obligation. 

"Prior cycle prospective need" means that portion of the 
1987-1993 prospective need included in the 1987-1999 low 
and moderate income housing need calculations. 

"Prospective need" means a projection of low and moder­
ate housing needs based on development and growth which 
is reasonably likely to occur in a region or a municipality. 
See N.J.S.A 52:27D-304(j). 

"Qualified non-profit" means an organization granted 
non-profit status in accordance with section 501(c)(3) of the 
Internal Revenue Service code. 

"Realistic development potential" means the municipal 
obligation as calculated pursuant to N.J.A.C. 5:93-4.2(e). 

"Reallocated present need" means that portion of a 
housing region's present need that is redistributed through­
out the housing region. 

"Receiving municipality" means, for purposes of a Re­
gional Contribution Agreement (RCA), a municipality 
which agrees to assume a portion of another municipality's 
fair share obligation. 

COMMUNITY AFFAIRS. 

"Reduction" means a one for one deduction of precredit­
ed need based on a fair share plan to construct low and 
moderate income units, transfer low and moderate income 
units via a regional contribution agreement and/or zone for 
low and moderate income housing that implements a hous­
ing element that has been certified by the Council or the 
Superior Court. 

"Regional aggregate weighted median household income 
above the floor" means the result of adding the median 
aggregate household income above the floor for municipali­
ties in the housing region. 

"Regional household floor income" means 100 dollars 
less than the lowest municipal median household income in 
the housing region. 

"Regional median household income above the floor" 
means the result of adding the median household income 
above the floor for each municipality in the housing region. 

"Rehabilitated unit" means a previously deficient housing 
unit which has undergone significant renovation to meet 
municipal or other applicable housing code standards as 
further described in N.J.A.C. 5:93-5.2(b). 

"Rehabilitation component" means the result of subtract­
ing spontaneous rehabilitation from indigenous need. For a 
municipality where filtering and conversions exceed reallo­
cated present, prior cycle prospective need, prospective need 
and demolitions, the rehabilitation component equals calcu­
lated need. 

"Repayment clause" means the obligation of· a seller 
exercising a repayment option to pay 95 percent of the price 
differential to a municipality at closing for use in the 
municipal housing plan. 

"Repayment option" means the option of a seller of a low 
or moderate income unit to sell a unit pursuant to N.J.A.C. 
5:93-12.7 at fair market value subject to compliance with 
the terms of a repayment clause. 

"Resolution of Participation" means a resolution adopted 
by a municipality in which the municipality chooses to 
prepare a fair share plan and housing element in accordance 
with the Act. · 

"Section 8 income limits" means a schedule of income 
limits that define 50 percent and 80 percent of median 
income by household size. When used herein, Section 8 
income limits shall refer to the "uncapped" schedule as 
published by the Council, in accordance with its rules. 

"Sending municipality" means for purposes of a RCA, a 
municipality which transfers a portion of its fair share 
obligation to another willing municipality. 

"Senior citizen" means a person who is 62 years of age or 
older. 
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"Set-aside" means the percentage of housing units devot­
ed to low and moderate income households within an 
inclusionary development. 

"State Development and Redevelopment Plan (SDRP)" 
means the State plan for development promulgated by the 
State Planning Commission pursuant to P.L. 1985, c.398 
(N.J.S.A. 52:18A-196 et seq.). 

"Substandard housing unit" means a housing unit with 
health and safety code violations that require the repair or 
replacement of a major system. A major system includes a 
roof, plumbing (including wells), heating, electricity, sanitary 
plumbing (including septic systems) and/or a load bearing 
structural system. 

"Substantive certification" means a determination by the 
Council approving a municipality's housing element and fair 
share plan in accordance with the provisions of the Act and 
the rules and criteria as set forth in this chapter. A grant of 
substantive certification shall be valid for a period of six 
years in accordance with the terms and conditions contained 
therein, in accordance with N.J.S.A. 52:27D-322. · 

"Suitable site" means a site that is adjacent to compatible 
land uses, has access to appropriate streets and is consistent 
with the environmental policies delineated in N.J.A.C. 
5:93-4. 

"Surrogate" means a census indicator of deficient housing 
used in the calculation of present need as defined in 
N.J.A.C. 5:93-2. 

"Survey" means that independent determination of need 
undertaken by a municipality in preparing its housing ele­
ment, which is developed and produced in a manner and in 
such form as is required by this chapter. 

5:93-2.1 

"Target group" means identifiable organizations that may 
aid in attracting low and moderate income households to 
inclusionary developments. Examples of target groups in­
clude: public housing authorities, non-profit organizations, 
departments of aging, Section 8 programs, religious organi­
zations, urban community action groups and personnel de­
partments of local employers. 

"Total need" means the sum of present and prospective 
need. 

"Vacant land" means undeveloped and unused land area. 

SUBCHAPTER 2. MUNICIPAL DETERMINATION 
OF PRESENT AND PROSPECTIVE NEED 

5:93-2.1 General provisions 

(a) Municipal present need and prospective need shall be 
calculated by summing municipal indigenous need and the 
municipal share of the appropriate housing region's reallo­
cated present need and prospective need. The resulting 
total shall be modified by: prior-cycle prospective need; 
secondary sources of supply and demand; reduction for 
1987-1993 housing activities; prior-cycle credits; and the 
20--percent cap (see Appendix A, incorporated herein by 
reference). The end product of this process is the determi­
nation of municipal calculated need. This is the figure 
municipalities shall address in their housing elements. An 
example for a hypothetical municipality in the Southwest 
Region (Region 5)-Johnsonville-is provided to illustrate 
each of the individual calculations. The following flow 
diagram summarizes the sequence of calculations en route 
to the determination of calculated need. 

FLOW DIAGRAM FOR THE CALCULATION OF LOW- AND MODERATE-INCOME HOUSING NEED 

INDIGENOUS 
NEED 

33 

PRESENT NEED 
128 

TOTAL NEED 

695 

(-) FILTERING 

89 

(-) REDUCTION 

439 

+ 

+ 

+ 

(-) 

(-) 

Using the Johnsonville Example 
REALLOCATED PRESENT 
PRESENT NEED NEED 

95 128 

PROSPECTIVE NEED 
568 

PRIOR-CYCLE 
PROSPECTIVE NEED 

248 

RESIDENTIAL 
CONVERSION 

16 

PRIOR-CYCLE 
CREDITS 

101 

+ 

(-) 

(-) 

TOTAL NEED 
695 

DEMOLITIONS 

9 

SPONTANEOUS 
REHABILITATION 

8 

20% 
CAP 

0 

PRE-CREDITED 
NEED 

839 

CALCULATED 
NEED* 

299 
• Prior-cycle vacant land adjustment communities are indicated by "VL" even though their number is calculated. This indicates that although there is not much vacant 
land left in these communities, the affordable housing number may be met in other ways and is retained as part of overall Calculated Need. 
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(b) Exhibit 1 in the Technical Appendix A provides mu­
nicipal-specific base data that may be employed to deter­
mine municipal Present and Prospective Need. Data for a 
hypothetical municipality, "Johnsonville," precedes the mu­
nicipal base data for illustrative purposes in both Exhibits 1 
and 3. Exhibit 2 in Appendix A duplicates the base data for 
each housing region that is presented in Columns A through 
L herein. Exhibit 3 is included for the convenience of the 
user of this guide. It provides a variety of data for each 
community, often from the 1990 Census, which would other­
wise have to be researched in the process of undertaking 
this calculation. 

(c) Selected municipalities receiving State aid (urban aid 
cities) pursuant to P.L. 1978, c.14 (N.J.S.A. 52:270-178 et 
seq.) as refined by the criteria in N.J.A.C. 5:93-2.3(b) shall 
calculate municipal calculated need as per the procedures 
delineated in N.J.A.C. 5:93-2.17. 

5:93-2.2 Indigenous need-1993 

(a) Indigenous need in a municipality is actual or capped 
deficient housing occupied by low- and moderate-income 
households as further defined in N.J.A.C. 5:93-1.3. Munici­
pal indigenous need shall be determined from the total of 
deficient housing units occupied by low- and moderate­
income households for the U.S. Census subregion in which 
the municipality is located. The data, derived from a 
multiple-index approach, are not available at the municipal 
level. To determine the municipal share of need from the 
U.S. Census subregion total, it is necessary to employ a 
single-index approach using surrogates of deficient housing 
available at both the municipal and U.S. Census subregion 
level. To calculate municipal indigenous need: 

1. Locate the appropriate municipality in Exhibit 1 in 
Appendix A. Example: Johnsonville in Region 5 (South­
west). 

2. Divide Column 2 (municipal single-index need) by 
Column 3 (subregional single-index need). The resulting 
percentage yields the municipal share of the U.S. Census 
subregion's total of deficient housing units occupied by 
low- and moderate-income households. 

::;:~ille single index need (Column 2) = 410 .:.. 4544 = 090 J 
Subregional single index need (Colt mn 3) · (Municip~ Shar 

of Regional Need 
3. Multiply the result of the quotient obtained in (a)2 

above by the number in Column 1 (subregional multiple 
index need). 

Example: 

Subregional 
Multiple Index Need 

(Column 1) 
364 

Municipal Share 
of Regional 

Need 
X .090 33 

COMMUNITY AFFAIRS 

This is the count of estimated low- and moderate-income 
deficient units in a municipality. 

4. Column A from Appendix A, Exhibit 2, reproduced 
below displays the percentage for each housing region 
that is obtained by dividing the actual deficient housing 
units occupied by low- and moderate-income households 

·in the region by the estimated total of 1993 occupied 
housing units in the region. 

TABLE 1 

(COLUMN A, FROM APPENDIX A, EXHIBIT 2) 

1993 REGIONAL AVERAGE PERCENT 

DEFICIENT HOUSING 

Region 

1. Northeast 
2. Northwest 
3. West Central 
4. East Central 
5. Southwest 
6. South-Southwest 

Percent Deficient 

.0290 

.0250 

.0180 

.0120 

.0150 

.0220 

Multiply this percentage by the municipal projection of 1993 
occupied housing stock in Exhibit 1, Column 4. 

Example: 

Johnsonville Total 1993 • 
Occupied Housing Estimate 

(Column 4) 

12,695 X 

• Estimate as of July 1, 1993 

Region 5 Percentage of Low- and 
Moderate-Income Deficiency 

(Column A) 

.015 190 

5. Municipal Indigenous Need shall be the smaller 
number resulting from the calculations in (a)3 and 4 
above. 

Example: Johnsonville's Indigenous Need = 33. 

6. If the calculation in (a)3 above is larger than (a)4 
above, the difference between the two shall be distributed 
throughout the housing region as Reallocated Present 
Need as per N.J.A.C. 5:93-2.3 and 5:93-2.4. The results 
of this calculation are displayed for each housing region 
in Column B. 

(b) Municipal indigenous need may also be determined 
through a survey of the municipality's housing stock as 
indicated in Appendix C incorporated herein by reference, 
when such survey is deemed adequate and accepted by the 
Council for identifying deficient housing units occupied by 
low- or moderate-income households. 
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5:93-2.3 Distribution of need 1993; 1993-1999 

(a) Distribution of need applies the concept of fair share 
to the portion of regional housing need that is not locally 
responsible housing deficiency. This differs somewhat for 
present and prospective need and is explained in the Appen­
dix A. The distribution of each housing region's reallocated 
present need and prospective need shall be accomplished 
through use of economic and land-use factors expressed as a 
percentage· representing the municipal share of the housing 
region's total for each factor. The factors employed to 
distribute the housing region's need are the municipality's 
share of regional undeveloped land (Appendix A, Exhibit 1, 
Column 5), equalized nonresidential valuation (Exhibit 1, 
Column 6), aggregate household income differences (Exhib­
it 1, Column 7), and change in equalized nonresidential 
valuation (Exhibit 1, Column 8). All but equalized nonresi­
dential valuation change are summed (Exhibit 1, Columns 5, 
6 and 7), averaged and displayed in Exhibit 1, Column 9. 
This is the average of the Present Need allocation factors. 
Three economic and land-use factors (-Exhibit 1, Columns 5, 
7 and 8) are also summed, averaged, and displayed in 
Exhibit 1, Column 10. Column 10 represents the average of 
the Prospective Need allocation factors. 

(b) Reallocated Present Need and Prospective Need shall 
be distributed to municipalities unless the municipality re­
ceived State aid pursuant to P.L. 1978, c.14 (N.J.S.A. 
52:27D-178 et seq.) and exhibits at least one of the follow­
ing (see Appendix A, Attachment, for a listing of selected 
urban aid cities): 

1. A level of existing low- and moderate-income hous­
ing deficiency, according to the six housing deficiency 
criteria, that exceeds average regional low- and moderate­
income housing deficiency for the region in which the 
urban aid municipality is located; 

2. A population density of greater than 10,000 persons 
per square mile or 14.1 per acre; or 

3. A population density of 6,000 to 10,000 persons per 
square mile or 9.4 . to 14.1 per acre plus less than five 
percent of vacant, non-farm, municipal land as measured 
by the average of vacant land valuation and vacant land . 
parcels of all local land valuation/parcels in the 1990 
Statement of Financial Condition of Counties and Munici­
palities (obtainable from the Division of Local Govern­
ment Services, Trenton, New Jersey: New Jersey Depart­
ment of Community Affairs, Trenton, New Jersey 08625) 
incorporated herein by reference. 

(c) Only those municipalities designated herein to receive 
reallocated present need and prospective need shall be 
included in the housing region totals of vacant land, equal­
ized nonresidential valuation, change in equalized nonresi­
dential valuation, and aggregate household income differ. 
ences for purposes of distributing need. 

93-9 
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5:93-2.4 Reallocated present need-1993 

(a) Reallocated present need is the share of excess defi­
cient housing that is distributed to non-urban aid municipal­
ities in the region as delineated in N.J.A.C. 5:93-2.3(b). 
Table B below displays the Reallocated Present Need by 
housing region: 

1. 
2. 
3. 
4. 
5. 
6. 

TABLE B 

(Column B of Appendix A, Exhibit 2) 

1993 REGIONAL POOL OF EXCESS 
DEFICIENT HOUSING UNITS 

Excess Deficient 
Region Housing Units 

Northeast 7,002 
Northwest 5,306 
West Central 1,477 
East Central 1,329 
Southwest 1,751 
South-Southwest ____§]§_ 
New Jersey 17,542 

(b) To calculate reallocated present need, divide the mu­
nicipal number in Appendix A, Exhibit 1, Column 9 by 100 
and multiply the resulting quotient by the total reallocated 
present need for the housing region in which the municipali­
ty is located to yield municipal Reallocated Present Need. 

Example: 

Regional Pool of Excess 
Deficient Units (Region S) 

1,751 

Average of Johnsonville's 
x Present Need Allocation 

Factors (Column 9) 

X ~ 
100 

5:93-2.5 Present need-1993 

95 

Present need is the sum of indigenous need and reallocat­
ed present need. To determine municipal present need, 
add indigenous need (as calculated in N.J.A.C. 5:93-2.2) 
and reallocated present need (as calculated in N.J.A.C. 
5:93-2.4). 

Example:. 

Johnsonville's Present Need = Indigenous Need (33) 
+ Reallocated Present Need (95) = 128 

5:93-2.6 Prospective need: 1993-1999 

(a) Prospective need is the share of future households 
that are low and moderate income and as such require 
affordable housing not provided by the market except for 
secondary supply (see Appendix A). Prospective need for 
each housing region is projected in Table C below: 

5-15-95 
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TABLE C 

1993-1999 PROSPECTIVE NEED 

Region 
1. Northeast 
2. Northwest 
3. West Central 
4. East Central 
5. Southwest 
6. South.-Southwest 

New Jersey 

Regional 
Prospective Need 

4,787 
1,033 
8,654 

14,424 
8,993 
4,236 

42,127 

(b) To calculate municipal prospective need, divide the 
municipal number in Exhibit 1, Column 10 in the Appendix 
A by 100 and multiply the resulting quotient by the prospec­
tive need for the housing region in which the municipality is 
located to yield municipal Prospective Need. 

Example: 

1999 
Prospective 

Need 
(Region 5) 
(Column C) 

8,993 

Average of Johnsonville's 
Prospective Need 

x Allocation Factors 
(Column 10) 

X .2..3.12... 
100 

5:93-2.7 Total need-1993; 1993-1999 

568 

Total need is the sum of present and prospective need. 
To determine municipal total need, add present need (as 
calculated in N.J.A.C. 5:93-2.5) and prospective need (as 
calculated in N.J.A.C. 5:93-2.6). 

Example: 

Johnsonville's Total Need = Present Need (128) 
+ Prospective Need (568) = 695 

5:93-2.8 Prior-cycle prospective need: 1987-1993 

(a) Prior-cycle prospective need is the recalculated pro­
spective need for the prior period. It is included in this 
chapter because it is part of the 1987-1999 need before 
reductions are taken. It is recalculated because procedures 
are more accurate since the 1990 Census has become avail­
able as a check against the original 1987-1993 projections. 

(b) Recalculated prospective need is obtained by applying 
0.52 to the prior-cycle prospective need. Before using the 
prior-cycle prospective need, it is adjusted for the effects of 
prior-cycle secondary sources of housing supply and de­
mand. Recalculated demolitions are added to prior-cycle 
prospective need, and the sum is diminished by scaled-down 
prior-cycle secondary sources of supply. Each municipality's 
net (after secondary sources of supply and ~emand (demoli­
tions) have been accounted for) prior-cycle prospective need 
is found in Appendix A, Exhibit 3, Column 1. 

COMMUNITY AFFAIRS 

PRIOR-CYCLE PROSPECTIVE NEED = 248 

Municipal Need 
Prior to Secondary 

Sources 
944 

5:93-2.9 Demolitions 

Total Need + Prior-Cycle 
Prospective 

Need 
695 248 

(a) Demolitions are a source of secondary housing de­
mand, as they eliminate housing opportunities for low- and 
moderate-income households. Therefore, a number repre­
senting demolitions affecting low- and moderate-income 
households shall be added to municipal need-total need 
plus prior-cycle prospective need-to this point, "Municipal 
need" or "municipal need to this point" refers to total need 
plus prior-cycle prospective need being altered serially by 
secondary sources of supply and demand, a reduction, 
pre-1987 credits, and undeveloped land and 20-percent 
caps up to the point that calculated need (the actual munici­
pal obligation) is determined (see Appendix A). To deter­
mine this number: 

1. Average 1988, 1989, and 1990 municipal demoli­
tions as reported in New Jersey Residential Building 
·Permits (1988, 1989 and 1990 Summaries) (available from 
the New Jersey Department of Labor, Division of Labor 
Market and Demographic Research, CN 388,. Trenton, 
N.J. 08625). 

Example: 

Johnsonville averaged five demolitions per year for the 
three years. 

2. Multiply the one-year average by six to estimate 
1993-1999 demolitions (Exhibit 3, Column 2). 

Example: 

Johnsonville Average x 
Demolitions 

5 X 

Number of Years 
Projected 

6 30 

3. To determine the percentage of demolitions affect­
ing low- and moderate-income households in a municipal­
ity, multiply the number of demolitions for six years by 
the 1990 subregional low- and moderate-income percent­
age for that municipality. 

Number of Demolitions x 
in Six Years 

30 X 

Low- and Moderate-Income Percentage 
(Exhibit 1, Column 11) 

.2402 = 7.2 

4. Multiply the number of demolitions affecting low­
and moderate-income households (calculated in (a)3 
above) by 1.2 to reflect a greater proportion of overall 
demolitions affecting this income group. ~e number of 
demolitions affecting low- and moderate-income house­
holds shall be the result of this product or 95percent of 
the total projected demolitions, whichever is lower. The 
resulting number shall be added to municipal need. 
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Example: 

Demolitions Impacting Low· 
and Moderate-Income Households x 

_ 7.2 X 

Low- and Moderate· 
Income Factor 

1.2 9 

(9 is lower than 95 percent of 30, or 28.5-so 9 is used.) 

5:93-2.10 Filtering 

(a) Filtering causes a reduction in municipal need (total 
and prior-cycle prospective) based on the recognition that 
the housing needs of low- and moderate-income households 
are partially met by sound housing units formerly occupied 
by the higher-income sector of the housing market (see 
Appendix A). Filtering is highly correlated with the pres­
ence of older and multifamily (five units or more) housing 
units. Table D, Column 1 displays regional filtering projec­
tions. Column 2 displays the total number of multifamily 
housing units in each region in 1990. Column 3 displays the 
total number of pre-1940 (older) units in each region. 

TABLED 

FILTERING 

COLUMN 1 COLUMN 2 COLUMN 3 
1990 

1993-1999 Multifamily 1990 
Filtering (5 Units or More) Pre-1940 

Region Projection Unit Totals Unit Totals 
1. Northeast 4,895 193,286 255,434 
2. Northwest 4,535 156,893 206,403 
3. West Central 2,830 70,199 61,647 
4. East Central 3,550 74,459 93,848 
5. Southwest 2,994 63,582 80,208 
6. South-Southwest 1,382 41,231 58,521 

New Jersey 20,185 599,650 756,061 

(b) To determine the impact of filtering on municipal 
need after all the calculations up to and including N.J.A.C. 
5:93-2.9: 

1. Determine the municipal number of total multifam­
ily units in 1990 as reported in the U.S. Census of 
Housing (Appendix A, Exhibit 3, Column 3). 

Example: 

Johnsonville had 2,719 total multifamily units in 1990. 

2. Divide this number by the number of total multi­
family units for the region (Table D, Column 2) in which 
the municipality is located. 

3. Determine the municipal number of pre-1940 units 
in 1990 as reported in the U.S. Census of Housing. 

Example: 

Johnsonville had 272 pre-1940 units in 1990. (Appen­
dix A, Exhibit 3, Column 4) 

4. Divide this number by the total of pre-1940 units in 
1990 for the region (Table D, Column 4) in which the 
municipality is located. 

5:93-2.11 

5. Weight the calculation resulting from (b)2 above by 
two, then average the above calculations. This yields the 
municipality's weighted share of older and multifamily 
housing units in the housing region. 

Example: 

Total 
Multifamily 

Johnsonville's Units in 1990 Johnsonville's 
Multifamily (Region 5) Share of 
Units, 1990 (Column E) Multifamily Units 

2,719 63,582 .04276 

Total Pre-1940 
Johnsonville's Units in 1990 Johnsonville's 

pre-1940 (Region 5) Share of 
Units, 1990 (Column F) Pre-1940 Units 

257 80,208 .00339 

6. Average the shares in (b )5 above after weighting 
the first by two 

(.04276 + .04276 + .00339) -:- 3 = .02964 
(Johnsonville's 

Weighted Share of 
Older and 

Multifamily Units) 

7. Multiply this percentage by the filtering projections 
in Table D, Column 4 for the region in which the 
municipality is located to yield the reduction to municipal 
total need (plus prior-cycle prospective need) due to 
filtering. 

Example: 

Johnsonville's Share of Region 5 
Older and Multifamily Units x 

Filtering Projection (Region 5) 
(Column D) 

.02964 X 2,993 89 

5:93-2.11 Residential conversion 

(a) Residential conversion is the creation of dwelling 
units from already existing residential structures. It is a 
significant source of housing supply to low- and moderate­
income households and it causes a reduction to municipal 
need (see Appendix A). Residential conversion is highly 
correlated with the presence of two- to four-family housing 
units. Table E, Column 1 below displays projections of 
conversions for each housing region. Table E, Column 2 
displays the total of two- to four-family housing units in 
each housing region in 1990. 

TABLE E 

RESIDENTIAL CONVERSION 

Region 
1. Northeast 
2. Northwest 
3. West Central 
4. East Central 

COLUMN 1 
1993-1999 
Conversion 
Projections 

2,649 
2,229 

930 
886 

COLUMN 2 
1990 

2-4 Family 
Unit Totals 
218,392 
150,817 
44,103 
45,844 
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COLUMN 1 COLUMN 2 . 
1!1!13-1!1!1!1 1!1!10 
Conversion 2-4 FamUy 

Realon Projections Unit Totals. 
5. Southwest 881 27,265 
6. South-Southwest 775 40,576 

New Jersey 8,351 * 526,997 
• May not be equivalent to Appendix A figUre because all secondary sources of 
supply may not be used; Appendix A displays what is used. 

·(b) To determine the impact of conversions on municipal 
need: 

1. Determine the municipal number of total two- to 
four-family housing units in 1990 as reported in the U.S. 
Census of Housing (Detailed Housing Characteristics -Part 
32-New Jersey). 

Example: 

Johnsonville had 490 two- to four-family units. (Ap­
pendix A, Exhibit 3, Column 5) 

2. Divide the number by the total number of two- to 
four-family housing units for the region (Table E, Column 
2) in which the municipality is loca:ted to obtain the 
municipal share of two- to four"family housing units in the 
housing region. 

Example: 

Johnsonville's 1!1!10 
Total 2-4 Family 

Housing Units 
490 + 

Reaional 1!1!10 Total 
2-4 FamUy 

Housing Units 
(RegionS) 

(Column H) 

27,265 

Johnsonville's Share 
or 2-4 Family 
Housing Units 

in Reaion 
~ .01797 

3. Multiply this percentage by the conversion projec­
tion in Table E, Column 1 for the region in which the 
municipality is located to yield the reduction to municipal 
need due to conversion. 

Example: 

Johnsonvlne's Share 
of 2-4 Family Housing X 

Units 
.01797 X 

1!193-1!1!1!1 Conversion 
Projections (Region S) 

(Column G) 

881 

5:93-2.12 Spontaneous rehabilitation 

16 

(a) Spontaneous rehabilitation measures the private mar­
ket's ability_ to rehabilitate deficient low- and moderate­
income housing units up to applicable state and local code 
standards; and shall cause a reduction to municipal need 
(see Appendix A): Spontaneous rehabilitation is highly 
correlated with income. A combination of income differ­
ences from $100.00 below the lowest municipal median 
household income in the region weighted by the number of 
households in a municipality ($100.00 below the lowest 
municipal median household income in the region is used 
that there will be no negative differences in the regional 
pool) and household income differences not weighted is 
used to develop this measure. The former is weighted 
twice; the latter once. Table F, Column 1 below displays 
spontaneous rehabilitation projections by housing region. 

COMMUNITY AFFAIRS 

TABLE F 
SPONTANEOUS REHABILITATION 

COLUMN COLUMN COLUMN 
2 3 4 

COLUMN 1!193 1!1!13 1!193 
1 Reaional Weighted Unwelghted 

1!1!13-1!1!1!1 Household Regional Regional 
Spontaneous Income Income Income 

Rehabilitation Floor Differences Differences 
Region Projections ($) ($) ($) 

1. Northeast 710 20,515 19,234,394,000 4,393,888 
2. Northwest 597 23,705 16,299,646,900 3,698,545 
3. West Central 249 31,008 8,828,753,140 1,835,119 
4. East Central 237 22,719 11,539,122,100 2,526,644 
5. Southwest 236 19,015 .10,120,912;300 2,557,328 
6. South-southwest __w_ 18,343 31422.31~000 1.234.261 

New Jersey . 2.237 69.445.140.000 16.245.786 

(b) To determme the impact of spontaneous rehabilita­
tion on municipal need to this point: 

1. Determine the municipal 1993 median household 
income as adjusted from the 1990 Census of Population 
(Appendix A, Exhibit 3, Column 6). 

Johnsonville's 1993 median household income is $55,927. 

2. Subtract the regional floor income (lowest munici­
pal median household income in the region in 
1993-$19,015; Table F, Column 2) from the 1993 munic­
ipal median household income. 

$55,927 - $19,015 = $36,912 

3. Multiply this number by the number of occupied 
housing units (households) in the municipality as of 1993 
(u.s. Census of Population-1990, update; Appendix A, 
Exhibit 1, Column 4). This yields municipal1993 aggre­
gate household income above the floor (weighted in­
come). 

Example: 

Johnsonville's number of households in 1993 is 12,695. 

Calculation: 

$36,912 X 12,695 = $468,592,783 

4. Divide 1993 municipal median aggregate weighted 
household income above floor by the 1993 summed re­
gional aggregate weighted median household income 
above floor for the housing region in which the municipal­
ity is located (see Table F, Column 3) to obtain the 
municipal share of regional aggregate weighted household 
income above the floor. 

Example: 

Johnsonville's 
Aggregate 1!1!13 

Weighted 
Household Income 
(above the ftoor) 
$468,592,783 

1!1!13 . 
Acareaate Weighted 
Household Income 
(above the ftoor) 

(Region 5) 
(Column K) 

$10,120,912,300 = 

Johnsonville's Share 
of Aggreaate 1!193 

Weighted Household 
Income 

(above the ftoor) 
.04630 
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5. Divide 1993 municipal median household income 
above the floor (unweighted) by the 1993 _summed region­
al median household income above the floor (unweight­
ed) for the housing region in which the municipality is 
located (see Table F, Column 4) to obtain the municipal 

· share of regional household income above the floor (un­
weighted). 

Example: . 

Johnsonville's 1993 
Household Income 

(Unweighted) 
(above the floor) 
(Step 2 above) 

$36,912 

1993 
Aggregate 

Household Income 
(Unweighted) 

(above the floor) 
(Region 5) 

(Column L) 

$2,557,328 

Johnsonville's Share 
of 1993 Aggregate 
Household Income 

(Unweighted) 
(above the floor) 

.01443 

6. Multiply the weighted share of regional income 
times two and add it to the unweighted share. Divide this 
sum by three. Multiply the result by the spontaneous 
rehabilitation projections for the housing region in which 
the municipality is located (see Table F, Column 1). This 
yields the reduction to municipal total need (plus prior 
cycle prospective need) due to spontaneous rehabilitation 
unless the result exceeds the indigenous need. In cases 
where the result exceeds the indigenous need, the reduc­
tion due to spontaneous rehabilitation shall equal the 
indigenous need. 

Example: 

Johnsonville's 
Weighted 

Share of 1993 
Aggregate 

Household Income x 2 
(Step 4 above) 

[ (.04630 + .04630 + 

Johnsonville's 
Unweighted 

Share of 1993 
. Aggregate 

Household Income 
(Step 5 above) 

.01443) 

1993-1999 
Region 5 

Spontaneous 
Rehabilitation 

Estimate 
(Column I) 

+ 3) X236 

5:93-2.13 Pre-credited need: 1987-1999 

8 

Pre-credited need is total need and prior-cycle prospective 
need modified by secondary sources of demand and supply. 

Total 
Need + 
695 

Prior-Cycle 
Prospective Need + Demolitions Filtering 

89 
Residential 
Conversions 

16 

248 

5:93-2.14 Reduction 

Spontaneous 
Rehabilitation 

8 

9 
Pre-Credited 

Need 

839 

(a) The Council shall allow a one-for-one reduction of 
cumulative 1987 to 1999 need for affordable housing activi­
ties undertaken from 1987 to 1993. It is a reduction for 
units zoned for or transferred, whether or not the units have 
been constructed, pursuant to Subchapter 3. 

(b) Information for the reduction is derived from the 
Council, court, and other records of affordable housing 
activity. This information is specific to individual munici­
palities and is contained in Appendix A, Exhibit 3, Column 
7. Municipal need at this point is pre-credited need minus 

5:93-2.16 

the reduction. A municipality cannot take a reduction that 
will bring municipal need number below zero. 

Pre-Credited 
Need 
839 

Reduction 
(Exhibit 3-Column 7) 

439 

5:93-2.15 Prior-cycle credits 

Municipal Need 
After Reduction · 

400 

A one-for-one credit shall be granted for low- and moder­
ate-income housing constructed subsequent to April 1, 1980 
that conforms to the criteria in N.J.A.C. 5:93-3.1. Munici­
pal need at this point is pre-credited need after the reduc­
tion, minus prior-cycle credits. Prior-cycle credits cannot 
reduce a municipal need number below zero. 

Municipal Need ( - ) 
After 

Reduction 
400 

Prior-cycle 
Credits 

(Exhibit 3--Col. 8) 

101 

5:93-2.16 Twenty-percent (20%) cap 

Municipal Need 
After 

Prior-cycle 
Credits 
299 

(a) A cap of 20 percent of the estimated 1993 occupied 
housing stock (community capacity) cannot be exceeded by 
a municipality's need for new construction. The need for 
new construction is the precredited need minus the reduc­
tions, prior-cycle credits, and the rehabilitation components. 
This is based on the premise that if the affordable housing 
was provided as ·a 20-percent set-aside of inclusionary hous­
ing, and if the planned affordable housing was more than 20 
percent of existing units, then the new affordable housing 
and accompanying market units would exceed the number 
of existing housing units in the community. 

(b) Community capacity is determined by multiplying the 
estimated 1993 occupied housing in the municipality (Ap­
pendix A, Exhibit 1, Column 4) by 0.20 and comparing this 
to the municipal need for new construction. 

1. If the community capacity is larger than municipal 
need for new construction, the 20-percent cap is zero. 
This is the case for the present example. 

2. If community capacity is smaller than municipal 
need for new construction, the difference between com­
munity capacity and the municipal need for new construc­
tion is subtracted from the latter to yield the 20~percent 
cap. The 20-percent cap is the difference between com­
munity capacity and the municipal need for new construc­
tion. Municipal need at this point equals pre-credited 
need minus the reduction, minus prior-cycle credits, mi­
nus the 20-percent cap. 

Johnsonville's Twenty Percent Community 
1993 Occupied (20%) Capacity 

Housing Estimate 
12,695 units X 0.20 2,539 units 

Municipal Need Community Twenty Percent 
for New Capacity (20%) Cap 

Construction 
274 2,539 0 

Municipal Need - Twenty Percent Municipal Need 
After (20% Cap) After 20-

Prior-Cycle Credit Percent Cap 
299 0 299 
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5:93-2.17 Calculated need: 1987-1999 

Municipal calculated need is the sum of total need, prior­
cycle prospective rieed, and demolitions; minus filtering, 
conversion, and spontaneous rehabilitation, yielding, pre­
credited need; minus the reduction, prior-cycle credits, and 
20-percent cap (see Appendix A). 

plus plus 
Total Need Prior-cycle Demolitions 

Prospective 
Need 

695 + 248 + 9 
minus minus minus equals 

Filtering Residential Spontaneous Pre-Credited 
Conversion Rehabilitation Need 

89 !6 8 839 
minus minus minus equals 

Reduction Prior-Cycle 
Credits 20% Cap Calculated Need 

439 101 0 299 

5:93-2.18 Vacant land adjustment communities; prior 
cycle 

Municipalities that received an adjustment from the 
courts or the Council due to undeveloped land in the first 
affordable housing cycle have received a calculated need 
·number. However, the Council has developed a stream­
lined process for these communities to receive substantive 
certification. The calculated need is retained in the system 
as a goal for future affordable housing efforts as develop­
ment and redevelopment occur in the community. 

5:93-2.19 Calculation of indigenous need: selected urban 
aid cities 

(a) Selected municipalities receiving state aid (urban aid 
cities) pursuant to P.L. 1978, c.14 (N.J.S.A. 52:270-178 et 
seq.) that are exempt from the distribution of reallocated 
present need and prospective need as described in N.J.A.C. 
5:93-2.3 (see Appendix A), Attachment shall determine 
their indigenous need as indicated below: 

1. Follow the procedures delineated in N.J.A.C. 
5:93-2.2(a)1 to 3. These calculations yield the count of 
actual low- and moderate-income deficient units in the 
selected urban aid city. This estimate of low- and moder­
ate-income deficient units may also be determined 
through a survey of the municipality's housing stock when 
such survey is deemed adequate and accepted by the 
Council for identifying deficient housing units occupied by 
low- or moderate-income households. 

2. Modify the number calculated in (a)1 above as 
instructed in N.J.A.C. 5:93-2.9, 2.10, 2.11, and 2.12 (de­
molitions, filtering, residential conversions and spontane­
ous rehabilitation.) 

3. Perform the calculation required in N.J.A.C. 
5:93-2.2(a)4. 

4. Municipal Indigenous Need (for Urban Aid Cities) 
shall be the smaller number resulting from the calcula­
tions in (a)2 and 3 above. 

COMMUNITY AFFAIRS 

5. If the calculation in (a)2 above is larger than the 
calculation in (a)3 above, the difference between the two 
shall be distributed throughout the housing region as 
reallocated present need (see Appendix A). 

6. No additional calculations need be made by these 
cities at this point. 

5:93-2.20 Low· and moderate-income split 

The municipal calculated need obligation shall be divided 
equally between low- and moderate-income households. 

Example: 

Johnsonville's total obligation of 299 units would include 
150 low-income and 149 moderate-income units. 

(An odd number is always split in favor of the low­
income unit.) 

SUBCHAPTER 3. CREDITS/REDUCTIONS 

5:93-3.1 General 

(a) The Fair Housing Act provides that the Council 
determine municipal fair share, after crediting on a one for 
one basis each current unit of low and moderate ·income 
housing of adequate standard, including any such housing 
constructed or acquired as part of a housing program specif­
ically intended to provide housing for low and moderate 
income households. Given the approach the Council has 
developed for determining calculated need, the Council has 
determined that it is appropriate to allow credits for units 
constructed after April 1, 1980. Since it was not until 
December 15, 1986 that the Council established criteria for 
an eligible low and moderate income unit, the crediting 
criteria for housing units created between April 1, 1980 (the 
date of the census) and December 15, 1986 shall be differ­
ent than the period subsequent to December 15, 1986. 

(b) In determining calculated need, COAH has granted 
prior-cycle credits. These are credits that have been grant­
ed by the Council for the construction of low and moderate 
income units subsequent to April 1, 1980. In determining 
calculated need, the Council has also provided a reduction 
to the municipal housing obligation based on the realistic 
opportunity a municipality created in response to its 
1987-1993 housing need through regional contribution 
agreements, plans for new construction or through its zoning 
powers. The source for this information includes data from 
the Council's records, county planning boards and Masters 
appointed by the court. To the extent that this information 
is incomplete or incorrect, the Council shall modify the 
calculated need, in accordance with this chapter. 
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(c) Municipalities shall not receive both a reduction and 
a credit for the same housing unit. The Council's intent 
with the reductions and the credits is to ensure that a 
m\micipality's obligation is lowered by one, provided: the 
municipality has created a realistic opportunity that resulted 
in a sound housing unit; or, if the unit has not yet material­
ized, the municipality continues to offer the realistic oppor­
tunity. A reduction shall be considered a credit when a low 
or moderate income unit is constructed (or in: the case of a 
regional contribution agreement," constructed or rehabilitat­
ed) and appropriately restricted to a low or moderate 
income household. 

(d) Unless otherwise stated, a municipality shall receive 
credits for housing activity prior to the date of the publica­
tion of its petition for substantive certification, provided 
such activity complies with criteria for credits in this sub­
chapter. A municipality shall document eligible new con­
struction with certificates of occupancy; eligible rehabilita­
tion with final inspections; and transferred units with evi­
dence of the required transfer of funds to the sending 
municipality. 

(e) For units constructed after December 15, 1986, a 
municipality shall receive credits for housing activity that 
complies with the criteria in this subchapter and with the 
rules governing new construction, and transferred units (via 
a regional contribution agreement) between 1987-1993, in 
accordance with N.J.A.C. 5:92, a housing unit constructed 
under the auspices of a government funded, financed or 
otherwise assisted housing program designed specifically for 
housel;10lds whose income does not exceed 80 percent of 
median shall also be· eligible for a credit provided: 

1. At least half of the units are affordable to house­
holds whose incomes do not exceed 50 percent of median 
income; and 

2. The units are governed by controls on affordability 
that are substantially the same as those set forth in 
N.J.A.C. 5:92. 

(t) A credit and/or a reduction in excess of the municipal 
precredited need shall be applied on a one for one basis 
against its future housing obligation. 

5:9>-3.2 Credits for units constructed between April 1, 
1980 and December 15, 1986 

(a) A housing unit created and occupied between April1, 
1980 and December 15, 1986 is eligible for a one for one 
credit when it has been developed specifically for house­
holds whose income does not exceed 80 percent of median 
income and the unit is governed by controls on affordability 
that are the same as those set forth in N.J.A.C. 5:92-12 and 
·Appendix E, incorporated herein by reference. 

(b) A municipality may receive a one for one credit for 
each unit satisfying the following criteria: 

5:93-3.5 

1. The unit shall have been constructed between April 
1, 1980 and December 15, 1986. The municipality shall 
document the date of construction with a certificate of 
occupancy date; 

2. The unit shall have been certified to be in sound 
condition as a result of an exterior inspection performed 
by a licensed building inspector; and 

3. The unit is currently occupied by a low or moderate 
income household. The municipality shall document 
household income eligibility with a certification of house­
hold income in a form adopted by the Council. Such 
certification shall be signed by a head of household. It 
shall be reviewable only by the Council or its staff and 
shall not be a public record. 

5:93-3.3 Credits for housing activity subsequent to 
December 15, 1986 

(a) A municipality shall receive a one for one credit for 
every low or moderate income unit constructed within its 
borders or within a receiving municipality as a result of a 
regional contribution agreement that addresses its 
1987-1993 housing need provided: 

1. The unit has not been addressed in N.J.A.C. 
5:93-14, Reductions; and 

2. The unit complies with the criteria referenced in 
N.J.A.C. 5:93-3.1(e). 

5:93-3.4 Rehabilitation subsequent to the 1990 census 

(a) A municipality may receive credit for rehabilitation of 
low and moderate income substandard units performed 
subsequent to April 1, 1990. 

(b) Units shall be eligible for crediting if: 

1. They were rehabilitated up to the applicable code 
standard and that the average capital cost expended on 
rehabilitating the housing units was at least $8,000; and 

2. The unit is currently occupied by the occupants 
who resided within the unit at the time of rehabilitation 
or by other eligible low or moderate income households. 

(c) Credits for rehabilitation shall not exceed the rehabili­
tation component and shall only be credited against the 
rehabilitation component. 

5:93-3.5 Reductions for unbuilt housing 

Where land has been zoned for low and moderate income 
housing, the Council shall review sites for suitability and 
determine if the previously zoned sites present a realistic 
opportunity for low and moderate income housing before 
granting a reduction. fu its review, the Council shall in­
clude but not be limited to a consideration of environmental 
factors, the location of existing infrastructure and the likeli­
hood of the current zoning to result in the creation of low 
and moderate income housing during the period of substan-
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tive certification. Such a review shall result in a determina­
tion of the appropriate reduction and may result in require­
ments for zoning amendments. 

5:93~3.6 Reductions for substantial compliance 

(a) A reduction of the 1987-1999 inclusionary component 
. of the calculated need shall be granted according to the 

following schedule when the Council determines that a 
municipality has substantially complied with the terms of its 
substantive certification, and has actually created, within the 
municipality, a substantial percentage of the new units that 
were part of the municipal 1987-1993 housing obligation 
within the period of substantive certification (as extended by 
a grant of interim substantive certification pursuant to 
N.J.A.C. 5:91-14.1(a)): 

Percentage of Units 
Completed 

90 + 
80--89 
70--79 

Reduction 

20 percent 
10 percent 
5 percent 

This reduction shall be based solely on the percentage of 
new low and moderate income units constructed within the 
municipality that received substantive certification. The 
percentage of units completed shall be determined by divid­
ing the number of new low and moderate income units 
actually constructed within the municipality by the number 
of low and moderate income units designated for construc­
tion within the municipality in the 1987-1993 fair share 
plan. 

Example: If the municipal housing element and fair 
share plan that received substantive certification des­
ignated 100 units to be constructed in the municipali­
ty and another 75 units to be transferred to a receiv­
ing municipality via a regional contribution agree­
ment, the reduction shall be based on the percentage 
of the 100 units that were to be constructed within 
the municipality that received substantive certifica­
tion. 

(b) The reduction in (a) above shall only be applied to 
the inclusionary component of the 1987-1999 calculated 
need, as determined by the Council. This reduction shall be 
applied to the remaining inclusionary component after the 
Council has accepted all other reductions and credits (in­
cluding any rental bonus). 

Example: A municipality has a 1987-1999 precredit­
ed need of 200. It had a 1987-1993 inclusionary 
component of 100. All 100 new units were actually 
constructed within the municipality. The reduction 
for substantial compliance is 20 percent. The re­
maining calculated need is 100. However, the reha­
bilitation component is 20, leaving an inclusionary 
component of 80. The 20 percent reduction is ap­
plied to the 80 remaining new units, leaving an· 
inclusionary component of 64. 

COMMUNITY AFFAIRS 

New Rule, R.l994 d.563, effective November 7, 1994. 
See: 26 N.J.R. 2514(a), 26 N.J.R. 4349(b). 

SUBCHAPTER 4. MUNICIPAL ADJUSTMENTS 

5:93-4.1 Purpose and background 
(a) Subchapters 2 and 3 delineate the criteria for deter­

mining the ·municipal housing obligation. However, there 
may be instances where a municipality can exhaust an entire 
resource (land, water or sewer) and still not be able to 
provide a realistic opportunity for addressing the need for 
low and moderate income housing as determined by the 
Council. This subchapter outlines standards and proce­
dures for municipaiities to demonstrate. that the municipal 
response to its housing obligation is limited by ·the lack of 
land, water or sewer. The procedures in this subchapter 
shall not be used to reduce or defer the rehabilitation 
component. 

(b) Where a municipality attempts to demonstrate that it 
does not have the capacity to address the housing obligation 
calculated by the Council, the municipality shall identify 
sites that are realistic for inclusionary development in order 
to calculate the realistic development potential of the com­
munity, in accordance wjth N.J.A.C. 5:93-4.2. Where the 
realistic development potential is less than the municipal 
calculated need minus any credits granted pursuant to 
N.J.A.C. 5:93-3.4, the municipality shall provide a response 
toward the obligation not addressed by the realistic develop­
ment potential. Examples of such a requirement include, 
but are not necessarily limited to, a redevelopment ordi­
nance, an ordinance permitting apartments in developed 
areas of the municipality and a mandatory development fee 
ordinance. 

(c) With 'the concept of realistic development potential, 
the Council is recognizing that some sites are more realistic 
and/or appropriate than others for the location of inclusion­
ary development. For example, some sites may lack infra­
structure or be surrounded by incompatible land uses. 
However, these sites and others have the potential to devel­
op or redevelop over time and, as such development takes 
place, the Council has determined that such sites shall 
contribute toward the housing obligation. 

(d) A municipality seeking an adjustment due to available 
land capacity shall base . the number of units that may be 
restricted to senior citizens and the number of units that 
may be transferred via a regional contribution agreement on 
the realistic development potential. The realistic develop­
ment potential shall equal the calculation pursuant to 
N.J.A.C. 5:93-4.2(e). If additional low and moderate in­
come housing opportunities develop pursuant to N.J.A.C. 
5:93-4.2(g) (describing the municipal response in addition to 
the realistic development potential), the municipality may 
seek a plan amendment, pursuant to N.J.A.C. 5:91-13 to 
age restrict or transfer more units, based on ·a demonstrated 
. increased realistic development potential. 
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5:93-4.2 Lack of land 

(a) Municipalities that request an adjustment due to 
available land capacity shall submit an existing land use map 
at an appropriate scale to display the land uses of each 
parcel within the municipality. Such a map shall display the 
following land uses: single family, two-to-four family, other 
multi-family, commercial, industrial, agricultural, parkland, 
other public uses, semipublic uses and vacant land. 

(b) Municipalities that request an adjustment due to 
available land capacity shall submit an inventory of vacant 
parcels by lot and block that includes the acreage and owner 
of each lot. 

(c) The Council shall review the existing land use map 
and inventory to determine which sites are most likely to 
develop for low and moderate income housing. All vacant 
sites shall initially be presumed to fall into this category. In 
addition, the Council may determine that other sites, that 
are devoted to a specific use which involves relatively low­
density development would create an opportunity for afford­
able housing if inclusionary zoning was in place. Such sites 

. include, but are not limited to: golf courses not owned by 
its members; farms in SDRP planning areas one, two and 
three; driving ranges; nurseries; and nonconforming uses. 
The Council may request a letter from the owner of sites 
that are not vacant indicating the site's availability for 
inclusionary development. 

(d) Municipalities may present documentation that the 
Council shall use to eliminate a site or part of a site from 
the inventory of sites described in (c) above. Partial elimi­
nation of a site shall not necessarily eliminate an entire site 
as unsuitable. Municipalities may seek to eliminate sites 
from the inventory described in (c) using the criteria set 
forth below. Municipalities shall submit transparent over­
lays drawn to the same scale as the existing land use map 
depicting those sites which the municipality maintains are 
inappropriate for development. 

1. Agricultural lands shall be excluded when the de­
velopment rights to these lands have been purchased or 
restricted by covenant. 

2. Environmentally sensitive lands shall be excluded as 
follows: 

i. Within the areas of the State regulated by the 
Pinelands Commission, Division of Coastal Resources 
of the DEPE and the Hackensack Meadowlands Devel­
opment Commission of DCA, the Council shall adhere 
to the policies delineated in The Pinelands Comprehen­
sive Management Plan, N.J.A.C. 7:50; the Coastal Per­
mit Program Rules, N.J.A.C. 7:7-1, Coastal Resource 
and Development Rules, N.J.A.C. 7:7E-1; and the 
Zoning Regulations of the Hackensack Meadowlands 
District, N.J.A.C. 19:4. 
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ii. In the areas of the State not regulated by the 
Pinelands Commission, the Division of Coastal Re­
sources and the Hackensack Meadowlands Develop­
ment Commission, municipalities may exclude as poten­
tial sites for low and moderate income housing: inland 

· wetlands as delineated on the. New Jersey Freshwater 
Wetlands Maps, or when unavailable, the U.S. Fish and 
Wildlife Service National Wetlands Inventory; or as 
delineated on-site by the U.S. Army Corps of Engineers 
or DEPE, whichever agency has jurisdiction; when on­
site delineation is required by the Council; flood haz­
ard areas as defined in N.J.A.C. 7:13; and sites with 
slopes in excess of 15 percent, as determined from the 
U.S.G.S. TopographiC Quadrangles, which render a site 
unsuitable for low and moderate income housing. In 
cases where part of a site is unsuitable for low and 
moderate income housing because of flood hazard ar­
eas or inland wetlands, the Council shall not permit low 
and moderate income housing to be constructed on that 
unsuitable part of the site; provided however, that this 
rule shall not prohibit construction of low and moder­
ate income housing on the remainder of the site. In 
the case of slopes in excess of 15 percent, a municipality 
may regulate inclusionary development through a steep 
slope ordinance, provided the ordinance also regulates 
non-inclusionary developments in a consistent manner. 
The Council reserves the right to exclude sites in whole 
or in part when excessive slopes threaten the viability of 
an inclusionary development. 

iii. Where the Legislature adopts legislation that 
requires the mapping of other natural resources and 
provides a mechanism for their regulation, the Council 
shall include such resources in its criteria and guide­
lines for municipal adjustment. 

3. Historic and architecturally important sites may be 
excluded as follows: 

i. Municipalities may apply to exempt a buffer area 
to protect sites listed on the State Register of Historic 
Places. The Council shall forward such request to the 
Office of New Jersey Heritage for a recommendation 
pertaining to the appropriateness and size of a buffer. 

ii. Upon receipt of the Office of New Jersey Heri­
tage's recommendation, the Council shall determine if 
any part of a site should be eliminated from the 
inventory described in (c) above. 

iii. Within historic districts, a municipality may reg­
ulate low and moderate income housing to the same 
extent it regulates all other development. 

4. Recreational lands may be excluded as follows: 
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i. Municipalities may reserve three percent of their 
total developed and developable acreage for active 
municipal recreation and exclude this acreage from 
consideration as potential sites for low and moderate 
income housing. However, all sites designated for 
recreation must be designated for recreational purposes 
in the municipal master plan. In determining develo­
pable acreage, municipalities shall calculate their total 
vacant and undeveloped lands and deduct from that 
total number the lands excluded by the Council's rules 
regarding historic and architecturally important sites, 
agricultural lands and environmentally sensitive lands. 
Municipalities shall also exclude from this calculation of 
total vacant and undeveloped lands, those owned by 
nonprofit organizations, counties and the State or Fed­
eral government when such lands are precluded from 
development at the time of substantive certification. 
Municipalities shall submit appropriate documentation 
demonstrating that such lands are precluded from de­
velopment. Existing active municipal recreation areas 
shall be subtracted from the three percent calculation 
of total developed and developable acreage to deter­
mine additional land that may be reserved for active 
municipal recreation. 

ii. Sites designated for recreation must be pur­
chased and limited to recreational purposes within one 
year of substantive certification. Sites that are not 
purchased and limited to recreational purposes shall, if 
determined necessary by the Council, be zoned to 
permit inclusionary development. 

5. Individual sites that the Council determines are not 
suitable for low and moderate income housing may also 
be eliminated from the inventory described in (c) above. 

(e) The Council shall consider sites, or parts thereof, not 
specifically eliminated from the inventory described in (c) 
above, for inclusionary development. The Council shall 
consider the character of the area surrounding each site and 
the need to provide housing for low and moderate income 
households in establishing densities and set-asides for each 
site, or part thereof, remaining in the inventory. The· 
minimum presumptive density shall be six units per acre and 
the maximum presumptive set-aside shall be 20 percent. 
The density and set-aside of each site shall be summed to 
determine the realistic development potential of each mu­
nicipality. Example: Lowmod Borough has three suitable 
sites. The sites are 10 acres, five acres and one acre. The 
larger sites may accommodate eight units/acre. The one 
acre site may accommodate six units/acre. All sites are 
assigned a 20 percent set-aside. The realistic development 
potential equals 25 low and moderate income units. 

10 acres x 8 units/acre x .2 = 16 
5 acres x 8 units/acre x .2 = 8 
1 acre x 6 units/acre x .2 = _l 

~ 
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A municipality that received an adjustment due to lack of 
vacant land in addressing its 1987-1993 need obligation shall 
be presumed to have addressed its realistic development 
potential, provided the municipality continues to implement 
the terms of its previous substantive certification. 

(f) The municipality may address its realistic development 
potential through any activity approved by the Council, 
pursuant to N.J.A.C. 5:92-5. The municipality need not 
incorporate into its housing element and fair share plan all 
sites used to calculate the realistic development potential if 
the municipality can devise an acceptable means of address­
ing its realistic development potential. The realistic devel­
opment potential shall not vary with the strategy and imple­
mentation techniques employed by the municipality. 

(g) If the realistic development potential described in (e) 
above is less than the municipal calculated need minus 
credits, pursuant to N.J.A.C. 5:93-3.4, the Council shall 
review the existing municipal land use map for areas that 
may develop or redevelop. Examples of such areas include, 
but are not limited to: a private club owned by its members; 
publicly owned land; downtown mixed use areas; high 
density residential areas surrounding the downtown; areas 
with a large aging housing stock appropriate for accessory 
apartments; and properties that may be_ subdivided and 
support additional development. After such an analysis, the 
Council may require at least a combination of the following 
in an effort to address the housing obligation: 

1. Zoning amendments that permit apartments or ac­
cessory apartments; 

2. Overlay zoning requiring inclusionary development 
or the imposition of a development fee consistent with 
N.J.A.C. 5:93-8; in approving an overlay zone, the Coun­
cil may allow the existing use to continue and expand as a 
conforming use, but provide that where the prior use on 
the site is changed, the site shall produce low and moder­
ate income housing or a development fee; or 

3. Zoning amendments that impose a development 
fee consistent with N.J.A.C. 5:93-8. 

5:93-4.3 Lack of water and sewer 

(a) When a community has sufficient land, but insuffi­
cient water and/or sewer to support inclusionary develop­
ment, the Council shall review each possible site for inclu­
sionary development to determine if it is realistic for the site 
to receive the required water and/or sewer during the period 
of substantive certification. The Council shall require suffi­
cient information to determine the site's prospects of receiv­
ing infrastructure, and the site's prospects of inclusion in a 
208 plan amendment, developed in accordance with the 
rules of the New Jersey Department of Environmental 
Protection and Energy. If the site had been zoned for 
inclusionary development, the Council shall consider how 
long the site had been zoned and if the developer had filed 
a development application. 
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(b) If the Council determines that a site may receive 
water and/or sewer during the period of substantive certifi­
cation, it shall require the site to be zoned for inclusionary 
development, or, if the site had already been zoned for 
inclusionary development, it shall require the continuation 
of that zoning. If the Council determines that a site may 
not receive water and/or sewer during the period of substan­
tive certification, the Council shall not require inclusionary 
zoning, but may require overlay zoning requiring inclusion­
ary development (if water and sewer become available) 
and/or the imposition of a development fee consistent with· 
N.J.A.C. 5:93-8. 

(c) The lack of adequate capacity, in and of itself, shall 
constitute a durational adjustment of the municipal housing 
obligation. The requirement to address the municipal hous­
ing obligation shall be deferred until adequate water and/or 
sewer are made available. In order to provide water and/or 
sewer on sites the Council determines are realistic for 
inclusionary development, municipalities shall adhere to the 
following: 

1. Notwithstanding the lack of adequate water and/or 
sewer at the time a municipality petitions for substantive 
certification, the municipality shall reserve and set aside 
new water and/or sewer capacity, when it becomes avail­
able, for low and moderate income housing, on a priority 
basis; 

2. Municipal officials shall endorse all applications to 
the DEPE or its agent to provide water and/or sewer 
capacity. Such endorsements shall be simultaneously sub­
mitted to the Council; 

3. Where the DEPE or its designated agent approves 
a proposal to provide infrastructure to a site for the 
development of low and moderate income housing identi­
fied in the housing element, the municipality shall permit 
such development; and 

4. Where a municipality has designated sites for low 
and moderate income housing that lack adequate water 
and/or sewer and where the DEPE or its designated agent 
approves a proposal to provide water and/or sewer to a 
site other than those designated for the development of 
low and moderate income housing in the housing ele-

. ment, the municipality shall amend its housing element 
and fair share housing ordinance to permit development 
of such site for low and moderate income housing. The 
amended housing element and fair share housing ordi­
nance shall be submitted to the Council within 90 days of 
the site's approval by the DEPE or its agent. The 
Council may waive these requirements when it determines 
that the municipality has a plan that will provide water 
and/or sewer to sufficient sites to address the municipal 
housing obligation within the substantive certification pe­
riod. 

(d) Municipalities may demonstrate that the cost of pro­
viding water and/or sewer to realistic sites identified in (a) 

5:93-4.5 

and (b) above, is prohibitive by completing "The Costs of 
Providing Infrastructure" application provided by the Coun­
cil (see Appendix D, incorporated herein by reference) and 
submit it to the Council for its review. The Council shall 
forward "The Costs of Providing Infrastructure" application 
to the DCA Division of Local Government Services for 
review. The Council shall consider the report of the Divi­
sion of Local Government Services in determining whether 
to permit an adjustment due to prohibitive costs associated 
with providing water and/or sewer to inclusionary sites. 
Where the Council determines the cost associated with 
providing water and/or sewer to inclusionary sites is prohibi­
tive, it shall limit the municipality's fiscal responsibility of 
providing water and/or sewer. However, notwithstanding 
any limits placed on the municipality's fiscal responsibility to 
provide water and/or sewer, the Council may require the 
municipality to designate and zone appropriate sites to 
accommodate the municipal housing obligation or to adopt 
other approaches consistent with N.J.A.C. 5:93-4.2(g). The 
municipality shall also adhere to the requirements outlined 
in (c)1 to 4 above. 

5:93-4.4 Application for grants 

A municipality that has demonstrated that land, water 
and/or sewer limits its ability to address the municipal 
rehabilitation component may be required to address its 
rehabilitation component by submitting an application for 
Federal and/or State housing programs. Such a municipali­
ty shall be required to apply for a county, State and/or 
Federal grant if the Council determines that the success of 
such a grant application is realistic and necessary to address 
the rehabilitation component. 

5:93-4.5 Waivers 

(a) The Council shall entertain waiver requests by mo­
tion, in accordance with N.J.A.C. 5:91-12, from municipali­
ties seeking relief from the following requirements: 

1. The use of an entire resource (land, water, sewer) 
in addressing the municipal housing obligation; and 

2. The requirement to impose development fees on all 
development within the municipality. 

(b) The criteria for evaluating such a waiver request shall 
include one or more of the following: 

1. Past inclusionary practices, measured by the follow­
ing criteria: jobs to housing ratio; municipal median 
income as compared to regional median income; and the 
percentage of low and moderate income households in 
the municipality as compared to the percentage in the 
housing region; 

2. A demonstration of hardship. To demonstrate 
hardship related to the imposition of development fees, 
the municipality shall, at a minimum, document that the 
imposition of development fees would retard necessary 
economic development within the municipality. To dem-
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onstrate hardship related to utilizing all available land, 
water and sewer capacity, the municipality shall (where 
applicable), at a minimum, document prospects for ob­
taining additional capacity and the public good realized by 
allowing competing land uses a reservation of the limited 
capacity; or 

3. A demonstration that the municipality has actively 
pursued its municipal housing obligation by petitioning 
for certification prior to litigation. 

SUBCHAPTER 5. PREPARING A HOUSING 
ELEMENT 

5:93-5.1 Overview of a housing element 
(a) Once a municipality has subtracted its credits (pursu­

ant to N.J.A.C. 5:93-3) from its calculated need, and/or 
received an adjustment pursuant to N.J.A.C. 5:93-4, it shall 
develop a plan to address the municipal housing obligation. 
In addressing the need, a municipality may address its 
rehabilitation component through a rehabilitation program 
or by creating new units. The remaining portion of the 
municipal housing obligation may be addressed through a 
combination of techniques, including, but not necessarily 
limited to: municipally sponsored construction; inclusionary 
zoning; regional contribution agreements; alternative living 
arrangements; the purchase of ECHO housing; the cre­
ation of accessory apartments; the purchase of housing 
units that have never been occupied; and the purchase of 
housing units that have been vacant for at least 18 months. 
(The Council has determined that if a housing unit has been 
vacant for 18 months or more, it is reasonable to conclude 
that such a unit is not "filtering down" to low and moderate 
income households and that encouraging the purchase of 
the unit for low and moderate income households may 
prevent the unit from deterioration or vandalism.) This 
subchapter shall discuss the standards and, in some cases, 
limitations, of each implementation technique. It shall 
outline standards for senior citizen housing and rental hous­
ing. This subchapter shall also discuss the status of sites 
included in the housing element that addressed the 
1987-1993 municipal housing obligation. 

(b) A municipality's housing element shall be designed to 
achieve the goal of providing affordable housing to meet 
present and prospective housing needs, with particular at­
tention to low and moderate income housing. The housing 
element shall include the municipality's strategy for address­
ing its present and prospective housing needs and shall 
contain the following: · 

1. An inventory of the municipality's housing stock by 
age, condition, purchase or rental value, occupancy char­
acteristics and type, including the number of units afford­
able to low and moderate ineome households and sub­
standard housing capable of being rehabilitated; 
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2. A projection of the municipality's housing stock, 
including the probable future construction of low and 
moderate income housing, for the six years subsequent to 
the adoption of the housing element, taking into account, 
but not necessarily limited to, construction permits issued, 
approvals of applications for development and probable 
residential development of lands; 

3. An analysis of the municipality's demographic char­
acteristics, including, but not limited to, household size, 
income level and age; 

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

5. A determination of the municipality's present and 
prospective fair share for low and moderate income hous­
ing and its capacity to accommodate its present and 
prospective housing needs, including its fair share for low 
and moderate income housing; 

6. If a development fee is imposed pursuant to 
N.J.A.C. 5:93-8, a copy of the spending plan as required 
in (c) below; 

7. A consideration of the lands that are most appro­
priate for construction of low and moderate income hous­
ing 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; 

8. A map of all sites designated by the municipality 
for the production of low and moderate income housing 
and a listing of each site that includes its owner, acreage, 
lot and block; 

9. The location and capacities of existing and pro­
posed water and sewer lines and facilities relevant to the 
designated sites; 

10. Copies of necessary applications for sewer service 
and water quality management plans submitted pursuant 

·to Sections 201 and 208 of the Federal Clean Water Act, 
33 U.S.C. § 1251, et seq.; 

11. . A copy of the most recently adopted municipal 
master plan and, where required, the immediately preced­
ing, adopted master plan; 

12. For each designated site, a copy of the New Jersey 
Freshwater Wetlands maps where available. When such 
maps are not available, municipalities shall provide appro­
priate copies of the National Wetlands Inventory maps 
provided by the U.S. Fish and Wildlife Service; 

13. A copy of appropriate United States Geological 
Survey Topographic Quadrangles for designated sites; 
and 
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14. Any other documentation pertaining to the review 
of the municipal housing element as may be required by 
the Council. 

(c) If a municipality intends to collect development fees, 
it shall prepare a plan to spend development fees that 
includes the· following: 

1. A projection of revenues anticipated from imposing 
fees on development, based. on historic development ac­
tivity; 

2. A description of the administrative mechanism that . 
the municipality will use to collect and distribute reve­
nues; 

3. A description of the anticipated use of all develop­
ment fees; 

4. A schedule for the creation or rehabilitation of 
housing units; 

5. If the municipality envisions being responsible for 
public sector or non~profit construction of housing, a pro­
forma statement of the anticipated costs and revenues 
associated with the development; and 

6. The manner through which the municipality will 
address any expected or unexpected shortfall if the antici­
pated revenues from development fees are not sufficient 
to implement the plan. · 

5:93-5.2 Rehabilitation 

(a) Each municipality shall be provided with the Coun­
cil's estimate for substandard units occupied by low and 
moderate income households. This estimate shall be the 
municipality's indigenous need, unless the municipality or an 
objector performs the Council's Struc~ural Conditions Sur­
vey (see Appendix D, incorporated herein by reference). 
Where the municipality or objector performs the Structural 
Conditions Survey, the Council shall review the results of 
the data collected and shall modify the indigenous need if it 
determines a modification is warranted. 

(b) The purpose of a rehabilitation program is to rehabil­
itate substandard housing units occupied by low and moder­
ate income households. A substandard housing unit is 
defined as a unit with health and safety code violations that 
require the repair or replacement of a major system. A 
major system shall include a roof, plumbing (including 
wells), heating, electricity, sanitary plumbing (including sep­
tic systems) and/or a load bearing structural system. Upon 
rehabilitation, housing deficiencies shall be corrected and 
the house shall be brought up to code standard. The 
standard for evaluating rehabilitation activity shall be the 
local property maintenance code, or, if none is available, the 
BOCA National Existing Structures Code. The rehabilita­
tion activity shall not include luxury improvements, the 
purchase of appliances (with the exception of stoves) or 
improvements that are strictly cosmetic. 

5:93-5.2 

(c) A municipality that chooses to rehabilitate units shall 
designate an entity to administer the rehabilitation program. 
The municipality may designate an employee to administer 
the program or may enter into an agreement for a govern­
mental agency or private consultant to administer all or 
some of the program. 

(d) The municipality shall prepare a marketing plan for 
its rehabilitation program, subject to the Council's approval. 
The rehabilitation program shall be marketed through a 
combination of some, though not necessarily all, of the 
following: brochures; posters in prominent locations; cable 
television and radio announcements; notices included in 
utility bills; notices in municipal tax bills; notices included 
in municipal publications; and informational meetings with 
welfare organizations, urban action community groups, per­
sonnel departments of local employers, social workers, civic 
and religious leaders, senior· citizen groups and fraternal 
organizations. 

(e) A municipality that chooses to administer a rehabili­
tation program shall maintain files on each program appli­
cant. The files may be used in responding to monitoring 
requests and to protect the municipality against charges of 
irregularity. The files shall include: 

1. The name of each applicant; 

2. If the applicant is not approved, the reasons for the 
disapproval; and 

3. If the applicant is approved: 

i. Proof of income eligibility (Federal tax return); 

ii. The initial inspection by the building inspector; 

iii. Bids by contractors; 

iv. The final contract to do the work; 

v. Progr~ss reports; 

vi. A copy of. the final inspection; and 

vii. The lien on the property. 

(f) Rental units may not be excluded from a municipal 
rehabilitation program. 

(g) The Council shall require six year controls on afforda­
bility on owner-occupied units and 10 year controls on 
affordability on rental units. The controls on· affordability 
may be in the form of a lien filed with the appropriate 
property's deed. Rents in rehabilitated units may increase 
annually based on the standards in N.J.A.C. 5:93-9.15. 

(h) A municipality that chooses to rehabilitate its rehabil­
itation component shall be responsible for funding its pro­
gram. This requirement includes administrative and actual 
rehabilitation activities. A municipality shall provide $2,000 
per unit of its rehabilitation component towards administra­
tion and $8,000 per unit for rehabilitation activity to total 
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$10,000 per unit of its rehabilitation component. Given this 
· requirement: 

1. Municipalities shall provide sufficient dollars to. 
fund one-third of the municipal rehabilitation component 
within one year of substantive certification. In each 
subsequent year of the substantive certification period, 
the municipality shall provide sufficient dollars to fund 
one-sixth of the municipal rehabilitation component. 

2. Municipalities may rehabilitate substandard units 
that require less than $8,000 of work, provided they also 
rehabilitate substandard units that require more than 
$8,000 of work. Municipal rehabilitation activity shall 
average at least $8,000 per unit for each two year period 
of substantive certification. 

3. The Council may waive part or all of the funding 
required for administration if there is an agreement with 
an agency to administer the program at reduced cost. 

4. Municipalities that seek a waiver from the $8,000 
rehabilitation standard may · do so by presenting case 
studies documenting local housing conditions. 

(i) Financing of rehabilitation programs shall be struc­
tured to encourage rehabilitation and continued occupancy. 
Low interest rates and forgivable loans · are encouraged. 
Leveraging of private financing is also encouraged if the 
result is low interest loans that encourage rehabilitation. If 
a housing unit is sold prior to the end of the controls on 
affordability, at least part of the loan shall be recaptured 
and used to rehabilitate another housing unit. 

(j) If the municipality structures a loan program to recap­
ture money, recaptured money shall pe used for another low 
and moderate income housing purpose or to repay a munici­
pal bond issued to finance a low and moderate income 
housing activity. 

(k) The municipality, as a condition of certification, shall 
develop a rehabilitation manual that complies with COAH's 
rules and summarizes the administration of the rehabilita­
tion program. The manual shall include a copy of the lien 
to be used and shall describe: 

1. The rehabilitation program's staff and their respon-
sibilities; 

2. Procedures for program marketing; 

3. Eligible repairs and improvement; 

4. The amount of money available for rehabilitation; 

5. Financing terms; 

6. Income qualification criteria; 

7; Procedures for application intake; 

8. Procedures for review and approval of work (such 
procedures should require interim inspection of work); 
and 
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9. The length of affordability controls. 

(1) Municipalities that administer rehabilitation programs 
shall complete annual monitoring reports required by the 
Council (see N.J.A.C. 5:93-12). After reviewing the prog­
ress of rehabilitation activity, the Council may require tech­
nical assistance meetings to identify implementation tech­
niques designed to increase rehabilitation activity. Failure 
to submit monitoring reports or respond to direction de­
signed to increase rehabilitation activity may result in fur­
ther Council action. 

. (m) A municipality receiving State aid pursuant to P.L. 
1978, c.14 (N.J.S.A. 52:270-178 et seq.) may seek a waiver 
from addressing its entire rehabilitation component in one 
six year period of substantive certification. A municipality 
seeking such a waiver shall demonstrate that it cannot 
rehabilitate the entire rehabilitation component in six years 
and/or that an extraordinary hardship exists, related to 
addressing the entire rehabilitation component in six years. 

5:93--5.3. New construction; site criteria and general 
requirements 

(a) Municipalities may create new low and moderate 
income units within its borders by sponsoring their construc­
tion, with or without a non-profit corporation, or by zoning 
sites for inclusionary development. 

(b) Municipalities shall designate sites that are available, 
suitable, developable and approvable, as defined in N.J.A.C. 
5:93-1. In reviewing sites, the Council shall give priority to 
sites where infrastructure is available. All sites designated 
for low and moderate income housing shall receive approval 
for consistency review, as set forth in Section 208 of the 
Clean Water Act, 33 U.S.C. 1251 et seq., prior to substan­
tive certification. Where a site is denied consistency review, 
the municipality shall apply for an amendment to its Section 
208 plan to incorporate the denied site. 

(c) For each site designated for new construction of low 
and moderate income units, the municipality shall provide 
the following minimum documentation: 

1. A general description of each site to be used for 
inclusionary development, including, but not limited to, 
the following: acreage, current zoning, surrounding land 
uses, and street access. Maps shall be submitted showing 
the location of all sites; 

2. A description of any environmental co:ristrairits, in­
cluding steep slopes, wetlands and flood plain areas. The 
municipality shall include calculations of the amount of 
acreage that is environmentally constrained and any re­
maining buildable acreage. Documentation shall include 
the appropriate wetland and flood plain maps required 
pursuant to N.J.A.C. 5:93-5.1; 
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3. Information shall be submitted regarding location, 
size and capacity of lines and facilities within the service 
area, as well as the status of the 201/208 plans. Docu­
mentation shall include maps showing the location of the 
sewer and water facilities; and 

4. For each site, the total number of housing units; 
the gross and net density of the proposed development; 
the total number of low and moderate income units; and 
the number of low and moderate income units that will be 
for sale and for rent. 

(d) Municipalities shall structure plans for new construc­
tion, conversion and gut rehabilitation (including new con­
struction, conversion and gut rehabilitation that is part of a 
regional contribution agreement) that conform to the Coun­
cil's rules pertaining to bedroom mix, age restriction, price 
stratification, rental housing, controls on affordability and 
affirmative marketing. 

(e) Unless otherwise permitted, the Council shall not 
provide credit for housing that is restricted in occupancy to 
any specific group. 

5:93-5.4 New construction; conformance with the State 
Development and Redevelopment Plan (SDRP) 

(a) In Planning Areas 1 and 2, as designated in the 
SDRP, the Council shall encourage inclusionary develop­
ment within centers. However, municipalities may locate 
inclusionary developments within the environs as defined in 
the SDRP. 

(b) In Planning Area 3, the Council shall encourage 
inclusionary development within centers. Where a munici­
pality proposes an inclusionary site within Planning Area 3 
outside of a center, the Council may permit such a site if 
infrastructure is available or can be easily extended from 
Planning Area 2. 

(c) In Planning Areas 4 or 5, as designated in the SDRP, 
the Council shall require inclusionary development to be 
located in centers. Where the Council determines that a 
municipality has not created a realistic opportunity within 
the development boundaries of a center to accommodate 
that portion of the municipal inclusionary component that 
the municipality proposes 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 Commis­
sion for designation. 

(d) In municipalities that are divided by more than one 
Planning Area, the following principles shall apply: 

1. The Council shall encourage and may require the 
use of sites in Planning Areas 1 and 2 prior to approving 
inclusionary sites in Planning Areas 3, 4 and 5 that lack 
sufficient ·infrastructure; 
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2. The Council shall encourage and may require the 
use of sites within Planning Area 3 prior to approving 
inclusionary sites in Planning Areas 4 and 5 that would 
require the expansion of existing infrastructure; and 

3. The Council shall encourage and may require the 
use of sites to which existing infrastructure can easily be 
extended prior to approving inclusionary sites that require 
the creation of new infrastructure in an area not presently 
serviced by infrastructure. 

5:93-5.5 Municipally sponsored construction and gut 
rehabilitation 

(a) A municipality may elect to provide low and moder­
ate income units through a municipally sponsored construc­
tion program. A municipally sponsored construction pro­
gram shall address four major areas of concern. It shall 
document that there is municipal control of the site(s); an 
administrative mechanism to construct the proposed hous­
ing; a funding plan and evidence of adequate funding 
capacity; and timetables for construction of the units. 
More specifically, the following minimum documentation 
shall be submitted: 

1. The municipality shall demonstrate that it has con­
trol or has the ability to control the site(s). Control may 
be in the form of outright ownership or an option on the 
property; 

2. An administrative mechanism shall be submitted 
for the development indicating who will monitor construc­
tion, income qualify applicants and administer the units 
once they are occupied. The municipality may contract 
with an outside agency to provide these functions, provid­
ed a written agreement between the administrative agency 
and the municipality is submitted to the Council. 

3. The municipality shall submit detailed information 
demonstrating that it has adequate funding capabilities. 
The documentation shall include: 

i. A pro forma statement for the project; and 

ii. Evidence that the municipality has adequate and 
stable funding. If State or Federal funds will be used, 
the municipality shall provide documentation indicating 
the funding available to the municipality and any appli­
cations still pending. In the case where an application 
for outside funding is still pending, the municipality 
shall provide a stable alternative source, such as munici­
pal bonding, in the event that the funding request is not 
approved. As outside funds become available, the 
municipality may reduce its reliance on municipal re­
sources; and 

4. A construction schedule, or timetable, shall be sub­
mitted for each step in the development process: includ­
ing preparation of a site plan, granting of municipal 
approvals, applications for State and Federal permits, 
selection of a contractor and construction. The construe-
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tion schedule shall provide for construction to begin 
within two years of substantive certification. 

5:93-5.6 Zoning for inclusionary development 

(a) Municipalities that choose to provide zoning for inclu­
sionary development shall select sites that conform to the 
criteria in N.J.A.C. 5:93-5.3 and shall submit the informa­
tion required in N.J.A.C. 5:93-5.3. 

(b) The Council's review of municipal plans to zone for 
inclusionary development shall include, but not necessarily 
be limited to: the existing densities surrounding the pro­
posed inclusionary site; the need for a density bonus in 
order to produce low and moderate income housing; wheth­
er the site is approvable, available, developable and suitable 
pursuant to N.J.A.C. 5:93-1.3; the site's conformance with 
the State Development and Redevelopment Plan pursuant 
to N.J.A.C. 5:93-5.4; the existence of steep slopes, wetlands 
and floodplain areas on the site; the present ability of a 
developer to construct low and moderate income housing at 
a specific density; the length of time an inclusionary site has 
been zoned at a specific density and set-aside without being 
developed; and the number of inclusionary sites that have 
developed within the municipality at specific densities and 
set-asides. 

1. When a municipality is rece1vmg an adjustment 
pursuant . to N.J.A.C. 5:93-4.2, the municipality shall be 
required to zone inclusionary sites at a minimum gross 
density of six (6) units per acre with a 20 percent set­
aside. 

2. In all other municipalities, when the review de­
scribed in (b) indicates that such densities are appropri­
ate, the Council shall require that a substantial percentage 
of inclusionary sites be zoned to allow market units within 
an inclusionary development to be constructed as single 
family detached units. For these sites, the Council shall 
generally favor a gross density of four units per acre with 
a 15 percent set-aside. Municipalities may also seek to 
zone sites for a gross density of five (5) units per acre 
with a 17.5 percent set-aside and six (6) units per acre or 
more with a 20 percent set-aside. The Council shall 
determine set-asides for densities between four (4) and 
five (5) and between five (5) and six (6) through a process 
of interpolation. 

(c) The Council may require higher densities in circum­
stances including, but not limited to: 

1. Where the existing zoning exceeds· the density pro­
posed by the municipality; or 

2. When the Council determines that higher densities 
are required to provide an opportunity for inclusionary 
development in a specific municipality, based on the 
particular circumstances of that municipality. 
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(d) Municipalities zoning for inclusionary development 
shall require low and moderate income housing units to be 
built in accordance with the following schedule: 

Minimum Percentage of Low and 
Moderate Income Units Completed 

0 
10 
50 
75 

100 

Percentage of Market 
Housing Units Completed 

25 
25 + 1 unit 
50 
75 
90 

100 

(e) The Council encourages a design of inclusionary de­
velopments that integrates the low and moderate income 
units with the market units. 

Amended by R.1994 d.563, effective November 7, 1994. 
See: 26 N.J.R. 2514(a), 26 N.J.R. 4349(b). 

5:93-5.7 Regional contribution agreements 

A municipality may address its housing obligation by 
entering into a regional contribution agreement in accor­
dance with N.J.A.C. 5:93-6. 

5:93-5.8 Alternative living arrangements 

(a) Municipalities may receive credit against the munici­
pal housing obligation for alternative living arrangements by 
entering into an agreement for the location of such a facility 
with the provider of the facility or by granting preliminary 
approval to a developer of an alternative living arrangement. 

(b) The unit of credit for an alternative living arrange­
ment shall be the bedroom. 

5:93-5.9 Accessory apartments 

(a) Municipalities may seek credit for up to 10 accessory 
apartments. A municipality seeking credit for accessory 
apartments shall: 

1. Demonstrate that the housing stock lends itself to 
accessory apartments. The Council will favor a large 
(measured in square feet), older housing stock; 

2. Provide at least $10,000 per unit to subsidize the 
creation of the accessory apartment; 

3. Demonstrate that rents of accessory apartments will 
average 57.5 percent of median income, including utilities. 
The rent shall be based on the number of bedrooms in 
accordance with N.J.A.C. 5:93-7.4; and 

4. Demonstrate that accessory apartments will be af­
firmatively marketed, in accordance with N.J.A.C. 
5:93-11. 

(b) Accessory apartments shall be exempt from Council 
bedroom mix requirements (N.J.A.C. 5:93-7.3). 
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(c) Accessory apartments reserved for senior citizens 
shall be included with the 25 percent that may· be reserved 
for senior citizens pursuant to N.J.A.C. 5:93-5.13. 

(d) Controls on affordability on accessory apartments 
shall remain in effect for at least 10 years. To be eligible 
for a rental bonus (pursuant to N.J.A.C. 5:93-5.13), controls 
on affordability shall remain in effect for at least 30 years. 

5:93-5.10 Purchase of housing units that have never been 
occupied and vacant housing units 

(a) Municipalities may receive credit against the munici­
pal housing obligation by purchasing housing units that have 
never been occupied and offering them in sound condition 
at affordable prices and/or rents to low and moderate 
income households. The sales price or rent of affordable 
units shall conform to the standards in N.J.A.C. 5:93-7. 
Municipalities that propose to purchase more than 30 per­
cent but less than 100 percent of the business units in any 
one development and restrict them to low and moderate 
income households shall consider the impact of such a 
purchase · on the value of the market units within the 
development. Municipalities shall also consider the impact 
of the purchase on the economic viability of any condomini­
um or homeowners association~ 

(b) Municipalities may receive credit against the munici­
pal housing obligation by purchasing housing units that have 
been vacant for at least 18 months and offering them in 
sound condition at affordable prices and/or rents to low and 
moderate income households. To receive such credit, the 
municipality shall demonstrate to the Council's satisfaction, 
that the housing has been vacant for at least 18 months. 
The sales price or rent of the affordable units shall be 
consistent with the standards in N.J.A.C. 5:93-7. 

(c) The Council shall review plans to purchase housing 
units that have never been occupied and housing units that 
the Council has determined to be vacant for at least 18 
months in a manner similar to its review of municipally 
sponsored construction, conversion and gut rehabilitation. 
Affordable low and moderate income housing created pur­
suant to this section shall, as best as practicable, conform to 
the Council's bedroom mix rules (N.J.A.C. 5:93-7.3) and 
shall be affirmatively marketed pursuant to N.J.A.C. 
5:93-11. 

5:93-5.11 Status of sites addressing the 1987-1993 
municipal obligation 

(a) Municipalities that received substantive certification 
for their 1987-1993 obligation based, in part, on the munici­
pal choice to sponsor the construction of low and moderate 
income housing are responsible for constructing the low and 
moderate income housing. Failure of the community to 
satisfy the conditions of substantive certification and con­
struct the housing shall not absolve the municipality from its 
responsibility. 

5:93-5.12 

(b) Sites zoned for inclusionary development in address­
ing the 1987-1993 housing obligation shall retain such zon­
ing if: 

1. The site was subject to an agreement pursuant to 
the Council's mediation process or part of a negotiated 
settlement in court; or 

2. The developer of the site has filed a development 
application with tht< municipality; 

(c) A municipality seeking to amend its plan to replace or 
delete a site used in addressing the 1987-1993 housing 
obligation shall follow the procedures set forth in N.J.A.C. 
5:91-13. 

(d) A developer seeking an amendment to the density 
requirements of an inclusionary site shall follow the proce­
dures set forth in N.J.A.C. 5:91-13. In submitting such 
requests, the developer shall demonstrate: 

1. An ability to construct low and moderate income 
units within a defined period of time; and 

2. A plan to address the low and moderate income 
units· required of the site as a condition of substantive 
certification. 

5:93-5.12 Senior citizen housing 

(a) Municipalities may restrict housing for senior citizens 
based on the following formulae: 

1. For municipalities that have received substantive 
certification or a judgment of repose and are not seeking 
a vacant land adjustment: 

senior citizen units = .25 (municipal precredited 
need - prior cycle credits - credits pursuant to 
N.J.A.C. 5:93-3.4 - the impact of the 20 percent cap 
- the impact of the 1,000 unit limitation pursuant to 
N.J.A.C. 5:93-14) - anJL units restricted to senior 
citizens in addressing the 1987-1993 housing obli­
gation. 

2. For municipalities that receive a vacant land adjust­
ment: 

senior citizen units = .25 (prior-cycle fair share + 
realistic development potential + rehabilitation com­
ponent - credits pursuant to N.J.A.C. 5:93-3.4) -
any units restricted to senior citizens in addressing 
the 1987-1993 housing obligation. 

(Municipalities that have not received substantive certifica­
tion or a judgment of repose shall have a prior-cycle fair 
share of zero for this calculation. Municipalities that re­
ceived a vacant land adjustment with a previous substantive 
certification or judgment of repose shall have a realistic 
development potential of zero for this calculation.) 
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3. For municipalities that have never received substan­
tive certification or a judgment of repose and are not 
seeking a vacant land adjustment: 

senior citizen units = .25 (municipal precredited 
need - credits pursuant to N.J.A.C. 5:93-3 - the 
impact of the 20 percent cap - the impact of the 
1,000 unit limitation pursuant to N.J.A.C. 5:93-14.) 

(b) If the municipality is transferring housing units via a 
regional contribution agreement, the maximum amount of 
age restricted units in the sending municipality shall not 
exceed 25 percent of the newly constructed low and moder­
ate income units to be created in the sending municipality. 
Housing units transferred via a regional contribution agree­
ment may include senior citizen housing units provided that 
the sum of the newly constructed senior citizen units created 
in the sending and receiving municipalities does not exceed 
the total permitted above. This restriction shall not apply 
to the rehabilitation of existing age restricted units in either 
the sending or receiving municipality. · 

(c) A receiving municipality may seek a waiver to restrict 
more low and moderate income units to senior citizens than 
permitted by (a) above. In reviewing such a request, the 
Council shall consider the municipality's past inclusionary 
practices, measured by objective criteria, such as: jobs to 
housing ratio; municipal median income as compared to the 
regional median income; and the percentage of low and 
moderate income households in the municipality as com­
pared to the percentage in the housing region. The Council 
shall also consider the waiver request within the context of 
the objectives of the receiving municipality's project plan. 

5:93-5.13 Rental housing 

(a) In addressing the 1987-1999 housing need, every 
municipality shall have an obligation to create a realistic 
opportunity to construct. rental units. For a municipality 
not receiving an adjustment pursuant to N.J.A.C. 5:93-4.2, 
the rental obligation shall equal .25 (calculated need - the 
impact of the 1,000 unit limitation pursuant to N.J.A.C. 5:93 
- 14-the rehabilitation component). For a municipality 
that receives an adjustment pursuant to N.J.A.C. 5:93-4.2, 
the rental obligation shall equal 25 percent of the realistic 
development potential. 

(b) Any rental obligation (pursuant to N.J.A.C. 
5:92-14.4(a) and (b)) that was a condition of substantive 
certification in addressing the 1987-1993 municipal fair 
share shall be considered as an ongoing obligation in ad­
dressing the 1987-1999 housing need. 

(c) The municipal approach to addressing the rental obli­
gation may include, but not necessarily be limited to, any 
combination of the following: 

1. Tax credits administered by the Agency and other 
funding administered by the Federal government, DCA 
and the Agency; 

COMMUNITY AFFAIRS 

2. A municipally sponsored rental development; 

3. Agreements with developers for the municipality to 
purchase low and moderate income units and maintain 
them as rental units; 

4. The . creation of accessory apartments pursuant to 
N.J.A.C. 5:93-5.9; 

5. Permitting inclusionary sites to be developed as 
sales or rental housing with a density increase if the 
developer chooses to build rental housing. The Council 
shall presumptively require a minimum density of ten 
units per acre and a maximum set-aside of 15 percent for 
rental housing. Municipalities that choose a ·zoning re­
sponse to all or part of the rental obligation shall permit 
such densities and set-asides on all inclusionary sites until 
the requirement for rental housing has been addressed. 

(d)· The Council shall grant a rental bonus for rental units 
that are constructed and conform to the standards contained . 
in N.J.A.C. 5:93-7. The Council may also grant the rental 
bonus prior to construction when it determines that the 
municipality has provided or received a firm commitment 
for the construction of rental units. A municipality may 
lose the benefit of the rental bonus granted in advance of 
the actual construction of the rental units if the municipality 
has not: constructed the rental units within the time periods 
established as a condition of substantive certification; or 
granted preliminary or final approval for the construction of 
the rental units (where a developer agreed to construct the 
rental units). A municipality may also lose the benefit of a 
rental bonus if the preliminary or final approval is no longer . 
valid or if the developer has abandoned the development. 

1. A municipality shall receive two units (2.0) of credit 
for rental units available to the general public. 

2. A municipality shall receive one and one-third 
(1.33) units of credit for rental units restricted to senior 
citizens. However, no more than 50 percent of the rental 
obligation defined in (a) and (b) shall receive a bonus for 
rental units restricted to senior citizens unless: 

i. The rental units have been constructed prior to 
the effective date of this rule; 

ii. The development has a valid preliminary or final 
approval from the municipality and the developer re­
mains committed to building rental housing as of the 
effective date of this rule; or 

iii. The time limit for constructing the rental units 
as per the conditions of substantive certification has not 
expired. 

3. No rental bonus shall be granted for rental units in 
excess of the rental obligation defined in (a) and (b). 
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(e) Municipalities that choose to transfer the rental obli­
gation via a regional contribution agreement shall do so by 
creating new rental units in the receiving municipality. Mu­
nicipalities that transfer the rental obligation shall receive a 
one unit credit for each rental unit transferred. 

SUBCHAPTER 6. REGIONAL CONTRIBUTION 
AGREEMENTS 

5:93-6.1 General provisions 

(a) Municipalities may propose the transfer of up to 50 
percent of their housing obligation based on the following 
formulae: 

1. For municipalities that have received substantive 
certification or a judgment of repose and are not seeking 
a vacant land adjustment: 

RCA = .5 (municipal precredited need - prior cycle 
credits - credits pursuant to N.J.A.C. 5:9-3.4 - the 
impact of the 20 percent cap - the impact of the 
1,000 unit limitation to N.J.A.C. 5:93-14) -:- any 
units transferred as a result of a previously approved 
regional contribution agreement. 

2. For municipalities that receive a vacant land adjust­
ment: 

RCA = .5 (prior-cycle fair share + realistic develop­
ment potential + rehabilitation component - credits 
pursuant to N.J.A.C. 5:93-3.4) - any units trans­
ferred as a result of a previously approved regional 
contribution agreement. 

Municipalities that have not received substantive certifica­
tion or a judgment of repose shall have a prior-cycle fair 
share of zero for this calculation. Municipalities that re­
ceived a vacant land adjustment with a previous substantive 
certification or judgment of repose shall have a realistic 
development potential of zero for this calculation. 

3. For municipalities that have never received substan­
tive certification or a judgment of repose and are not 
seeking a vacant land adjustment: 

RCA = .5 (municipal precredited need - credits 
pursuant to N.J.A.C. 5:93-3 - the impact of the 20 
percent cap - the impact of the 1,000 unit limitation 
pursuant to N.J.A.C. 5:93-14). 

(b) However, a municipality may not transfer any portion 
of its rehabilitation component. A municipality may pro­
pose such a transfer to another municipality within its 
housing region by means of a contractual agreement into 
which two municipalities voluntarily enter. The Council 
shall not review a regional contribution agreement without a 
contractual agreement between the two rp.unicipalities. 

5:93-6.3 

(c) Notwithstanding the contractual agreement that initi­
ates the review of a regional contribution, described in (a) 
above, the Council may require any contractual amendments 
it deems necessary upon reviewing the regional contribution 
agreement. 

(d) ·The Council·shall maintain current lists of municipali­
ties which have stated an intent to enter into RCAs as 
receiving municipalities and shall provide copies of such lists 
to potential sending municipalities as requested. 

5:93-6.2 Terms 
(a) At least 50 percent of the units accepted by a receiv­

ing municipality shall be affordable to low income house­
holds. The Council may modify this requirement if it 
determines that the sending municipality has adequately 
provided for its low income housing obligation elsewhere in 
its housing element. In the same case of regional contribu­
tion agreements for scattered site rehabilitation of occupied 
units, the receiving community shall ensure, as best as 
practicable, that 50 percent of the rehabilitated units are 
occupied by low income households. 

(b) A receiving municipality may use revenues collected 
as a result of a regional contribution for any activity ap­
proved by the Council for addressing the low and moderate 
income obligation. Eligible activities shall include, but are 
not necessarily limited to, those activities outlined in 
N.J.A.C. 5:93-5. 

(c) All RCAs shall specify payment schedules which con­
form to a construction or rehabilitation schedule and which 
relate to the receiving municipality's ability to deliver hous­
ing units in a timely fashion. 

(d) All RCAs shall require that a receiving municipality 
submit a proposed project plan which shall be in such form 
and contain such information as the Agency may require. 

(e) Sending and receiving municipalities shall, as part of 
their contract negotiations, determine the use of transferred 
funds that may be in excess of the amount necessary to 
implement the RCA. Such funds shall either be returned to 
the sending community and/or utilized by the receiving 
community to produce additional low and moderate income 
housing units or for a capital expenditure ancillary to or 
benefiting low and moderate income households. However, 
if a receiving municipality can accomplish the housing activi­
ty approved as part of its project plan for less than the 
minimum per unit transfer pursuant to N.J.A.C. 5:93-6.4(b), 
the difference between the cost of the housing activity and 
the minimum per unit transfer shall be used within the 
receiving municipality. The specific use of excess funds by 
the receiving community need not be specified in the RCA 
contract, but shall be subject to Council approval.· 

5:93-6.3 Credits 
No receiving municipality shall receive credit towards its 

fair share obligation for units provided pursuant to a RCA, 
where credit for such units has been awarded to a sending 
municipality. 
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5:93-6.4 Amount and duration of contributions 

(a) In negotiating RCAs, cosmetic improvements may be 
included in determining the negotiated price of rehabilitat­
ing a housing unit. However, to be eligible for rehabilita­
tion, a housing unit shall be substandard as defined in 
N.J.A.C. 5:93-1.3. Upon rehabilitation, housing deficien­
cies shall be corrected and the unit shall be brought up to 
code standard. The standard for evaluating rehabilitation 
activity shall be the local property maintenance code, or if 
none is available, the . BOCA National Existing Structures 
Code (available from Building Officials and Code Adminis­
trators, Inc., 4051 West Flossmoor Road, Country Club 
Hills, Illinois 60478-5795) · 

(b) A sending municipality shall transfer at least $20,000 
to a receiving municipality for each unit transferred as part 
of a regional contribution agreement. This threshold has 
been established after consideration of: 

1. The housing stock in New Jersey's urban municipal­
ities; 

2. The average cost of a regional contribution since 
1986; 

3. The maximum subsidies available under the Neigh­
borhood Preservation Balanced Housing Program estab­
lished pursuant to N.J.S.A. 52:270-320; and 

4. The average internal subsidization required for a 
developer to provide each low and moderate income unit 
within an inclusionary development. 

(c) The receiving municipality may spend less than 
$20,000 per unit in implementing the regional contribution 
agreement, provided the remaining funds are used for an 
activity approved by the Council for addressing the low and 
moderate income obligation. Eligible activities shall in­
clude, but are not necessarily limited to, those activities 
outlined in N.J.A.C. 5:93-5. 

(d) RCAs shall run concurrent with the sending munici­
pality's period of substantive certification, not to exceed six 
years. Contributions may be prorated in municipal appro­
priations concurrent with the certification period, not to 
exceed six years. 

(e) All RCAs that include a scattered site rehabilitation 
program shall be structured so that the final transfer pay­
ment occurs within five years of the approval of the regional 
contribution agreement. All rehabilitation activity shall oc­
cur within the sending community's period of substantive 
certification. ·Rehabilitation schedules shall be structured 

· for completion within five years of the approval of a region­
al contribution agreement. Rehabilitation schedules shall 
be subject to Council approval and shall not be structured to 
require a disproportionate share of rehabilitation during the 
latter portion of the five year period. 

COMMUNITY. AFFAIRS 

5:93-6.5 Monitoring and enforcement 

(a) All RCAs shall require receiving municipalities to file 
annual reports with the Agency setting forth the progress in 

· implementing the project to be produced under an RCA. 
This report shall be in such form as the Council and the 
Agency may from time to time require. 

(b) The Council shall take such actions as may be neces­
sary to enforce a RCA with respect to the timelyimplemen­
tation of a project by the receiving municipality. In imple­
menting its enforcement responsibilities, the Council may: 

1. Initiate or join a lawsuit to enforce a RCA; 

2. Bar a delinquent receiving municipality from enter­
ing into further RCAs for a specified period of time; 

3. Recommend that the Agency and the Department 
of Community Affairs withhold further assistance avail­
able under the Act; and/or 

4. Take such other actions as the Council may deter­
mine necessary, including ordering a sending municipality, 
for good cause, to temporarily or permanently cease 
payment to a receiving municipality. 

SUBCHAPTER 7. INCLUSIONARY 
DEVELOPMENTS 

5:93-7.1 Purpose and scope 

The purpose of this chapter is to provide standards that 
pertain to the creation of low and moderate income housing 
units. The rules that follow shall pertain to all inclusionary 
developments, including those created as part of a regional 
contribution agreement. This subchapter provides stan­
dards on: the distribution of low and moderate income 
units; bedroom distribution; and establishing the rents and 
prices of low and moderate income units. 

5:93-7.2 Distribution of low and moderate income units 

(a) With the exception of inclusionary developments con­
structed pursuant to low income tax credit regulations, at 
least half of all units within each inclusionary development 
shall be affordable to low income households. 

(b) With the exception of inclusionary developments con­
structed pursuant to low income tax credit regulations, at 
least half of all rental units shall be affordable to low 
income households. 

(c) With the exception of inclusionary developments con­
structed pursuant to low income tax credit regulations, at 
least one-third of all units in each bedroom distribution 
(pursuant to N.J.A.C. 5:93-73) shall be affordable to low 
income households. 
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5:93-7.3 Bedroom distribution 

(a) Inclusionacy developments that are not restricted to 
senior citizens shall be structured in conjunction with realis­
tic market demands so that: 

1. The combination of efficiency and one bedroom 
units is at least ten percent and no greater than 20 
percent of the total low and moderate income units; 

2. At least 30 percent of all low and moderate income 
units are two bedroom units; and · 

3. At least 20 percent of all low and moderate income 
units are three bedroom units. 

(b) Low and moderate income units restricted to senior 
citizens may utilize a modified bedroom distribution. At a 
minimum, the number of bedrooms shall equal the number 
of senior citizen low and moderate income units within the 
inclusionacy development. The standard can be met by 
creating all one bedroom units or by ·creating a two bed­
room unit for each efficiency unit. Applications to waive 
this standard shall be made in accordance with N.J.A.C. 5:93 
and shall be referred by the Council to the DCA Division 
on Aging for review and recommendations. 

5:93-7.4 Establishing rents and prices of units 

(a) The following criteria, in conjunction with realistic 
market information, shall be used in determining maximum 
rents and sale prices: 

1. Efficiency units shall be affordable to one person 
households; 

2. One half of all one bedroom units shall be afforda­
ble to one person households; and one half of all one 
bedroom units shall be affordable to two person house­
holds; 

3. One half of all two bedroom units shall be afforda­
ble to two person households; and one half of all two 
bedroom units shall be affordable to three person house­
holds; and 

4. . One half of all three bedroom units shall be afford­
able to four person households and one half of all three 
bedroom units shall be affordable to five person house­
holds. 

(b) Median income by household size shall be established 
by a regional weighted average of the uncapped Section 8 
income limits published by HUD. To compute this regional 
income limit, the HUD determination of median county 
income for a family of four is multiplied by the households 
within the county. The resulting product for each county 
within the housing region is summed. The sum is divided 
by the estimated total households in each housing region. 
This quotient represents the regional weighted average of 
median income for a household of four. This regional 
weighted average is adjusted by household size based on 
multipliers used by HUD to adjust median income by 

5:93-7.4 

household size. The maximum average rent and price of 
low and moderate income units within each inclusionacy 
development shall. be affordable to households earning 57.5 
percent of median income. The municipal ordinance shall 
require moderate income ·sales units to be available for at 
least three different prices and low income sales units to be 
available for at least two different prices. 

(c) In averaging 57.5 percent under (b) above, developers 
and/or municipal sponsors of rental units may establish one 
rent for a low income unit and one rent for a moderate 
income unit for each bedroom distribution. 

(d) Municipal ordinances regulating owner occupied and 
rental units shall require that low and moderate income 
uriits utilize the same heating source as market units within 
. the inclusionacy development. 

(e) Municipalities shall require that the initial price of a 
low and moderate income owner-occupied single family · 
housing unit be established so that after a downpayment of 
five percent, the monthly principal, interest, insurance, prop­
erty taxes (property taxes shall be based on the restricted 
value of low and moderate income units) and condominium 
or homeowner fees do not exceed 28 percent of the eligible 
gross monthly income. Municipalities shall, ·by ordinance, 
require that master deeds of inclusionacy developments 
regulate condominium or homeowner association fees or 
special assessments of low and moderate income purchasers 
at a specific percentage of those paid by market purchasers. 
The percentage that shall be paid by low and moderate 
income purchasers shall be at least one-third of the condo­
minium or homeowner association fees paid by market 
purchasers. Once established within the master deed, the 
percentage shall not be amended without prior approval 
from the Council. 

(f) Municipalities shall require that gross rents, including 
an allowance for utilities, be established so as not to exceed 
30 percent of the gross monthly income of the appropriate 
household size referenced in (a) above. The allowance for 
utilities shall be consistent with the utility allowance ap­
proved by HUD for use in New Jersey. 

(g) Low income housing units shall be reserved for 
households with a gross household income less thari or 
equal to 50 percent of the median income approved by the 
Council. Moderate income housing units shall be reserved 
for households with a gross household income less than 80 
percent of the median income approved by the Council. 
For example, a household earning 48 percent of median 
income may be placed in any low income unit; however, a 
household earning 53 percent may not qualify for a low 
income unit. A household earning 67 percent of median 
may be placed in any moderate income housing unit. A 
household earning less than 50 percent of median may be 
placed in a moderate income housing unit. Low and mod­
erate income units shall not be offered to households that 
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are not income eligible without Council approval pursuant 
to N.J.A.C. 5:93-9.16. 

SUBCHAPTER 8. DEVELOPMENT FEES 

5:93-8.1 Purpose 
(a) The New Jersey Supreme Court, in Holmdel Builder's 

Ass'n v. Holmdel Township, 121 N.J. 550 (1990) (issued 
December 13, 1990), determined that mandatory develop­
ment fees are both statutorily and constitutionally permissi­
ble. The Court further anticipated that the Council would 
promulgate apptopriate development fee rules specifying, 
among other things, the standards for these development 
fees. The purpose of this subchapter is to provide such 
guidance. · 

(b) Except as otherwise provided in these rules; a munici­
pality may only collect and spend development fees through 
participation in the Council's substantive certification pro• 
cess or through a comprehensive review designed to achieve 
a judgment of repose. The exceptions to this rule are set 
forth in N.J.A.C. 5:93-8.3 through 8.6 inclusive. These 
exceptions are permitted because some communities have 
already received substantive certification; others have 
achieved a judgment of repose; and still others are litigating 
exclusionary zoning cases. Some of these municipalities 
have already collected fees. The Council has created a 
process for these municipalities to collect and/or retain fees. 
However, in the future, the ability to collect and spend 
development fees shall be limited to municipalities that 
petition for substantive certification. Urban aid municipali­
ties are also considered a special case. These municipalities 
have historically housed a disproportionate share of New 
Jersey's poor and, as a result, may have exceedingly high fair 
share obligations that would be extremely difficult to ad­
dress in a six year periqd. Therefore, the Council will allow 
these municipalities to collect fees outside of substantive 
certification provided the municipality adheres to the rules 
in this subchapter. The rules that follow provide basic 
requirements for collecting and spending development fees. 
They then provide additional requirements for municipali­
ties in various categories. 

(c) While the rules that follow shall govern those munici­
palities that petition for substantive certification and urban 
aid cities, the Council will review development fee ordi­
nances and plan to spend money upon the request of the 
court with jurisdiction in an exclusionary zoning lawsuit. 

5:93-8.2 Basic requirements 
(a) Except as set forth in N.J.A.C. 5:93-8.3 through 8.6 

inclusive, the Council shall not · review or approve any 
development fee ordinance unless the municipality has peti­
tioned for substantive certification. 

(b) No municipality shall collect development fees unless 
the municipality has adopted a housing element and the 
Council has approved its development fee ordinance. 

COMMUNITY AFFAIRS 

(c) No municipality shall spend development fees unless 
the Council has approved a plan for spending such fees. 
With the exception provided for in N.J.A.C. 5:93-8.3, mu­
nicipalities that have not received substantive certification or 
a judgment of repose shall not spend development fees until 
they have received substantive certification or a judgment of 
repose. 

5:93-8.3 Urban aid municipalities 
Municipalities that qualify for State aid pursuant to P.L. 

1978, c.14 (N.J.S.A. 52:270-178 et seq.) shall not collect or 
spend development fees without conforming to the require­
ments set forth in N.J.A.C. 5:93-8.2. Council approval of 
the municipal development fee ordinance shall allow the 
municipality to collect development fees for a period speci­
fied by the Council, not to exceed six years, commencing 
with the Council's approval of the development fee ordi­
nance. Notwithstanding any other provision of this chapter, 
these municipalities shall have one year from the Council's 
approval of their development fee ordinance to submit a 
plan for spending development fees. These municipalities 
may collect and spend development fees without petitioning 
for substantive certification. 

5:93-8.4 Municipalities that collected fees and received 
certification 

(a) This rule deals with the category of municipalities 
that have collected development fees prior to December 13, 
1990 and have received substantive certification. These 
municipalities may petition the Council to review and ap­
prove an ordinance regarding development fees collected 
prior to December 13, 1990. The Council may approve 
such ordinance, provided it conforms to the procedures in 
N.J.A.C. 5:93-8.8, Development fee ordinance review, and 
N.J.A.C. 5:91-15, Procedures for retaining development 
fees. 

(b) The municipalities in this category shall not resume 
collecting development fees or spend development fees 
without conforming to N.J.A.C. 5:93-8.2. 

(c) Notwithstanding any other provision of this chapter, 
the municipalities in this category shall submit plans to 
spend the development fees (regardless of when these fees 
were collected) prior to the expiration of their substantive 
certification periods. 

5:93-8.5 Municipalities that collected fees and are 
proceeding toward certification 

(a) This rule deals with the category of municipalities 
that have collected development fees prior to December 13, 
1990 and have petitioned for substantive certification. 
These municipalities may petition the Council to review and 
approve an ordinance regarding development fees collected 
prior to December 13, 1990. The Council may approve 
such ordinances provided they conform to the procedures in 
N.J.A.C. 5:93-8.8, Development fee ordinance review, and 
N.J.A.C. 5:91-15, Procedures for retaining development 
fees. 
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(b) The municipalities in this category shall not resume 
collecting development fees or spend development fees 
without conforming to N.J.A.C. 5:93-8.2. 

(c) Notwithstanding any other provision of this chapter, 
municipalities in this category shall submit plans to spend 
the development fees and receive approval of these plans 
prior to receiving substantive certification. 

5:93-8.6 Municipalities that have not collected fees that 
have received substantive certification, or are 
proceeding toward substantive certification 

(a) This rule deals with municipalities that have not 
collected development fees and that have received substan­
tive certification or are proceeding toward substantive certi­
fication. Municipalities in this category shall not collect 
fees until they have adopted a housing element and received 
the Council's approval of its development fee ordinance. 
No municipality in this category shall spend development 
fees unless the Council has approved a plan for spending 
such fees. 

(b) Municipalities that have not received substantive cer­
tification shall submit plans for spending the development 

. fees and receive approval for these plans prior to receiving 
substantive certification. 

(c) Notwithstanding any provision of this chapter, munici­
palities in this category that have received substantive certi­
fication shall submit plans for spending the development 
fees prior to the expiration of the substantive certification 
period or period of repose. 

5:93-8.7 Other municipalities that have not collected fees 

(a) Except as provided for in N.J.A.C. 5:93-8.3 through 
8.6 inclusive, municipalities that have not collected fees shall 
not collect fees until they have adopted a housing element, 
petitioned for substantive certification and received the 
Council's approval of its development fee ordinance. 

(b) No municipality in this category may spend develop­
ment fees unless the Council has approved a plan for 
spending such fees and granted substantive certification. 
Municipalities shall submit these plans when they petition 
for substantive certification. Municipalities that have peti­
tioned for substantive certification prior to the effective date 
of this rule shall submit plans for spending development fees 
prior to receiving substantive certification. 

5:93-8.8 Development fee ordinance review 

(a) The Council shall not review a development fee ordi­
nance unless the municipality has submitted: 
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L A copy of an adopted housing element that com­
plies with the Municipal Land Use Law, N.J.S.A. 40:550 
et seq.; 

2. A copy of the proposed ordinance designed to 
collect development fees; 

3. A description of any changes to the municipal 
zoning ordinance during the previous two years;· 

4. A request in the form of a resolution by the 
governing body for the Council to review the development 
fee ordinance; 

5. If the municipality has received a court ordered 
judgment of repose, a copy of the compliance plan, 
implementation ordinances and information regarding the 
period of time encompassed by the judgment of repose; 

6. A description of the types of developments that will 
be subject to fees; 

7. A description of the amount and nature of the fees 
imposed; 

8. A statement regarding the use of density bonuses 
or other devices to counterbalance development fees; and 

9. If development fees have been collected prior to 
December 13, 1990 and the municipality wishes to retain 
some or all of these fees, the following information must 
be submitted to the Council within 90 days of the effective 
date of this rule: 

i. A copy of the ordinance pursuant to which the 
fees were collected; and the proposed ordinance, if 
any, designed to reimpose some or all of these fees; 

ii. A request in the form of a resolution by the 
governing body for the Council to review the develop­
ment fee ordinance used to collect the fees; 

iii. The name of each developer that paid a devel­
opment fee; 

iv. The amount paid by each developer and the 
formula for the amount collected; 

v. The equalized assessed value of each develop­
. ment at the time of collection; 

vi. An accounting of all money collected and identi­
fication of the municipal account that houses all devel­
opment fees; 

vii. If any money collected through a development 
fee ordinance has been spent, an accounting of the 
expenditure; and 

viii. Any other information the Council may re­
quire. 
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(b) Municipalities that collected fees prior to December 
13, 1990, shall be able to retain such revenues or reimpose 
such fees to the extent that the fees collected by the 
municipality do not exceed the amount permitted by this 
chapter. Municipalities interested in retaining development 
fees collected prior to December 13, 1990 shall also conform 
to the procedures outlined in N.J.A.C. 5:91-15, Procedures 
for retaining development fees. 

5:93-8.9 Content of plans to spend development fees 

Plans to spend . development fees shall consist of the · 
information required in N.J.A.C. 5:93-5.1(c). 

5:93-8.10 Development fees; · residential 

(a) Residential development fees shall be a maximum of 
one-half of one percent ofthe equalized assessed value for 
residential development, provided no increased density is 
permitted. 

(b) Where there is a zoning change that permits in­
creased residential development, the municipality may im­
pose a development fee of up to six percent of the equalized 
assessed value for each additional unit that may be realized 
as a result of the rezoning. 

Example: If a rezoning allowed two extra units to be 
constructed, the fees could equal one-half of one per­
cent of equalized assessed value on the first unit and six 
percent of equalized assessed value on the two incre­
mental units. 

(c) Municipalities may allow developers of sites zoned for 
inclusionary development to pay a fee in lieu of building low 
and moderate income units, provided the Council deter­
mines the municipal housing element and fair share plan 
provides a realistic opportunity for addressing the municipal · 
fair share obligation. The fee may equal the cost of subsi­
dizing the low and moderate income units that are replaced 
by the development fee. For example, an inclusionary 
development may include a 20 percent set-aside, no set­
aside and a fee that is the equivalent of a 20 percent set­
aside or a combination of a fee and set~aside that .is the 
equivalent of. a 20 percent set-aside. 

(d) Municjpalities inay collect fees exceeding those per- · 
mitted in this section, provided they enter into agreements 
with developers that offer a financial incentive for paying 
higher fees. The financial incentive may be in the form of a 
tax abatement. No agreement may provide for a voluntary 
developer fee without also providing for a comparable off­
setting incentive. All agreements are subject to Council 
approval. 

5:93-8.11 Development fees; non-residential 

(a) Non-re:;idential development fees shall be a maximum 
of one percent of the equalized assessed value for non­
residential . development. 

COMMUNITY AFFAIRS 

(b) Municipalities may collect fees exceeding those per­
mitted in this section provided they enter into agreements 
with developers that offer a financial incentive for paying 
higher fees. Such agreements may include, but are not 
limited to, a tax abatement, increased commercial/industrial 
square footage, increased commercial/industrial lot coverage 
and/or increased commercial/industrial impervious coverage 
in return for an increased fee. The fee negotiated must 
bear a reasonable relationship to the additional commer­
cial/industrial consideration to be received. All agreements 
are subject to Council approval. 

5:93-8.12 Eligible exactions, ineligible exactions and 
exemptions 

(a) Except as provided for in N.J.A.C. 5:93-8.10, inclu­
sionary developments shall be exempt from development 
fees. All other forms of new construction may be subject to 
development fees. 

(b) Development fees may be collected when an existing 
structure is expanded or undergoes a more intense use. 
The development fee that may be collected shall be calculat­
ed on the increase in the equalized assessed value of the. 
improved structure; 

(c) Municipalities shall not reduce densities from pre­
existing levels and then require developers to pay develop­
ment fees in exchange for an increased density. 

(d) Developments that have received preliminary or final 
approval prior to the imposition of a municipal development 
fee shall be exempt from development fees unless. the 
developer seeks a major change in the approval. Munici­
palities that collected development fees prior to December 
13, 1990 may not retain any fees imposed subsequent to 
granting preliminary or· final development approval, unless 
the developer seeks a major change in the approval. 

(e) Municipalities may exempt specific types of develop­
ment from fees or may impose lower fees for specific types 
of development, provided each classification of development 
is addressed consistently. For example, all retail develop­
ment may be exempt from fees. 

(t) Municipalities may exempt specific areas of the mu­
nicipality from the imposition of fees or reduce fees in order. 
to promote development in specific areas of the municipali-
ty. . 

5:93-8.13 Collection of fees 
Municipalities may collect up to 50 percent of the fee on 

any specific development at the time of issuance of the 
building permit. The remaining portion may be collected at 
the issuance of the certificate of occupancy. 

5:93-8.14 Housing trust fund 
All development fees shall be deposited in a separate 

interest bearing housing trust fund. In establishing the 
housing trust fund, the municipality shall provide whatever 
express written authorization that may be required by the 
bank to permit the Council to direct the disbursement of 
development fees pursuant to N.J.A.C. 5:93-8.17 and 8.18. 
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5:93-8.15 Use of money 

(a) A municipality may use revenues collected from de­
velopment fees for any activity approved by the Council for 
addressing the municipal fair share. Such activities include, 
but are not limited to: rehabilitation, new construction, 
regional contribution agreements, purchase of land for low 
and moderate income housing, improvement of land to be 
used for low and moderate income housing, extensions 
and/or improvements of roads and infrastructure to low and 
moderate income housing sites, assistance designed to ren­
der units to be more affordable and administration of the 
implementation of the housing element. Municipalities are 
encouraged to use development fee revenues to attract 
other funds such as, but not limited to, available public 
subsidies and funds from private lending institutions. 

(b) Funds shall not be expended to reimburse municipali­
ties for past housing activities. 

(c) At least 30 percent of the revenues collected from 
development fees shall .be devoted to render units more 
affordable. Examples of such activities include, but are not 
limited to, downpayment assistance, low interest loans, and 
rental assistance. Development fees collected pursuant to 
N.J.AC. 5:93-8.10(c) shall be exempt from this require­
ment. This requirement may be waived in whole or in part 
~when the municipality demonstrates the ability to address 
the requirement of affordability assistance from another 
source. 

(d) Municipalities may contract with a private or public 
entity to administer the implementation of any part of its 
housing element, including the requirement for affordability 
assistance. 

(e) No more than 20 percent of the revenues collected 
from development fees shall be expended on administration, 
including, but not limited to, salaries and benefits for munic- · 
ipal employees or consultant fees necessary to develop· or 
implement: a rehabilitation program; a new construction 
program; a regional contribution agreement; a housing 
element; and an affirmative marketing program. Adminis­
trative funds may be used for: income qualification of 
households; monitoring the turnover of sale and rental 
units; and compliance with Council monitoring require­
ments. Development fees shall not be used to defray the 
costs of existing staff. 

5:93-8.16 Monitoring 

Municipalities that collect development fees shall com­
plete and return all monitoring forms related to the collec­

. tion of fees, expenditure of revenues and implementation of 
the plan certified by the Council or approved by the court. 
Quarterly financial reports, and annual program implemen­
tation and auditing reports shall be completed on forms 
designed by the Council. 

5:93-8.17 

5:93-8.17 Penalties 

(a) The municipality's ability to collect fees and the 
Council's approval of an ordinance and spending plan shall 
be conditioned on compliance with all requirements of this 
subchapter. Occurrence of the following may result in the 
Council taking an action pursuant to (b) below: 

· 1. Failure to submit a plan pursuant to N.J.AC. 
5:93-5.1(c) within the time limits imposed by the Council; 

2. Failure to meet deadlines for information required 
by the Council in its review of a housing element, devel­
opment fee ordinance, or plan for spending fees; 

3. Failure to proceed through the Council's adminis­
trative process toward substantive certification in a timely 
manner; 

4. Failure to address the Council's conditions for ap­
proval of a plan to spend development fees within the 
deadlines imposed by the Council; 

5. Failure to address the Council's conditions for sub­
stantive certification within deadlines imposed by the 
Council; 

6. Failure to submit accurate monitoring reports with­
in the time limits imposed by the Council; 

7. Failure to implement the plan to spend develop­
ment fees within the time limits imposed by the Council, 
or within reasonable extensions granted by the Council; 

8. Expenditure of development fees on activities not 
permitted by the Council; 

9. Revocation of certification; or 

10. Other good cause demonstrating that the revenues 
are not being used for the intended purpose. 

(b) Consistent with this rule, any ordinance adopted by a 
municipality for the purpose of imposing and collecting 
development fees shall provide that, in the event that any of 
the conditions described in N.J.AC. 5:93-8.17(a) occur, the 
Council shall be authorized, on behalf of the municipality, 
to· direct the manner in which all development fees collected 
pursuant to that ordinance shall be expended. Such reve­
nues shall immediately become available for expenditure 
once the Council has notified the municipal clerk and chief 
financial officer that such a condition has occurred. In 
furtherance of the foregoing, any such municipality shall, in 
establishing a bank account pursuant to N.J.AC. 5:93-8.14, 
ensure· that the municipality has provided whatever express 
written authorization may be required by the bank to permit 
the Council to direct the disbursement of such revenues 
from the account following the delivery to the bank of the 
aforementioned written notification provided by the Council 
to the municipality's clerk and chief financial officer. 
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(c) The Council may, after a hearing pursuant to the 
Adm4llstrative Procedure Act, N.J.S.A. 52:14B-1 et seq., 
revoke development fee ordinance approval for any munici­
pality that fails to comply with the requirements of this 
subchapter. Where such approval has been revoked, the 
Council shall not approve an ordinance permitting such 
municipality to collect development fees for the remaining 
period of the substantive certification period or judgment of 
repose. With regard to municipalities that qualify for State 
aid pursuant to P.L. 1978, c.14 (N.J.S.A. 52:270-178 et seq.) 
the Council shall not approve any ordinance permitting such 
municipalities to collect development fees for the remainder 
of the approval period (of up to six yeats) following a 
Council determination that they failed to comply with this 
subchapter. 

(d) Neither loss of development fees, nor loss of the 
municipality's ability to collect development fees shall alter 
the municipality's responsibilities pursuant to substantive 
certification or a court ordered judgment of repose. 

5:93-8.18 Designation of entities to receive development 
fees 

(a) The Council shall solicit plans from public sector 
entities and non-profit agencies to create or rehabilitate 
affordable housing. 

(b) The Council shall designate such agencies to receive 
revenues from development fees when the Council takes an 
action pursuant to N.J.A.C. 5:93-8.17. 

(c) To the extent practicable, when the Council takes an 
action pursuant to N.J.A.C. 5:93-8.17, the Council shall 
assign development fee revenues to projects planned within 
the municipality that generated the revenues or within close 
proximity to the municipality (such as within the county or 
region). 

5:93-8.19 Ongoing collection of fees 

(a) Municipalities that qualify for State aid pursuant to 
P.L. 1978, c.14 (N.J.S.A. 52:270-178 et seq.) and have 
received Council approval to collect development fees, shall 
not collect such fees for more than the period specified by 
ihe Council, not to exceed a six year period, unless the 
municipality has refiled an adopted housing element with 
the Council and received the Council's approval of its 
deveiopment fee ordinance. These municipalities shall sub­
mit a plan for spending development fees within one year of 
the Council's approval of their development fee ordinance. 
Municipalities that fail to renew their ability to collect 
development fees within the six year period may resume the 
collection of development fees by complying with the re­
quirements of this section. 

COMMUNITY AFFAIRS 

(b) Except as provided for in (a) above, the ability for all 
other municipalities to collect development fees shall expire 
with their substantive certification or judgment of repose, 
unless the municipality has filed an adopted housing ele-
ment with the Council; petitioned for substantive certifica- U 
tion; and received . the Council's approval of its develop- · · 
ment fee ordinance. Municipalities that fail to renew their 
ability to collect development fees prior to the expiration of 
their substantive certification or judgment of repose may 
resume the collection of development fees by complying 
with the requirements of this section. 

5:93-8.20 Severabllity 
If any part of this subchapter shall be held invalid, the 

holding shall not affect the validity of the remaining parts of 
this subchapter. If any part of this subchapter is held 
invalid in one or more of their applications, the rules shall 
remain in effect in all valid applications that are severable 
from the invalid application. 

SUBCHAPTER 9. CONTROLS ON 
AFFORDAlULITY 

5:93-9.1 Purpose and scope 
(a) This subchapter is designed to provide assurances that 

low and moderate income units are created with controls on 
affordability over time and that low and moderate income 
people occupy these units. To that end, municipalities shall , '\ 
designate a municipal authority with the responsibility of ~ 
ensuring the affordability of sales and rental units over time. 
The authority shall also be responsible for: affirmative 
marketing; income qualification of low and moderate in-
come households; placing income eligible households in low 
and moderate income units upon initial occupancy; placing 
income eligible households in low and moderate income 
units as they become available during the period of afforda-
bility controls; and enforcing the terms of the deed restric- · 
tion and mortgage loan. Municipalities shall establish a 
municipal authority or contract with the Department of 
Community Affairs Affordable Housing Management Ser-
vice (AHMS). 

(b) In placing households in low and moderate income 
units, municipalities shall utilize the following verification 
and certification procedures: 

1. Every household member 18 years of age or over 
who will live in the affordable unit and receives income 
shall be required to provide income documentation as 
applicable and determined by the reviewer for the Au­
thority. This includes income received by adults on be­
half of minor children for their benefit. Household mem­
bers 18 years of age or over not receiving income must 
produce documentation of current status. 
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2. Verification may include, but is not limited to, the 
following: 

i. Four consecutive pay stubs including overtime, 
bonuses, or tips dated within 120 days of the interview 
date or a letter from employer stating present annual 
income figure as projected annually; 

ii. A copy of regular IRS Form 1040 (Tax computa­
tion form) 1040A, or 1040 EZ as applicable and State 
income tax returns filed for each of the three years 
prior to the date of interview; 

iii. A letter or appropriate reporting form verifying 
benefits such as Social Security, Unemployment, Wel­
fare, Disability or Pension income (monthly or annual­
ly); 

iv. A letter or appropriate reporting form verifying 
any other sources of income claimed by the applicant 
such as alimony and child support; 

v. Reports that verify income from assets to be 
submitted by banks or other financial institutions man­
aging trust furids, money market accounts, certificates 
of deposit, stocks or bonds; 

vi. Evidence or reports of income from assets such 
as real estate or businesses that are directly held by any 
Household Member; 

vii. Evidence or reports that verify assets that do 
not earn regular income such as non-income producing 
real estate or savings that do not earn interest; and 

viii. A notarized statement of explanation in such 
form as to be satisfactory to the reviewer. 

3. Generally, sources of annual income shall be based 
on regular income reported to the IRS and which can be 
utilized for mortgage approval. Household annual gross 
income shall be calculated by projecting current gross 
income over a 12-month period. 

4. Income includes but is not limited to wages, sala­
ries, tips, commissions, alimony, regularly scheduled over­
time, pensions, social security, unemployment compensa­
tion, AFDC, verified regular child support, disability, net 
income from business or real estate, and income from 
assets such as savings, CDs, money market, mutual funds, 
stocks and bonds and imputed income from non-income 
producing assets such as equity in real estate. 

5. Assets not earning a verifiable income shall have an 
imputed interest income using a current average annual 
savings interest rate. Assets not earning income includes 
present real estate equity. Applicants owning real estate 
must produce documentation of a market value appraisal 
and outstanding mortgage debt. The difference will be 
treated as the monetary value of the asset and the imput­
ed interest added to income. 

6. Income from assets that have delayed earnings, 
such as IRA's or annuity programs shall not be included 
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in current income until such payments are being received. 
However, these assets must be reported and verified. 

7. Net rent from real estate is considered income after 
the monthly mortgage payment including real estate taxes 
and insurance is deducted. Other expenses are not de­
ductible. In addition, the equity in the rented real estate 
is considered an asset and will have the imputed interest 
income on the calculated value of equity added to in­
come. 

8. Income does not include payments, rebates or cred­
its received under Federal or State low income home 
energy assistance programs, Food Stamps, payments re­
ceived for care of foster children, relocation assistance 
benefits, income of live-in attendants, scholarships, stu­
dent loans, personal property such as automobiles, lump­
sum additions to family assets such as inheritances, one­
time lottery winnings, and insurance settlements except 
for additional income earned from these additions, and 
casual, sporadic or irregular gifts and bonuses. 

9. Standard credit information services that provide 
conventional credit and tenant reports may be utilized 
when certifying a household with required written permis­
sion from the household. An unsatisfactory credit history 
or credit information that demonstrates a disproportion­
ate debt to income ratio may result in a denial of certifi­
cation. Court-ordered payments for alimony or child 
support to another household shall be considered a regu­
lar monthly debt whether or not it is being paid regularly. 

10. Households whose total Gross Annual Income is 
measured at 50 percent or below 50 percent of the 
authorized median income guideline shall be certified as 

.low income households and referred to units designated 
for low income households. 

11. Households whose total gross annual income is 
measured above 50 percent but below 80 percent of the 
authorized median income shall be certified as moderate 
income households and referred to units designated for 
moderate income households. 

12. Generally, households will be referred to units 
where predetermined total monthly housing costs corre­
spond to the household's calculated ability to pay using 28 
percent of gross monthly income as a standard for home­
ownership and 30 percent of gross monthly income as a 
standard for rental units. 

13. At the discretion of the Authority, households 
may also be required to produce documentation of house­
hold composition for determining the correct unit size 
and the applicable median income guide. 

14. Generally, households will be referred to available 
units using the following standards for occupancy: 

i. A maximum of two persons per bedroom; 

ii. Children of same sex in same bedroom; 

5-15-95 



5:93-9.1 

iii. Unrelated adults or persons of the opposite sex 
other than husband and wife in separate bedrooms; 
and 

iv. Children not in same bedroom with parents. 

15. Households may be considered for units other 
than as · above, but in no case shall a household be 
referred to a unit that provides for more than one addi­
tional bedroom per household occupancy standards as 
stated in (b)14 above. 

16. A form for certification shall be prepared and 
signed by the Authority. Only households receiving certi­
fication shall be referred to Affordable Housing units. 

17. Certified Households who reject an opportunity 
for affordable housing may be replaced on the referral list 
at their request and may be reinterviewed for certification 
when their name appears on a listing for a subsequent 
unit. 

18. Certification shall be valid for no more than ·120 
days unless a valid sales contract or lease has been 
executed within that time period. In this event, certifica­
tions shall be valid until such time as the sales contract or 
lease is ruled invalid and no occupancy has occurred. 
Certifications may be renewed in writing at the request of 
a Certified Household for no more than an additional 
period of 120 days at the discretion of the Authority. 

19. Households who are denied certification may 
make a written request for a redetermination. House­
holds shall be required to produce additional documenta­
tion to support their claim. Households who are denied 
certification a second time may request a hearing by 
forwarding a written request to the Authority within 30 
days following the household's receipt of a denial notifica­
tion. If a written request has not been received within 
the 30 day time period, the ineligible determination will 
be final. The hearing decision shall be final. 

5:93-9.2 Length of controls 
(a) In developing housing elements, municipalities shall 

determine measures to assure that newly constructed low 
and moderate income sales units remain affordable to low 
and moderate income households for an appropriate period 
of not less than 20 years. The authority shall do so by 
requiring all conveyances of newly constructed low and 
moderate income sales units subject to the Act, to contain 
the deed restriction and mortgage lien adopted by the 
Council. (See Appendix E) 

(b) Municipalities receiving State aid pursuant to P .L. 
1978, c.14 (N.J.S.A. 52:27D-178 et seq.) that exhibit one of 
the characteristics delineated in N.J.A.C. 5:93-2.3(b) shall 
adopt measures to assure that newly constructed low and 
moderate income sales units remain affordable to low and 
moderate income households for a period of not less than 
10 years. The authority shall do so by requiring all convey­
ances of newly constructed low and moderate income sales 
units subject to the Act to contain the deed restriction and 
mortgage lien adopted by the Council. (See Appendix E) 

COMMUNITY AFFAIRS 

(c) Rehabilitated owner-occupied single family housing 
units that are improved to code standard shall be subject to 
affordability controls for at least six years. 

(d) Rehabilitated renter-occupied housing units that are 
improved to code standard shall be subject to affordability 
controls for at least 10 years. 

(e) Municipalities shall adopt measures to assure that 
newly constructed low and moderate income rental units 
remain affordable to low and moderate income households 
for a period of 30 years. Municipalities receiving State aid 
pursuant to P.L. 1978, c.14 (N.J.S.A. 52:27D-178 et seq.) 
that exhibit one of the characteristics delineated in N.J.A.C. 
5:93-2.3(b) shall adopt measures to assure that newly con­
structed low and moderate income rental units remain 
affordable to low and moderate income households for a 
period of at least 10 years. Affordability controls on rental 
units may exceed the prescribed periods if the developer 
agrees to a longer period. 

(f) Housing units created through conversion of a non­
residential structure shall be considered a new housing unit 
and shall be subject to controls on affordability as delineat­
ed in (a), (b) and (e) above. 

(g) Affordability controls on accessory apartments shall 
be for a period of at least 10 years. However, in order to 
be eligible for a rental bonus, (pursuant to N.J.A.C. 
5:93-5.13) controls on affordability shall extend for a period 
of 30 years. 

(h) Alternative living arrangements shall be controlled in 
a manner, suitable to the Council, that provides assurances 
that such a facility will house low and moderate income 
households for at least 10 years. 

5:93-9.3 General provisions concerning uniform deed 
restriction liens and enforcement through 
certificates of occupancy or reoccupancy on sales 
units 

(a) No municipality shall issue a certificate of occupancy 
for initial occupancy of a low or moderate income sales unit 
unless there is a written determination by the authority that 
the unit is to be controlled by a deed restriction and 
mortgage lien as adopted by the Council. The authority 
shall make such determination within 10 days of receipt of a 
proposed deed restriction and mortgage lien. Amendments 
to the deed restriction and lien shall be permitted only if 
they have been approved by the Council. A request for an 
amendment to the deed restriction and lien may be made by 
the authority, the municipality or a developer. 

(b) No municipality shall permit the initial occupancy of a 
low or moderate income sales unit prior to issuance of a 
certificate of occupancy in accordance with (a) above. 
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(c) Municipalities shall, by ordinance, require a certificate 
of reoccupancy for any occupancy of a low or moderate 
income sales unit resulting from a resale and shall not issue 
such certificate unless there is a written determination by 
the authority that the unit is to be controlled by the deed 
restriction and mortgage lien prior to issuance of a certifi­
cate of occupancy, regardless of whether the sellers had 
executed the deed restriction and mortgage lien adopted by 
the Council upon acquisition of the property. The authority 
shall make such determination within 10 days of receipt of a 
proposed deed restriction and mortgage lien. 

(d) The certificate of reoccupancy shall not be required 
in sales for which controls are allowed to expire or in which 
the repayment option is being exercised pursuant to 
N.J.A.C. 5:93-9.4. 

(e) The mortgage lien and the deed restriction shall be 
filed with the records office of the county in which the unit 
is located. The lien and deed restriction shall be in the 
form adopted by the Council, as delineated in the Appendix 
E, unless amendments have been approved by the Council, 
for a specific municipality. 

(f) The deed restriction, including the repayment clause, 
and the mortgage lien shall have priority over all· mortgages 
on the property except for a first mortgage placed on the 
property by the mortgagee prior to the expiration of resale 
controls. 

5:93-9.4 Option to buy sales units 

(a) The deed restriction governing the deeds of low and 
moderate income units shall include an option permitting 
purchase of the affordable housing unit at the maximum 
allowable restricted sales price at the time of the first non­
exempt sale after controls on affoi'dability have been in 
effect on the unit for the period, specified in N.J.A.C. 
5:93-9.2. The option to buy shall be available to the 
municipality, the Department of Community Affairs, the 
Agency, or a qualified non-profit as defined in this chapter. 

(b) All deed restrictions governing low and moderate 
income units shall require the owner to notify the authority 
and the Council by certified mail of any intent to sell the 
unit 90 days prior to entering into an agreement for the first 
non-exempt sale after controls have been in effect on the 
housing unit for the period specified in N.J.A.C. 5:93-9.2. 

(c) Upon receipt of such notice, the option to buy the 
unit at the maximum allowable restricted sales price or any 
mutually agreeable sales price that does not exceed the 
maximum allowable restricted sales price shall be available 
for 90 days. The authority shall notify the municipality, the 
Department of Community Affairs, the Agency, and the 
Council that the unit is for sale. If the municipality exercis­
es this option, it may enter into a contract of sale. If the 
municipality fails to exercise this option within 90 days, the 
first of the other entities giving notice to the seller of its 
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intent to purchase during the 90 day period, shall be entitled 
to purchase the unit. If the option to purchase the unit at 
the maximum allowable restricted sales price is not exer­
cised by a written offer to purchase the housing unit within 
90 days of receipt of the intent to sell, the owner may 
proceed to sell the housing unit (pursuant to N.J.A.C. 
5:93-9.8). If the owner does not sell the unit within one 
year of the date of the delivery of notice of intent to sell, the 
option to buy the unit shall be restored and the owner shall 
be required to submit a new notice of intent to sell 90 days 
prior to any future proposed date of sale. 

(d) Any option to buy a housing unit at the maximum 
allowable restricted sales price shall be exercised by certified 
mail and shall be deemed exercised upon mailing. 

5:93-9.5 Municipal option; sales units 

(a) Any municipality that elects to purchase a low or 
moderate income unit pursuant to N.J.A.C. 5:93-9.4 may: 

1. Convey or rent the housing unit to a low or moder­
ate income purchaser or tenant at a price or rent not to 
exceed the maximum allowable restricted sales price or 
rent provided the unit is controlled by a deed restriction 
in accordance with Exhibit E or an alternative approved 
by the Council; or; 

2. Convey the unit at fair market value subject to the 
provisions of (c) below. 

(b) Municipalities that purchase low income housing 
units shall maintain them as low income housing units. 

(c) Municipalities that elect to purchase low or moderate 
income housing units and convey them at a fair market 
value shall: 

1. Notify the Council of any proposed sale and sales 
price 90 days before closing; 

2. Notify the Council of the price differential as de­
fined in N.J.A.C. 5:93-1.3; and 

3. Deposit the price differential in an interest bearing 
housing trust fund devoted solely to the creation, rehabili­
tation or maintenance of low and moderate income hous­
ing. 

(d) Money deposited in housing trust funds may not be 
expended until the municipality submits and the Council 
approves a spending plan in accordance with N.J.AC. 
5:93-5.1(c). Money deposited in housing trust funds shall 
be subject to the restrictions, monitoring requirements and 
penalties outlined in N.J.A.C. 5:93-8.15 through 17. 

5:93-9.6 State option; sales units 

(a) When the Department of Community Affairs or 
Agency elects to purchase a low or moderate income unit 
pursuant to N.J.A.C. 5:93-9.4, it may: 
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1. Convey or rent the housing unit to a low or moder­
ate income purchaser or tenant at a price or rent not to 
exceed the allowable restricted sales price or rental; or 

2. Convey the unit at fair market value and utilize the · 
price differential to subsidize the construction, rehabilita­
tion or maintenance of low and moderate income housing 
within the appropriate housing region. 

5:93-9.7 Non-profit option; sales units 

(a) Non-profit agencies may apply to the Council at any 
time for the right to purchase low or moderate income units 
subsequent to the period of controls on. affordability provid­
ed the unit remains controlled · by a deed restriction in 
accordance with Appendix E, or an alternative approved by 
the Council. 

(b) Non-profit agencies that have been designated by the 
Council shall be eligible to purchase low or moderate 
income units pursuant to N.J.A.C. 5:93-9.4 for the sole 
purpose of conveying or renting the housing unit to a low or 
moderate income purchaser or tenant at a price or rent not 
to exceed the allowable restricted sales price or rental. Low 
income units shall be made available to low income purchas­
ers or tenants and the housing unit shall be regulated by the 
deed restriction and lien adopted by the Council, and 
included in Appendix E, incorporated herein· by reference. 
The term of the controls on affordability shall be the same 
as those required by N.J.A.C. 5:93-9.2. 

5:93-9.8 Seller option; sales units 

(a) An eligible seller of a low or moderate income unit 
which has been controlled for the period established in 
N.J.A.C. 5:93-9.2, who has provided notice of an intent to 
sell, may proceed with the sale if no eligible entity as 
outlined in N.J.A.C. 5:93-9.4(c) and 9.7 exercises its option 
to purchase within 90 days. 

(b) Subject to N.J.A.C. 5:93-9.9, the seller may elect to: 

1. Sell to a qualified low and moderate income house­
hold at a price not to exceed the maximum permitted 
sales price in accordance with existing Council rules, 
providing the unit is regulated by the deed restriction and 
lien adopted by the Council and included in Appendix E, 
incorporated herein by reference, for a period of at least 
20 years; or 

2. Exercise the repayment option and sell to any 
purchaser at market price, providing that 95 percent of 
the price differential is paid to the authority, as an 
instrument of the municipality, at closing. 

(c) If the sale will be to a qualified low and moderate 
income household, the authority shall certify the income 
qualifications of the purchaser and shall ensure the housing 
unit is regulated by the deed restriction and lien required by 
the Council, which has been included in Appendix E, incor­
porated herein by reference. 
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(d) The authority shall examine any contract of sale 
containing a repayment option to determine if the proposed 
sales price bears a reasonable relationship to the housing 
unit's fair market value. In making this determination, the 
authority may rely on comparable sales data or an appraisal. 
The authority shall not approve any contract of sale where 
there is a determination that the sales price does not bear a 
reasonable relationship to fair market value. The authority 
shall make a determination within 20 days of receipt of the 
contract of sale and shall calculate the repayment option 
payment. 

(e) The authority shall adopt an appeal procedure by 
which a seller may submit written documentation requesting 
the authority to recompute the repayment obligation if the 
seller believes an error has been made, or to reconsider a 
determination that a sales price does not bear a reasonable 
relationship to fair market value. A repayment obligation 
determination made as a result of an owner's appeal shalf be 
a final administrative determination of the authority. 

(t) The repayment shall occur at the date of closing and 
transfer of title for the first non-exempt transaction after the 
expiration of controls on affordability. 

(g) Repayment proceeds shall be deposited in a housing 
trust fund (see N.J.A.C. 5:93--8.14) and may be used as per 
N.J.A.C. 5:93--8.15. Money deposited in housing trust funds 
may not be expended until the municipality submits and the 
Council approves a spending plan (See N.J.A.C. 
5:93-5.1(c)). 

5:93-9.9 Municipal rejection of repayment option; sales 
units 

(a) A municipality shall have the right to determine tha.t 
the most desirable means of promoting an adequate supply 
of low and moderate income housing is to prohibit the 
exercise of the repayment option and maintain controls on 
lower income housing units sold within the municipality 
beyond the period required by N.J.A.C. 5:93-9.2. ·Such 
determination shall be made by resolution of the municipal 
governing body and shall be effective upon filing with the 
Council and the authority. The resolution shall specify the 
time period for which the repayment option shall not be 
applicable. During such period, no seller in the municipali­
ty may utilize the repayment option permitted by N.J.A.C. 
5:93-9.8. . . 

(b) Municipalities that exercise the option outlined in (a) 
above shall: 

1. Provide public notice in a newspaper of general 
circulation; and 

2. Notify the authority and Council of its governing 
body's action. 

5-15-95 93-38 

u 



AFFORDABLE HOUSING RULES 

(c) The authority shall ensure that the deed restriction on 
all affected housing units reflects the extended period of 
controls. 

5:93-9.10 Continued application of options to create, 
rehabilitate or maintain low and moderate 
income units; sales units 

When a housing unit has been maintained as a low or 
moderate income unit after controls have been in effect for 
the period specified in N.J.A.C. 5:93-9.2, the deed restric­
tion governing the housing units shall allow municipalities, 
the State, non-profit agencies and sellers of low and moder­
ate income units to again exercise all the same options as 
provided in this subchapter. 

5:93-9.11 Eligible capital improvements prior to the 
expiration of controls; sales units 

(a) Property owners of single family, owner-occupied 
housing may apply to the authority for permission to in­
crease the maximum price for eligible capital improvements. 
Eligible capital improvements shall be those that render the 
unit suitable for a larger household. In no event shall the 
maximum price of an improved housing unit exceed the 
limits of affordability for the larger household. Property 
owners shall apply to the authority if an increase in the 
maximum sales price is sought. 

(b) At resale, all items of property which are permanently 
. affixed to the units and/or were included when the unit was 
initially restricted (for example, refrigerator, range, washer, 
dryer, dishwasher, wall to wall carpeting) shall be included 
in the maximum allowable resale price. Other items of 
property may be sold to the purchaser at a reasonable price 
that has been approved by the authority at the time of 
signing the agreement to purchase. The purchase of central 
air conditioning installed subsequent to the initial sale of the 
unit and not included in the base price may be made. a 
condition of the unit resale provided the price has been 
approved by the authority. Unless otherwise permitted by 
the Council, the purchase of any property other than central 
air conditioning shall not be made a condition of the unit 
resale. The owner and the purchaser must personally certi­
fy at the time of closing that no unapproved . transfer of 
funds for the purpose of selling and receiving property has 
taken place at resale. 

5:93-9.12 Subsidy to ensure affordability prior to the 
expiration of controls; sales units 

If the use of median income data adopted by the Council 
to index the cost of housing renders a unit unaffordable to a 
low or moderate income household at the time of resale, a 
municipality shall not lose credit for the housing unit, 
provided that adequate controls on affordability remain in 

5:93-9.15 

place, but the municipality may subsidize the housing unit to 
maintain affordability. 

5:93-9.13 Impact of foreclosure on resale while controls 
are in place; sales units 

A judgment of foreclosure or a deed in lieu of foreclosure 
to a financial institution regulated by State and/or Federal 
law or to a lender on the secondary mortgage market 
(including, but not limited to, the Federal National Mort­
gage Association, the Home Loan Mortgage Corporation, 
the Government National Mortgage Association or an entity 
acting on their behalf) shall extinguish controls on afforda­
ble housing units provided there is compliance with N.J.A.C. 
5:93-9.14. Notice of foreclosure shall allow the authority, 
the municipality, the Department of Community Affairs, the 
Agency or a non-profit entity to purchase the affordable 
housing unit at the maximum permitted sales price and 
maintain it as an affordable unit for the balance of the 
intended period of controls. Failure to purchase the afford­
able housing unit shall result in the Council adding that unit 
to the municipal present and prospective fair share obli­
gation. Failure of the financial institution to provide notice 
of a foreclosure action to the authority shall not impair any 
of the financial institution's rights to recoup loan proceeds; 
shall not negate the extinguishment of controls or the 
validity of the foreclosure; and shall create no cause of 
action against the financial institution. 

5:93-9.14 Excess proceeds upon foreclosures; sales units 

In the event of a foreclos~re sale, the owner of the 
affordable housing unit shall be personally obligated to pay 
to the authority responsible for assuring affordability, any 
surplus funds, but only to the extent that such surplus funds 
exceed the difference between the maximum price permitted 
at the time of foreclosure and the amount necessary to 
redeem the debt to the financial institution, including costs 
of foreclosure. 

5:93-9.15 Annual indexed increases while controls are in 
\ place; sales and rentals 

(a) The price of an owner-occupied housing unit and the 
rents of affordable housing units may increase annually 
based on the percentage increase in the regional median 
income limit for each housing region. In no event shall the 
maximum resale price established by the authority be lower 
than the last recorded purchase price. 

(b) With the exception of rentals constructed pursuant to 
low income tax credit regulations, the rent of a low or 
moderate income housing unit may be increased annually 
based on the percentage increase in the Housing Consumer 
Price Index for the United States. This increase shall not 
exceed nine percent in any one year. Rents for units 
constructed pursuant to low income tax credit regulations 
shall be indexed pursuant to the regulations governing low 
income tax credits. 
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5:93-9.16 Procedures for initial sales, resale prior to the 
expiration· of controls, and rentals 

(a) Low and moderate income sales units shall not be 
offered to non-income eligible households at initial sale 
without Council approval. Parties that petition the Council 
for such approval shall document efforts to sell housing 
units to income eligible households and shall adhere to the 
procedures outlined in N.J.A.C. 5:91-12. 

(b) Persons wishing to sell affordable units shall notify 
. the authority responsible for assuring . affordability of the 
intent to sell. If no eligible buyer enters a contract of sale 
for the unit within 90 days of notification, the authority shall 
have the option to purchase the unit for a negotiated price 
that shall not exceed the maximum price permitted based on 
the regional increase in the median income as defined by 
HUO or other recognized standard adopted by the Council. 
If the authority does not purchase the unit, the seller may 
apply for permission to offer the. unit to a non-income 
eligible household at the maximum price permitted. The 
seller shall document efforts to sell the unit to an income 
eligible household as part of this application. In reviewing 
the request, the authority shall consider the specific reasons 
for any delay in selling the housing unit and the hardship to 
the seller in continuing to offer the affordable unit to an 
income eligible applicant. The inability to sell a unit for the 
maximum permitted resale price shall not, in itself, be 
considered. an appropriate reason for allowing a housing 
unit to be sold to a non-income eligible household. If the 
request is granted, the · seller may offer a low income 
housing unit to a moderate income household and a moder­
ate income housing unit to a household earning in excess of 
80 percent of median. In no case shall the seller be 
permitted to receive more than the maximum price permit­
ted. In no case shall a sale pursuant to this section 
eliminate the resale controls on the unit or permit any 
subsequent seller to convey the unit except in full compli­
ance with the terms of this subchapter. 

(c) Owners of low and moderate income rental units shall 
not offer rental units to non-income eligible households . 
without prior approval of the Council. Parties that petition 
for such approval shall document all efforts to rent to 
income eligible households and demonstrate to the satisfac­
tion of the Council that alternatives, such as a reduction in 
rent, is not feasible. Parties that petition the Council shall 
adhere to the procedures outlined in N.J.A.C. 5:91-12. 

COMMUNITY AFFAIRS 

SUBCHAPTER 10. COST GENERATION 

5:93-10.1 Purpose and scope · 

(a) Section 14(b) of the Fair Housing Act (N.J.S.A. 
52:270-301 et seq.) incorporates the need to eliminate 
unnecessary cost generating features from municipal land 
use ordinances as a requirement of substantive certification. 
In order to receive and retain substantive certification, 
municipalities shall eliminate development standards that 
are not essential to protect the public welfare and to 
expedite (or "fast track") municipal approvals/denials on 
inclusionary development applications. In order to expedite 
the review of development applications, municipalities shall 
cooperate with developers of inclusionary developments in 
scheduling pre-application conferences. Municipal boards 
shall schedule regular and special monthly meetings (as 
needed) and provide ample time at these meetings to 
consider the merits of the inclusionary development applica­
tion. The goal of such a schedule is to act on a develop­
ment application within time limits approximating those 
outlined in the Municipal Land Use Law (N.J.S.A. 40:550-1 
et seq.) Failure to expedite the approval/denial of an inclu­
sionary development application shall be considered a rea­
son for revoking substantive certification. 

(b) Inclusionary developments that are included · in a 
housing element and fair share plan have proceeded 
through a very public process. Therefore, the focus of 
municipal review shall not be whether the sites are properly 
zoned. Rather, the focus shall be whether the design of the 
inclusionary development is consistent with the zoning ordi- . 
nance and the mandate of the Fair Housing Act regarding 
tinnecessary cost · generating features. Municipalities shall 
be expected to cooperate with developers of inclusionary 
developments in granting reasonable variances necessary to · 
construct the inclusionary development. 

5:93-10.2 Standards 

(a) In reviewing the fair share plans, the Council shall use 
the standards promulgated pursuant to N.J.S.A. 40:550-40.1 
through 40.7 (P.L. 1993 c.32) as a frame of reference. 
Municipalities that wish to impose more stringent standards 
shall bear the burden of justifying the need for such stan­
dards. In its review of municipal ordinances, the Council 
shall give special attention to: 
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1. The combined impact of requirements that cumula­
tively prevent an inclusionary development from achieving 
the density and set-aside necessary to address the munici­
pal fair share. Examples of such requirements include 
but are not limited to: building set-backs, spacing be­
tween buildings, impervious surface requirements and 
open space requirements; 

2. Requirements to provide oversize water and sewer 
mains to accommodate future development without a 
reasonable prospect for reimbursement; 

3. Excessive road width, pavement specifications and 
parking requirements; 

4. Excessive requirements for sidewalks and paved 
paths; 

5. Excessive culvert and pumping station require­
ments; and 

6. Excessive landscape, buffering and reforestation re­
quirements. 

(b) Municipal housing elements and fair share plans shall 
allow for phased construction and phased bonding of on­
site, off-site and off-tract improvements required of inclu­
sionary developments. 

(c) The Council shall not permit restrictions on the bed­
room mix of· the market rate units within. an inclusionary 
development. 

5:93-10.3 Special studies/escrow accounts 

(a) It is common for municipalities to require inclusion­
ary developers to conduct special studies related to the 
fiscal, traffic and environmental impacts of proposed inclu­
sionary developments. These studies are then reviewed by, 
municipal professionals who are paid from escrow accounts 
funded by the inclusionary developer as a requirement of 
the municipal review of the development application. The 
Council has determined that these studies shall not be used 
to alter the density of sites that are part of the municipal 
substantive certification. Such studies may be used to foster 
proper design and to determine pro-rata off-site and off­
tract improvements. The Council has also determined that 
it is unnecessary for developers of inclusionary develop­
ments to pay for the initial preparation of such a study and 
for its review. Therefore, municipalities that receive sub­
stantive certification shall offer inclusionary developers the 
option of preparing fiscal, traffic and environmental impact 
studies or choosing a consultant from a list of at least three 
professionals (prepared by the municipality) to prepare the 
studies. If the developer chooses a consultant from the 
municipally prepared list, the developer and municipality 
shall rely on the consultant's recommendations. 

(b) Fees to review development applications shall be 
estimated prior to payment of filing fees. Developers shall 
be entitled to review all charges against any escrowed fees 

5:93-11.1 

and be provided with monthly accounting reports upon 
request.. 

5:93-10.4 Relief subsequent to substantive certification 

(a) Developers may provide notice to the Council of the 
date they filed their development application with the mu­
nicipality. The municipality need not have deemed the 
application complete for the developer to provide such 
notice. 

(b) Developers and/or municipalities that cannot agree 
on specific standards that apply to a specific inclusionary 
development may request the Council to provide a mediator 
to resolve the dispute. The resulting mediation shall not 
require a transfer to the Office of Administrative Law 
pursuant to the Administrative Procedures Act. 

(c) Inclusionary developers may seek an administrative 
order to expedite the municipal review of a development 
application by filing a motion pursuant to N.J.A.C. 5:91-12. 
Developers need not request mediation pursuant to (b) 
above in order to file such a motion; and the Council may 
hear such a motion concurrent with any such mediation. 

(d) Inclusionary developers may request the Council to 
act as an advocate for inclusionary developments that re­
quire permits from DEPE and DOT. 

5:93-10.5 Revocation of substantive certification 

A Council determination, after a hearing conducted pur­
suant to the Administrative Procedure Act, N.J.S.A. 
52:14B-1 et seq., that a municipality has delayed action on 
an inclusionary development application, required unneces­
sary cost generating standards or obstructed the construc­
tion of an inclusionary development may result in Council 
action revoking substantive certification. 

SUBCHAPTER 11. AFFIRMATIVE MARKETING 

5:93-11.1 The affirmative marketing plan; definition and 
contents 

(a) The affirmative marketing plan is a regional market­
ing strategy designed to attract buyers and/or renters of all 
majority and minority groups, regardless of sex, age or 
number of children, to housing units which are being mar­
keted by a developer or sponsor of affordable housing. It is 
a continuing program and covers the period of deed restric­
tion. 

(b) The affirmative marketing plan shall provide the fol­
lowing information: 

1. The name and address of the project; 

2. The number of units, including the number of sales 
and rental units; 
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3. The price of sales and/or rental units; 

4. The name of the rental manager and/or sales agent; 

5. A description of outreach efforts to groups that are 
not readily reached by commercial media efforts (See 
N.J.A.C. 5:92-11.3 for advertising program details); and 

6. A description of the random selection method that 
will be used to select occupants of low and moderate 
income housing. 

(c) The affirmative marketing plan shall be a part of the 
fair share plan and shall be referenced by ordinance. 

5:93-11.2 Training and general responsibilities 

(a) The municipality shall assure the affirmative market­
ing of low and moderate income units. Municipalities shall 
designate a municipal authority to be responsible for imple­
menting the affirmative marketing plan. A representative 
of the municipal authority shall attend an affirmative mar­
keting training program approved by the Council. The 
municipality may contract with other agencies to administer 
the affirmative marketing program and the actual sales and 
rentals of the units. Where a municipality contracts with 
another agency to administer the affirmative marketing 
program, the municipality shall appoint a housing officer 
that shall act as a liaison to the contracting agency. In 
addition, where the contracting agency is not responsible for 
the entire affirmative marketing program, the municipality 
shall outline who or what municipal agency is responsible 
for the remaining portion of the affirmative marketing 
program. 

(b) In implementing an affirmative marketing program, a 
municipality may delegate specific tasks to a developer of an 
inclusionary development provided that all applicant and 
sales records of low and moderate income units are re­
turned to the municipality for reporting purposes and to aid 
with future resales. 

(c) In implementing the affirmative marketing plan, mu­
nicipalities shall be responsible for providing counseling 
services to low and moderate income applicants on subjects 
such as budgeting, credit issues, mortgage qualifications, 
rental lease requirements, and landlord/tenant law. 

5:93-11.3 Marketing program 

(a) The advertising program shall be designed to reach all 
segments of the eligible population within the housing re­
gion. 

(b) The plan shall describe the media to be used in 
advertising and publicizing the avaihtbility of housing. In 
developing the plan, the municipality shall consider the use 
of language translations. The plan shall include the follow­
ing: 

1. The names of specific newspapers with circulation 
throughout the housing region; 
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2. The names of specific radio and television stations 
broadcasting throughout the housing region; 

3. The names of other publications circulated within 
the housing region that are likely to be read by low and 
moderate income households, such as neighborhood ori­
ented weekly newspapers, religious publications and orga­
nizational newsletters; 

4. The names of employers throughout the housing 
region that will be contacted to post advertisements and 
distribute flyers regarding available low and moderate 
income housing; 

5. The names of specific community and regional 
organizations that will aid in soliciting low and moderate 
income applicants. Such organizations may include non­
profit, religious, governmental, fraternal, civic, and other 
organizations. 

(c) The marketing process for available low and moderate . 
income units shall begin at least four months prior to 
expected occupancy. In implementing the marketing pro­
gram, there shall be at least one paid advertisement in a 
newspaper of general circulation within the housing region 
during the first week of the marketing program. Such 
advertisement shall include at least the following: 

1. The location of the units; 

2. Directions to the housing units; 

3. A range of prices for the housing units; 

4. The size, as measured in bedrooms, of Jhe housing 
units; 

5. The maximum income permitted to qualify for the 
housing units; 

6. The location of applications for the housing units; 
and 

7. The business hours when interested households 
may obtain an application for a housing unit. 

(d) Applications for low and moderate income housing 
shall be available in several convenient locations, including, 
at a minimum, the municipal admirtistrative building(s), the 
municipal library and at the developer's sales office. Appli­
cations shall be mailed to prospective applicants upon re­
quest. 

(e) If the cost of advertising low and moderate income 
units are to be a developer's responsibility, the requirement 
shall be a condition of the municipal planning board's 
approval. 

5:93-11.4 Marketing for initial sales and/or rent up; 
composition of marketing pool 

(a) Households that apply for low and moderate income 
housing shall be screened for preliminary income eligibility 
by comparing their total income to the low and moderate 
income limits adopted by the Council. Applicants shall be 
notified as to their eligibility status. 
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(b) Having screened applicants for preliminary income 
eligibility, the municipal authority may analyze the income 
and household sizes of applicants to determine which appli­
cants have the assets and/or income necessary to purchase 
or rent each available low or moderate income unit. 

(c) The municipal authority shall interview each applicant 
and utilize the procedures outlined in N.J.A.C. 5:93-9.1 to: 
verify the applicant's income and household size; determine 
the applicant's asset availability; and review the applicant's 
credit history. Applicants shall be required to submit in­
come verification for each household member 18 years or 
older. This process shall be utilized in establishing the final 
certified applicant group. 

(d) The process described in (a) through (c) above may 
begin no sooner than one month after the advertising 
program outlined in N.J.A.C. 5:93-11.3 begins. Households 
shall. be selected to proceed through the process described 
in (a) through (c) above through a method of random 
selection. Households shall be certified for low and moder-

. ate income units using the procedures outlined in N.J.A.C. 
5:93-9.1. The process described in (a) through (c) shall be 
continued until all the low and moderate income units are 
occupied. 

5:93-11.5 Continuing marketing activities 

(a) The types of activities to be undertaken after the 
completion of initial occupancy of sales and rental units in 
order to fill vacancies resulting from normal turnover shall 
include: 

1. Insuring a sufficient supply of income eligible appli­
cants by continuing to implement the marketing plan 
throughout the housing region, as outlined in N.J.A.C. 
5:93-11.3. At a minimum, the municipality shall maintain 
a current pool of at least five income eligible applicants 
for each low and moderate income unit. 

2. Contacting each income eligible applicant annually 
to request updated information regarding income and 
family size. 

(b) As units become available, the municipal authority 
shall select eligible applicants for the units, as described in 
N.J.A.C. 5:92-11.4(b) through (d) until the units are occu­
pied by low and moderate income households. 

5:93-11.6 Monitoring and reporting requirements 

(a) Municipalities shall collect information on each appli­
cant for low and moderate income housing on forms ap­
proved by the Council. 

(b) Municipalities shall evaluate the results of their affir­
mative marketing activities and file a report with the Coun­
cil by August 30 of each year. Such report shall include: 

1. Monitoring forms approved by the Council; 
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2. An evaluation of the income and demographic 
characteristics of each applicant of low and moderate 
income housing, as well as the occupants of the units; and 

3. An evaluation of any necessary adjustments in the 
affirmative marketing program as a result of the evalua­
tion in (a) above. 

(b) The Council shall review and assess the effectiveness 
of the municipal affirmative marketing program. If it is 
deemed that the affirmative marketing program is not effec­
tive, the municipality shall be required to amend the pro­
gram. 

5:93-11.7 Residency preference 
(a) Municipalities may provide an occupancy preference 

for low and moderate income units created within the 
municipality that responds to the municipal rehabilitation 
component. 

(b) Municipalities may provide an occupancy preference 
to low and moderate income households that reside or work 
in the housing region. Such a preference may apply to all 
low and moderate income units created within the munici­
pality . 

SUBCHAPTER 12. MONITORING 

5:93-12.1 Completion of monitoring forms 
(a) A municipality that has received substantive certifica­

tion shall complete monitoring forms adopted by the Coun­
cil and submit them to the Council no later than August 30 
of each year. Failure to submit monitoring forms in a 
timely manner may result in a Council action, including: 

1. The revocation of .substantive certification; 
2. The revocation of the certification required to col­

lect development fees; and/or 
3. Such other action as the Council may determine 

necessary. 

SUBCHAPTER 13. SITE SPECIFIC RELIEF AND 
THE STATE DEVELOPMENT AND 
REDEVELOPMENT PLAN (SDRP) 

5:93-13.1 Purpose and scope 
(a) The Fair Housing Act allows municipalities two years 

following the filing of a housing element to petition for 
substantive certification. Municipalities that file housing 
elements with the Council prior to an exclusionary lawsuit 
and petition or are sued within two years of such filing shall 
not, except in extraordinary situations (see N.J.A.C. 
5:91-4.5) be subject· to the Council granting site specific 
relief to an objector of the municipal housing element. 
Municipalities that do not petition or are not sued within 
two years of filing a housing element may be subject to the 
Council granting site specific relief to one or more objec­
tors. The process of granting such relief is outlined in 
N.J.A.C. 5:91. 
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(b) The Fair Housing Act at N.J.S.A. 52:270-307 directs 
the Council to "give appropriate weight" in carrying out its 
duties to the implementation of the SDRP. It is the 
purpose of this subchapter to outline the way in which the 
goals and policies of the SDRP will be considered by the 
Council in awarding site specific relief to an objector to a 
municipal housing element. This process relies upon the 
SDRP's definitions of "Planning Areas"· and "Centers." 
The principles outlined in the subchapter are illustrated in 
Appendix G. · 

5:93-13.2 Site-specific relief in Planning Areas 1 and 2 

When considering granting site-specific relief to an objec­
tor in Planning Area 1 or 2, the Council shall grant such 
relief if the Council determines that the objector's site is 
available, approvable, developable and suitable. 

5:93-13.3 Site-specific r~lief in Planning Area 3 

(a) When considering granting site-specific relief to an 
objector in Planning Area 3, the Council shall determine if 
the realistic development potential within the development 
boundaries of centers and Planning Areas 1 and/or 2 is 
adequate to address the municipal inclusionary component. 

1. If the objector's site is located within a center, the 
Council shall presumptively grant relief if the site is 
available, approvable, developable and suitable. 

2. If the realistic development potential within the 
development boundaries of centers and Planning Areas 1 
and/or 2 is adequate to address the municipal inclusionary 
component and the objector's site is not located in a 
center, the Council shall deny relief to the objector. 

3. If the realistic development potential within the 
development boundaries of centers and Planning Areas 1 
and/or 2 is not adequate to address the municipal inclu­
sionary component: 

i. The Council shall grant relief to sites that are 
suitable if it determines the site lies within a center or 
Planning Area 1 and/or 2; has access to infrastructure; 
or that infrastructure can be easily extended from Plan­
ning Area 2; 

ii. Where the objector's site does not lie within a 
center or Planning Area 1 and/or 2, does not have 
access ~o infrastructure or where infrastructure cannot 
be easily extended from Planning Area 2, the Council 
shall render a decision on granting relief after consider-

. ation of: 

(1) A report from the Office of State Planning 
that contains recommendations pertaining to the ap­
propriateness of the area surrounding the objector's 
site for center designation; and 

COMMUNITY AFFAIRS 

(2) The presence of other suitable sites serviced by 
infrastructure or to which infrastructure can easily be 
extended from Planning Area 2. 

5:93-13.4 Site-specific relief in Planning Areas 4 and 5 

(a) When considering granting site-specific relief to an 
objector in Planning Areas 4 and 5, the Council shall 
determine if the realistic development potential within the 
development boundaries of centers and Planning Areas 1 
and/or 2 is adequate to address the municipal inclusionary 
component. 

1. If the objector's site is located within a center, the 
Council shall presumptively grant relief if the site is 
available, approvable, developable and suitable. 

2. If the realistic development potential within the 
development boundaries of centers and Planning Areas 1 
and/or 2 is adequate to address the municipal inclusionary 
component, and the objector's site is not located in a 
center, the Council shall deny relief to the objector. 

3. If the realistic development potential within the 
development boundaries of centers and Planning Areas 1 
and/or 2 is not adequate to address the municipal inclu­
sionary component, the Council shall render a decision on 
granting relief after consideration of a report from the 
Office of State Planning that contains recommendations 
pertaining to the appropriateness of the area surrounding 
the objector's site for center designation. 

SUBCHAPTER 14. ONE THOUSAND UNIT 
LIMITATION 

5:93-14.1 General 

No municipality shall be required to address a fair share 
beyond 1,000 units within six years from the grant ·of 
substantive certification, unless it is demonstrated, following 
an objection and an evidentiary hearing, based upon the 
facts and circumstances of the affected municipality that it is 
likely that the municipality through its zoning powers could 
create a realistic opportunity for more than 1,000 low and 
moderate income units within the six year period. The facts 
and circumstances which shall determine whether a munici­
pality's fair share shall exceed 1,000 units shall be a finding 
that the municipality has issued more than 5,000 certificates 
of occupancy for residential units in the six year period 
preceding the petition for substantive certification. 
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SUBCHAPTER 15. WAIVER PROVISIONS 

5:93-15.1 Waiver 

(a) Any party may request a waiver from a specific 
requirement of the Council's rules at N.J.A.C. 5:91, 5:92 and 
5:93 at any time. Such a waiver may be requested as part of 
a municipal petition, by motion in conformance with 
N.J.A.C. 5:91-12, or in such other form as the Council may 
determine, consistent with its procedural rules at N.J.A.C. 
5:91. 

(b) The Council will grant waivers from specific provi­
sions of its rules if it determines: 

1. That such a waiver fosters the production of low 
and moderate income housing; 

2. That such a waiver fosters the intent of, if not the 
letter of, its rules; or 

3. Where the strict application of the rule would 
create an unnecessary hardship. 
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INTRODUCTION 

APPENDIX A 

METHODOLOGY 

The section that follows details the procedures required 
to calculate the municipal low- and moderate-income hous­
ing obligation in New Jersey. Included here are procedures 
to calculate affordable housing need as well as the changes 
in these procedures that are included in the second round of 
affordable housing numbers. These changes emerge as a 
result of: (1) housing data that is no longer available in the 
1990 U.S. Census; (2) improvements in methodological 
approaches that have emerged during the first round of 
implementation; and (3) a desire to hone the methodology 
so that it better interprets the Mount Laurel affordable 
housing mandate. 

5:93 App. A 

The procedures reflect the work of three primary groups: 

1. The consultants at Rutgers University, Center for 
Urban Policy Research (CUPR); 

2. The Methodology Subcommittee of the New Jersey 
Council on Affordable Housing (COAH), including par­
ticipating COAH staff; and 

3. The Working Group of professionals experienced 
in low- and moderate-income housing who have met 
regularly and provided input at several critical steps. 

The basic method of housing need determination has 
been continued despite its complexity because it is fair and 
impartial and because it embodies the most up-to-date and 
sophisticated procedures for housing need determination 
and allocation. It has been accepted by field practitioners, 
its procedures are understood and used by these individuals, 
and the method's results are both internally consistent and 
intuitively correct. The existing system's procedures have 
been challenged in numerous court cases and have prevailed 
in almost every instance due to their accuracy and thorough­
ness. 

The revised 1987-1999 procedures have evolved over a 
year-long period in which every aspect of the methodology 
has been reviewed and either retained or reworked. The 
procedure, while accepted and understood, will continue to 
be reviewed for its currency and adequacy as the second 
round of numbers unfolds and is discussed. 

NEW JERSEY COUNCIL ON AFFORDABLE HOUSING (COAH) 
AFFORDABLE HOUSING NEED NUMBERS-1987-1999 

A Indigenous Need 42,739 
B. Reallocated Present Need 17,542 
C. Present Need 60,281 
D. Prospective Need 42,127 
E. Total Need 
F. 
G. 

Prior-Cycle Prospective Need 
Secondary Sources of Supply (-) 

and Demand ( + ) 
1. Demolitions 
2. Filtering 
3. Conversions 
4. Spontaneous Rehabilitation 

H. Pre-Credited Need 
I. 
J. 
K 
L. 
M. 

Reduction 
Pre-1987 Credits 
20-Percent Cap 
Calculated Need 
Calculated Need By Region 

Region 
Northeast 
Northwest 
West Central 
East Central 

Indigenous 
Need 

14,307 
11,050 
4,755 
4,575 

102,408 
38,202 

8,037 
- 20,185 
- 8,143 
- 2,116 

- 27,846 
- 3,166 

883 

118,203 

86,308 

Reallocated 
Present and 

Prospective Need* 
5,394 

- 347 
3,938 

17,628 

Total 
19,701 
10,703 
8,693 

22,203 
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Region 
Southwest 
South-Southwest 

STATE TOTAL 

. Indigenous 
Need 
4,332 
3,720 

42,739 

Reallocated 
Present and 

Prospective Need* 
8,683 
8,273 

43,569 

Total 
13,015 
11,993 
86,308 

• These numbers are net of reduction, prior-cycle credits, and the 20-percent cap. 

PROCEDURES: DEVELOPING HOUSING REGIONS 

Housing subregions related to journey-to-work have his­
torically been constructed using travel times on various 
categories of roads during prime commuting periods. The 
first formal procedure for the accomplishment of this was 
published by the American Society of Planning Officials in 
1951, following planner-economist, J.D. Carroll's work on 
journey-to-work analysis and its importance in planning. 
Points on roads outward from an employment center repre­
senting travel times would be connected to each other in the 
same fashion as if one were to weave together points in the 
spokes of a wheel. These zones of potential residence, 
emanating outward from the center of an employment zone, 
would take on an amoeba-like form as various gradations of 
roadways (collectors, arterials, freeways, and so on) would 
allow different distances to be traveled for the same travel 
time. The "isotime zones," as they were called, represented 
an estimate of all places accessible from the employment 
center within the time specified on the outer edge of the 
zone. These were termed local markets or submarkets.1 

While this procedure may have gained acceptance for the 
delineation of a submarket, clearly for data presentation 
purposes a more recognizable and permanent market area 
has had to be constructed. The market area, while keyed to 
journey-to-work, had to take into account the availability of 
employment and U.S. Census data to isolate centers of · 
employment. Historically, this was available only on a 
county basis in the form of County Business Patterns, an 
annual tabulation of jobs by category in the United States 
published by the U.S. Department of Commerce. Recog­
nizing the expanding scope of the market, FHA Techniques 
of Housing Market. Analysis lists the prerequisites for hous­
ing market delineation: 

The location of actual and prospective employment 
centers and the availability of transportation facilities of 
all types underlie the selection of general locational 
alternatives as places of residence for the working 
population. 
The housing market area usually extends beyond city 
limits regardless of the magnitude of the market under 
consideration. In the larger markets, the market area 
may extend into several adjoining counties through the 
outward growth of the primary metropolitan area. 
The actual delineation of a housing market area and 
submarket areas is determined primarily by Census area 
definitions. 2 

COMMUNITY AFFAIRS 

Housing Regions in New Jersey 

Information on journey-to-work for New Jersey counties 
may be obtained from the 1990 Census to modify the 1980 
Public Use Microdata Sample (PUMS) for New Jersey-a 
five-percent sample of all New Jersey households.3 Infor­
mation can be crafted to scrutinize times traveled one-way 
to work (in minutes) for all those employed in households as 
of April 1990. Also a part of the data set are the origin and 
destination of the worktrip. The information to be used in 
the initial . grouping procedure concerns worktrip origin and 
destination. This information is used only at the county 
level, i.e., for each employed member of the household, 
worktrip county of origin and county of destination. All 
modes of travel are included: automobile, bus, rail, and 
miscellaneous (walking, biking, and so on). 

The program chosen to group counties is the CLUSTER 
procedure for the Statistical Analysis System (SAS) package. 
CLUSTER is a grouping procedure designed to help identi­
fy groups of observations that have similar attributes. It 
partitions the data into a smaller number of groups such 
that data units belonging to one group are "similar" in a 
certain sense, while data units belonging to different groups 
are "dissimilar" in the same sense. The procedure is 

· dependent upon "distance" (value separation) between vari­
ables. It is unique in that it assumes no conceptual associa­
tions or distance values a priori. CLUSTER computes its 
own distance matrix and standardizes the matrix across the 
data set.4 

Certain controls are placed on the grouping mechanism. 
Counties that could be grouped based on similar commuting 
ties have to be contiguous. In addition, no less than two 
nor more than four counties are allowed to cluster as part of 
any group. These are the requirements of the Fair Housing 
Act. The lower threshold is to ensure that no single county 
appeared "left over"; the upper threshold was chosen to 
avoid large commuting distances within any one identified 
region.5 

After including certain judgmental decisions regarding the 
size of a region and its capacity to handle need, as well as 
the necessary inclusion in each region of at least one central 
city, the journey-to-work sorting of counties takes the fol­
lowing form: 

Group 1 Group 2 Group 3 Group 4 Group 5 Group 6 
Bergen Essex Middlesex Monmouth Camden Atlantic 
Passaic Morris Somerset Ocean Gloucester Cape May 
Hudson Union Hunterdon Mercer Burlington Cumberland 
Sussex Warren Salem 

(SEE MAP ON FOLLOWING PAGE) 
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NEW JERSEY COUNCIL ON AFFORDABLE HOUSING 
HOUSING REGIONS (1993-1999) 

GROUP 1 GROUP 2 GROUP 3 

NOirrHEAn' NOirrHWEST 
WEST 

CENTRAL 

BERGEN Ew!x MIDDLESEX 

PASSAIC MOUJS SOMERS!rr 

HUDSON UNION Hutm!RDON 

StlSII!X WAIW!N 

The above distribution of counties reflects vacant land 
concentrations and growing commuting ties between Sussex 
and the remaining counties in Group 1, Warren and the 
remaining counties in Group 2, and Mercer and the remain­
ing counties in Group 4. Within each grouping, there are 
sufficient vacant lands and established or growing commut­
ing ties; also, each region has at least one established 
central city. This enables affordable housing need to be 
absorbed by regions and regional contribution agreements 
(RCAs) to be effected within regions. 

GROUP 4 GROUP 5 GROUP 6 
£An' SOUTH-

CENTRAL SOUTHWEST SOUTHWEST 

MONMOU111 CAMDEN A11.AHTIC 

OcEAN OLOUCI!STI!R CAPE MAY 

MERCER BURLINOTON CUMBERLAND 

SAIAI 

In most cases, the commuting ties between counties of 
these groups are stronger among each other than between a 
single county of the group and another group as a whole. 
There may be selected instances where a single county of 
one group is related more intensely to a single adjacent 
county of another group than to members of its own group; 
yet overall, there are usually weaker commuting ties with 
the other group as a whole. The above listings provide the 
necessary sort of constituent New Jersey counties on both 
commuting ties and land sufficiency to implement affordable 
housing goals. 
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INCOME QUALIFICATION OF THE LOW- AND MOD­
ERATE-INCOME POPULATION 

Data from the 1990 U.S. Census modifying the 1980 New 
Jersey Public Use Microdata Sample (PUMS) is again used 
to qualify a household according to HUD Section 8 6 family­
income requirements. The PUMS tapes contain records for 
a sample of housing units with information on the character­
istics of each unit as well as on the people who reside in 
these units. Information from this file makes it possible 
initially to eliminate all individuals living in institutions, 
group quarters, or as boarders/lodgers from potential low­
and moderate-income housing demand. This removes from 
direct count those people who comprise prison/sanitarium, 
college, nursing home, boarders/boarding homes, and other 
related populations.' Sub-households and sub-families are 
not separately distinguished as this would double-count 
existing housing deterioration, and no information is avail­
able on how or if sub-families/sub-households would choose 
to separate in the future. Thus, one ·household per unit is 
counted. Applications for low- and moderate-income hous­
ing built under the first round of Fair Housing Act compli­
ance (1987-1993) indicate unit sharing-parts qf families 
and unrelated individuals seeking to reside together. This 
partially confirms continued, shared, or unrelated household 
use of new low- and moderate-income housing units. 

Once these selection procedures are undertaken, the 
PUMS may be employed to array all households by size and 

· income status. HUD median family income for a region is 
determined, and 80 percent and . 50 percent are assigned to 
household sizes of four for the upper limits of moderate and 
low incomes, respectively. Each household size of more or 
less than four is allowed a positive or negative adjustment of 
the 80 percent or 50 percent of median figure to qualify for 
moderate- or low-income designation.8 (This is based on 
the philosophy that if you have more children/dependents or 
household members you can earn more and still qualify for 
moderate/low income; in reverse fashion, if you have fewer 
dependents or members, it is more difficult to qualify by 
establishing a lower income for qualification.) 

The procedure spelled out above separates low- and 
moderate-income households, adjusted for household size, 
from all other households in the region. This relative 
selection of a population qualifying for housing need forms 
the basis of all need estimates. In subsequent steps, the 
housing units occupied by these households are initially 
checked for deterioration to determine Present Need. The 
number, of income-defined households is then projected into 
the future to determine Prospective Need. The detailing of 
these steps is explained below. 

PRESENT NEED 

Indigenous Need 

COMMUNITY AFFAIRS. 

Indigenous Need is a component of Present Need which 
is the total deficient housing signaled by surrogates unique 
to each commwiity. Where communities' deficient housing 
as a percentage of all occupied housing units exceeds the 
regional average, their excess need is sent to a housing pool 
for subsequent redistribution in the . region. Housing from 

. the pool is reallocated to all communities in the region with 
the exception of designated Urban Aid Cities. The Indige­
nous Need for communities below the regional average of 
housing deficiency is their tabulated deficient units. For 
those above the regional average, their Indigenous Need is 
their deficient housing capped by the regional average per­
cent deterioration. 

Recognizing the evolution of the concept of deteriorated 
housing from 1960 and earlier where enumerators attempt­
ed to physically identify bad housing from field survey, to 
the current period where deficient housing is isolated 
through housing-quality surrogates, information provided by 
the 1990 Census is used to signal housing deficiency via 
surrogates.9 

Surrogates do not themselves confirm that a unit is 
deficient. They indicate that if a unit has these characteris­
tics, it most likely would be independently found via field 
survey as deficient. Surrogates are developed by listing the 
characteristics of units found as deficient and viewing which 
characteristics consistently are associated with field-con­
firmed deficiency. Six housing quality surrogates are used 
with structure age to signal housing deficiency. The bulk of 
these indices represent the culmination of numerous empiri­
cal studies on factors indicative of inferior versus superior 
housing quality; the remainder are clear surrogates of infe­
rior housing.10 They represent the full range of information 
available on housing quality from the 1990 Census. No 
index · is slighted, and all are simtiltaneously employed. 
They include: 

(a) Year Structure Built. A d~stinction is made be- . 
tween units built before 1940 and from 1940 to 1990. 
This pre-World War II cutoff is the classic differentiation 
point of new versus old housing in the literature.11 

(1} Persons per Room. 1.01 or more persons per 
room is an index of overcrowding; 

(2) Plumbing Facilities. Inadequate plumbing is in­
dicated by either a lack of exclusive use of plumbing or 
incomplete plumbing facilities. 

(3) Kitchen Facilities. Inadequate kitchen facilities 
are indicated by shared use of a kitchen or the non­
presence of a sink with piped water, a stove, or a 
refrigerator. · 

( 4) Heating Fuel. Inadequate heating is use of coal, 
coke, wood or no fuel for heating. 

(5) Sewer. Inadequate sewer services are indicated 
by a lack of public12 sewer, septic tank, or cesspool. 
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(6) Water. Inadequate water supply is indicated by 
a lack of either city water, drilled well, or dug well. 

A unit has to have at least two characteristics to be 
isolated as deficient once it qualifies as housing a low- or 
moderate-income family. Since age is so highly correlated 
with structure deterioration and loss, if in 1990 the unit was 
more than fifty years old and had at least one other negative 
housing characteristic, it is selected as deficient. If, on the 
other hand, it was a newer unit in 1990, in the absence of 
the unit-age qualification, two or more negative structural 
characteristics signal housing deficiency. Multiple deficient 
characteristics in a single housing unit is an important 
concept. Using multiple indicators in a high probability of 
isolating bad housing, yet a very low probability of classify­
ing good housing as bad. 

Three variables originally used to determine inadequate 
housing have been replaced by three additional variables. 
Lack of central heat, four or more stories with no elevator, 
and indirect access (passing through another unit to get to 
one's own) are no longer reported by the U.S. Census. 

Three other variables related to both structural conditions 
and inferior or superior housing condition replaced the 
indicators that are no longer reported. These are: 

(1) The use of nonstandard heating fuels or no fuel, 
indicating in most cases temporary or marginal housing;. 

(2) Lack of public sewer, septic tank, or cesspool, 
indicating unsanitary sewage disposal; and 

(3) Lack of city water, a drilled well, or a dug well, also 
indicating a less-than-adequate water supply. 

It should be realized that any of these characteristics need 
not signal deficiency on their own. The unit must be 
occupied by a poor household; be more than 50 years old 
and contain a single deficiency; or be similarly occupied, be 
50 years old or less, but contain an additional detrimental 
condition, to signal deficiency. Even then, the unit may not 
be actually deficient, but there is a high probability that it 
will be subsequently lost from the stock. 

This procedure for establishing housing deficiency: (1) is 
drawn from the literature of the field; (2) encompasses a 
broad array of physical insufficiency including such items as 
incomplete or inadequate kitchen and plumbing, crowding, 
inadequate heating fuels, and insufficient sewer and water 
resources; (3) ensures against erroneous inclusion of good 
units; and ( 4) provides a very high probability that the 
housing identified, at least in relative terms, is clearly less 
than adequate. 

Due to confidentiality protection and data availability, the 
procedure to specify Indigenous Need can be estimated only 
to each of 52 subregions of the state.13 It is taken down to 
the community level by six housing quality variables avail-
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able at both the subregional level and the community level. 
These are:14 

(1) Plumbing Facilities-nonexclusive use of complete 
plumbing 

(2) Persons per Room-space inadequacy, i.e., 1.01 or 
more persons per room 

(3) ·Age of Housing-housing built in 1939 or earlier 

( 4) Water or Sewer Problem-deficiency in one or the 
other, whichever is greater 

(5) No Telephone-absence of telephone in unit 
(6) Nonstandard Heating Fuel-use of coal, coke, or 

wood for heating, or no fuel 

The pool of low- and moderate-income families living in 
deficient housing once calculated at the subregional level is 
distributed to individual communities on the basis of their 
share of six indices of deficient housing at the local level to 
the total deficient at the regional level, also measured by 
these indices. At the local level, these latter variables 
cannot be cross-tabulated with income in the same way as 
information at the subregional level can. Thus, the best 
available information and the most rigorous procedures are 
used to isolate the poor living in deficient housing at the 
subregional level, and this is taken to the municipal level 
through other housing quality variables less complete in 
terms of isolating the income of those who live in these 
units, but found comparably at these two geographic levels.15 

In order to address present need with some lead time 
appropriate for planning and implementation, present need 
is actually projected to be estimated as if July 1, 1993 were 
the 1990 period and the sample of housing deficiencies was 
taking place at this time. This is done by reproducing the 
incidence rates of deterioration associated with certain age 
groups and household types in 1990, and projecting these 
households and their associated housing conditions to the 
1993 period. The new array and number of households in 
1993 carry with them the deterioration noted in 1990. 

As noted earlier, for communities with severe housing 
deficiencies, their deficiencies are capped at the regional 
average percentage of deficiencies as a proportion of total 
occupied housing. The excess over this regional percentage 
is distributed to all communities in the region. This is 
covered below. 

Municipal surveys to determine Indigenous Need may be 
presented to the Council as an alternative method to this 
procedure. (See Section 10-Fair Housing act.) The 
Council will provide guidance as to the appropriate form 
and scale of such surveys. 

INDIGENOUS NEED BY REGION t 
NORTHEAST 14,307 
NORTHWEST 11,050 
WEST CENTRAL 4,755 
EAST CENTRAL 4,575 

93-49 5-15-95 



5:93 App. A 

SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

t See earlier figure for mapped display of regions. 

Reallocated Present Need 

4,332 
3,7'}1) 

42,739 

Reallocated Present Need is the share of excess deteriora­
tion in a region transferred to all communities of the regio11 
with the exception of selected Urban Aid Cities. (See 
Attachment.) Urban Aid Cities, almost all of which are 
densely populated and have a higher-than-average propor-

. tion of low- and moderate-income families living in deterio­
rated housing, are not expected to have this regional burden 
reinforced by future low- and moderate-income housing 
requirements.16 Therefore, when the Reallocated . Present 
Need pool for the region is computed from an ~verage 
deficiency percentage for the entire region, Urban Aid 
Cities are not. expected to share in that pool. Instead, the 
excess of deficient units over the regional percentage of 
deficiencies is redistributed to the region to no more than 
the level that would bring them to the regional average. 
The exact procedure for redistribution is covered under 
Distribution of Low- and Moderate-Income Housing Need. 

REALLOCATED PRESENT NEED BY REGION 
NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

Present Need 

7,002 
5,306 
1,477 
1,329 
1,751 

676 
17,542 

Present Need is the sum of Indigenous and Reallocated 
Present Need in a municipality. It represents individual 
municipal housing responsibility reflective of its own hous­
ing inadequacy/deficiency (except where it is regionally ex­
cessive) and regional responsibilities in terms of its share of 
the pool of housing replacement/repair that must be under­
taken by primary suburban communities due to excess dete­
rioration found in more urban communities. 

PRESENT NEED BY REGION 
NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

21,309 
16,356 
6,232 
5,904 
6,083. 
4,396 

60,281 

DISTRIBUTION OF WW- AND MODERATE-INCOME 
HOUSING NEED 

COMMUNITY AFFAIRS 

Low- and moderate-income housing need is distributed to 
each community using three of the four economic and land­
use factors listed below. These factors in the first two cases 
represent measures of responsibility, i.e., the labor force 
either existing in the community or drawn to the municipali­
ty in the future-in both cases needing housing. In the 
second two cases, they represent measures of capacity, i.e., 
the physical (land) and fiscal (income) capacity to absorb 
and provide for such housingP The last three factors are 
used to distribute excess Present Need (Reallocated Present 
Need); the first, third, and fourth factors are used to 
distribute Prospective Need. All factors operate individual­
ly, are equally weighted, and involve all municipalities in the 
region except Urban Aid municipalities. All allocations on 
the below variables reflect the fraction representing the 
community's share of the regional total. 

1. Change in equalized nonresidential valuation from 
1980 to 1990. This is reported in the Annual Report of 
the Division of Local Government Services 1980 (43rd 
Annual Report) and 1990 (53rd Annual Report). 
Change in equalized nonresidential property valuation is 
used in place of employment change for the reasons 
indicated below. 

2. Equalized nonresidential valuation (commercial 
and industrial). This is by municipality and is also report­
ed in the Annual Report of the Division of Local Govern­
ment Services 1990 (53rd Annual Report). 

Nonresidential property valuation is used as a replace-
ment for actual employment in a municipality to avoid the 
zip code problem associated with the Covered Employment 
data. This refers to situations where the zip code address 
of a firm does not reflect actual location of its employment. 
This is true when an employer's mailing address is different 
from its actual location. It is assumed that where a firm 
pays its taxes is a good indicator of the location of the 
facility and thus its employment. Real property valuation 
(absent business personal property), through regression 
analysis, has been found to be an excellent surrogate for the 
intensity of use or number of employees in the structure. 
Equalized valuation through the application of an assess­
ment-to-sales or equalization ratio is used to standardize for 
the differing levels of assessment relative to true or market 
values that exist in an individual community. 

3. Undeveloped Land-Undeveloped land in the com­
munity that can accommodate development. All undevel­
oped land in the community is estimated through use of 
land satellite imagery (LANDSAT). The undeveloped 
land inventory is compiled via LANDSAT information 
prepared for the Council on Affordable Housing by the 
Department of Environmental Resources of Cook College 
at Rutgers University. It reflects photoimagery as of 
March 1991. 

Undeveloped land is further refined by the State Develop­
ment and Redevelopment Plan's Planning Areas. To be 
sensitive to the State Planning Commission's goals for each 
Planning Area, undeveloped land is weighted as follows: 
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PLANNING 
AREA 

1 
2 
3 
4 
5 

WEIGHTING 
1 
1 

0.5 
0.0 
0.0 

RESULT 
Full count of undeveloped acres 
Full count of undeveloped acres 
Half count of undeveloped acres 
Zero count of undeveloped acres 
Zero count of undeveloped acres 

Undeveloped land in the Pinelands growth areas (Region­
al Growth Areas and Pinelands Towns) are treated equiva­
lently to Planning Area 3; all other Pinelands areas are 
treated equivalent to Planning Area 4 or Planning Area 5. 
CAFRA has regular State Plan territorial designations and 
is treated accordingly. Hackensack Meadowlands undevel­
oped acreage is treated equivalent to Planning Areas 1 and 
2 within growth areas, and equivalent to Planning Areas 4 
and 5 in protected or open space areas. 

Vacant land by municipality has been checked with an 
independent source of information, the New Jersey Depart­
ment of Treasury .18 This second source of information found 
LANDSAT to be an excellent and comprehensive source of 
land-use information. The LANDSAT data file, however, is 
the source of undeveloped land for every municipality in 
New Jersey. Its strengths and weaknesses apply to most 
municipalities alike and, accordingly, make it a very compre­
hensive and important source of undeveloped land informa­
tion especially good for relative comparisons. 

4. Aggregate Income Difference-This is an average 
of the following two measures: 

a. Municipal share of the regional sum of the differ­
ences between median 1993 municipal household in­
come and an income floor ($100 below the lowest 
average household income in the region) 19, and 

b. Municipal share of the regional sum of the dif­
ferences between median 1993 municipal household 
incomes and an income floor ($100 below the lowest 
1993 median household income in the region) weighted 
by the number of the households in the municipality. 

This procedure replaces the unaltered share of aggregate 
income that tended to give large middle-class municipalities 
an overabundance of low- and moderate-income housing 
need because they had a lot of households with reasonably 
healthy incomes. The new procedure employs not income 
but income differences (household) which exist in munici­
palities from the municipality with the lowest average house­
hold income in the state. 

Since this new income measure is also skewed in certain 
municipalities, both the straight difference from the median 
of the lowest municipality to the median of each other 
municipality, as well as this difference weighted by the 
number of households in the municipality, are used. The 
latter factor taken twice tends to dampen the extremes of 
the straight-difference income allocation index. 

. A variety of procedures were tried (including no income 
variable) to make the income factor both more equitable 
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and more responsive to locations of existing income capaci­
ty. It is believed that this procedure achieves both equity 
and more incisive income targeting. 

Reallocated Present Need and Prospective Need shall be 
distributed to municipalities unless the municipality received 
state aid pursuant to P.L. 1978, C.14 (C.52:27D-178 et seq.) 
and exhibits at least one of the following (see Attachment 
for a listing of selected Urban Aid Cities:20 

1. Level of existing low- and moderate-income hous­
ing deficiency, according to the six housing deficiency 
criteria, that exceeds average regional low- and moderate­
income housing deficiency for the region in which the 
Urban Aid municipality is located; 

2. Population density of greater than 10,000 persons 
per square mile, or 14.1 per acre; 

3. Population density of 6,000 to 10,000 persons per 
square mile or 9.4 to 14.1 per acre plus less than 5 
percent of vacant, non-farm, municipal land as measured 
by the average of the percentage of vacant land valuation 
and vacant land parcels of all local land valuation/parcels 
in the 53rd Annual Report of the Division of Local 
Government Services 1990-Statements of Financial Con­
dition of Counties and Municipalities (Trenton, NJ: New 
Jersey Department of Community Affairs, 1991). 

PROSPECTIVE NEED 

Population Projections 

Population projections are derived from two different 
models from the New Jersey Department of Labor. Both of 
these models project population by county (21 counties) and 
age cohort (13 declensions) for 30 years into the future. 
These population models are termed the Historic Migration 
Model and the Economic Demographic Model.21 The ma­
jor differences between these models are the overall levels 
of projected growth and the assumptions used for migration. 
Relatively, both the Economic Demographic Model and the 
Historic Migration Model project about the same level of 
statewide population. Their main difference is how this 
population is distributed to counties. In the Historic Migra­
tion Model, future migration is related to past employment 
growth; in the Economic Demographic Model, future mi­
gration is related to projected employment growth. 

The Historic Migration Model allocates. growth in a very 
purposeful way to places of historic growth. Counties like 
Bergen, Middlesex, Somerset, Ocean, and Gloucester tend 
to be overprojected. The Economic Demographic Model 
projects growth more evenly to the state's various locations, 
including an adequate share to the central-city counties. 

The procedure employed in this analysis uses the output 
of both models and averages their results. Thus, the loca­
tional differences of their population distributions are 
dampened by the averaging procedure. Retrospectively, 
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averaging has given the most accurate results over time. 
This is intuitively probable in that locations of growth depart 
from history in the direction of future projections but never 
seem quite to attain these ·directions. There is tug of war 
between historical locations of growth and new locations of 
growth: Neither appears to be dominant. The Historic 
Migration Model, by definition, represents history. The 
Economic Demographic Model captures the future. Their 
average is the reality of not achieving either, or in another 
view, partially achieving each. The averaged projection 
dampens the distribution of this growth by allocating shares 
to central-city counties as well as suburban and rural coun­
ties. Each of the individual models allocates growth too 
regularly in one direction. The averaged projection seems 
to be much more on target in terms of the distributional 
realities of growth. 

The CUPR Econometric Model is used to control the 
averaged population projections at the Labor Area level. 
The national to regional, to state, to Labor Area population 
step-down of a macroeconomic model sets the bounds for 
Labor Area totals, which thus affect county population 
totals. · National population growth is stepped down to the 
state of New Jersey and then to its Labor Areas. Each of 
these stepdowns is a zero-sum game. If one entity increas­
es, another must decrease to meet the result of the projec­
tion. Within Labor Areas, the New Jersey Department of 
Labor model projections are adjusted and then taken to the 
county level. Projections at the county level are undertaken 
using eight different age cohorts. The projections employed 
here are purposefully chosen to be similar to those used for 
the New Jersey Department of Community Affairs Compre­
hensive Housing Affordability Strategy ( CHAS), the Impact 
Assessment of the New Jersey State Development and 
Redevelopment Plan, and the most recent transportation 
modeling efforts of the New Jersey Department of Trans­
portation. 

Household Projections 

Household projections follow from population projections 
by age cohort. Household projections are accomplished by 
applying a headship rate (the propensity to form a house­
hold) to population growth in· an age grouping. Headship 
rates increase with age. The growth in headship rate, 
however, is greatest in the younger age groups. Household 
headship rates vary indirectly with household size. As 
household size decreases, headship rates increase. This 
relates directly to marriages and divorces, causing house­
holds to shrink in size by forming two smaller households 
from a single larger household. Household growth, like 
population, is projected by county. Headship rates are 
determined by age group and county in New Jersey in 1990 
and extended into the future at one-half the rate of change 
observed from 1980 to 1990. The aggregate growth in low­
and moderate-income households is summed at the county 
level and sent to a regional pool to be subsequently distrib­
uted to municipalities via allocation factors. 

COMMUNITY AFFAIRS 

Prospective Need 

Prospective Need is the share of the total projected 
households that will qualify for low- and moderate-income 
housing. Prospective low- and moderate-income housing 
need is derived by projecting the population by age cohort 
from 1993 to 1999 and converting this to households. This 
takes the following steps: 

1. A 1993 base is established by bounding it at one 
end by the age cohort distributions of the 1990 U.S. 
Census for New Jersey. The other end is bounded by the 
distribution of the projected population for 1995 by age 
cohort under CUPR's use of the two averaged NJDOL 
projections for 1995. Three-fifths· of the distance from 
1990 to 1995 is used to establish the 1993 age cohort 
distribution. 

2. A July 1, 1999 projection-year end is also arrayed 
by age distribution. This is done in the following way: . 

Population by age distribution for CUPR's Model projec­
tion to the year 2000 is modified, as explained herein. One­
fifth of the population change from 1995 to 2000 is subtract­
ed from year 2000 totals to obtain a new population projec­
tion by age cohort for 1999. The age cohorts are: 

Less than 25 years 
25-29 years 
30-34 years 
35-44 years 
45-54 years 
55-64 years 
65-74 years 
75 years and over 

3. Both the population age cohorts for the base year 
(1993) and the projection-end year (1999) are multiplied 
by 1990 New Jersey county-specific headship rates by age 
cohort. 22 Two distributions of total households emerge: 
one for 1993 and another for 1999. 

4. Total households for each period are converted to 
low- and moderate-income households by carrying for­
ward the income characteristics of all households in 1990 
to 1993 and 1999 by age cohort. Low- and moderate­
income households are sorted by applying the Section 8 
household size/income qualification criteria that were 
used in 1992 to a different number of households that 
exist in each cohort in ·1993 and 1999. Thus, to the 
degree that age cohorts are differently composed and 
growing differently, the low- and moderate-income popu­
lation will also change as it ages into the future. 

5. Low- and moderate-income households for 1993 
are subtracted. from low- and moderate-income house­
holds in 1999 to obtain the change in low- and moderate­
income households from 1993 to 1999. This is done for 
eight age cohorts specific to each of 21 counties. 
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6. As a change from the 1987-1993 procedure, the 
growth of households below age 65 is put into a statewide 
pool and allocated to regions of the state according to the 
proportional share of nonresidential ratable growth that 
took place in these regions from 1980 to 1990. Thus, 
growth in the working-age component of low- and moder­
ate-in<?ome households was assigned to regions where jobs 
previously grew. On the other hand, growth in the 
elderly and presumably non-working population was re­
tained in the original region where this growth took place. 
This procedure creates a demand to house low- and 
moderate-income families of working age in locations 
where jobs grew and a similar demand to house the 
elderly where their growth occurred naturally. 

PROSPECTIVE NEED BY REGION 
NORTHEAST 4,787 

1,033 
8,654 

NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

TOTAL NEED 

14,424 
8,993 
4,236 

42,127 

Total Need 1987-1999 is composed of Indigenous Need, 
Reallocated Present Need, and Prospective Need. It is the 
total municipal need number before demand increases for 
demolitil:ms and demand reductions for secondary sources of 
supply are introduced. In a very few cases, negative Pro­
spective Need in a community, reflective of reduced housing 
demand due to employment loss, lessens Present Need 
demand and, as such, reduces Total Need. 

TOTAL NEED (PRESENT AND PROSPECTIVE) 
BY REGION 

NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL . 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

26,096 
. 17,389 
14,886 
20,328 
15,076 
8,632 

102,408 

PRIOR-CYCLE PROSPECTIVE NEED (1987-1993) 

Affordable housing need of the prior cycle is composed of 
Indigenous Need, Reallocated Present Need, and Prospec­
tive Need. The 1990 U.S. Census provides the most current 
information on housing deficiency. Thus, Present Need, or 
deteriorated housing (as determined in 1993) is the actual 
need as it is viewed today; no need is carried over. This 
applies to Indigenous Need and Reallocated Present Need 
of the pi:-ior cycle. 

In the case of Prospective Need, where the need has been 
projected for the forthcoming period, if it is not met people 
are forced into more crowded housing or are obliged to pay 
more than 28 percent of their income for housing. Housing 
need is falsely reduced, and simultaneously the affordable 
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housing situation worsens if no new housing is built. A new 
calculation period could ignore the inactivity that character­
ized the prior cycle. This should not be allowed to happen. 
The current affordable housing method accounts for this by 
bringing forward Prior-cycle Prospective Need after it has 
been recalculated to reflect the most current projection 
information available, and after it has been netted down to 
true new construction need by altered secondary sources of 
supply, also reflecting the most current information avail­
able. The most current projection for that period allows 
1990 U.S. Census figures to dampen the prior projection by 
48 percent by providing a mid-period (1990) correction to 
prior 1987-1993 projections. Recalculated (1987-1993) de­
molitions are added to Prior-cycle Prospective Need before 
the sum is netted down by reduced secondary sources of 
housing supply. Secondary sources of supply, limiting prior 
Prospective Need, are scaled down accordingly by the ratio 
of lower new-period (1993-1999) to higher old-period 
(1987-1993) secondary source incidence rates. 

PRIOR-CYCLE PROSPECTIVE NEED BY REGION 
NORTHEAST 3,259 
NORTHWEST 5,040 
WEST CENTRAL 5,802 
EAST CENTRAL 13,529 
SOUTHWEST 5,865 
SOUTH-SOUTHWEST 4,706 
STATE TOTAL 38,202 

SECONDARY SOURCES OF HOUSING SUPPLY AND 
DEMAND 

Secondary sources of housing supply and demand reflect 
the adjustments of the housing market to the unevenness 
and spontaneity of primary supply and demand. As housing 
ages or as it falls prey to accident, natural disasters, or 
publicly/privately initiated changes in land use, it may be­
come obsolete and be removed from the stock. The term 
for this selective pruning is demolition. Demolitions occur 
regularly and affect various markets differently. In strong 
markets, demolitions are low; in weaker markets, they are 
proportionally higher. In both situations, demolitions add 
to future housing demand. 

As housing is added by private developers to the upper 
and middle price categories of the stock, a large share of 
consumers who already occupy housing within the market 
are attracted to this housing. When they occupy the new 
housing through purchase or rental agreements, they release 
sound housing within the local· market that is inferior to the 
new housing that has been built. This causes the housing 
that they once occupied to be available to a lower round of 
consumers, often at a reduced price. The process is termed 
filtering. Filtering reduces future housing need as a greater 
proportion of formerly higher priced housing is now avail­
able at potentially lower prices. Filtering takes place in 
active housing markets, especially those receiving a signifi­
cant influx of new housing. 
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In selected submarkets, a demand may exist for smaller 
units, and this need may not be responded to by normal 
market operations. The market adjusts to this need by 
creating additional smaller units from larger ones. This is 
termed residential conversion and most often occurs in 
housing stocks containing larger structures that can be 
adapted to smaller units yet not destroy or significantly alter 
the value of adjacent units in the process. The older, urban 
two- to four-family home is an ideal conversion unit. Four 
or six units may be created where only one-half this number 
may have existed in this type of structure previously. Often 
these units are termed illegal conversions, not because they 
are not safe, sound housing, but rather because the enlarged 
structure no longer conforms to the unit restrictions of the 
zoning ordinance. 

Another characteristic of the housing market is for defi­
cient units to be upgraded privately. This also lessens 
housing need· as a deficient unit is replaced by a sound unit. 
This happens usually because a market exists for the reno­
vated structure, usually at a higher occupancy cost than 
when the structure fell into disrepair. Spontaneous rehabil­
itation, as it is called, occurs in stronger (as measured by 
income), growing markets and affects only a very small 
proportion of the low- and moderate-income housing stock. 

Procedures 

In the earlier-discussed allocation and reallocation proce­
dures, only non-Urban Aid municipalities participated. In 
the reductions or increases to housing need due to second­
ary supply and demand, all municipalities, including Urban 
Aid locations, participate. This is true because all munici­
palities have some type of housing need, and reductions 
apply to housing need no matter how the need is generated. 
Thus, when demand reductions due to filtering are calculat­
ed, the reduction for a particular location is based on the 
share of all multifamily units in the region. 

For Urban Aid Cities, the demand reductions are taken 
before these areas send excess need to the reallocation pool; 
for all other locations, demand reductions are taken after 
this point. This is to prevent other less-dense, less-deterio­
rated, inner-ring cities from receiving a large share of 
reallocated need without an equivalent chance to participate 
in secondary demand reductions due to specific characteris­
tics of their housing stock. 

Demolitions 

COMMUNITY AFFAIRS 

Demolitions are a secondary source of housing demand in 
that demand is created by households requiring housing 
because units are lost from the stock. Housing units are 
lost due to fire, structure abandonment, road improvements, 
community renewal, land-use change, and other reasons. 23 

It is estimated that units lost from the low- and moderate­
income stock (both reported and unreported demolitions) 
are about on a par with those added to the stock due to 
conversion. For the entire housing stock, the ratio of demo­
litions to conversions may be even higher.24 It is also true 
that the level of demolitions is falling in New Jersey. In 
1980, total reported demolitions for New Jersey municipali­
ties were 4,000-5,000 per year; in 1985 the total was above 
3,000 annually; and by 1990, the total was just over 2,200.25 

In order to estimate the scale of demolitions, reported 
demolitions for each municipality for the years 1988, 1989, 
and 1990 are averaged and multiplied by six to obtain a six­
year demolition estimate by municipality. These are the 
three latest indicators of demolitions for communities. 26 

Demolitions are adjusted for· each municipality to the 
share of all demolitions that affect the low- and mqderate­
income housing sector by 120 percent of the subregional 
share of low- and moderate-income housing. This percent­
age share of all demolitions that affects low- and moderate­
income families is capped at 95 percent. Total demolitions 
are thus tallied by individual community and the share 
affecting low- and moderate-income housing is estimated by 
a multiple of the subregional low- and moderate-income 
housing deficiency percentage. This latter factor recognizes 
that demolitions take place at a much higher rate in the low­
and moderate-income housing sector than for all housing 
locally. Demolitions at a statewide level are essentially 
offset by conversions for low- and moderate-income house­
holds. This latter relationship is covered more fully in a 
subsequent section. 

DEMOLITION HOUSING NEED BY REGION 
NORTHEAST 1,986 
NORTHWEST 1,976 
WEST CENTRAL 343 
EAST CENTRAL 1,369 
SOUTHWEST 738 
SOUTH-SOUTHWEST 1.625 
STATE TOTAL 8.037 

Filtering 

Filtering is a downward adjustment of housing which 
recognizes that the housing requirements of lower-income 
groups can be served by supply additions to the higher­
income sectors of the housing market. 27 During the course 
of normal market operations, middle- and upper-income 
households vacate existing housing for new, more desirable 
units, leaving their units vacant for households of lesser 
income. Filtering is predicated on the existence of housing 
surpluses, which cause housing prices to drop because of the 
excess of housing supply over demand. 
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Filtering is measured using the American Housing Survey 
over the four-year period 1985 to 1989. The American 
Housing Survey is particularly useful in that the same unit is 
measured at various intervals. By specifying HUD Section 
8 income eligibility by household size for the years in 
question, two components of the household population can 
be specified: those that meet Mount Laurel II income 
requirements, and those that. are above these requirements. 
Given these two income determinations at the two periods 
in time, a specific unit can be tracked according to the 
income of the household that occupied it. If it was not 
occupied by a Mount Laurel income-eligible family in the 
first period and was in the second period, it filtered down. 
If the reverse is true, it filtered up. If it was similarly 
occupied for both periods, it did not filter. · 

Viewing the same housing units, it is found that the net 
filtering (units moving down minus units moving up) to the 
lower-income population in New Jersey is about 1.1 percent 
over the course of the four-year observation period 
1985-1989.28 About 12.5 percent of the stock moves down, 
and 11.4 percent moves up. The gross figure for six-year 
net filtering is 1.65 percent of the non-deteriorated, non­
low- and moderate-income housing stock, or 150 percent of 
the amount observed over the four-year period. A deriva­
tive 1.22 percent figure is the one used in the filtering 
calculation. It is determined by multiplying the 1.65 per­
cent, six-year rate by 0.75. The latter accounts for those 
units that filtered down over the period and do not have the 
same range of affordability as those units that were continu­
ously occupied by low- and moderate-income families. In 
other words, only three-quarters of the potential units avail­
able for filtering are counted, assuming that 25 percent of 
the units that filter down to low- and moderate-income 
households are beyond what these households can reason­
ably afford. Further, by using the non-deteriorated portion 
of the housing stock, the units that are counted as moving 
downward are assumed to be of adequate housing quality. 
Thus, both affordability and housing condition of the result­
ing units are controlled for in the filtering estimate. 

Through cross-tabulation analysis, and taking into account 
the dominance of single-family homes in New Jersey, filter­
ing is found to be more active in those locations that have 
higher percentages of older multifamily units (five units or 
more in a structure), and much less active in locations where 
there are small percentages of multifamily units, or even 
newer multifamily units.29 Even though filtering takes place 
to some degree in all locations, it is much more of an urban, 
or older suburban (i.e., locations of older and multifamily 
housing), than a new suburban or exurban housing phenom­
enon. 

Filtering for the period 1993 to 1999 is estimated by 
taking 1.22 percent of the 1993 non-deteriorated, non-low­
and moderate-income housing stock by region and assigning 
this need reduction to communities within the region ac­
cording ·to a weighted average of: (1) their share of multi­
family housing units (five or more units) of the region; and 
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(2) their share of the pre-1940 units of the region. The 
former is weighted times two, and the latter times one, to 
avoid crediting excessive filtering to locations of older, 
predominantly single-family housing. 

The use of multiple variables to assign the filtering credit 
is new for this round of numbers. It reflects more extensive 
analysis of the filtering phenomenon than was the case for 
the 1987-1993 period. The age of housing stock was added 
to the regression equation and showed considerable expla­
nation power. 

FILTERING HOUSING SUPPLYt BY REGION 
NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

- 4,895 
- 4,535 
- 2,830 
- 3,550 
- 2,993 
- 1.382 

- 20.185 
t Secondary supply sources are shown as negative demand contributors. 

Residential Conversion 

Conversion is the creation of dwelling units from already 
existing structures. Almost all conversion consists of addi­
tional dwelling units being created from other residential 
units, and very rarely from nonresidential units. This type, 
termed residential conversion, is a significant and recog­
nized source of housing supply to low- and moderate­
income families. According to the U.S. Department of 
Housing and Urban Development, as family size has de­
creased over the past two decades, residential conversion 
creating multiple smaller units from larger units has also 
increased. 30 

Converted units are measured using the Decennial Census 
over the period 1980 to 1990. Conversions are the differ­
ence between the net change in total housing units (end 
minus beginning of period), minus the net of housing units 
constructed and demolitions lost over the period. The 
housing stock is always characterized by having more units 
measured as present at the end state versus the beginning 
than can be accounted for by building permits minus demo­
litions. This unexplained difference is termed "conversion," 
most of which takes place from larger residential units. 

U.S. Census information indicates that residential conver­
sion is equivalent to 15 percent of total units constructed 
over the decade 1980--1990. On a percentage basis, a 
greater share of residential conversion units flows to the 
low- and moderate-income population than to the popula­
tion as a whole. 

Residential conversion is closely related and distributed to 
municipalities on the basis of their percentage of two- to 
four-family structures.31 Residential conversions influence 
housing supply at the regional level according to an ob­
served share of Indigenous Need~ They are distributed to 
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municipalities within regions according to the presence of 
structure types ·conducive to conversion, i.e., two- to four­
family units.32 

Residential conversions to low- and moderate-income 
housing in normal markets are often on a par with demoli­
tions for the low- and moderate-income sector. In stronger 
markets, conversions are more than demolitions; in weaker 
markets, less. 

RESIDENTIAL CONVERSION HOUSING 
SUPPLY BY REGION 

NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

Spontaneous Rehabilitation 

- 2,530 
- 2,180 
- 930 
- 847 
- 881 
- 775 
- 8,143 

Spontaneous rehabilitation is the unsolicited private mar­
ket reduction of housing need by structure rehabilitation 
sufficient to render the unit free of deficiencies.33 Using 
the American Housing Survey, over four interim years be­
tween 1985 and 1989, spontaneous rehabilitation can be 
measured by using as a surrogate· more than $500 spent· on 
each of three of four categories of additions, alterations, 
replacements, or repairs during the course of a single year.34 

This spontaneous rehabilitation happens to about 1.0 per­
cent of the deficient units occupied by low- and moderate­
income households annually. For a six-year period, the 
figure is estimated to be 6.0 percent applied to Indigenous 
Need at the regional level. 

The key factor associated with rehabilitation of deteriorat­
ed units is wealth of the area as interpreted through a 
combination of weighted and unweighted income measures. 
Reductions for spontaneous rehabilitation are given to each 
municipality according to the municipality's share of a re­
gional average income measure. In this case it is the same 
measure used as one of the allocation factors.35 Larger, less 
wealthy-and smaller, more affluent-communities will ex­
perience a larger incidence of rehabilitation because in the 
first case, there is more opportunity for it to happen, and in 
the second, there is more money to support it.36 Spontane­
ous rehabilitation cannot exceed indigenous need locally and 
is capped at this level. 

Spontaneous rehabilitation at this juncture should not be 
confused with rehabilitation as a meliorative housing strate­
gy once Calculated Need is determined. Spontaneous reha­
bilitation of low- and moderate-income need is a reduction 
before Calculated Need is tallied due to the workings of the 
private market. Public, publicly assisted, or private rehabili­
tation as a housing strategy, once need is determined, is one 
of several means of response to that need and has nothing 
to do with the need reduction determined here. 

COMMUNITY AFFAIRS 

SPONTANEOUS REHABILITATION HOUSING 
SUPPLY BY REGION 

NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

PRE-CREDITED NEED 

652 
- 542 
- 249 
- 235 
- 229 
- 208 
- 2,116 

Pre-credited Need is Total Need plus Prior-cycle Prospec­
tive Need after being adjusted by secondary sources of 
supply and demand. It is thusthe sum of Indigenous Need, 
Prospective Need, Prior-cycle Prospective Need, and demo­
litions; and net of filtering, residential conversion, and 
spontaneous rehabilitation. Pre-credited Need is municipal 
affordable housing need prior to the reduction, pre~1987 
credits, and undeveloped land and 20-percent caps, to be 
discussed subsequently. 

PRE-CREDITED NEED BY REGION 
NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

23,264 
17,148 
17,022 
30,595 
17,576 
12,597 

118,203 

REDUCTION FOR PRIOR-CYCLE ACTMTIES 

The Council on Affordable Housing (COAH) recognizes 
affordable housing efforts of communities before COAH or 
those affordable housing efforts that have resulted froni 
court settlements. This recognition involves a one-for-one 
deduction for ·affordable housing units zoned or transferred 
by these communities. This procedure views a cumulative 
1987-1999 need calculation for new housing accomplished 
by including prior-cycle Prospective Need, which must be 
decreased by prior-cycle affordable housing zoning or trans­
fer activity. In order to estimate the level of zoning or 
transfer activity of the prior cycle, information has been 
obtained from COAH records via staff, county planning 
boards, and from court records via the assigned Masters 
(planners appointed by the courts to mediate and oversee 
the settlement). 

The reduction for prior-cycle activities is subtracted from 
Pre-credited Need; it cannot reduce Pre-credited Need 
below zero. Any unexpended reduction is carried over to 
the next cycle. 

REDUCTION BY REGION 
NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 

- 3,070 
- 5,397. 
- 7,718 
- 8,075 
- 3,149 
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SOUTH-SOUTHWEST 
STATE TOTAL 

PRIOR-CYCLE CREDITS 

- 437 
- 27,846 

The Fair Housing Act provides that the Council on Af­
fordable Housing determine municipal fair share after cred­
iting on a one-for-one basis each current unit of low- and 
moderate-income housing of adequate standard constructed 
subsequent to April 1, 1980, including any such housing 
constructed or acquired as part of a housing program specif~ 
ically intended to provide housing for low- and moderate­
income households. 

A municipality may receive a one-for-one credit for each 
unit satisfying the criteria in N.J.A.C. 5:92-3. Prior-cycle 
credits are subtracted from municipal need after the reduc­
tion. 

Prior-cycle credits cannot reduce an obligation below 
zero. Unexpended credits are carried over to the next 
affordable housing calculation cycle. 

PRIOR-CYCLE CREDITS BY REGION 
NORTHEAST - 223 
NORTHWEST -1,049 
WEST CENTRAL - 611 
EAST CENTRAL - 212 
SOUTHWEST -1,070 
SOUTH-SOUTHWEST 0 
STATE TOTAL -3,166 

TWENTY-PERCENT (2&%) CAP 

The 20-percent cap is a limitation of affordable housing 
activities for the period being projected for up to 20 percent 
of the existing (1993) occupied housing stock. This is 
termed the community capacity. The derivation of this 
limitation reflects a desire by COAH not to overwhelm local 
communities with affordable housing activities such that the 
community would experience "drastic alteration" from these 
activities. "Drastic alteration" has been defined as the 
doubling of a community's housing stock due to the pres­
ence of both inclusionary affordable housing pnits and 
simultaneously delivered market units at a ratio ~f 1:4. If 
the affordable housing component, or the "1", was more 
than 20 percent of existing housing units, the "4" would be 
more than 80 percent of existing housing units. 

The sum of the inclusionary and market units would be 
greater than the 100 percent of existing housing units, and 
the community could more than double merely by meeting 
its affordable housing obligation through an inclusionary 
program. 

To avoid this situation, the concept of community capacity 
has been instituted, which limits affordable housing produc-
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tion in a municipality to 20 percent of the existing local 
occupied housing stock. The percentage cap thus limits 
affordable housing differently according to the size of the 
community. 

Community capacity is compared to municipal need for 
new construction, and the difference (if community capacity 
is less than the municipal need for new construction), is the 
20-percent cap. The 20-percent cap is subtracted from 
municipal need, minus prior-cycle credits. If community 
capacity is more than the municipal need for new construc­
tion, the 20-percent cap is 'zero. 

20-PERCENT CAP BY REGION 
NORTHEAST 
NORTHWEST 
WEST CENTRAL 
EAST CENTRAL 
SOUTHWEST 
SOUTH-SOUTHWEST 
STATE TOTAL 

CALCULATED NEED 

-271 
0 
0 

- 105 
- 341 
- 167 
- 883 

Calculated Need is the municipality's estimated obligation 
under the Mount Laurel mandate for the period 1987 to 
1999. It is municipal affordable housing need after the 
prior-cycle reduction, prior-cycle credits, and the 20-percent 
cap. Relative to other municipalities, and taking into ac­
count existing jobs and job growth, undeveloped land, aggre­
gate income, and what affordable housing activity has been 
undertaken locally . this is the need that the municipality 
must address. 

CALCULATED NEED BY REGION 
NORTHEAST 19,701 
NORTHWEST 10,703 
WEST CENTRAL 8,693 
EAST CENTRAL 22,203 
SOUTHWEST 13,015 
SOUTH-SOUTHWEST . 11,993 
STATE TOTAL 86,308 

PRIOR-CYCLE VACANT LAND ADJUSTMENT COMMU­
NITIES 

Communities that received a vacant land adjustment in 
the first affordable housing cycle (1987-1993) from COAH 
or the courts are indicated with both a Calculated Need 
number and a "VL" designation for the second round 
(1993-1999). The VL designation indicates that the Coun­
cil has developed a streamlined process for these communi­
ties to receive certification. The Calculated Need is re­
tained in the system as a goal for future affordable housing 
efforts as development and redevelopment occur in the 
community. 

93-57 5-15-95 
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COMMUNITY AFFAIRS 

ATIACHMENT 
URBAN AID CITIES BY COUNTY THAT MEET THE CRITERIA 

SPECIFIED UNDER DISTRIBUTION OF NEED* 

ATLANTIC 

Pleasantville City 

BERGEN 

Garfield City 
Lodi Borough 

BURLINGTON 

Mount Holly Township 
Pemberton Township 

CAMDEN 

Camden City 
Gloucester City 
Pennsauken Township 

CAPE MAY 

Wildwood City 

CUMBERLAND 

Bridgeton City 
Mill ville City 
Vineland City 

ESSEX 

Belleville Township 
Bloomfield Township 
East Orange City 
Irvington Township 
Newark City 
City of Orange Township 

GLOUCESTER 

Glassboro Borough 
Paulsboro Borough 
Woodbury City 

(ASCAL YEAR 1993) 

HUDSON 

BayoMeCity 
Hoboken City 
Jersey City City 
Nonh Bergen Township 
Union City City 
West New York Town 

HUNTERDON 

None 

MERCER 

Trenton City 

MIDDLESEX 

Carteret Borough 
New Brunswick City 
Perth Amboy City 

MONMOUTH 

Asbury Park City 
Keansburg Borough 
Long Branch City 
Neptune Township 

MORRIS 

None 

OCEAN 

Lakewood Township 

93-58 

PASSAIC 

Passaic City 
Paterson City 

SALEM 

PcMs Grove Borough 
Salem City 

SOMERSET 

None 

SUSSEX 

Nonc 

UNION 

Elizabeth City 
Hillside Township 
Plainfield City 
Roselle Borough 

WARREN 

Phillipsburg Town 

"'These 45 municipal-
hies do not receive 
either Rtallocaled 
Present Need or 
Prospective Need. 

" 0 
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EXHIBIT I 

BASE DATA FOR 

MUNICIPAL HOUSING NEED CALCULATION 

BY MUNICIPALITY 

(Part I) 

IXBIIlf 1 
IIW oJIIIII 

COUIICIL Cll Ari'CIDULI IOUIIIICI 
lUI DA!A 1'01 MUilCIPAL LOll' I IIDDIIAII IIICCIII 

IOUIIIG IUD CA.LCULA!ICII 
s-ru-n -· - IUIIIIG IIUIIIC, IUIUG 1113 ..... ..... RIU, ..... 

.... 1 IIIICLI IIIIGI.I OCCUPIID ·- IQIIIUu ~- IQUAL, 
IIDIX IIDIIC I MDIX 1100'1111 AID -- Dll'l'. --IIIU IIIU IUD lit. UllD VALIII 
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UIT RUTHERFORD 
1000 
IDGEIIATEit 1011.0. 
IUitOOD PARI 
1000. 
IMIUOM IORO. 
EICLI:IIOOO CITY 
UCLINOOD 
cLJ:rrs aoa 
FAIR LAW BOitO, 
FAIRVIEII IOJO, 
roJtT LIE JOAO, 
FUJIILJIII LAlli' 
1000. 
GMJ'liLD CITY 
Gl.&lf lOCK lORD, 
IACI.IIIIACI CI!Y 
JIAMIIIGTOII PII.U 
1000 
HAIIROUCK 
HEIGHTS 10 
HAMORTII 8DRO, 
HILLSDALE IOJ.O. 
HOHOKUS IIORO, 
LEOIUA 8011.0. 
LlftLI fPRY 
1000. 
LOI)J 1011.0. 
LYIIDHUUT TIIP. 
MIIWAII 'nfll, 
MANOOD IIOAO. 
IUDLAIID PAitiC 
1000. 
MOIITVAU: IOitO. 
MOOII~Ml& IORO. 
liEN MILFOII:D 
1000. 
IIOitTH AltLIIICiTOH 
1000 
IORTRYALI IORO. 
NOIUIOOD 1011:0 , 
OAKLAND 1011:0. 
OLD TAPPAII 
1000. 
OltADELL IOitO, 
PALISADES PARK 
1000. 
PARAMUS 101\0, 
PARK IUDGI 
8000. 
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RIDGEP'IILD 
1000. 
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llt5 
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1.120 

,1t1 
.111 
.023 

,249 
5,tll 

.014 

.zoo 

1.140 
,015 
.011 

.OJO 

.111 
1.215 
2.JU 

,111 

.215 
,004 

5.249 
,lii15 

l.tU 

.'741 

.tot 

.l:Jl 
1.161 
2,534 

1.542 
.110 

2.tt'J 
1.111 

.451 
3,1'11 
.on 

.uo 

,210 
.Ul 
.012 
.2tl 
.121 

2,209 
2.031 

.U4 
,42! 

2,26] 
1.550 

,111 

.31t 

.U3 

.454 

.101 

.271 

,4]7 
0101 

1.410 
,U2 

,J$1 

.414 
,162 

. '" 1.115 
1.011 

1.110 
.ltl 

2 .t 71 
1.175 

1.2:10 
1, 'POl 
.Ill 

.ll5 

.no 
1.026 
1.051 
,lU 
.111 

.ttl 
1.513 

.112 

.UJ 

1.002 
.211 
.142 

,704 

.511 
• 701 

1.115 
.121 

l.ltl 
.101 

l.lU 
.905 

2.355 

.151 

.103 

.271 
1.111 
2.ll4 

1.251 
.&II 

3.351 
1.414 

.511 
4,075 

.010 

.114 

.204 

.114 
,090 
,]70 
,109 

2,112 
1.973 

,liD 
.uo 

2.U2 
1.104 

.110 

.317 

.52t 

.441 

.751 

.271 

.3U 

.141 

1,011 
.IU 

.lit 

.uo 

.101 

,435 
1.511 
1.2U 

1.191 
,351 

1.195 
2.401 

.115 
1.115 

.391 

.511 

,4$7 
.lit 
.141 
.411 
.451 

1,124 
3,111 

.311 
,UI 

l,UI 
.Ill 
.401 

• 311 

,500 
.IU 

1.441 
.Ill 

.143 

.U9 

4 ,41~ 
• 741 

1.011 

,401 
.501 

.417 
1.525 
1.111 

1.103 
.362 

1.915 
2. 504 

o.ooo 
.136 

1.911 
.310 

.523 

.455 
• 11] 
.UI 
.441 
.4SO 

0.000 
1.115 
3.141 
.3~2 

,421 

1.711 
.129 
.401 

.]11 

.432 

.Ill 
1,430 
.Ill 

• 613 
.U1 

4.360 
.799 

4700 ,112 1.319 1.40~ 1.427 l.li~ 1.111 
3161 .Oil .971 .149 .171 .570 ,470 

nu .131 .n:J .131 .9St .5~o .612 

1]10 1.501 1.012 2.621 1.071 1.113 1.735 

4049 .493 .325 ,903 .217 .574 .561 

3175 1.393 
2051 .uo 

" Ult 

U02 

1002 

"' 
12901 

4102 

• 
2lll 

, 1St 
,031 

.324 

1. U4 

,007 

1.232 
1.221 

.OlO 
1.9SI 

3291 ,411 
4696 ,019 

3100 ,601 
UJl · .771 
US4 1.1oe 

93-61 

.222 1.100 
0172 .411 

.119 .414 

.til 1.016 

l. tli .UI 

,031 1.537 

.956 .253 

1.330 2, 550 
.596 1,500 
.182 ,311 
,451 1.441 

,329 ,951 
,370 .409 

.041 1.120 

.612 .769 
1.022 1.121 

,liS 
.lSI 

.su 

.192 

1.115 

,041 

.714 

1.409 
, 530 
. 609 
.Sll 

.291 

.219 

.012 

.636 
I. 235 

• 905 
,4]] 

.641 

.no 

1.035 

l.lll 

,40!1 

1. 704 
1.101 
.lU 

1.211 

,56& 
.213 

,591 
• 739 

1.01fi 

.~Btl 

,429 

.630 

·"' 
1.011 

1.114 

.341 

1.131 
1.014 
,]]5 

1.327 

.554 

.256 

.sn 
.711 

1.151 

40.1 

ll.l 
Jt.l 

23.9 
31.1 
23.9 

36.1 
Jl.l 
31.1 
17.1 

36.1 
17.7 
ll.l 
23.1 

40.1 

23.9 
23,9 17., 
31,1 
40.1 

36.1 
40.1 
11.1 
36.1 
11.7 

23.9 
40.1 
36.1 

40.1 

23.9 
23. t 
11.1 
2). t 

31,1 
31.1 

31,0 
23.9 

l7. 7 
31.1 

31.1 

17.7 

36. I 

23.9 
Ji,l 

23.9 
40.1 

Jf.l 

17.7 

40.1 

31.1 
23.9 
40.1 
17., 
11.7 
40.1 

23.9 
23.9 
23.9. 
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'"''~ 

( 
·~ 

AFFORDABLE HOUSING RULES 

CAPI MAY 

CUMI&ItLAIID 

!IIIX 

IADDOIFIILD -· RADDOII RIIGITI -· II-IlLLA IlOilO. 
LAUitiL IPRIIIGI ..... 
~llDI IOilO. 
LIIIDnJIOLD ..... 
MACIIOLJA IOilO. 
IIIN:IIAII'lYILLI ..... 
MOUIIT IPHMIII --· OAILYII 11010, 
PIIIIIIAUUII TIIP. 
Pill RILL JORO, 
Pill VALLEY ..... 
IIIJIIIIIDI 1010, 
IIGIIIRDALI 1010. 
ltM"OJD 8010. 
TAVII'fOCI IOaO. 
VOOIUIIU TIIP, 
IIAftRI'OII:D TIIP, 
NIIILDII' NP. 
MOODLYMHI IIOJO, 

AVALOII IQRO, 

CUI MY CITY 
CAPE MAY PDIIT ..... 
DIDII ftlll. 
LOIIIR TIIP. 
MIDDLE Nf, 
1101\'fH IILD1100D 
CITY 
OCEAII CITY CITY 
lEA IILE CITY 
CITY 
I!CIII HAIIOR ..... 
UPPIIl 'niP. 
llll'l' CAPI MAY --· IUT IIU.DifQOD --· IIILDIIOOD CITY 
lltuniOOD CUS'I' ..... 
IIOODIINI IORO. 

IRIDGITOII ClfY 
CCIIIU:RCIAL TIIP. 
DIPFIELD TIP. 

DOiftll "''· FAIRFIELD TIIP, 
GREENIICH TIIP. 
HOPIIIELL 'niP, 
LMIUIIC& ftiP' 
IIAUIICI RIVIR .... 
IIILLVILLI CITY 
IIILOII BOilO. 
lt'CIII Clli!U ftlll. 
UPP&a DIEM'IILD .... 
YIIIILAIID CITY 

IILLIVILLI NP, 
ILOCIIIFU:LD 'ftlll. 
CALDIIELL IOJK) • .... 
CIDAI GIIOYZ .... 
UftCIIIAIIGI 
Clft 

... ... 
'" ... ... ... 
... ... 

1513 ... ... ... ... 
••• ••• ... ... ... 
m 

1105 
1105 
1105 

1105 
1105 
1105 
1105 

1101 
1105 

1105 

1105 
1105 

1105 

1105 
1105 

nos 

1451 
1451 
1451 
1451 
1451 
1451 
1451 
1451 
1Ut 

lUI 
1451 
1451 
1451 

1451 

a.uo 1Ul4 

1211 11134 

II 142!1 
341 1425 

141 11134 
174 1425 

450 11134 
Ill 20247 

30 1U34 

115 UU4 
lOU 20247 

120 7425 
, 7425 

410 "11134 
J:U 11134 
340 14125 

0 11134 
401 7425 
534 7425 

1243 7425 
4l7 12''71 

100 ... 
•• ... 

1201 
121'7 ... 
1111 

••• 
104 ... 
"" 
" 

131 
>11 

.,. 

Jlll . .. ,. 
33> ... 
111 ,.. ... .,. 

:lUI 
17 

171 
005 

15125 
1SI25 
15125 

15125 
11125 
15125 
15125 

15125 
15125 

ui25 

15125 
15125 

15125 

15125 
151l5 

15125 

141" 
Uttl 
1411ti 
14191 
14991 
14111 
14111 
14111 
14111 

14111 
14111 
14111 
14111 

4151 14911 

'73'7 4412 25501 

'731 "" 21101 
45 1U1 1151 

45 414 1151 

1100 12252 21021 

4414 

3025 

.. , 
120 

1043 
1202 

1'711 
15'73 

1113 

1144 
12423 
:Jill 

10 

34\1 
2011 
2fitl 

11 
1102 
3100 

1011'1 ... 
••• 1914 ... 

1151 
11'11 
5541 
220S 

nu 
1230 

••• 
3115 ,,. 

215 

1111 
un 
702 

6115. 

,111 

.o.u 

.021 
,001 

,140 
.31'2 

.D22 
,ODS 

.014 

,019 

.liD 

.2D2 

.0·11 

.014 

.au 
,01'7 

1,103 
,552 

4.152 
.D04 

O,DQO 
O.ODD 
0,000 

1.123 
3.111 
5.0'71 
0.000 

0.000 
O.DOO 

o.ooo . .... 
0.000 

o.ooo 

0,000 

3,011 

1111 o.ooo 
1012 0,000 

136 0.000 
1161 2,111 

331 o.ooo 
1413 4.215 
110 .ooo 

1251 o.ooo 

1101 
150 o.ooo 
SOD O,DOD 

2422 10.531 

11045 

13210 
11151 

319D 

4114 

21103 

93-63 

.oat 

.su 

1,335 

.442 

,044 
.131 

.312 

.411 

.241 

.124 

.273 

,222 

.Oil 

.on 

.su 

.Ill 

.'713 

.au 
4.132 

,340 
1.100 
.ou 

.151 
1.140 
.on 

.n1 
1.621 
1,111 
1.124 

2.424 
.531 

,Ill 

.112 

.lOS 

.ou 

2.4:11 

,153 

.121 
,091 
,Oil 
,Otl 
.ou 
.Oil 
.011 
,121 

.010 

.025 
,512 

l.tlt 

.an 

,150 
.431 

.:J:U 
1.150 

.us 

.413 

.530 

.451 

:nt 
.124 

.Ill 

.541 
• 112 

2.000 
3.102 
1.131 
2.145 

.202 

1,095 
.Ill 
.us 

z.on 
2.513 
2.422 

.524 

3,315 
.110 

.Ill 

3,'750 
.JJJ 

.tn 

.110 

.334 

.115 

.111 

.411 

.101 

.511 
1.503 

,112 
.110 

.413 

.101 
1.141 

.341 .Ill 

.112 1.012 

1.152 

• 401 

.024 
,114 

.Jll 

.no 

.171 

.11S 

.Itt 

.209 

.on 

.014 

.411 

.113 .... 
,024 

5,413 
.211 

1,041 
.on 

,UJ 
2.011 
.au 

.313 
1.411 
1,161 

.411 

1.111 
,354 

.123 

.121 . 

.uo 

.on 

1.311 

.114 

,124 
.013 
.052 
.on 
.011 
,100 
,053 
,Oil 

.010 

.on 

.341 

• 314 

,111 

1.141 .... 
,014 
.UJ 

.215 

.612 

.zu 

.234 

.212 

.233 

,503 
.311 

.422 

.391 
,540 
,101 

3.212 
.611 

2.611 
,013 

,650 
,106 
.019 

l.J19 
2.411 
3.013 

,111 

1,931 
,50& 

,Ill 

3,113 
.141 

.051 

1,130 

1.112 

.331 

.214 

.111 
1.212 

.201 
1.959 

.210 
,UD· 

.151 

.310 
4.322 

1.010 

,434 

.011 

.Its 

.210 

.141 

,211 
.221 

.241 

.221 
o.ooo 

,491 
.391 

.401 
•. 425 
,519 
,701 

3.311 
.no 

2.&11 
.075 

.501 
,915 
.010 

1.331 
2.422 
3.120 

,331 

1,125 
.445 

.511 

3.111 
.151 

.055 

0.000 

·"' 
1.191 

0,000 
.331 
.211 
.113 

1.213 
.204 

1.1&3 
.n5 
.lll 

0.000 
.151 
,301 

4.244 

o.ooo 

0.000 
o.ooo 

,3]1 ,32Q 

,193 0115 

0,000 

..... 
•••• 
31.1 
31.1 

42.2 
31.1 

42.2 
&2.1 

42.2 

42.2 

"·' 31.1 
31.1 

42.2 
42.2 
31,1 
42.2 
31,1 
31.1 
31.1 
:19.5 

u.s 
u.s 
41.5 

n.5 
41.5 
41.5 
41.5 

41.5 
n.5 

41.5 

u.s 
41.5 

u.s 

u.s 
41.5 

41.5 

45.0 
u.o 
u.o 
45.0 
45.0 
45,0 
45.0 
45.0 
45.0 

45.0 
45.0 
45.0 
45.0 

45,0 

lt.l 
31.1 
21.0 

21.0 

53.1 
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HUDSON 

RUNrERDON 
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ESSEX FELLS .... 
FAIItFU:LD TMP. 
CLEM RIDGE 
aotto. TlfP 
lii:YIIGTON 'fONJS 
LIVXNCSTOII TMP, 
MAPLIWOOD tw, 
MILLBURN niP, 
MOIITCLAIJII TWP, 
NEIM.ItiC CITY • 
NORTH CALDWELL .... 
NUTI.!Y TWP, 

ORANGE CITY .... 
ROSELAND IlOilO, 
SOUTH OIWIGE 
VILL 'I'll 
YIIIOIIA TWP, 
MIST CALDIIILL .... 
II&IT ORANCE ..... 
CLAYTON IORO, 
DIPTrORD 'l'ltP, 
lAST CRE!NIIICH .... 
ELK fMP, 
FII:ANICLIN TNP. 
GLASSBORO IORO, 
GREENWICH TIIP, 
RAIUUSON 'niP. 
LOCiAN TWP. 
MAITUA TWP. 
MONROE TWP. 
RATIONAL PARK 
1000. 
IEIIFJELD 1101110, 
PAULSIOJI;O BOliO, 
PITMAN IORO. 
SOUTH HAitiUSON .... 
SIIID!SIOao 
101\0, 
WASHINGTON TNP, 
WENONAH 101\0, 
MElT DEPTFORD .... 
lf!STVlLLE IlOilO. 
WOODBURY CITY 
MOODI!IUJII.Y 
HEIGHTS lOR 
MOOLIUCH fliP, 

BAYONNE CITY 
EAST NEIIAJUC ..... 
GUTTENI!ftC 'fOM!I1 
HARRISON TOft 
HOBOJCIN CITY 
JERSEY CI!Y 
KEMNY TDO 
NORTH IIIEitGEif .... 
SECAUCUS TOifll 
UNIOII CITY 
ti!EHANICIH TMP, 
MIST HIM YORK 
TCIIII 

ALEXANDRIA "niP, 
BETHLEHEM TWP, 
ILOOMSIUitY ..... 
CALIFON IORO. 
CLIHTOII TCiiN 

" 
" "' 
"' " '" •• ,, 

1103 

•• 
'" uoo 

" "' •• 
" 

1100 

1442 
1442 
1442 

1442 
1442 
1442 
1442 
1442 
1442 
lU.Z 
1442 
1442 

1442 
1442 
1442 
1442 

1442 

1442 
1442 
1442 

uu 
1442 
1442 

1442 

1033 
1033 

U2S 
1033 
SS.Ziii 
5132 
lOll 
S521 

lLOlJ 
55215 
5521ii 
5526 

297,9 
2979 
2179 

2f79 
2171 

,., 

"' 1554 

1521 , .. 
u•s 
2252 
1011 

41211 

'" 
3711 
4529 

"' 2722 

1616 ... 
Ult 

••• on 

"' 
"' 1009 

1040 

"' "' , .. 
"' 12152 
llO 

"' 1171 
1371 

"' 
'" 
490 

'" .. , ... 
Ulii4 

'" 
"' 

11522 

"' 
1015 
2241 
9007 

47241 
UOl 
lOti 

1069 
12307 

3223 
7007 

nst 

15607 
7759 

lUOl 
77U 

25501 
41271 
nu 

2550fi 
21021 

7751 
151507 

7759 
77St 

21021 

15315 
15315 
15315 

U3U 
1531S 
15315 
lSllS 
15315 
15315 
1131S 
1531S 
15315 

15315 
15315 
15315 
15315 

15315 

15315 
15315 
15315 

15315 
1531S 
1531S 

15315 

212U 
212U 

39fiS7 
212U 
3U57 
n.z41 
21216 
39157 

212U 
. 3U5l 

391557 
391557 

307 21221 
273 21221 
171 21221 

143 21221!1 
247 21221 

"' 
2315 
2311 

211514 
Ifill 
7710 
6792 

14247 
87711 

1927 

10425 
11331 

1121 
5014 

5453 
3501 

14644 

2109 
17U 
1767 

1313 
41!132 
5126 
1141 
Ull 
1741 
3!124 
9529 
llU 

'" 2411 
lJU 

'" 
13105 

Ill 
7fi70 . 

1137 
4151 
1115 

"' 

25950 

'" 
JUS 
S04l 

15403 
13131 
12746 
19541 

51St 
2107fi 

5110 
1473fi 

,322 

2.041 
,016 

2,154 
,1!100 

2,0U 
.319 

.uo 

,040 

1.110 
.on 

.019 
1.417 

3.4tt 

1.120 
4.445 
4.5150 

2,011 
2,800 

2.011 
3.920 
5.943 
4.219 
4.101 

.179 

0.000 

.191 
,403 

,014 

3.174 
,016 

3, 740 

.OSl 

.107 

3. 797 

,001 

,001 
.us 

4,971 

4,312 

.2Hi 

1244 o.ooo 
1071 o.ooo 

333 o.ooo 

403 o.ooo 
107 .152 

93-64 

.040 

4,525 
.141 

3.561 
.175 

2. 711 
1.204 

,014 

1.901 

2.211 
.511 

.490 
l.S02 

2.231 

.321 
3.120 

,310 

.on 
,413 

4.11& 
.110 

l.tl5 
.124 

t.Ut 
,052 

.UI 

.554 

.015 

.114 

2.515 
,021 

5,009 

.392 

.373 

.211 

.132 

.us 
1.131 

3.151 

•• 261 

1.555 

.on 
,016 
,010 

.on 

.272 

1.112 

.941 
1,221 

2.190 
1.103 
2.771 
2.517 

1.421 

1.37S 

.752 
1.552 

1,211 
1.251 

2.403 

.444 
1. 741 

.191 

.427 
1,043 

,,, 
.l90 
.794 

1.011 
t.•u 

.371 

,317 

.951 

.523 

.290 

4.213 
• 711 

1.516 

,422 

.725 

,UI 

.149 

.su 

.412 

1.271 

1.137 

.su 

,776 
.945 
.219 

·'" ,fll 

.031 

5.254 
.151 

3.SOO 
.lii79 

2.017 
1.315 

.072 

1.126 

2.112 
.414 

.411 
1.427 

2.434 

.211 
2.577 

.371 

.121 
,451 

4.031 
.Oil 

2.510 
.511 

1.40l 
.031 

.133 

.461 

.013 

.1115 

3,051 
.021 

3.513 

,313 

.231 

,206 

.142 

.UI 
1.236 

2.119 

7.270 

2.143 

.033 

.090 

.041 

.041 
.ztl 

,491 

2,505 
.451 

2.169 
1,093 
2.531 
1,3U 

1.101 

1.5$0 
.114 

2. 711 

.su 
3.104 
1.937 

.143 
1.442 

2.51$ 
1.101 
2.907 
2.000 
2 ... 0 

.203 

.112 

.515 

.314 

.lll 

3.511 
.295 

3,445 

• .zt3 

.402 

1.S01 

.014 

.253 
,514 

3.137 

3.933 

• 712 

.272 

.344 

.Uiii 

.231 

.Jiii2 

2. 741 
.412 

o.ooo 
2.111 
1.094 
2.320 
1.400 
0,000 

.U4 

1.010 
0.000 

1. 725 
,701 

.515 
1,315 

2, Ht 

.593 
2.t22 
1.9u 

,153 
1.434 
o.ooo 
2.227 
1.519 
3.109 
1,U5 
2,141 

,191 

.170 
o.ooo 

.534 

.313 

.1U 

3, 715 
.293 

2.9415 

,2S7 
0,000 

.354 

1.410 

0.000 
,097 

.243 

.liill 
0.000 
o.ooo 
3.047 
o.ooo 

4.266 
0,000 

.951 
o.ooo 

.269 

.345 

.112 

.239 

·"' 

COMMUNITY AFFAIRS 

21.0 

21.0 
39.1 

·u.2 
21.0 . 
41.2 
21.0 
39.1 
13.3 
21.0 

39,1 
53.1 

21.0 
41.2 

21.0 
21.0 

S3.1 

41.1 
41.1 
41.1 

41.1 
U.l 
41,1 
41.1 
41.1 
41.1 
41.1 
41.1 
U,l 

41.1 
U,l 
41.1 
41.1 

41.1 

41.1 
41.1 
41.1 

41.1 
41.1 
41.1 

41.1 

50,2 
50,2 

63.3 
50.2 
153,3 
U,l 
50.2 
Sl.3 

50,2 
U,J 
l!i3.:r 
U,l 

40,3 
40,3 
40.3 

40.3 
40,3 

(~ 
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AFFORDABLE HOUSING RULES 

MEitCEII. 

MJDDLII&X 

CLIIITOII TMP. 
D!I.ANA~E TNt. 
EAST MM!LL 

""· FLDUNCTON ..... 
FIWUCLIH TIIP. 
Fl'UICHTOW ..... 
GLEN GARDNER ..... 
HAMPTON 1011:0, 
HIGH IIUDGE ..... 
HOLLAND TWP, 
XlNCNOOD TIIP, 
LAMIII\TVILLE 
CITY 
LEMIIOII 101\0, 
L&MNOII TNP. 
MI LI'ORD IOitO, 
ltAIUTAN 'IWP, 
READINGTON TNP. 
STOCKTON IOitO, 
TEMKIIUitY 'f11P, 
UIIIOII TIIP. 
MIST AMWILI. 

""· 
EASt tltliDSOit ,., 
ElliNG TNP. 
HAMILTON 'I'IIP, 
HIGIITITCMI ..... 
l!lOPIN!LL 101\0, 
HOPIIIELL TWP, 
LA""IJICI TWP. 
PEIIIIINCTC* ..... 
PRIIICITOI IOitO, 
PIUIICETO. TIIP, 
TJtUfOII CitY 
MASHUICTOII TWP, 
IIIIT WUIOIOJ. .... 
CAitTIIItET 10111.0, 
CIWIIUitY TIIP, 
DUifi!LLEI 1010. 
lASt lltUMSMICK ,., 
EDISON TNP. 
RELMEHA IORO. 
HIGHLAND PAJ.K ..... 
JMIIIIUJI.G IORO. 
METUCREII lORD, 
MIDDLI:SIX 1011.0. 
MIL.LTOiftl 101\0, 
MONJlOE niP , 
HEN BRUNINICX 
CITY 
lOMB lltUIIIIIIC:I 

""· OLD IIIDG& 'I'WP. 
PIHI AIIIICIY 
CITY 
PIICATANAY 'I'WP, 
PLAlliiiO.-o TIIP, 
IAYUVILL& ..... 
ICU'fR AMIOY 
CITY 
IOUTI IJIIUIDICR 

""· ..... 
PtAIMFlltLD IOJt 
1001'8 IUYEI\ ..... 

.2179 
2119 
2t7t 

2119 

29lt 
2119 

2979 

2919 
2979 

2911 
2119 
2919 

2111 
2971 
2979 
2979 
2~9 
2979 
2~9 

2~9 

2n9 

>12 

>12 
119l . ., 

>12 ... 
nu 

>12 ... 
>12 

1113 
>12 
>12 

1409 

'" .,, 
1302 

.., 
'" 1302 

'" . ., .., 
1302 

147 
ll02 

1302 

"' 1401 . ., 
147 

UOI 

1409 

'" .., 
1302 

441 21221 
Ill 21221 
451 21221 

113 21221 

214 21221 
]21 21221 

1, 21221 

211 21221 
SOl 21221 

405 21221 
441 21221 

1011 2122i 

uz 21221 
552 21221 
202 21221 
504 21221 
712 21221 
121 21221 
ltl 21221 
224 21221 
235 .21221 

'" 
uu 
5277 ,. 
,. . .. 

1104 

"" 
1123 

"' 194S4 ... 
••• 

uu ... 
1024 

'" 
2!30 

120 
2113 

121 
11$0 

711 . ., .. , 
5925 

"' 
l:UO 
IIU 

1S51 ... 
1402 

1321 ... 
'" 

1731 

7340 

ll40 
ZSIJS 

1340 

7340 
'Jl40 

25135 
7340 

1340 
1340 

25135 
1340 
ll40 

15110 
l720 
'7104 

12043 

7104 
llZO 

12043 

l'JZO 
1104 
1104 

12043 
3720 

12043 

12043 

:n2o 
15110 

1104 
3720 

15110 

1!110 

3120 

7104 

1204l 

3S20 4.001 
UOt .001 
1531 0.000 

1109 .020 

1024 .063 
510 0.000 

?SO 0,000 

S'77 o.ooo 
1441 o.ooo 

17U 
1111 
1121 

127 
1976 

~· S711 
4111 
ffi 
17~ 

1426 ... 

o.ooo 
o.ooo 
o.ooo 

.110 
0.000 
0,000 
3,S70 
6.019 
o.ooo 

.111 
1.011 
o.ooo 

1.590 
.on 
.145 

0 '721 

,131 
.012 

,024 

.au 
,O'JD 

,131 
,101 
.211 

.129 

.112 

.113 
1,304 
1.201 

,024 
.119 
,400 
.us 

1,973 
.9U 

l.O'JS 

.24'7 

.101 

.301 

.su 

.301 

.1'74 

.su 

.ISJ 

.405 

·'" .902 
.303 

2.219 
2.071 

.251 
2.02!1 
1.011 

.521 

l,Sll 
.oss 
.1 72 

.114 

.123 
,Oil 

.024 

.au 

.Oil 

.DIS 

.102 

.294 

.141 
,199 
.ou 

I.OIS 
1.4S1 

,021 
.111 
.soo 
.lOS 

2. 524 
, 3S2 
.407 

.329 

.332 
,lU 

.119 

.101 

.241 

.243 
,2$] 
.229 

.292 
• 36! 
.139 

2,311 
3,099 

.094 

.no 

.us 
,212 

2.500 
.340 
.nc 

• 311 

.l29 

.1]1 

.lit 

,101 
.245 

.220 

.252 
,2l3 

.211 
,]11 
.111 

2.315 
], liD 

.013 

.tn 

.161 

.201 

IIU 1.171 2, 303 2,113 l.ISJ 2.122 Z.OOS 

1216'J 
32U'J 

2001 

774 
39'J4 
1342 

"' 
]241 
5221 

3032! 
2412 
5541 

1106 ... 
ZU'J 

15441 

32112 ,., 
5141 

20l4 
4964 
4715 
2543 
9111 

127&2 

12100 

20511 
14354 

lUll 
7321 

13017 

2110 

"" 
1121 

5121 

2.296 
],ItS 
.on 

o.ooo 
4.134 
1.151 

.OJS 

.033 
1.539 

2.t40 
S,J46 

1.63S 
.006 
.914 

2.144 
.092 
.059 

.034 

.Oil 

.235 

.0$4 
12.031 

1.111 

1.530 

l.lll) 
2.014 
z.tn 

.111 

1,445 

.100 

.Oil 

93-65 

3.911 
S,544 
,ltD 

.l'JZ 
1. 'JtS 
1,161 
.us 

1.119 
1,159 

,501 
4.195 

.141 
,Ul 

4.160 

12.431 
,050 
.341 

.134 
,Ill 
.920 
.no 

1.947 

J. 721 

1.U4 

'J,OU 
l,103 
2.3Ui 

.321 

l,l31 

4.243 

.:ut 

2.191 
S.123 

• lOt 

,511 
1.113 
2,l7l 

.921 

,121 
2.011 

• lll 
2.141 

1.031 
.6SI 

4,511 

1.419 
,351 
.110 

.Sll 
1.S4'J 
1,1 l] 
1.011 
1.444 

2.142 

3.723 

3,134 
1.521 
2.322 

.431 

2,f.ll 

I. 111 

.620 

l. 411 
5.015 
.no 

.U4 
1.1!!10 
'J.2ll 
.lU 

1.742 
1.314 

.411 
4.100 

,121 
.111 

4.292 

13.251 
,021 
.ztl 

.135 

.132 

.Ill 

.227 
2.115 

3.352 

1.321 

1.331 
3.110 
2,022 

.249 

1.600 

l,104 

,211 

2.101 
4.121 

.313 

.244 
2.134 
l.tlt 

.314 

.113 
1.5tl 

1.401 
4.11] 

1.201 
.]01 

3.242 

1.254 
.164 
.ln 

.221 

.131 
,'J16 
.469 

5.141 

2. 'JJO 

l.U9 

4.447 
2.232 
2.SU 

.212 

s.no 

2.241 

,l45 

2 ,63S 
4.411 
.lit 

.231 
2.111 
3.135 
.ll4 

.Ill 
1.sn 
0.000 
~. 403 
4.J6S 

0,000 
1.115 

.211 
l.2U 

1 .S25 
.156 
.liD 

.221 

.122 
,100 
.451 

5.191 
o.ooo 

2.104 

l.ISI 
OoOOO 

4.211 
2.41'J 
2.431 

.211 

5.111 

2,062 

.329 

40.3 
40,l 
40.] 

40,l 

40.3 
40.3 

40.l 

40.3 
40.3 

40.l 
40.3 
40.l 

40,l 
40.] 
40.3 
40,] 
40.3 
40.3 
40.l 
40.3 
40,] 

29,5 

29.5 
41,4 
21,5 

21.S 
zt.S 
41.4 
29.5 

2t.5 
29.5 
41.4 
21.5 
29.5 

46.0 
]'J,(j 
l4 .4 
43.1 

34.4 
31.6 
43,1 

ll ·' 
l4 .4 
34.4 
43,1 
]'J,6 
43.1 

43.1 

ll.l 
41.0 

34.4 
ll.l 
46,0 

46.0 

3'J ,6 

34.4 

4l.1 

5:93 App. A 
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MONMOUTH 

5-15-95 

SPOTSMOOD 101'0, 
WOODBRIDGE TWP. 

AIUDEER TMP. 
ALU:IIMUUT ..... 
ALU:ITOWII IORO. 
AIIUIIY PMIC 
CITY 
ATL, MIGHLMDS ..... 
AVON IY THE I&A .... 
BELMAR IJORO, 
BRADLEY UM:H 
IOJ.O, 
IIUELLE IOAO. 
COLTS IECI TWP, 
DEAL IOJK), 

IATOIITOIIII JOAO, 
IIIGLISKTDNII ..... 
FAIR RAYEII 
110110. 
FMIIIIICDAU ..... 
FREEHOLD IORO. 
FREEHOLD TIIP. 
HAZLET TIIP. 
HIGHLAIIDS BDJO. 
HOLMDEL 'niP. 
HOWELL TlfP, 
lHTEIILAICEII ..... 
KEAIISIURG 801110. 
KEYPORT BORG. 
LITTLE SILVER ..... 
LOCH ARBOUR 
VILLAGE 
LOIIG IUIICH 
CITY 
MIIALAPAI 'IWP. 
IWIASQUAII 1010. 
MAIILIORO 'I'IIP , 
MATAWAN IDRO. 
MIDDLETOW NP. 
MILLITOIIE TIIP. 
MOHMOUTH lEACH 
110110. 
IEPTUIE 'niP. 
HEPTUIE CITY ..... 
OCEAN TIP. 
OCIAIIPOIIT 1101\0, 
liED lARK lORD, 
ROOSEVELT lORD, 
RUMSOII IOilO, 
SEA III.JC:HT 

""""· SEA GIRT~. 
SHREMIIURY ..... 
IRREWIIURY TMP, 
SOUTH BElMAR ..... 
SPRING LAKE ..... 
SPRING LAKE 
IIGTI 101 
TINTOR FALLS ..... 
UNION lEACH ..... 
UPPER FREEHOLD .... 
IIALL NP. ... , ..... 
IMIIC'H 1011: 

"' 1409 

,., 
"' ,,, 
"' ,., 

"' 
"' "131. 

"' ,., 
"' .,. ,,, 

''' ,,, ,,, ,., ,., ,., ,,, 
"' 
423 ,., 
'" 
"' 
'" 
''' m ,., ,., 
'" ''' '" 
'" "' 
m .,. .,. ,., .,, .,. 
m .,. 
m 

'" 
m 

m 

'" 
"' 
''' 
m 
m 

251 3720 
4!11!1 1SI10 

!U!I 1191 
216 UIIO 

111 !1471 
29U 13910 

lll lltl 

411 13910 

lOll UIIO 
161 13910 

"' "' Ill .,. 
"' ••• 
"' 

131l ... 
"' ... 
"' 1210 
no 

1294 
1111 ,. 
" 

4233 

,, ,., 
320 

'" 2101 ,., ... 
2141 

••• 
1119 

"' 1131 ,. 
754 

••• 
203 

"' 
" Itt ... 

3 .. 

'" 
no 
,., 

1091 

"' 

13910 
~n• 

13910 
9119 
5471 

tilt 

5411 
~·.,. 
1191 
1191 
Ill I 
5411 

IlliG 

1711 
1111 
9119 

13910 

1119 

!47i 
13910 
SUI 
1191 
1791 
5471 
9119 

13910 
13910 

13910 
lilt 
1119 
SUI 
lilt 
9119 

13910 
9119 

1119 
13110 

13910 

1!910 .... 
1191 

5411 

VIIO 
9119 

2111 ,03~ .241 .UI .201 ,3U ,303 
l4015 2.010 11.144 5.301 11.045 6,341 6,147 

6035 

'" 
"' 6925 

1791 

1001 

2110 
20!U 

1715 
27ll 

'" 55U ,., 
1903 ... 
3199 
1107 
7309 
23~1 

3533 
13357 , .. 
llll 
un 
2041 

ll9 

11651 

1920 
2212 
1519 
3594 

2Jllt 
1141 
USl 

IOS74 
2154 

1575 
2114 
4111 ,. 
2423 

131 

Ill 
1107 

••• 
'" 

1312 

2101 

uso 

2001 

Ul'f 

7551 
2514 

93-66 

.212 1,011 l.UO 
,001 .121 .573 

,000 .019 .~13 

.029 ,251 ,UI 

.009 • U4 .326 

,037 ,555 .371 
.oo9 .209 .:n1 

.014 ,555 
,010 .356 
.052 ,113 
,715 4,0U 
.011 .101 

,035 ,217 

.001 

,034 
~.413 

,231 
.on 

1.414 
5,259 

,014 

,031 
.222 

,001 

5.119 
,065 

5.122 
.on 

2.971 
.au 
,031 

.ooa 

I.U9 
.391 
,010 

o.ooo 
.751 

0,000 

.103 
,Ill 

0.000 
.OD2 

.on 

.11l 

3,470 

.131 

.002 

7,359 
,153 

.141 

,934 
2.739 
1.111 

.2 .. 
3,111 
1,949 
0.000 

.sn 
,400 

.011 

1.441 
,561 

1.340 
.512 

1.043 
.251 
.129 

,443 

2.529 
,Ill 

1.141 
,Ol'f 
.uo 
.353 

.115 
1.317 

o.ooo 
,094 

.411 

,,,. 
1.113 

.340 

.141 

3,411 
,n9 

.114 
1.111 
.~06 

.154 

.401 

1.015 

.372 

.112 
2,7U 
1.932 

.311 
2.45~ 

2.170 
,IU 

,403 
1.253 

.552 

2.112 
.563 

3.102 

·"' !.713 
,931 
.911 

.351 

2.010 
1.005 

.751 

.512 
1,314 

.417 

.791 
,145 

.203 

.222 

.131 

.Sl3 

l.U2 

.519 

,n1 

1.613 
.114 

,151 1.001 .Ill 
.123 .231 .234 

,101 .194 .207 
o.ooo 

.234 .312 .304 

.141 .Ill .111 

.411 .321 .301 
,230 ,165 ,172 

,102 
.307 
.109 

4.1n 
.111 

.211 

.us 

.Ill 
2.111 
1.132 

.212 
3.011 
2.010 
o.ooo 

.392 

.401 

.ou 

1.706 
.no 

1.413 
.411 

7.414 
,]15 
,139 

.314 

2.:124 
.341 

1.121 
.on 
.uo 
.214 

,117 
2.032 

0.000 
,019 

.451 

.411 

1,537 

,211 

,133 

3.117 
,713 

,501 
,752 
.224 

1.111 
.193 

.422 

.175 

,593 
3,141 
1.123 

.225 
z.uo 
3.3~9 

.220 

.323 

.12~ 

.1!13 

3.121 
.311 

3,521 
,!20 

4,932 
.403 
.371 

.211 

2.013 
.193 
.171 
.200 
,151 
.273 

.310 

.Ill 

,Oil 
.101 

.457 

.341 

2,201 

,332 

,301 

4,177 
.515 

.su 

.us 

.222 
1.901 
.2U 

.U2 

.1n 

.Sll 
3.1U 
1.101 
.uo 

2.331 
3.403 

.220 

0,000 
.ns 
,627 

.Ill 

0.000 

3,212 
,373 

3.515 
.SlO 

S.llt 
.441 
.311 

o.ooo 
,2SO 

1.1u 
.112 
,liS 
.zoo 
.154 
,247 

,310 
1.054 

.Oil 

.101 

.456 

.lSS 

2.113 

,313 

,304 

4.251 
.573 

COMMUNITY AFFAIRS 

37.1 
u.o 

27,0 
42.~ 

31.5 

u.s 

u.s 
42.5 

u.s 
n.o 
42.5 
31.1 
27,0 

ll.l 

27.0 

27.0 
27.0 
31.5 
u.s 
31.S 
n.o 
u.s 

ll.S 
ll.S 
39.1 

31.1 

27.0 
u.s 
27.0 
31.5 
u.s 
27.0 
39.1 

u.s 
u.s 

u.s 
39.1 
39,1 
27.0 
39.1 
31.1 

u.s 
31.1 

31.1 
42.5 

42,5 

u.s 

39.1 

31.5 

27.0 

42.5 
31,1 
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AFFORDABLE HOUSING RULES 

MORRIS 

OCEAN 

BOONTON TOWN 
BOONTON TNP. 
IUTL£11. IORO. 
CHATHAM IORO, 
CHATHAM TMP. 
CHESTER IORO. 
CHESTER TWP. 
DENY I LLE TWP, 
DOVER TOWR 
EAST HAHOV!JI. ..... 
FLOJtHAM PARK 
1011:0, 
HANOVER 'nfP. 
HA.IU)JNC TMP. 
J!Pr!RSOH TWP. 
ICIHNELON BORO, 
LINCOLN PARk 
IOJI.O, 
MADISON 10,.,0, 
MENDHAM 1011.0, 
MENDHAM , niP, 
MINE HILL TWP. 
MOIITVILLE TMP, 
MORRIS TWP. 
MOIUUS PL.\INS 
110110. 
MOMISTOMN TOifll 
~TAIN IAII.IS 
BORO. 
MOUNT ARLINGTON 
OORO 
MOUNT OLIVE 
TNP. 
NETCONG IORO. 
PAR-TROY HILLS 
TNP. 
PASSAIC TIIP, 
PEQUANHOCIC 'niP. 
RANDOLPH TWP, 
RIVERDALE BORO. 
ROC~NA't 1011:0, 
ROCKAWAY m. 
ROXBURY 'niP. 
VICTORY GARDENS 
IORO 
IIASHINGTOII 'niP, 
WHARTON 801\0, 

BARNEGAT 1'1fP, 
BARNEGAT LIGHT 
110110. 
lAY HE"D 101\0, 
JI11CR HAVEN 
IORO. 
IIACHNOOD IORO. 
IEIUCI:LU TNP, 
IRICK Ttfp, 
DOVER TWP, 
!AGLESWOOD TlfP. 
HARVEY CEDARS 
BORO. 
ISLAND HEIGHTS 
BORO. 
JACKSON TWP • 
UtC!Y TWP, 
t.AII:EHURST BORO. 
UtJCEitOOD TNP, 
LltYALLITTE 
110110. 
I.ITTLI ECC 
RMBOit Til 
LONG I&ACH TIIP, 
MAIICRESTD TIIP. 
MANTOl.OJING 
IORO, 
OCEAN TWP. 
OCEAN G~TE 
110110. 
PINE llACH 
IOitO. 

'" '" ... 
"' '" 915 .,, ... 
m 
213 

'" 
213 

"' ... ... ... 
"' '" "' .,, 
213 

"' 3S7 

"' 213 

.,, 

.,, 
m 
213 

"' ... .,, ... ... ... 
915 
m 
.,, ... 
S70 
S70 

"' S70 

S70 
S70 

"' '" S70 
S70 

'" 
S70 ,. 
S70 

'" 
"' 
570 

570 
570 

'" 
>70 
S70 

!10 

1314 

'" , .. 
1010 

301 
130 

"' lOU 
2217 

2Sl 

240 

421 
309 
932 
220 .,, 

1511 
211 
220 
210 
"i27 

1031 .,. 
2211 

"' 
194 

916 

309 
1910 

.,, 
'" '" "' 622 
099 

"' .. 
672 . .. 
'" " 
"' 171 

,., 
640 

1320 
1377 

113 
39 

111 

973 
499 
273 

2256 
U3 

313 

111 
m 

" 
222 
244 

"' 

5306 
5306 
6103 
827S 
127S 
15713 
15713 
6103 
6713 
5306 

127S 

5306 
127S 
6103 
6103 
6103 

127S 
1275 
827S 
6113 
SlOe 
8275 
127S 

1275 
S306 

6713 

e113 

6113 
SJOfi 

127S 
6103 
15713 
filOJ 
6103 
6103 
6713 
fill] 

fill] 
ClOJ 

6801 
6101 

13611 
6101 

61101 
6801 
7361 
7361 
6101 
6101 

7361 

6101 
11011 
61101 
7361 
7361 

UOI 

6101 
6801 
7361 

6101 
611011 

6801 

•3163 
1278 
2732 
3123 
3680 

4S9 
1910 
49114 
5220 
3142 

:1992 

31117 
14015 
6S47 
2160 
4003 

5490 
17S5 
16411 
1235 
SOli 
7314 
19U 

6717 
12S4 

1320 

8434 

1337 
11116 

2117 
4354 
721S ... 
2331 
7100 
6714 ... 
5167 
2015 

.on ,449 

.oos .0'12 
.136 ,317 
.371 .636 

1.2114 .210 
o.ooo .404 

,027 ,lSI 
7.271 .t79 

.255 .119 
3,401 2.925 

4.S49 

5,491 
,021 
.oos 
.969 

1.371 

.502 
0,000 

.002 
l.il6 
3.752 
4.2113 

,502 

.394 
1.151 

o.ooo 

,002 

0,000 
9,547 

.ooo 
2.311 
5.776 
1,5U 
.us 

4,4156 
4.111 

,005 

0,000 
1.223 

2,921 

4.052 
.340 
,301 
.us 
.511 

1,212 
.275 
,060 
.067 

1.177 
3.313 
1.476 

3.070 
.219 

.119 

1,193 

.123 
9.547 

,273 
,SSI 
,937 
.315 
.551 

1.779 
1.121 

.010 

.213 
,300 

4377 1.131 .252 
.210 346 0,000 

S49 ,047 
till 0.000 

3224 
19013 
26502 
211872 ... 

103 

'" 
11794 

1579 
1049 

17207 
1125 

5342 

1126 
20023 

"' 
22115 

113 

"' 

,259 
3.341 
1.198 
5.433 
o.ooo 
0.000 

,052 

12.914 
1.331 

.068 

0.000 

o.ooo 

0.000 
3.032 
o.ooo 

1.313 
.012 . 

,031 

93-67 

.195 

.527 

.1U: 
1.016 
3.507 
7.190 

,152 
,070 

.071 

l. 773 
1,!170 

.142 

.201 

.370 

• 154S 
,717 
,050 

.242 

.024 . 

.039 

.619 

.648 
,700 

1.065 
1,573 

.431 
1.244 
1.365 
.U9 

l.lJS 

1.200 

1.110 
1.443 
1.196 
1.343 

,991 

1.339 
1.153 
1.522 

.492 
1.928 
2,506 
.Ill 

.953 
1.452 

,433 

1.296 

.310 
3,010 

1.114 
l.OU 
2.021 

,349 
,5150 

1,UI 
1.C03 

.111 

1. 725 
,495 

.704 

.291 

,63!1 
.2011 

.131 

.342 
3.S14 
4.217 

.199 
,243 

.JU 

2.276 
1.221 

,143 

.241 

.179 

.295 

.300 

.141 

.304 

.1S9 

.371 

• 452 
.015 
.335 
• IS2 
.191 
.431 
.167 

1.030 
.no 

3.039 

2.173 

], 773 
.]41 
.:no 
.154 
.550 

1,265 
.335 
.oso 
.01'1 

1.101 
3,163 
l.S96 

3,547 
• 362 

.1S5 

1, 637 

.107 
11.415 

.117 
,469 

1.039 
.434 
.521 

1.411 
1,124 

.002 

.305 

.219 

.2S7 

.212 

,117 
.426 

.112 
l.l!i15 
3. 611 
15,391 
.U9 
.041 

.ocs 

1.862 
1.5U 

,159 

.320 

.311 

.392 

.637 

.oss 

.251 

.022 

,024 

.319 

.242 
.401 
.192 

1.011 
.211 
.4ll!i 

3.207 
,571 

2.417 

2.1112 

3. 5'1~ 
,604 
,SOl 
.126 
.960 

1.011 
.411 
.521 
• 725 

2,453 
3,391 

.952 

1.472 
,911 

.114 

,130 

.144 
7.315 

,U3 
1.343 
2.912 

,717 
,52S 

2.621 
2.303 

.Oil 

.6'13 

.673 

.931 

.169 

.294 
,245 

.369 
1.590 
2.140 
S.614 

.117 

.105 

,165 

5. 654 
1.374 

.117 

.152 

,350 

.314 
1.311 

.231 

.640 

.065 

.152 

• 390 
.223 
.390 
.191 

1.011 
,290 
,479 

3.224 
,S91 

2.525 

2,1174 

3.412 
,107 
,497 
.122 
.973 

1.035 
,496 
.S2S 
. 732 

2-.496 
],551 

,992 

1.131 
,991 

,196 

,971 

.139 
loOJl 

,434 
1.314 
2,945 

.713 
,511 

2,530 
2.302 

.OfiS 

.617 
,646 

• 933 
.170 

.291 

.211 

,3fi7 
1.716 
2. 77fi 
S,349 

.122 

.097 

.Ul 

5,6114 
1.373 

.123 
0,000 

.190 

.JS6 

.229 
1.323 

.232 

.1543 
,064 

,147 

23.1 
23,1 
29.5 
24.4 
24.4 
21,7 
211.7 
29.5 
21.7 
23,1 

24.4 

23.8 
24.4 
.?!1.5 
29.5 
29,5 

24.4 
24.4 
24.4 
21.7 
23,1 
24.4 
24.4 

24.4 
23.1 

28.7 

28.7 

21.'1 
23.1 

24.4 
29.5 
21.7 
29,5 
29.5 
29,5 
21.7 
211.7 

21.7 
21.5 

53,3 
SJ, 3 

41.4 
53.3 

53.3 
53,3 
415,4 
46.4 
53,] 
53,3 

46,4 

53,] 
53,3 
s~.3 
46.4 
U.4 

S3,l 

53,3 
Sl, 3 
46,4 

53.3 
53.3 

SJ.J 
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PASSAIC 

SALEH 

SOMERS£T 

5-15-95 

PLUMS TID TWP, 
POINT PLEASANT 
8011;0, 

PT PLEASANT 
BEACH 110 
SEASIDE HEICHTS 
lORD 
SEA! IDE. PA~K 
lORD, 
SHIP BOTTOM 
IORO. 
SOUTH TOMS 
IUYIR lOR 
STAFFORD,.,., 
SUN' CJTI IORO, 
TUCKERTON lORD, 

BLOOMINGDALE 
lORD, 
CLIFTON CITY 
HALEDON IORO. 
HAHTHOitNI lORD •. 
LITTLE FALLS .... 
NORTH HAL!DOM 
BORO. 
PASSAIC CITY 
PATERSON CITY 
POMPTON LAKES 
BORO. 
PROSPECT PARII: 
lORD. 
JUNGifOOD BORO, 
TorotiA !ORO, 
WANAQUE !lORD, 
MAYNE TNP. 
WEST Ml LroJIO .... 
WEST PATEI'SON 
BORO. 

ALLOWAY niP, 
CARNEYS POINT 
TNP, 
ELH!I' 801'0. 
ELSINBORO TWP, 
LONER ALLOWAY! 
Cit Til 
MANNINGTON fliP. 
OLDMAN$ TWP, 
PENNS GROVE 
BORO, 
PENNSVILLE TWP. 
PILESGIItOVI twP. 
PI TTSGROVZ TlfP, 
QUINTON TIIP. 
SALEH CITY 
UPPER 
PlTTSGRDYE TIIP 
NOODSTONN lORD. 

IEDMINS!ER 'f1fP, 
BERNARDS TMP, 
BERNARDSVILLE 
lORD. 
!OUND BROOk 
BORO, 
BRANCHBURG TNP, 
BIUDGEWATER .... 
FAR HILLS IIORO. 
FRANICLIN TMP. 
GREEN BROOK .... 
HI LLSIOROUCH .... 
MANVILLE lORD. 
MILLSTONE IORO. 
MONTGOMERY TMP, 
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93-68 
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0,000 
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.1576 
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.623 
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.977 
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.521 
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,092 

'· 769 
.161 .... 
.151 . 
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.017 

.114 
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.157 
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.961 
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3,140 
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l,IU 

.&79 

1.211 

1,377 

3. 729 
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COAl! ...... 

---c..~ llollc..i --~--_,_, 

COAl! ...... 

--w .. c..~ 
Blac..i ---_,_, 

5-15-95 

J;iXHIBIT2 

BASE DATA FOR 

MUNICIPAL HOUSING NEED CALCULATION 

BY REGION 

l!lddbll2 
BASB DATA BY HOUSINO RBOION 

COLUMN COLUMN COl.UMN COLUMN COLUMN 

" I c D B - - 1!193-1999 1!193-1999 1!190 
Dolldool - ...- l'llloltlol Moldf•Uy .-. ,._... ~ (5 Iloilo or Men) 

lhllll - llok Talll 

.0290 7/K1J 4,7fl 4,195 193,216 

.IIZ50 5,]06 I.D33 4,535 156,193 
JIIIO 1,477 1.154 2,150 70,199 
,0120 1,329 14,424 3,550 74,459 
.0150 1,751 1,993 2.994 63,512 
JI220 Iilii !.236 ..ua _jlJlJ, 

17Jol2 42,127 20,115 599,650 

COLUMN COLUMN COLUMN OOLUMN OOLUMN 
0 H I I .x 

1!193-1999 1!190 1!193-1999 1!119 1!119 
~ 2~-., ,__ 

~ WofiiOod ........ llokT- - - ...-....... - -Jllaar ~ 
($) CSl 

2,649 211.392 710 20,515 19,2loi,3941K1J 
2.229 150.111 m 23,705 16,299.146,900 

930 44,103 :lol9 31.1101 1,121,753,140 
116 45,144 237 22,719 11.539,1%1,100 
Dl 27.265 236 19.015 10,120,912,300 
.m ....ti.UL ...liiZ 11,343 lAWWIIIII 

1,351 526.9117 2.237 69,445,140.000 

93-70 

COMMUNITY AFFAIRS 

COLUMN 
p 

1!190 
..... 1!1411 

Uolu 

:155,434 
206.403 
61.147 
93.141 
10,201 

...am 
756,061 

COLUMN 
L 

1!119 
~ ...--~ ($) 

4,393,1111 
3$1,345 
1,135,119 
2.526.144 
2,557,321 
.I.W.261 

16,245,716 
\ 

~) 



AFFORDABLE HOUSING RULES 5:93 App. A 

EXHIBITJ 

/ BASE DATA FOR 

\______./ MUNICIPAL HOUSING NEED CALCULATION 

BY MUNICIPALITY 

(Part II) 

IXHJ'IIt 3 --· COUICIL C11 AI'I'GUUL& IOUIIH 
lUI DAtA 1'01 -ICIIAL LOll I IICIDIIAII IIICGIII 

10111• liD CALCILltl• ,_,...., 
COUIIII ..... ADoJUI'RD ........ 1110 1110 1110 1113111~1011 1'111011· 

RIOI DIIIDLITIOIII IIILtl• ·- 2•4 IIIDIM CUll ... CYa.ll 
CYCLE llll•ltiO FAMILY 1140 FAMILY HILD. lltl, c:uom 

PROIPIC!'IVI UIIITI Ulltl Ulltl , ...... .. .., 
111 121 I >I 141 151 Ill 171 Ill 

..lOIIIGIIVILLI 241 5,00 2711 212 no 15127 ... 101 

AfLMTIC: 

AIIICOII CJ!Y •• 1.17 154 ... Ui ..... 
A!LAII!IC CitY lUI n.oo 10711 1142 lt4S 22340 
UIGNI!Ift Cltr " n.oo litO 425 1110 Ulll .......... 2t ... .. 411 350 30335 
IUIIIA YII'I'A WP. 1 ... • 420 •• 3112:1 
COUll Cl'f1 2 .17 0 .. ' 31211 
IGG IIAiliDil ,_, .,, 1.00 lOti 511 304 41313 
IGG IIAiliOA CITY 11 ... 22t 121 '" U114 
UI'IU. IIAIIOII: CI!Y 2 ·"' 0 " ' 4SIJ4 --· 0 o.oo 0 51 I 440JI 
GALLGIAY 'ftlll. IOJ o.oo 1113 ,.. J10 UUI 221 
IAIIILfOif !W, IU t.oo 141 132 241 44'?51 0 -- ... 3,17 ... Uti 124 llll5 0 
LIIIIKX)D Clft .. o.oo 103 ,., 12 10111 0 ._..... ..... n l.l3 241 111 11 31110 0 
IIUGAR Cl'ft' II 10.00 Uti 1235 ,.. U'U4 • IIULLICA tw. • 1.17 • 253 ,. 40431 0 
-tiFIILD CIH 104 3,33 •• ... 12 4t011 0 
PLIAIAIITVILLI Cln 0 10.00 ISIS 1111 til 33041 0 
PORt 1\EPUILIC Cl'ft' 0 o.oo 0 103 u 50lU 
ICIIUI POll! Cl'n " 3.33 1711 420 "' :141l2 
VIIITIIDR czn· " 11,17 1110 J1tl 1170 3141:U 
IID'IIOUTI 'niP. 1 ·" 4S 150 •• 37140 ...... 
ALLIIIDALE 10110. 24 ·" I ., ., lllt'J 111 
ALtlll lORD. 11 1.17 0 •• I 111114 0 
IDGIIU'JILD 10110. J2 :1.00 1351 :U20 141414 50214 • 

\ 
aacota aoao. ' o.oo 410 117:1 5U 50171 0 

__ _/ CULSTADI 1010, •• 5.17 Ul .,. UOJ U401 0 
CLIFFIJDI& PAU 1101110. so lt.J:I 4441 .JliO UOl 44110 0 
CLDiftll: lORD. 27 1.3:1 15 ••• ... 11110 0 
CUIIIILL 10110, 17 J.3:1 42 ., 1U "311 • DIIIUIIt -.a. .. 2.00 2 uo 41 'J41HI 0 --· 1J o.oo 114 1142 tU IJII4 0 
IAit JUTIIUCIID 1010 " .. , t20 UDI 1144 J1JDI 0 
IDGIMftll: IDIIO. u 1oJJ lUI Ill '" 411411 .. 
IUIIODD PAU IlOilO. 24 s.oo .. , 1021 212t non 0 ---· II 1.00 II 211 115 11151 0 
DIGLIIIODD Clft' .. 1.00 2101 nu 1531 514134 0 
IIGLIIIDOD c:wrn 101 11 141.11 .. II 40 11105 0 
FAJI loMIII 1010. •• 1,1'? ., Uti UIJ 5404 0 
rAIIVIn 1010. 20 l.l'f 11414 nu 24111 JUJl. 0 
roar L&& 1010. Ul 22.00 11010 llll Uti 510341 0 
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FRANKLIN t.AICES 101'0, " 7.67 0 231 42 111091 
GAJIFU!LD CITY 0 4,67 1394 U21 'fUI l4114 
GLEN ROCIC IOAO. " 2.00 " 1311 '" 12!1'74 
HACREHSA.CK CitY "' 21. Jl 111'74 3101 :U7S 42114 
HAII.IUNGTON PARK 11011.0 II ·" • )75 " 13212 
HASBROUCK KZJGKTS 10 25 ·" '10 1521 1!2 49139 

0 HAWORTH IOIUJ, II ·" 0 '" I 19235 
HILLSDALE 110ao. 24 2.J3 '" 115 ... 11243 
ROHOICUS IORO. 10 ·" ' 421 " 9U57 
LEONIA lORD. 1 o.oo 019 13'10 551 5UOI 10 
LITTLE FI:IU\Y 101\0. " 2.33 uu Ill 1191 4939! 0 
LODI 101\0, 0 •• ]J 198! 1132 4712 lU42 
LYNDHURST TWP, " 2.67 ... 3109 l4"12 45100 0 
MAHWAH TWP, 1 6.00 U2l ... '" 62115 "' MYMOOD 101110, " ·" "' 1101 141 50160 
MIDLMD PAaK 101\0, 11 1.33 '" lOll 411 56354 
MONTVALE ICIRO, " 3.00 221 211 119 'J72t9 
MOONACHIE 11011.0. " o.oo • 122 Ill 42300 
NEll MU.FOitD 10,_0, 12 0.00 "' 151 U4l 49060 
JIORTH AIILJNCTOH IOJIO " 3,00 11~9 2000 2459 4ll76 0 
IIORTKVALI lORD. 12 l.U ' ... '" 62210 0 
NOIINOOD IORO, " 5.00 120 301 Ill 70213 119 
OAKLAND IJORO. " 3,61 .. '" .. U722 222 0 
OLD TAPPAIII .ORO. 21 0.00 • Ill " 12909 " 0 
OJADILL 1010. 22 0.00 m 115 105 12151 0 
PALIMDII PARI .,.,0, 15 1,00 1102 1511 2441 lU.U 0 
PAIW«JI II*), 115 o.oo > 002 .,, 14114 '" PAIUl IIIDGE IORO. " 4.33 JOO 50l '" Ul!l " " RAMIIY IORO, .. 7,33 ... "' '" 72149 202 
IUDGEFIILD 1101\0, II 3,00 Oil lUI 1103 41121 0 
IUDCIFIILD PIC VILLAG " ·" 1322 2710 U70 UHO .. 
ltiDCEIIOOD YILLMI .. z.·:u '" 371'1 150 12143 117 
RIVER IDGI 101\0, .. 2.00 311 "' '" Slllt 0 
RIVER VALl Tlfll, " o.oo '" Ill 105 73125 
JtDCHILLI PiUtK 'fliP. " ·" 211 ... '" 41144 
ROCKLEIGH a:lftO. • o.oo 0 14 0 10543 II 
RUTHERFORD 10110. .. 5,17 1550 3734 1516 51149 
SADDLE lllOOK TIIP, .. ·" 540 "' '" 50690 
SADDLE ftiVIJI: 1011:0. " ..oo ' 155 ' 149221 
lOUTH HACII:IIIIACK TWP 10 ·" 0 151 450 43135 0 
T&AIIECK 'nfll, 51 4.00 1992 SUI 110 122!1 0 
T&HAFI.Y IORO, u 1,00 Ill 1U2 "' 75111 0 
!ITIItiOI\0 IOJI.O, " o.oo 0 ' ' uno 0 
UPPIII SADDLE IUY lOIII .. 1.00 ' Ill II 103620 117 
WALDVICJ DO, " 1.17 l '" 

,., 14924 
WALLIIIGTOII 10110, .. 5.00 12U 1474 2411 lUIS 
WASHINGTON NP. ,.. 1.00 " 101 " 74147 
llllntDOD 1010, " 2.11' ... 1315 ... 51553 
NOODCLlrr tAXI IORO. 34 3.11 0 Ul " 97531 
WOOIHtlDGB IORO, I 1.17 '" 1392 ... 5U14 
WYCkOFF T1rP. .. 1.00 9 '" ... 13495 "' 

BUJI:LINCTCIII 

BASS IUYIII: TlfP. I ·" I ... I :15100 0 
IIV&RLY CJrY .. o.oo " '" '" 33333 0 
BOROEliTOWN CJTY " 1.61 210 1091 '" 42525 0 0 
IORDENTONII T1rP , " 1.00 "' 211 110 41104 115 0 
IURLlMGTON CJ!Y .. ,,33 512 1134 450 3211t 0 100 
IURLJRGTOII TNP, 201 2,,., 1SU 5!5 333 USIO 0 0 
CHISTIJU'IILD 'NP. " ·" 0 "' " ssno · 0 0 
CJWNANJISOM ftrp, 141 ·" .. 413 " 51242 0 0 
DILANCO Til', " ·" " '" 150 40UO " 0 
DILIWI TIP. 100 1.33 105 ... ... U230 • IASTNIPTOII !liP, u 0,00 '" 101 '" UIU 0 '\ 

IDCIIIATIR PARK TW, " ·" 1141 331 244 45413 0 \..) EVESHAM TWP. 240 3.33 2S21 '" '" 5"44 0 
FJELDIIOJO 10110, ' ·" 0 Ill u 42125 ·o 
FLOitUCI TlfP, " ·" "' 111, 332 US40 "' HAIMUPOJIT TIIP, 31 1.33 0 "' " 411114 • LUJIIII\TOfl ftP , " 3,33 100 '" " 450$1 0 
NAISFJILD TMP. .. o.oo • '" 35 41412 .. 
NAPLI SHADE TWP, 5I 2,00 400' 1025 115 3S250 0 
MIDFOIID TIIP, Ill 3,33 11! ., 115 Ull'? 0 0 
MEDFOitD LAICES lORD, " o.oo 0 Ul ' ''220 0 0 
MDORIS!Oifl T11P , !II ·" 501 1150 310 •o:n., ... .. 
IIOUIIT HOLLY TIIP, 0 2.33 351 1449 ... ltiiO " 0 
MOUtl1' LAUREL TWP, 241 5.00 2119 "' no 5S921 .,, 0 
111M RAHOYIR TNP. • o.oo " 11 '" 33931 0 0 
IIOITR HAIIOVI.Jt TIIP, I ·" Ill ... Ill 32lt4 0 
PALMYitA lORD. " 1.00 400 1312 ,, 41Ul 0 
PEMBU.TOII IOAO, ' 1.00 " '" 

,, n•n 
P!MIDTOII NP. ,,00 159 "' 413 3100, 
RJVIJitiJDt.'I'NJI. 0,00 m 17J' "I 34190 
JtJVIRTOII lOAD. 0,00 " "' 110 49533 

u 
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IHAMOIICi TIIP. 24 z.oo. 0 .. u IDtDl 0 0 
SOUTHAMPTON NP, .. 1,00 1 .. 5 ll 35113 1U 0 
SPIUNCrlELD TlfP, u l.ll n .zn 41 41112 Ol 0 
TAIIINACLI !liP, ll 'l.:U 2 101 21 lOili 0 0 

( 
·- IIASHINGTON TIP, 1 ,ll I 101 I nns 0 0 

tiESTMPTOM TWP, u z.oo 104 •• .. 57112 • • I Ill LLIIIGIDMI twP. 1U 2.11 lt " u 51133 • • ~~ IIOOOLAIID TW, • 0,00 • .. " 45171 • • 
ltRIGHTITOMII BOaO. I 4.00 l .. 151 111 2UII • • 

·- AUDUIOII 10110, I o.oo U4 2011 532 40121 • • 
AUDU.:HI PAU IORO, 2 ·a.oo • lt 5 27011 • • 
IAUIMGTOII IQRO, 2 ·" 415 ... ... 40010 • • 
IILLMIIJ. lORD. .. o.oo 7U l77 Ul lUll • • 
IEILIM IIDRO, " 0,00 ll ll5 ... 44251 174 • 
UIILIR TIIP. " 3.33 17l 277 12 41141 • • 
IIODII:LAIIII W)llO, 12 .n .. 411 45 34141 • • 
CAMDII CI1'Y • 57.17 Ull 12173 1310 nus • • 
CIIIRIY RILL tw. 017 1.11 37:14 Ill 711 511'JS • • 
CIIEIILRUII! BORO, I o.oo • " .. 31012 • • 
CLIMEIITOII IOAO. n . n ... 017 153 UlOI • • 
COLLUIGINOOO 10110. ll 2.17 I ISO :1104 lUI 11321 • • 
GIUIIOMJ IOJO, " ·" • ll5 •• 52250 100 • 
CLOUCIITII NP, Ul 5.00 4001 1051 151 45:141 • lJ 
GLOUCIITIIII CITY • 4,00 531 2111 ... 11111 • 
HADDOII ftiP. ll l.ll uoo 2017 ... ltlll • 
HADDOIIrlELD lOa(), 1" 1.3:1 

., ZH.I 424 tiUU 0 
HADDCIN HIIGIITI IOaQ, 11 .ll lDI 1101 421 43011 0 
RI ... JILLA IOilOo 1 o.oo lll ll .. 21171 • 
LAUIIIL IPIIliiGI IOitD, I o.oo 137 lll "' 41447 • 
LMIIIIJ:DE IIORO. 11 o.oo 111 111 " :14134 ll 
LlMDDNOLD 10110. ., t.oo un 501 sn- 34112 0 
MMIIOLIA IOROo u ... l51 ... .. 35121 0 
MERt'HAIITYILLE IOilO. , ·" ... 1017 l25 JIO'?t 0 
MOUIIT EPHRAIM IlOilO, 21 o.oo U2 ... 115 31214 • 
DAKLYII 1010, • . n lll 151 ... 31151 • 
PIIIIIIAUKIII NP. 0 3.33 ... 3111 1155 3t101 • 
PilE MILL lORD, 21 1.33 u:n Ul liD 314117 • 
PilE YALU:Y lOaD. 5 o.oo .. u 0 IIIJ!S • 
RUIIIDIEDE IDIK), 21 2.00 ,. 500 . .. JIJU u 
SOMEIDALI 190. .. ,ll 4Dl .,, ... JUU 0 
ltMTrORD IORO. u o.oo ... Ul t1 45251 • 
!AYISTOCK IOAQ, • 0.00 0 • 0 115001 • 
VOOII:REEI 'niP, ... I.U 3141 ... 201 5114'7 D 
IATEN'OI\0 'niP, 42 ·" u 521 ... 41040 0 
llRILOII TIIP. Ul 7,00 1110 17l lll UIOI 0 ... 
NOODL1'01 IORO, 2 o.oo 22 .,. Ul 21UO 0 0 

CAn NAY 

AYALCII 1010. Ul 31.00 . .. &14 121 40107 
CA ... IIAY CITY " l,.U 7U 1117 715 lOll I 
CAPE IIAY POIIT IOJO, n 5.33 2 210 15 25437 

0111111 ftiP, Ul 2.00 2 ll5 n 41341 
LDIIEIII TIIP. Ill 14.33 . .. un 215 2133! 
MIDDLE TWP, 312 1.17 .. 1011 l24 :U5ll 
IIOIII!K llLDIIDOD CITY ll 11.17 1023 UIS 21J4 241'J3 
OCIAJI Cl1'Y CITY 210 17.33 2171 Ull 1101 35210 
IIA IILE CITY CITY " u.oo ll3 ••• 2035 lS440 

c ITOIIIt IAIIIDR JORO, .. 22.17 401 415 737 31755 
UPPER TIIP, Ul ·" 1 ... ... 41451 
IUT CAPE MY IORO. 5 o.oo • l49 Ill U711 
11111' IILDWOOD 10110. 11 1,00 20 141 ••• 22734 
IILDIKXXI Clfl • 75.33 2032 2Ul no 11452 
IILDIIIXID CUI! IlOilO. ll 1.33 711 115 1111 32115 
11000111& JORO, ll 1.0,0 102 111 .. 15113 

CUMUli. LAND 

UIDGifOII CITY • 0,00 lUI 2923 1014 24011 0 
COIIfDCIAL TIIP, " 5.U l 415 •• 30131 D 
D&Ufi&LD 'NP, 21 ·" 1 lU 51 33414 0 --· 2 ... • lSI u :rtlll 0 
FAIU'IILD 'l'llf, .. l.U 2 l43 42 11411 • 
GIIIIIIICI TIIJI, 2 ·" 1 111 • 34134 D 
IIOf-LLM. 21 .... l ... 5I 42141 • 
LNIII.DICI TIIP • 0 o.oo I ll4 2l 3401 • 
IIAUII.ICI lll¥111. ftP. 5 1.1l l lll .. 33101 0 
NJLLYILLI CITY • 1,:1.1 1101 3054 1251 34313 '" 
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IHILOK IORO, • o.oo • ... ID 32175 
11'011 CRI:IIl TlfP, • a.oo • Ul I 401U 
UPPER DEIIU'U:LD 'I'NP, " o.oo 2 .. ,., ., 31115 
VJIILAND CITY • 13.17 2711 ll21 2019 :UIOI 

ESSEX \~ IILLIVILLI TVP, • s.oo 3571 4103 4712 UJSI 
ILOCIMI'IILD fliP. 0 2.33 3"' 1211 1131 43104 
CA.IJMIELL lORD, TIIP , .. o.oo 1221 llll . .. UOJI 
CEDAR GROVE TIIP. ,. ·" 515 571 lU 11010 " IAS'I' OMIIGI CITY 0 lS.ll U02!1 10041 IOU U411 • 
UIIX FILLS TWP. II ,, I , .. u 111112 0 
FAIIFIILD 'I'IIP, 157 2.00 5 201 72 701'JI 0 
GLU lliDGI IlOilO, TWP 17 ·" 202 1117 107 13403 25 0 
UVI.:ITOII TOiftl 0 u.oo HU 7137 10113 33512 0 0 
LIVIIIGSTOI 1'11P. 200 ,, .. Ill " 11141 0 
MULDIOOD 'Nf. 50 1.33 501 SUI 1511 Ul25 II 0 
MILLIUJR 1'11r, 141 2.00 132 .2712 547 11102 0 0 
MCOCLAIR 'l'llf, 2 1.00 3175 1127 3111 57111 • liD 
IIIIAII CitY 0 zn.oo 43115 315014 43311 23115 0 0 
IORTH CALDWELL TIIP, Z> 1.00 3 212 " 101317 0 
IIUTLIY TIP, " 1.00 2342 4431 zooo U411 0 
OMIIGI CitY TIIP. 0 10.67 "" 3173 :Jill 30031 • 
ROIILAND IORO. .. .n )07 ... 72 IStlt liZ 0 
SOUTH OMIIGI YILL Til .. z.oo lOll 3311 '" 70772 ., 0 
YlltDIIA TNP. 37 ,, uu 1111 540 10713 0 0 
III:ST CALDWELL TIIP, " 11,00 . ., 727 Ill 72512 • • 
III.ST OMIIQI TIP. "' 2.3.1 2220 4101 21ll 54755 . . • 

GLOUCUTEI\ 

CLAYTOII 801\0, 31 3.17 zu 501 "' 34521 0 
DEPTFORD TIIP, 221 14.33 1454 ,.. . .. 42075 0 ISO 
1~11' GI\EIIIWICH 'l'IIP, 53 o.oo 25 412 " 53001 113 0 
ILIC 'IIIP. 39 .33 • 214 31 37123 0 0 
FRARI.LIR 'l'IIP. u 5.00 51 742 145 40732 0 • 
GLASIIOJO 8QRO, • 1.00 1211 951 ... lll40 0 
GUEIINICH 'l'IIP. 73 o.oo II ... Ul 42175 0 
RAI\IUIOII 'l'lfP, 3l 2.17 112 451 " 4ttl2 n 
LOGAR 1W. Ul 1.00 5 299 3l 41413 0 
IWf'l'UA 1'111'. .. 1.17 112 Ill 104 47125 217 
MOIIROI 'l'IIP. ... 13.17 ... Ill 375 31111 0 
IA'UDIIAL PAI\IC 101\0, u 1.00 I 399 .. 3U5l 0 
RIIFIILD IIORO. 0 o.oo 2 ... 51 40312 • 
PAULSBORO 1010, • 1.33 172 1273 440 25150 0 
PITIWI IORO. 23 1.33 271 1101 470 44150 1Z 
IOU'J'H RAIUIIIOR TIIP, • o.oo • 121 II 41112 0 
llfi:DUIIORO IIORO, 17 o.oo I 541 131 34401 0 
lfAIHIRG'l'OII 'l'IIP, 173 1.33 1124 350 ... 51153 0 
IIIIOIIAH IOJlO, • o.oo II "' .. 5lt34 0 
RUT DIPTFOIUJ 'l'IIP, IU 1.00 1121 113 uo 42251 204 0 
lfiUVILLI IDRO, 27 .33 zoo 715 339 34111 0 0 
IIODDBUI\Y Cl'l'Y 0 2.17 155 1941 777 :UU2 0 .. 
NODDIUI\Y RIICHTI lOll 20 .u 15 ... 52 52135 0 
IOOIMICR tiP. .. .67 • 134 I 44141 0 

HUDSOII 

IIAYOIINI CITY 0 15.00 1353 13219 lUll 35141 0 
EAST NDAI\1 1010, 2 o.oo 12 341 512 34222 0 
CIU'l'TIIIHIG TOiftl 3l 1.00 not ••• 1314 44131 0 
IIMI\11011 TCIIII II 4.33 1141 2135 3U1 37311 0 
IIOIDDI Cl'fY 0 t.oo 11321 11000 5113 31310 0 
oJIUEY Cl'l'Y 0 U5,1l 39547 41091 llUJ lUSt 0 0 IIAOIY._ • 2.33 2153 llll 1940 41124 0 
IIDRTI IIICIII ftiP, 0 32.33 1552 7175 1143 31137 0 
SICMICUI TCIIII 157 2,33 1150 1251 1111 51115 134 
UIIOI CITY 0 1.33 11090 lUll 1314 21120 0 
IIIBAIIIII 'Ill, 0 o.oo 1300 3914 2135 31111 0 
1111'1' Ill YCIII.IC fGIIll 0 ,3) 1321 1132 4151 21917 

BUIIURDOII 

ALIXAIIDI\IA TlfP. 0 o.oo • 293 31 51915 
UTBLIRIII 'I'IIP. 10 o.oo 0 113 II ISI21 
IILOOJIIIUJIY IORO. I ·" II 217 37 Ulll 0 
CALIPOI IOJlO, 0 o.oo I Ill Zl 1:1214 0 
CLIIITOII TOiftl 23 ,3) 105 211 135 51131 .. 
CLIII'I'OII 'l'lfP, II 3.00 321 ... 131 74110 0 
DILAirAI\1 ftiP, 0 o.oo 13 115 73 12471 0 
lAST AMIIILL TIP , 3 1.33 •• . .. ., 11100 0 
FLIHIIIC'fOII 1010, .. o.oo 579 790 571 3"17 0 
FMIIILII liP. • o.oo I 301 51 lllt2 14 
FI\IIICHf'OIIII 101\0, 0 o.oo ,. 311 ... 44491 0 
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GLII GAIDIIU IOilO, 0 o.oo ... 112 •• UltJ 0 ....,.. ...... 0 o.oo II 270 120 44411 0 
IIGI U.IDGI J019. 15 0.00 40 S35 111 S:ltll It ......... "". 0 o.oo 10 21l •• . .. ., 

/ 
IIIIGIIIOD m. I ... 3 310 t2 S4t41 0 

( LAIIIIIITVILLI CITY 0 o.oo 114 Ult 341 U17t 0 • LIIAIIOII IOJIO, • ... IS 1 .. 11 SHU 0 0 

~ LIIAIIOII ftP, 0 o.oo 3 Ul " 51040 0 0 
IULI'OID 1010. • o.oo .. 231 Ill Ulll 0 0 
ltAitiTAII 'ftiP. 141 1.00 321 421 Ill .,,,, Ul 0 
RIADIIGTOII ftiP, .. 1.00 240 102 114 lllo:J Ill 0 
l'fOCICfOII IOilO. 0 o.oo 4 145 " 

,, .. , 0 0 
TIIIUIIIRY M , .. o.oo I 421 23 tS7oU 51 0 
UIIOI ftll, 0 o.oo Ill Ill 10 ., ... 1 • 
WilT MWILL tw • 0 o.oo 10 230 45 52011 0 0 ...... 
IAI! WilD- !W, ... l.Jl 3411 110 524 54134 
IlliG ftll, 114 Z.l7 ZUt 1110 112 41510 
IIAIIILfOII 1111'. ... 7.00 5105 st3J zen 413110 0 
RIGRftfCMI 11010. .. 1.00 .,, ,. 214 50121 0 
HCWIVILL IOilO, 0 ... 12 411 liD 5J4U 0 
HOPIIIELL ftiP. .. 1.00 31 133 " 72074 zoo 0 
LMII:IICI ftiP, ,.. '·'" . ... 1222 124 UUI 123 Ill 
PIIIIIIGtcMI IIOMI, 0 0,00 31 Ut II 10103 0 0 
PRUICITOif .0110. 231 1.00 Ill nu 111 47401 ' 0 
Pl\liiCETOII ftiP, 101 z.oo lJI ••• . .. 11517 >11 0 
TlllllfOII CITY • n .. u 1403 ZOOI4 1251 21211 0 0 
WMHIIIG1'0II Tilt. to ·" 410 ... ., 41115 ... .. 
WUT 1110101. TIIP, ... 2.00 1311 U2 IU 14591 510 0 

MIDDLESEX 

CU.fUI! IIORO. 0 s.oo 312 1540 110& 44215 
CIARIUIY TW, u 4.33 • Ul 13 12315 143 
DUIILLJ:I IQRO, 4 o.oo 151 uu 012 41112 0 
EAST IRURIKICJ ftiP, 311 I.Jl 2211 .,, 401 14141 l23 

an .. ""· ... .11 •stl Ull 1151 55012 324 
HltLMEftA BORO. 14 1,00 Ul 141 u 41012 0 
HlGHLAIID PARK BORO. 21 1,11 2212 2413 l45Z usu 0 
.:MEUURG BORG, l • 33 341 311 , . UUI 0 
ME!UCRII IOilD, 55 1.11 .. , nso ... 51541 .. 
MIDDLISU BOilO. 11 ·" lOt ... 414 52401 0 
MILL'I'OIIII JORO, 34 .11 52 ... 311 stU4 0 
110111\01 TIP. ,. .11 112 433 llll 41401 12l 0 
IIIII IIUJIIIIfiCI CITY 0 l.ll UJO 5012 SOil 31111 0 0 
IIOITR IRUIIIIlCI 'I'WJI, ... 3,11 l451 "' llOO 54 Ito ... 0 
OLD IRIDGE fliP, 2U 1.33 1114 111 1430 12230 ... 203 
naTH MIOY Cl!Y 0 3.11 3114 1104 Ill I uns 0 0 
PIICA!AifAY ·TWP, 420 7,00 3341 un 10" 55411 ,., lOt 
PLA!IIIOIO 'IW. II 4.3J 4150 121 U4 SUOI .. , 0 
IAUEVILLI IOIKJ, 121 l.ll 2120 1412 no IO"J 0 0 
IOU!I AMIOY CITY 11 0,00 210 1111 145 41121 0 0 
lOUTH UUIIIIIICI niP, 305 4,00 1111 533 310 st1JS 515 .. 
lOUTH PLAIMFlELD lOR 113 1.00 10 "' 422 SI:UI 315 0 
IOU!R 1\JVEit IOitO, 20 o.~o ... 2013 lOll 41111 0 0 
SPOTSWOOD 1010, 31 1.00 401 230 .. 41244 0 0 
IIOODU.JDGE ftP, Ill u.n 1US Ull 2tll 10011 • 0 

.._... 
AIERDIEN niP, ... J.OO Ill ... 342 554,3 231 

/ ' 
ALLEIIIIURI! 10110. 14 l.ll .. 315 u 10011 
ALLEII!OIRI BCMO. I .11 II 214 42 51120 

\____/· AIIURY PARK CITY 0 s.u 3112 21ll 1113 22121 
A!L. IIIGMLAIIDI 1010. .. o.oo 341 123 Ill 41115 
A¥011 1Y THE IIA IOilO 14 o.oo Ill ... Ill lt21J 
IILIIM IIOitO. •• 5,11 '" 1102 141 )4134 
IMDLIY lEACH lORD, .. 1.11 ... 1411 5>1 3ll13 
UJELU _,11110 .• u l.ll .. 331 • •• 51133 
COLTS IIICI TlfP. 103 1.11 12 .., .. 121ll 140 
DIAL 10110. .. .33 50 423 .. 53125 0 
IA!OIIfOIIII 1010. ... .33 2321 414 151 40550 0 
EIICLISHTONII 1011:0, ,. 0.00 l ... II 41111 
FAJIII HAVIll IORO, l3 l.I'J ' 101 .. 12t'J2 
FAIUIIIIGDALI IOitO, 0 o.oo . 192 141 ,. 44511 
FltiiiHOLD IIOitO, 141 I,Jl Ill 1454 ., 44310 0 
riiiHOLD ""· Ill 1.00 ton 352 241 14132 123 
RAILft TIP. 215 2,)3 ,. 211 U5 55152 0 
IIGRLAIIDS IOJO, 2t .33 140 112 301 JSIOO 0 
HOLIIDIL 'IW. '" 4.33 II 114 " 12312 ... 
IOIIILL ftP. 421 u.n 431 1001 .,. SU03 .. , 
JITIILUU IORO, I o.oo 0 ... 0 13411 0 
ltiAIISIUAG IlOilO. 0 10.00 511 1312 . IU 3U41 0 
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KIYPC.T IORO. .. 2.00 lOll un SlO H'J&7 
LITTLI IILVER IOitO, 104 ·" " 150 .. "10701 

LOCH ARIQUI VILLAGE ' o.oo • ,., 
' 11141 

LONC IMNCH CITY • '·'' SlOt USI 2'JtJ ll?U 
MAM~LAPAII twf, 241 1.00 IUt ,,. 110 UI:U ,., 

\ 
NAMASOUAN 80.0. 101 2.33 .. lll! "' ~3242 0 0 MAJI.LIOitO TMI'. ••• ,,., 1U 242 .. H04l 110 
MATAMAM ION), 101 l,U 1131 SlO "' ~D'Il 0 
MIDDLEfONII 'NP, 121 l.)l 2116 3221 "' StUI 0 
MILLSTONE 'I'WP, ' 4.ll 1 111 " 12)20 • 
MONMOUTH IEAC:H IQfl:O. " l,U "' '" 

., 14515 0 
NEPTUNE TWP. 0 2.ll 1133 3102 1411 41702 0 
lt:PTUIII CITY 10M. 22 ·" 121 '" 201 liU7 
OC:EAJI TWP. "' 1.00 2125 uu 400 51573 
OCIAifiiORT IORO. .. ·" 110 "' .. 101]"1 

Jt!D &\Ifill BD!tO, ,. t7,f,"' 1100 20lt 1101 40517 

IIIOOSEYILT 10110. 0 o.oo , ,., 
" 10204 

RUMSOII IORO, 110 1,00 2 '" .. "10310 

lEA JltiGHT 1011.0, " ·" "' ... "' 41115 
ICA CIII.T 101\0, ., c.u " '" " IU.U 
SHII:EMSIURY IORO. 111 o.oo ' "' • U214 
IRREMSIURY TWP , 10 o.oo 212 .. •• :Utol 
SOUTH ICUWl IORO, 11 z.oo ,. 401 101 35211 
SPAUIC l.AII:I!: IORO, " 2 .oo .. 1057 .. 10'?01 
IPIUNC LAKE HGTS lOR •o ·" ,. '" "' 40711 0 
TINTON FALLS IORO. 2U 4 ,)) "' "' 114 Sllll ..o 
UNION lEACH 801'0, " l.U 1 "' 10> 42111 0 
UPPII FRIINOLD 'nrP. 0 ·" ' "' " 10140 0 
WALL TIIP. "' 1.17 ... . 1211 "' Sot:U '" WIST LOifG IMIICII 101' "' ·" ,., 

'" "' 52111 0 

MORRIS 

1!10011101 TONN 11· ·" 100 HIU 000 U4S4 0 
IOOIITOit TIIP. , o.oo • "' " 11014 " IUTLIR lORD, I ·" 211 no ... 5U62 0 
CRATIWI IOJtO, " I.U "' USl '" IUU 

,., 
CHo\ttlM 'I'WP. ,. ·" '" '" .. 13151 .. 
CHISTia IOilO. • o.oo " "' 

, 11103 , 
CR&ITift 11QI, ' 1.00 ' "' " 10150 0 
DENVILLE TIIP, "' l.ll 211 1141 uo Ul" '" 
DOYlO """' " 0,00 "' 2111 UIO U104 0 
I.Ait RAIKW&ft 1'WP , ,., ·" • 210 II 11011 ... 
Fl.OftiiAH PAaK IOftO. 1U 2,33 " "' 100 15215 ... 
Ho\NOVI:II: 1'WP, "' z.u ., 

"' 121 U"'S1 ... 
IAaDtiiG 1'WP, .. 1.00 , >12 " 11U15 0 

.J&rruiOII m. " 7,3] "' '" 244 531"11 0 
llllll.ON IORO. " o.oo 1 2, " non 11 
LUICOLII PAM 101110. 20 J.ll 1 .. '" '" stlU 100 
MDIIOI IOilO, •• 2.n 140 1114 '" 12121 0 0 
M&IOIWI lORD, 0 o.oo .. , .. 114 lt510 0 u 
M&IDIWI TIIP, 10 o.oo ' ... " Ill ttl 11 
Mill HILL ftP, " 1.00 " 311 .. 51321 " MOIITYILLE twP. 111 3,U 20. , .. 114 12JD'J 210 
MOIUUI tw. •• 5.00 "' 1251 4t2 IUlf 211 
NOalt.tl PLAIII 10110. •• ·" "' ... .. 11243 0 
MOftJUStotnl TOWN ... 2.00 2531 2U4 U10 41023 0 
MOUII!AII LMII qo. " o.oo 0 ... I lllll5 • 
MOUNT AaLJNCTON 101'0 • 1.11 '" "' l.U 51165 • 
MOUII'I' OLIV& TWP, " 4,00 lUS '" 411 50411 112 
I!TCOHG IOilO, , 0.00 "' ... "' 43104 0 0 
PM-TROY IIILLI TWP, '" 2.ll 1121 1312 "' 55522 '" 210 
PAIIAIC ftfP. .. o.oo .. '" "' 'Jll51 •• 0 
PIQUNIJIOCK 'I'NP, •• ·" 201 . .. 1" 10421 1 .. • 
IWIDOLPII 'I"'IP. 101 z.:u 1314 '" ... 10143 '" 101 
IUYIMALI 1010, u o.oo 11 ... 110 41115 .. • 
ltOCMIIAI IIORO. .. 1.00 "' 120 211 51Ul 0 0 
ltOCIMIAY 'NP, 171 U.ll .. 2 '" , .. 12314 '" ROXIUJI:Y 'l'IIP. 114 4,11 111 . ., '" 13232 '" VIC1'DIY CAitDUI 101'0 • o.oo ,., " " nus 0 
IAIRtiiCTOif ftfP, 30 2.33 '" U2 142 15410 140 
IRAittoll IORO. " ·" ttl 111 ... 411.20 " 

ocw 

IAQIC.\T 'I'IIP, "' 1.57 " 224 110 40111 
IADI:Go\t LIGH! 1011:0, " l,ll " " 111 41750 
MY IliAD JORO, 22 1.11 11 ... .. 10510 
I&ACR fiAVU 1011:0, .. 1.00 ,, . .. "' JUDI 0 
IIN:IfiiOOO 80JlO , •• 2.17 11 140 " UIU 0 
IUKELIY TIIP. "' 7,]] •o• Ul 100 25lll 0 
IRICK 'I'NP, "' lt,ll 25U 1122 ... UIU • DOYIIt ftp, 1311 57.00 2119 1152 "' Ull4 "' IAGLUMOOD TWP. 10 2.11 , ... " lUU 0 
fiAitVIY C:IDMS IOilO. u ),17 1 .. 140 31359 0 

~~-) 
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ISLAND HEIGHTS BORO. 10 0,00 " 211 " 44221 
J~IISOM TMP. "' 11.11 "' '" ,. U\!9 
LACEY TIIP. "' I.JJ " "' " 41131 
I.AK&HUUT 110"0. .. 1.11 " "' uo 211l2 

/ 

( 
l.Aili!NOOO TMP, 1,]) COOS ~2U 1111 l21J2 
I..AYALLITTE 101\0, 10 c.u "' •ol '" 341119 

' I LITTLE EGG KAI\101\ TN Ill 5.00 '" "' " JllSl 
\.,.._______../· LONG aEACK TNP, " 2.11 " "' 2113 HtU 

MANCHESTER TWP, >II 5,00 '" "' 2131 24914 
MANTOLORING IORO, " 1.00 ' Ill • "110 
OCtAII TMP. "' 4.00 ,. 

"' " UIZl 
OCEAN GATI IORO, I ·" 23 100 IOl 31134 
PIN& lEACH BORG, " o.oo ' 110 " uno 
PLUMITED 'Nf, ' 

,,,, ,. 
"' "' UUt 

POIIIT PLU.SANT 1011:0. , .. 10.11 "' "' 410 UUI 
'-' PLIAIAif lEACH 10 .. 2.ll .. , lOll ... 31211 
IEAIIDI: KIIGHTS 1101\0 " o.oo "' "' 1014 23112 
SEASIDE PARk IIOlO. " 1,11 "' 110 .. , ntoJ 
IH IP BOTTOM IORO, .. •·" uo >ll ... nus 
SOUTH TOMS lttY!R 1011 " ·" " .. .. nut 
STAFFORD TWP. lOI 1.00 .. "' lOl 34151 

IU"r CITY 80RO. " 4.11 ' "' 12] JOIIO 
TUCKI:lfOM IOitO. .. 4,00 110 ,, 

" lOIOl 

PASSAIC 

lt.OOMINGDALt liORO. " 1.1' '" Ill l41 '!IUl'J 111 
CLIFTON CITY 1l4 ,,00 4040 100U 10950 4311!1 
MALEDOII IORO. • o.oo , .. lOll 1411 39614 
IIAWTHOII.Ifl IORO, " 2 .oo .,. liU 2~lt 47420 0. 

LITTLE PALLS NP. " 4.00 tO> llU '" 49417 0 

IIOitTH HAL! DON 101110, " ·" .. .,, 
"' !11111 0 

PASSAIC Cln 0 12.00 ... , IU3 6tl!l 29331 0 
PA!tUON CITY 0 !11.00 uus 17!111 lll1t ~16!11 0 
POMPTOM LAIC IS IORO, II ·" 101 '" 

,., !137!10 0 • 
PII.OIPECT PMIC IORO. I O.OG 10 127~ un ltll6 0 
aJ:MGNOOD 1010, ' l.U ' 

.,, .. "029 0 

TOTOWA 1011:0. .. 1.67 " lSI , .. 50940 0 
WAIIAQUE 1011:0, 1l ~ .oo .. "' »O ~29tl 0. 0 
MAYME TWP, 2ll 11. :ll 1!112 13!17 140 U2lt ·o 

WIST MI LPOlD 'I'MP, , 2.17 ... 1376 ,. 51007 0 
WElT PATER SOli 101'0, II 3.Jl "' . ., 1253 49426 0 

SALIM 

ALLOWAY TWP. • 0.00 0 '" " U711 
CARNEYS POINT TMP, " 2-.33 &O> "' 210 lllll 
r.uca JORO, I ·" ' '" 10> lU14 

ELsnaoao "''. • ·" 0 "' .. Ul13 
LOWER ALLOWAYI Cl' TW ' ·" 0 "' 10 40121 
IIAMHINGfOM TWP. I ·" I lit ,. lll75 
OLOMMI 'niP. .. 1.00 I "' ll ua:so 
PIMMI GROYI aoao. 0 1.00 ,., 

"' , .. 2357J 
PEMMIVILLE TIIP, .. 4.1'1 ... 1041 '" 41127 
PI LESGII:OVI TtiP • • 1.33 " .,. " 51005 
PITTSGaOVE TIIP, " l.:U I '" " ll\tl 
OUIMTOM TIIP. ' ·" ' "' " 33444 
SALIM C:I'I'Y o.oo "' 1110 ,, 11110 
UPPIII. PITTICaoYE TtiP l.U I "' ll 401:t0 
MOODSTONII IOIU), ·" >Ot ... ... :unt 

IOMIII:ItT 

0 
UDMIIITia TIIP. " 1.33 103 "' ,., 

""' 1ll 
IEaiMDI TWP. ... ·" tot ... '" 77000 "' IEalfMDJYIIiL& IIORO, so 3.00 IO> ,, ,., 75522 " BOUifD IIOOk 8011:0. • 2.33 "' 1153 1411 40115 0 0 
III.AICHIUaG T1IP, " 2.00 .. ,.. 100 HIUi .. , 0 
lftiDGEMATIR TIIP, "0 l.ll 1047 107C 510 "'" '" 0 
F.U IIJ:LLI 1011.0, 1l 1.00 • 131 ,. 11101 >O 0 
FIWIJCLII TtiP, "' 7.00 l7l5 1145 1015 51130 "' 112 
GUll 1a001 "", " l.Jl 202 ll 14304 ... 0 
HI LLI.OII:OUGH TtiP , 110 s.oo 1511 ... ,, ,.," IU 
MAifYJ:LLE IOitO, ' 1.00 IU ... Ull 41430 0 
MILLITONI. 1011.0, 0 o.oo 0 .. 1l SIIU 0 0 
MOIITCOM&a'f TtiP, " I.U IU ll1 .. 10127 , .. 0 
1101\TR PLAUIFir.LD lOR ,. ·" 2014 2555 1'154 41012 0 ll 
PIAPM:IC GLADSTOMI 10 " 1.00 lO 402 121 11012 " • 
IMI!AII 101110. •• 1.00 " tOO ... 42171 " IOCIY IILL ~0. I ·" 10 111 ,. 12411 0 
IOMiaYJ:LLI IOaO. 170 J.oo 1412 1401 ... UIU 10 
IOUTI IOUIID hOOil 10 • ·" '" "' 400 45410 0 

IIAlllll "" • 101 3.1'1 ' 101 " 19101 '" IATCIUIIC IORO, .. 2 .oo • '" .. 17042 "' 
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SUSSEX 

AlfOOYtll: 10110. • o.oo , Ill .. 40734 
ANDOY&a 1'WP. " ·" 110 . .. " ,.., .. 
IIWICKVI LLE 1011:0. I ·" lO . .. .. 41114 0 IYRAII 'I'IIP. 0 o.oo .. 440 " t2271 
FUIKI'OID ftiP, ' 3.00 , 400 ., 51000 
FMIIKLIII BORO, 0 0.00 Ill ,, ••• 40305 
Flti!DOII TIIP. • ·'' 0 ... ,. Ulll • 
Cltl!l!ll TIIP. o.oo .0 141 .. t4031 0 
HANIU~ BORO, 1.00 Ill "' "' 41041 • 
HMPTOII NP, " t.n ' "' .. !Hil4 0 
H.UDYITON ftlp, • o.oo ... ... .. 51113 • 
HOfA'I'COIIG 1011:0. " 13.00 " • •• 143 53023 0 
LAFAYITfl TIIP, ' a.oo • Ill •o tOilt 0 
MONTAGUE TNP, • ·" ... "' "' UlU 0 
....... 1'01111 " ·" 142 1340 .,, 35ttl .. 
OCDIIIIIURG IOitO. I ·" " '" 

., 51110 0 • 
IMIDYITON TIIP. ' 1.00 I "' " 41156 0 • SPARTA TWP, • 3.33 " Ill "I .. ,,, 

" 0 
STAIIHOPI IOitO. 0 ·" 10 ... m 52131 0 • ltiLlMATER NP, 0 o.oo " 421 ., 51113 • ' 0 
SUSSEX IOitO, 0 ·" '" ••• "' 2UIO 0 • VIIIIIION TIIP , • Lll 105 ... 141 SIOU 0 0 
WALPACIC TIIP. • Qi,OO 0 ll 0 20125 0 
NANTAC! TNP, ' t.Jl 10. 44! "' 52 US 0 

UNIOI 

111\ICILEY HEIGHTS TNP ,. ·" I '" " 12134 ... • 
CLARK TNP. 5I ·" "' 434 •• 1 55104 " 0 
CRANFORD NP. 114 l.U ••• lUI too still 0 0 
ILlZAIITH CITY 0 25.33 153.21 11U2 11171 :iont 0 0 
FANNOOD IlOilO. " l.Jl • ., ,. 11131 • • 
GAIUfOOD IOJtO. " ·" .. .., U3 45201 0 • 
HILLSIDE TVP. 0 l.U "' 2112 2l72 45301 • • KEMIIMORTH !ORO. 31 1.00 I ... 511 43971 0 0 
LINDEN CITY. .. 1.17 :uoo lUI 5002 3t!02 • 0 
MDUNTAJHIIIDI BORO. .. o.oo 4 ... 23 12092 0 ·• 
NEll PltOVJDENCE IORO. .. ·" m 4tt "' ""2 .. 0 
PLAIIIFIELD CITY 0 5.00 3740 5172 4UO Ul09 • IU 
MHIIAY CITY 10 4.00 1107 3002 nu 44154 • • 
ltOI&LLE IOitO. 0 4.33 uu 2450 llU UU4 0 0 
ROSELLI PAIUI 1011:0. .. ·" uss 2057 ... 47701 0 0 
SCOTCH PLAINS TWP. .. •. u ... IOU ... 140U ... 0 
SPRINGFI&I.D fliP, 10 o.oo 1111 ,.4 , .. 5:15U 0 • SUtiiJT CITY 121 5.33 1423 32" 1074 73110 • 0 
UIIOII Tllf, .. , 11100 1457 4235 3111 41t31 .. '" IIESTrU:LO TOIIII .. 4.00 .,, 4410 1179 73431 • 0 
IUNFIILO TW. I o.oo 4 ,, 411 31112 

MARiti EN 

\ 
ALLAMUCHY TIIP. I ·" " 135 •• 11921 • 
ALPHA IOJlO. 10 o.oo 101 475 117 37931 . 0 

IILVJDIRE TOifN 0 o.oo 131 •• 4 173 31052 
ILAIItllf'OIIN TNP. • o.oo ' "' 141 57511 • • 
FIWUlLIN ftfP. • 0,00 • 311 .I !UI02 , 0 
FIIII:LIIICHUYS!N TIIP. • o.oo • U3 " 51131 0 0 
Cllii:WJCH TWP. " o.oo I 333 " 47931 •• 0 
HACJftTITOiftl TOWN .. ·" 

,. ... ... 43231 • 0 
HAII:DIIICR 'NP. • o.oo 0 Ill • 4ttU • • HMIDIY ftP, II ·" 0 "' 40 47905 " .. 
HOPI ftlf, • o.oo 0 201 " 573141 • • 
INDIP&NDIIIC& TIIP. I o.oo 210 ,, 107 49775 • 40 
JIIOILI'OII Ttll'. I .33 I "' 45 415:115 0 0 
LIIIIIITY ftP, 0 o.oo u 214 .. 13101 0 • LOfA'ICOIG ftlll. 11 o.oo 47l 301 .. liltS " 40 
MAMIFIILD Tiff, u 1.JJ U73 303 134 413150 0 0 

oxroRD "''· 0 o.oo II 321 •• 410110 0 11 
PAIIAQUAUY ftlll. 0 o.oo 0 . .. 4 lUSt 0 0 
PHILLIPIIUIC TOWII 0 ,II It! 3110 1210 30011 • • POHA'fCOIIQ ftlf, II o.oo , 411 •• 44120 0 0 
IIAIHIIIGIOII ~RO. ll o.oo ... ll1C "' 40153 • • 11AIIIIIIaf01f TIIP. " .33 II 402 .. snu II 
IIKttl !WP, I J,U .. , 310 " 449241 0 
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TECHNICAL APPENDIX B 

Estimating Undeveloped Land in New Jersey Using 

Thematic Mapper Satellite Data, 1990 

Census Data and the TIGER Files 

Teuvo M. Airola 

James Gasprich 

Cook College Remote Sensing Center 

Rutgers University 

Introduction 

The Council on Affordable Housing (COAH) has been 
required to develop fair share housing allocations for low 
and moderate income families for municipalities state-wide. 
The development of these allocations is based upon a 

. number of factors including the amount of undeveloped 
land available within each region. · 

The conversion of land in New Jersey from undeveloped 
to developed status is a complex, dynamic process. Tradi­
tional methods of estimating land cover that rely on exten­
sive field survey and mapping and the manual interpretation 
of aerial photography are both extremely expensive and time 
consuming. Developing reliable state-wide estimates of 
land cover, including land categorized as developed or 
undeveloped, in an extremely short time frame required the 
use of automated and computerized techniques. 

Given these constraints, the Cook College Remote 
Sensing Center (CCRSC), Rutgers University, served as a 
consultant to COAH to develop these state-wide estimates. 
A number of types of digital information were used in this 
process. The analysis relied upon a combination of image 
processing and geographic information system (GIS) tech­
niques to generate estimates of the amount of undeveloped 
and developed land present in the state of New Jersey. 
Simply put, geographic information systems are: computer 
hardware and software systems that allow the efficient, rapid 
development of a spatial data base and that permit the 
analysis of this information in an objective, automated man­
ner. 

Overview of the Methods Used in the Analysis 

As stated above, image processing and GIS techniques 
were used to generate land cover estimates for the state of 
New Jersey. The ERDAS image processirig and ARC/ 
·INFO and GRASS GIS software packages were used in the 
development of the data base and subsequent analysis. The 
following represents an overview of the methods that were 
used and provides a description of key terms and concepts. 
A more extensive, technical description of the process is 
provided in the Methods and Procedures section of this 
report. 

The GIS data base that was developed for this analysis 
contained the following data layers: 

5:93 App. B 

(1) Landsat Thematic Mapper digital data providing 30 
meter coverage of the entire state; 

(2) US Department of Commerce 1990 Census of Pop­
ulation and Housing information and the associate digital 
TIGER files; 

(3) Municipal, county, and state digital boundary files 
obtained from the NJ DEPE; 

(4) Planning area digital boundary files obtained from 
the State Planning Commission; and 

(5) Pineland Management Area digital boundary files 
obtained from the NJ DEPE. 

Satellite digital information has been used extensively in 
this country and throughout the world to monitor the 
environment in a cost effective, timely fashion. Landsat 
data has been used for a number of applications, including: 
identification and monitoring of agricultural crops, forest 
monitoring and disease detection, coastal zone monitoring, 
and for the generation of land cover information. Satellite 
data is the only spatial data providing complete coverage of 
New Jersey that is collected in a regular, systematic manner 
and that can be used in an unbiased way to generate 
consistent land cover information. 

Landsat Thematic Mapper (TM) satellite data was select­
ed by COAH as the best available information for the 
development of the fundamental land cover data layer for 
the GIS data base used in this analysis. TM data is 
acquired by a U.S. satellite system operated under the 
control of the EOSAT Corporation and is available in 
digital format. The digital data consists of spectral informa­
tion that represent the amount of light (i.e. electromagnetic 
energy) reflected from a portion of the earth's surface in 6 
narrow spectral bands a.nd a 7th channel or band that 
represents radiated heat. 

This spectral information is collected for pixels having a 
30 meter ground resolution, with the exception of the 
thermal channel which has a 120 meter ground resolution. 
Thus, the satellite data used in this analysis has an inherent 
spatial resolution of 30 meters; however, each 30 meter 
pixel is classified into a land cover class based upon its 
spectral signature. 

The processing of Landsat TM data to yield a thematic 
land cover map required a number of steps. The digital 
data was first formatted to provide coverage of the entire 
state and then processed to generate a desired classification 
map. The classification map produced through this process 
aggregates land cover into two classes-undeveloped and 
developed. Undeveloped land was defined for the purpose 
of this study as land presently vacant, being forested, open, 
or in an agricultural use. Developed land was defined as 
land that is either presently developed or land that may 
comprise a surface water body. 
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It is important to understand that the information derived 
from the TM satellite data represents land cover estimates 
and not land use estimates. The crucial difference between 
these two concepts relates to the inherent use of satellite 
data to generate land cover information (e.g. existing land 
cover, such as forest, grassland, built-up, or water classes) 
and not land use information (e.g. existing commercial land 
uses, such as a shopping center, versus an office building 
complex, or a manufacturing complex). Implicit in this 
distinction is the fact that the roof of a large commercial 
building may have the same spectral signature as that of the 
roof of an industrial plant, manufacturing facility, or ware­
house. Consequently, the machine processing of the satel­
lite data cannot be used to make these types of distinctions 
between land cover types at this level of analysis. 

This distinction is of great importance in interpreting the 
results of this analysis. One of the problems associated with 
generating land cover estimates for New Jersey was the 
discrimination of residentially developed land from undevel­
oped land. This problem was most apparent in urban and 
suburban areas where either street tree and residential 
landscape plantings have created a landscape that has essen­
tially a closed forest canopy or where residential housing 
units have been constructed in forested areas and the forest 
canopy remains substantially intact. 

Given the 30 meter spatial resolution of the TM data, 
these areas would have been subjeCt to misclassification as 
being forested or undeveloped if this were the only informa­
tion available. This problem was addressed through the use 
of the 1990 census data and the TIGER files to identify 
areas that, although they may appear forested or undevel­
oped based upon their spectral properties as determined 
using TM data alone, can be considered to be developed 
based upon the density of housing units present. A more 
complete description of the processing of the census data 
and the use of the TIGER file spatial information is provid­
ed below. 

Following the generation of a land cover data layer using 
the TM digital satellite data and a housing density data layer 
derived from the 1990 US Census data and associated 
TIGER files, the GRASS GIS software was used to deter­
mine the amount of developed and undeveloped land pres­
ent state-wide. The tables that were developed provide 
estimates by county and by municipality and were cross 
classified by both the State Planning Commission's Planning 
Areas and the COAH housing regions. The results repre­
sent repeatable, unbiased estimates of undeveloped land 
throughout the state and multi-county regions. 

.COMMUNITY AFFAIRS 

Methods and Procedures 

Landsat TM Image Processing 

Inorder to generate land cover estimates for New Jersey, 
relatively cloud free Landsat Thematic Mapper (TM) data 

. was required. The Thematic Mapper sensor onboard the 
LANDSAT platform acquired three cloud free images for 
Path 14, Rows 31, 32, and 33 on March 17, 1991. These 
scenes were acquired from EOSAT and provided data for 
the entire state. The ERDAS image processing and GIS 
software package was used for the satellite image processing 
and classification procedures. 

Digital data providing complete coverage of the state was 
extracted from the delivered computer compatible tapes 
(CCTs) and stored in ERDAS format. The entire digital 
satellite data set for New Jersey had an approximate size of 
300 Megabytes (Mbs), which would have been difficult to 
process as one file. A decision was made to divide the state 
into upper and lower regions to facilitate storage and pro­
cessing. This division also corresponded to the approximate 
physiographic boundaries for the state with the upper region 
covering the Highlands, Ridge and Valley, and Piedmont 
provinces to the north, and the lower region covering the 
Coastal Plain to the south. It was also felt that this division 
would aid in the determination of land cover classes, since 
vegetation and landscape types vary significantly between 
these groups of provinces. 

The upper and lower subsets were created through the 
merger of the three corresponding scenes. Thematic Map­
per scenes contain a certain amount of overlap to assure 
that continuous coverage of a specific geographic area is 
potentially available for analysis. To accomplish this edge­
matching, the file coordinates in the images were changed 
so that the northern and southern edges of each scene 
corresponded to the edge or edges of the adjacent scene. 
An ERDAS utility was then used to patch the files together 
and remove areas of overlap which produced two seamless 
subsets. 

Display of the upper image revealed that snow cover was 
present at higher elevations. Visual interpretation of the 
snow covered areas in the imagery, as well as an examina­
tion of existing maps and orthophotography, revealed that 
many of these areas were primarily forested, but this obser­
vation had to be verified using digital data. The Center 
image library contained cloud free Thematic Mapper imag­
ery that was collected on August 15, 1988. It was deter­
mined that this data would be acceptable for generating the 
land cover for areas covered by snow in the March 17, 1991 
imagery. 
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In order to eliminate the snow covered areas in the 1991 
imagery and substitute the data from the 1988 imagery, a 
file was created that served as a mask for both data sets. 
The 1991 scene was displayed on the graphics device, and 
the analyst, using an ERDAS utility, visually interpreted the 
spatial distribution of the snow covered areas, digitized the 
boundaries directly on the screen, and then stored these 
results in a vector file format. The 1988 data was then 
coregistered to the 1991 data, so that file sizes between the 
two scenes would be identical and have matching pixel 
coordinates. Since the digitized snow boundaries were 
stored in vector format, this file was converted to a raster 
file for use as a mask for each data set. -This mask was then 
used to cut out· and eliminate the snow covered areas in the 
1991 scene, which were then replaced with the correspond­
ing data from the 1988 image. 

A classification was performed independently on each of 
the three data sets: the masked upper region of the 1991 
scene, the masked "replacement" portion of the 1988 imag­
ery, and the lower region of the 1991 scene. Through an 
iterative process, the number of clusters, or training sam­
ples, that were derived from each data set varied between SO 
and 100. These clusters were then input into a maximum­
likelihood classification algorithm. The land cover types 
that each of the classes represented were then determined 
using a combination of visual interpretation of the satellite 
image as well as 7Yz minute quadrangle maps and orthopho­
tography. Each class was collapsed into one of six possible 
land cover types for this application: forest, nonforest vege­
tation, developed, bare or barren, water, and cloud. 

An accuracy assessment was then developed for each of 
the classified data sets. An ERDAS utility was used to 
generate 100 random points for each file, which were then 
displayed on top of the corresponding image. The land 
cover category for each random point was then interpreted 
using the raw digital image and the associated aerial and 
orthophotography. The results of the interpretation from 
each of the three files were combined and then compared to 
the results obtained from the computer classification in the 
form of an error matrix. 

Analysis of the results indicated that the classification 
produced a map having an overall accuracy of approximately 
86 percent. Within each land cover class the results varied· 
from 100 percent for the barren and water categories to 78 
percent for the built-up/developed category, 81 percent for 
the vegetated non-forested category, and 88 percent for the 
forested category. 

Analysis of the US 1990 Census Data and Use of the TIGER 
Files 
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The U.S. Census Bureau released the post-census TIGER 
files and the congressional redistricting (PL94-171) data 
early in 1991. The PL94-171 data contained the total 
number of persons and housing units for each census block. 
By linking these two data items and their spatial distribu­
tion, the CCRSC processed and developed in a georefer­
enced, digital format, a file containing the population and 
housing unit densities for each census block for the state of 
New Jersey. This file was then used to develop a housing 
density data layer or mask that was used to map areas 
having a housing density greater than a specific density 
threshold. In order to qevelop a suitable masking file using 
the housing density information available from the census 
data, housing density masks having densities of 0.5 units per 
acre (i.e. 1 unit per 2 acres), 1 unit per acre, and 2 units per 
acre were created and evaluated. 

Selection of the Housing Density Mask Threshold 

Selection of. an appropriate threshold residential housing 
density for this study involved an evaluation of the use of a 
range of housing densities. As indicated above, the TIGER 
files and the 1990 census block data were used to calculate 
housing density by block for the entire state at densities of 
0.5, 1, and 2 units per acre. The effectiveness of these 
housing density thresholds was evaluated for municipalities 
throughout the state. As an illustration of the methods that 
were developed, the results obtained for Highland Park and 
Piscataway Township, Middlesex County, are discussed be­
low. 

Highland Park is a typical, relatively small (i.e. 1,236 
acre), older suburban community retaining little undevel­
oped land, but one having a relatively high population and 
housing density. Residential landscaping and street tree 
plantings have over time created a community that from the 
perspective of space and using the information available 
from the Thematic Mapper satellite system appears substan­
tially forested. Piscataway Township, in contrast, is a rela­
tively larger (i.e. 12,185 acres), developing municipality con­
taining a greater diversity of land use activities including 
residential areas of varying housing density, commercial' 
areas, agricultural land, forested land, and a portion of the 
Rutgers University campus. 

The definitional problems of land cover versus land use Table 1, Developed versus Undeveloped Land Cover 
were described above and in this project were most readily Estimates Using Housing Density Information, provides a 
apparent when mapping residentially developed land. Resi- summary of the results of this analysis. The results clearly 
dential land is frequently a mixture of different land cover indicate that the TM digital data, if used alone, would result 

· types (i.e. forest, agriculture, and built-up categories). in an under estimation of the amount of land classified as 
When the spatial resolution (i.e. pixel size) of the digital being developed in residential areas where tree cover is an 
information that is being used to produce a land cover important component of the spectral information that is 
classification is relatively course (i.e. 30 meters), the fine 
scale combination of intermixed land cover types common recorded by the satellite. In contrast, the results indicate 
to a residential neighborhood produces a mixed spectral that census data can be effectively used to derive residential 
response, and makes different types of residential land housing density information that can greatly reduce this 
. difficult to detect using satellite data alone. fotential problem of misclassification. 
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The results (see Table 1) indicate that the undeveloped 
land cover estimates derived from the TM data are signifi­
cantly reduced through the use of the housing density 
information. In the case of Highland Park, the percentage 
of land classified as being undeveloped decreases from 31.9 
percent when using the TM information to a low of 6.8 
percent when using the 0.5 unit per acre density mask. This 
pattern is repeated for Piscataway where the estimated 
percentage of undeveloped land decreases from 56.8 percent 
when using the TM information to a low of 37.1 percent 
when the 0.5 unit per acre density mask is used. 

The results reflect the degree to which Highland Park is 
in fact a highly developed community with little land re­
maining for potential development and· within which resi­
dential development has taken place at a relatively high 
density. In contrast, the results for Piscataway reflect a 
different pattern of development within this community and 
the existence of a significant amount of undeveloped land 
even when housing density information is used to improve 
the accuracy of the estimate of remaining undeveloped land. 
After examining the data for these and other municipalities, 
it was decided that the 0.5 unit per acre density threshold 
yielded the most accurate estimates of undeveloped land. 

Processing of the Remaining Digital Boundary Files 

Digital boundary files for municipalities or minor civil 
divisions (MCDs), the term used for municipalities in New 
Jersey by the US Census, counties, and the state were 
obtained from the NJ Department of Environmental Protec­
tion and Energy (DEPE). These files were used to main­
tain consistency with existing estimates of the total amount 
of land within the State, counties, and MCDs. The vector 
boundary files were converted to raster format as an addi­
tional data layer in the GIS data base used to develop the 
estimates of land cover. 

Digital boundary files for the state planning areas were 
obtained from the State Planning Commission and convert­
ed from vector to raster format and also added as a data 
layer to the GIS data base. Digital boundary files for the 
Pinelands management areas were obtained from the Pine­
lands Commission for land within the Pinelands region and 
converted from vector to raster format. 

Calculation of Adjusted Developed and Undeveloped Land 
Following the processing of the TM digital data, the 1990 

US Census data and TIGER files, the MCD, county, and 
state boundary files, the state planning region boundary 
files, and the Pineland management area boundary files; the 
GIS data base required to estimate developed and undevel­
oped land was completed. Following the development of 
this data base, the GRASS GIS\software package was used 
to calculate the amount of developed and undeveloped land 
within each MCD by planning area. The results were 
output in machine readable format and used in the calcula­
tion of housing allopation numbers by COAH and its consul­
tants. 

COMMUNITY AFFAIRS 

Summary and Conclusions 

Estimates of developed and undeveloped land were calcu­
lated for New Jersey using land cover information derived 
from Landsat TM digital data. Further refinement of the 
estimates of undeveloped land was accomplished through 
the use of the 1990 US Census data to eliminate land that 
could be characterized as developed based upon existing 
housing density at the block level. 

The estimates that were derived through this process were 
designed to be consistent state-wide estimates that could be 
used to establish reasonable regional shares within each 
housing region for each New Jersey municipality. It is 
believed that the resulting estimates are the best available 
and the data created represent a valuable planning tool for 
government, non-profit, and private sector entities at the 
state, county, and local levels. 

Table 1. Developed versus Undeveloped Land Cover Estimates Using 
Housing Density Information. 

Municipality 
Highland Park Piscataway 

acres %total acres %total 
TM land cover 

undeveloped 394 31.9% 6,921 56.8% 
developed 842 68.1% 5,264 43.2% 

TM with a 2 unit/acre mask 
undeveloped 200 16.2% 6,009 49.3% 
developed 1,036 83.8% 6,176 50.7% 

TM with 1 unit/acre mask 
undeveloped 91 7.4% 5,309 43.6% 
developed 1,145 92.6% 6,876 56.4% 

TM with 0.5 unit/acre mask 
undeveloped 85 6.8% 4,515 37.1% 
developed 1,151 93.2% 7,670 62.9% 

Total land cover 1,236 100.0% 12,185 100.0% 

Note: The TM land cover estimates include the total acreage of land 
classified as vacant using the digital satellite data. 

APPENDIX C 

STRUCTURAL CONDITIONS SURVEY 

The Council on Affordable Housing (COAH) has estimat­
ed the number of substandard housing units occupied by low 
and moderate income households in each municipality, by 
employing census data. This estimate is called the munici­
pal indigenous need. COAH recognizes that its estimates 
may be high or low. Therefore, COAH has devised a 
survey for any party in COAH's process to present data to 
COAH that may be used to alter the census-generated 
indigenous need estimates. 

The survey requires an exterior inspection to determine if 
a housing unit is substandard. It then provides for the use 
of census data to estimate the number of substandard units 
occupied by low or moderate income households. 
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In developing the exterior survey, COAH has divided the 
exterior structure of a building into seven components: (1) 
foundation; (2) rails, steps, stairs, porch; (3) siding and 
walls; (4) windows and doors; (5) eaves, soffets, gutters, 
leaders; (6) roof and chimney; and (7) fire escape. The 
foundation, siding and walls and roof and chimney are 
considered major systems. The remaining components are 
considered minor systems. Each system is to be ranked as 
good/excellent or fair/poor. Definitions are provided to 
guide the exterior inspection in Appendix A. 

If one major system is determined to be fair/poor, the 
structure and all housing units within it are considered 
substandard. If two or more minor systems are determined 
to be fair/poor, the structure and all, the units within the 
structure are considered substandard. 

The survey can be conducted from the street, and, in most 
cases, there will be no need to step on to the property. A 
view of the front of the structure, its two sides (one side of it 
is semi-detached) and a portion of the roof should provide 
sufficient information to complete the' survey. 

The Structural Conditions Survey shall be performed . by 
individuals who are licensed to perform building and/or 
housing inspections who have received training from COAH 
on the implementation of the survey. Additional COAH 
training may be substituted for a building and/or housing 
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inspection license. COAH will offer training periodically on 
how to conduct this survey. 

There may be some areas of a municipality which can be 
excluded from the survey. Subdivisions constructed after 
1980, areas of very expensive homes, and neighborhoods 
that the local housing/building inspector believes are trouble 
free are examples of such areas. All surveys submitted to 
COAH will be checked by COAH staff with special atten­
tion paid to areas of the municipality not surveyed. 

The exterior survey should yield an estimate of substand­
ard units within the municipality. To estimate the number 
of substandard units occupied by low and moderate income 
households, the Council will rely on census information that 
is available from the Public Use Micro-Data Sample 
(PUMS). This data allows COAH to match household 
income to the census information COAH uses to estimate 
the indigenous need. The census has divided New Jersey 
into over SO PUMS areas. Therefore, the data are sensitive 
to the different housing stocks found within the State. 

As an example, let us assume that a municipality performs 
the exterior survey and finds 100 substandard units. Let us 
also assume that the PUMS data indicates that 82 percent of 
substandard units (within the geographic area defined by the 
PUMS) are occupied by low and moderate income house­
holds. Therefore, the survey results indicate that 82 low or 
moderate income households are living in substandard hous­
ing units. 
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RESIDENTIAL BUILDING COMPONENTS 

1. EXCAVATION 17. FLUE LININil 33. DRAINAGE TILE 
2. SILL PLATE 18. CHIMNEY 34. WALL FOOTING 
3. BASEMENT WINDOW 19. ROOF SI-IINGLES 35. GRAVEL 
4. FLOOR JOIST 20. GUmR 38. CONCRm SLAB 
5. SHOE PLATE 21. FACIA 37. COLUMN FOOTING 
8. STUDS 22. DOWNSPOUT 38. PIPE COLUMN 
7. DRYWALL 23. SHUTTER 39. EXPANSION JOINT 
8. PLATE 24. WINDOW 40. GIRDER 
9. CEIUNG JOISTS 25. WALL SHINGLES 41. SUB-FLOOR 

10. RAFTERS 28. BUILDING PAPER 42. FINISH FLOOR 
11. COLLAR TIE$ 27. WALL SHEATHING 43. ATTIC INSU.LATION 
12. RIDGE RAFTER 28. FIRE STOP 44. SOFFIT 
13. ROOF SHEATHING 29. DAMPPROOFING 45. CEIUNG STRAPPING 
14. ROOF FELT 30. FOUNDATION WALL 48. WALL INSULATION 

15. RIDGE SHINGLES 31. BACKFILL 47. CROSS BRIDGING 
18. FLASHING 32. DRAINAGE STONE 48. BULKHEAO STAIRS 
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STRUCTURAL CONDITIONS SURVEY 

RATE COMPONENT: GOOD/E)(CELLENT = 0 

DATE: 

FAIR/ POOR = X 
:S1J.BJI.£YOR_: 

===-=-==::-:------------,;-----:--:-----:--:-:-:--=~---n----,.----·---------- ... 
STREET: COMPONENTS 

.., . ONE. X'AND TWO l(.$ ANI> 
!:: STIWCTURE STRUC.TURE 

u.::r: IS D£FICIENT IS 0EFICI£NT 
o:~ r ' I ·~ 'Tl!t"· ~~-:r·~ 
a:\5 ~ ~).; .IIJ ..,:tct:~ Q,. 

'~ ~~~ -~ "" ld! ~ <: ~~ "~~§ ol ~ u 
~ al ... ~~~ ~ .,";;;-Ill ~ u :f~ z l&.~ Q ' ~ -;;;-~ 0 1-

~ ~~ 
0- zQ g~e; IU 

ADDRE~S 
-.1 0 :>); 

.~~ 
o::c 

ii~ ~ ~~ 
cr 

co -'. :Z.Q Q:IV, G:l 

r--t---t--H---+--------···-·····---·--------..... 
.. ... .. ------· __ ,_ --------- -------- --·-·tt---t--1---1---1· ------· ............... _. _______ ~-

"·---------·- ....... -- -- -----f---- ------- -----·- ......... .. --··---·---··---············· ·-

I 
------·-t··-j·--+--H--+-+-·-t+--f---· .... ___ ----- ---- ----------. ----------

1 . ____________ .. __ ....... +--- --- --- --- ·----- ---tt---t----11--t--H---+---------
i 

------------------~- ---- ---.. --.r---- --··-·· ----... ·-·-. --.............. . 

DEFINITIONS FOR STRUCTURAL CONDmONS 

The following relates to structural components of a resi­
dential building. Refer to the attached diagram for compo­
nent identification. 

Excellent to Good-The condition of the component is 
like new or requires standard maintenance. 

Examples: 

Foundation-The component may need minor re-painting 
and/or paint or the removal of shrubs or vines to protect it 
from deterioration. 

Handrails, Steps, Stairs., Porch-A component or compo­
nents may Iieed paint and/or re-nailing or tightening. 

Siding and Walls-The components may need light scrap­
ing and painting and/or re-nailing of loose siding. 

Windows and Doors-The components may need light 
scraping and painting and appear to be operational. 

Eaves, Soffets, · Gutters, Leaders-The components may 
need light scraping and painting. Gutters may need realign­
ment. Leaders may need re-attachment. 

Roof and Chimney-No immediate repair is needed on 
the roof. The chimney is straight but may need minor re­
painting. 

Fire Escape-The component may need scraping and 
painting and is properly functioning. 

Fair to Poor-The condition of the component requires 
immediate maintenance, repair or replacement. Further 
deterioration may adversely affect other exterior and/or 
interior components. 

Examples: 

Foundation-The component needs re-painting, replace­
ment of some stones, brick or blocks or some rebuilding due 
to: loose, broken or missing bricks or block; missing mor­
tar; excessive cracks in the masonry *; deterioration of 
masonry surface; pargeting pulling away; sinking; or being 
out-of-plumb. 

Handrails, Steps, Stairs, Porch-The components need 
replacement of boards, risers, joists, rafters, and/or beams, 
etc. due to: sagging; broken or unsound supports; a sinking 

(. * Excessive cracks can mean multiple cracks affecting structural integrity or a crack or cracks as wide as '/1 inch. 
\ .. ...._~/ 
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or structurally unsound foundation; broken, missing or rot­
ted boards; missing or unsound railings or balusters; bro­
ken or missing trim; missing mortar in the masonry or the 
masonry being generally deteriorated; excessive cracks in 
the masonry "'; or worn steps. 

Siding and Walls 

Brick-The component needs re-pointing, spot replace­
ment, reconstruction, etc. due to: sagging; bowing; being 
out-of-plumb; excessive cracks in the masonry"'; missing 
bricks or missing mortar. 

Stucco-The component needs patching, spot replace­
ment, or reconstruction and painting due to deteriorated 
surface, cracks, holes, water damage, or bowing. 

Wood-The component needs patching, spot replacement, 
or reconstruction and painting due to sagging, bowing, being 
out-of-plumb, rot, water damage, loose boards, cracked or 
broken boards. 

Siding-The component needs spot, area or total replace­
ment due to broken or missing siding. 

Windows and Doors and Related Trim (Exclusive of 
Storm Doors and Windows) 

Windows-The component needs putty or new glass. 
Other indicators of a fair/poor component include: missing 
or broken trim; missing or broken sill; a frame or sash out 
of square; rotted wood; and/or inoperable windows. 

Doors-Indicators of a fair/poor door include: broken 
glass; a frame out of square; missing or broken trims; 
interior grade doors being used as exterior doors; rotted 
wood. 

Eaves, Soffets, Gutters, Leaders-Indicators of a fair/poor 
component include: broken or hanging sections; holes, rot 
leakage and/or missing sections; significant deterioration; 
or animal infestation. 

Roof and Chimney 

Roof-The component needs moderate scattered shingle. 
replacement, area replacement or total replacement due to: 
sagging; exposed paper or sheathing; hole(s); curling of 
shingles; blistering of rolled roofing; cracked shingles; 
missing shingles; rusted metal roof; and/or leakage. 

Chimney-The component needs partial or total recon­
struction due to: sinking; being out-of-plumb; excessive 
cracks "'; loose, broken or missing bricks; missing mortar; 
deteriorated surface and/or lack of a flue. 

Fire Escape-The component needs significant physical 
repairs or replacement and/or is not fully operational. 

TECHNICAL APPENDIX D 

The Cost of Providing Infrastructure 

Application: The Cost of Providing Infrastructure 
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I. Purpose 

The purpose of this study is to provide an approach to the 
development of financial evaluation forms to be used by the 
Council on Affordable Housing and the Department of 
Community Affairs. This form will provide the necessary 
data to review whether necessary capital expenditures to 
support proposed inclusionary housing development obli­
gations would result in "prohibitive costs" to the respective 
local jurisdictions. 

Study Approach 

The approach taken to accomplish the study's objective is 
to first present the theoretical background and analytical 
approaches that have been used to measure prohibitive costs 
from the perspective of a community's financial capacity. 
The infrastructure costs are limited to water and sewer 
systems only. 

Section III presents the data requirements needed to 
measure prohibitive cost and a discussion of indicators that 
provide a perspective on municipal and financial conditions 
and status. · 

Section IV includes a series of worksheets that make up 
the financial evaluation form. These worksheets provide 
information on municipal taxes, demographic and statistical 
data employed to calculate indicators of economic vitality, 
revenues/expenditures, income data on water and sewer 
enterprise funds, rates charged to users of each water and 
sewer service system, wastewater system costs, and costs per 
household. 

Section V presents comparative data on which to make an 
evaluation of prohibitive costs against generally accepted 
industry standards. These standards are drawn from 
Moody's Investors Service selected indicators of Municipal 
Performance for 1985. 
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II. Assumptions and Suggested Analytical Approach 

The service area and the type of financing, general obli­
gation, revenue bond, special district or tax increment fi­
nancing will have a direct bearing on who bears the burden 
of the system costs. A general obligation bond or a revenue 
bond supported by general property taxes or user charges 
from an entire jurisdiction has the broadest distribution of 
cost impacts. An improvement district or tax increment 
financing district with assessment or "impact fees" levied 
directly against the properties who benefit from the new 
system costs has more narrow cost distribution effects. The 
boundaries of . the service area and the method of revenue 
generation to pay for the project financing must be explicitly 
defined. · 

A municipality's ability to pay for the new infrastructure 
will depend on a judgment as to whether or not its indica­
tors of financial condition indicate "fiscal stress" will result 
from the added community expenditure. These indicators 
are objective in nature as described in Section III below and 
should be judged against the standards of the financial and 
debt ratios presented in Section V. Generally, a community 
with poor financial and debt ratios that are below the 
median ratios are strong candidates for a jurisdiction likely 
to experience "prohibitive costs" from the new infrastruc­
ture. These are generally communities with the lowest 
investment grade or below investment grade ratings from 
national rating agencies (Moody's, Standard & Poor's and 
Fitch). 

Many tax-exempt municipal bonds and notes are given 
ratings to indicate their degree of creditworthiness security 
from risk or default. Three major national rating agencies 
analyze the municipal authorities issuing bonds. They are 
Moody's Investors Service, Standard & Poor's Corporation, 
and Fitch Investors Service. (Moody's and Standard & 
Poor's also will rate short-term issues.) Small issues of 
municipal bonds and notes are often sold without a credit 
rating. 

Creditworthiness 
Prime (highest quality debt) 
Excellent 
Good 
Average 
Fair 
Poor 
Marginal 
Default 

Moody's 
Aaa 
Aa 
A 
Baa 
Ba 
B 
Caa 
c 

Standard & Poors 
and Fitch 
AAA 
AA 
A 
BBB 
BB 

B 
D 

Bonds rated between prime and average are considered 
"investment grade" by banks and conservative investors. 
Those rated below average are considered "speculative" by 
the same investors. 

• See Karen M. Seidel "Oregon Municipal Fiscal Indicators," Bureau 
of Governmental Research and Service, University of Oregon, October 
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In addition, Standard & Poor's has added plus and minus 
signs to the ratings of certain securities in order to differen­
tiate between stronger and weaker credit ratings. This was 
done because there were so many bonds in each category. 
Similarly, Moody's adds a number one to the ratings of 
bonds that possess the strongest bonds in a category. For 
example, the strongest bonds in the Aa category are rated 
Aal, the strongest bonds in the A category are rated Al, 
and the strongest bonds in the Baa category are rated Baal. 

Consistency of Standards 

It is recommended that the same standards of "prohibi­
tive costs" be used by the Council on Affordable Housing, 
Local Finance Board, and Department of Environmental 
Protection in their evaluation of each community. 

Limitations 

The limitations of these suggested approaches are the 
difficulties in synthesizing the municipal indicators into a 
single decision on prohibitive cost. These limitations can be 
overcome with more sophisticated analysis by developing a 
prohibitive cost index, perhaps with the technique of multi­
ple discriminant analysis of the indicators. This approach 
groups indicators into common dimensions of municipal 
financial capability which can then be classified according to 
high, average or low strength.* 

III. Data Requirements 

Accurate data is fundamental to accurate analysis. The 
selected indicators are based on techniques by credit and 
municipal analysts for evaluating municipal financial condi­
tion. 

In some cases, a particular data item may be simply 
unavailable or inappropriate, in which case it should be left 
out. In all cases, however, it is important that data be 
consistent during the period under examination. If account­
ing or recording procedures change from one fiscal year to 
another, adjustments should be made so that each year's 
data are comparable. · 

Data Requirements 

The data needed for analysis fall into four general catego­
ries: 

1983. 

e expenditure elements, 

e tax base elements, 

e revenue elements, and 

e demographics elements. 
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The. analysis of financial conditions is based on an exami­
nation of the trends and behavior of key indicators over 
time. Data are collected for the most recent five-year 
period for which information is complete. 

Data will usually be obtained from annual financial re­
ports and other accounting or reporting statements. A list 
of suggested sources appears in the Appendix. 

A. Economic and Social Factors 

Economic and social factors are of primary importance in 
assessing the creditworthiness of a jurisdiction. A strong 
economic base should enable an issuer to overcome some 
weakness in debt, legal and financial factors and to maintain 
a sound credit position. On the other hand, a weak or 
declining economy will demand that an issuer exert the 
utmost care in debt and financial management to protect 
creditworthiness. A strong credit usually shows greater 
than average economic diversity, wealth, and growth. Mea­
sures of economic base include total personal income, in­
come per capita, population changes, and changes in per 
capita income. 

Weaith 

A wealthy economic base will be indicated by above-· 
average per capita property values, personal income and 
wholesale and retail sales. Negative aspects here would be 
a high or rapidly growing proportion of the population at or 
below the poverty level or on welfare rolls. 

Growth 

A strong credit also requires a growing economic base, 
although not all growth is necessarily viewed as favorable. 
Extremely rapid growth based heavily upon speculative fac­
tors may lead to excessive build-up of debt and/or taxes 
which could prove unsupportable over the long run. While 
growth is not always a favorable sign, a decline in economic 
resources is viewed as a negative factor since it would be 
highly unusual for such a decline to be offset by a tapering 
of demands on the tax base. Growth rates in population 
should approximate the state and national averages. 

Population 

Population is a fundamental indicator of economic 
growth. Growth in population is associated with increases 
in retail sales and with growth in consumer-related jobs. 
Population increases attributable to migration are often 
additionally associated with construction and durable manu­
facturing job expansion as well as service sector expansion; 
particularly the components of business service, government 
and tourist recreation. Growth at faster rates than the 
national average indicates an increasing share of the U.S. 
market. Similarly, population growth exceeding regional 
rates indicates economic shifts within the region. 

Personal income 

COMMUNITY AFFAIRS 

Personal income is a powerful indicator of economic 
strength and viewed over time can reveal strong basic 
trends. Income is also a major fiscal resource of state 
governments and, therefore, is the standard against which 
debt and taxes are compared. If income is rising more 
rapidly than in the nation and/or region as a whole, shifts in 
economic base composition are a strong possibility. · Growth 
in composition can be expected as can groWth in govern­
ment revenues from sales and income taxes. 

Per Capita Income 

Per capita income below the national average can be both 
favorable and unfavorable. Low incomes. are associated 
with low quality public education and,. consequently, low 
skilled labor. Low level and limited scope of government 
services and a low debt burden also are associated with low 
per capita income. 

Total Nonagricultural Employment 

Total employment is a powerful analytic tool, but nonagri­
cultural employment is more useful for comparison. Rela­
tively high growth in nonagricultural jobs is a favorable sign. 

B. Debt Managemen* 

Debt factors have always played a prominent role in 
municipal credit both because of inherent importance and 
because debt figures are quantifiable measures which make 
inter-city comparisons easier than for other factors. Three 
key ratios traditionally used in the industry attempt to 
establish the size of a unit's debt, the burden this places 
upon resources, and the relationship between the servicing 
of this debt and the unit's overall revenues. In tum, each 
ratio can be viewed from three aspects in an attempt to 
weigh its importance in the unit's credit picture: (1) the 
absolute level of the ratio at that point in time as compared 
with traditional guidelines; (2) the level of the ratio as 
compared with ratios of similar types of local units; and (3) 
the trend of that ratio within the unit being reviewed.· 
Three additional ratios explored in evaluating an issuer's 
debt management policies relate to the rate of debt retire­
ment, the level of bond anticipation note debt and the level 
of the unfunded pension liability. Two other items which 
do not readily lend themselves to quantitative analysis but 
should be considered in debt analysis are (1) authorized 
debt and projected debt needs and (2) other significant 
unfunded debts and contingent liabilities such as leases. 

Debt Per Capita 

This ratio attempts to establish the size of the unit's debt. 
It is measured by dividing the unit's overall net debt by its 
population. Overall net debt is the total tax-supported debt 
of the issuer as well as its proportionate share of the debt of 
other governments which may tax residents of that commu­
nity. When this ratio reaches $1,000 or above, debt is 
considered as sizeable. 
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Debt/Estimated Full Value 

This ratio attempts to establish the burden which debt 
places upon resources, and is generally calculated by divid­
ing the unit's net debt by the estimated market value of its 
real property. A debt burden of 3 percent or below is 
generally considered low. One between 3 percent and 10 
percent is moderate. When the burden reaches or exceeds 
10 percent, it is considered heavy and must be closely 
examined to determine that it will not become unmanagea­
ble in the future. The heavier the burden, the closer the 
attention that must be paid to the trend of that burden, the 
issuer's physical plant and future borrowing plans. 

Debt Service/Revenues 

This ratio's purpose is to indicate the flexibility that the 
locality will have to meet debt service (and other fixed 
charges although they are not directly part of the ratio) if 
revenues were to decline. A ratio of 10 percent or less 
indicates that ample flexibility should exist to meet debt 
service. If the ratio exceeds this level, it may be explained 
by a rapid debt retirement schedule or a unit in which 
capital expenditures are unusually large in relation to oper­
ating expenditures. If neither is true, then the higher that 
ratio becomes, the more concern there is about the unit's 
ability to meet fixed charges if an economic downturn or 
some other unforeseen circumstances depress revenues. 

Direct Debt Due in Ten Years 

This measure indicates the amount of the issuer's long­
term debt which matures in ten years. Debt to finance a 
project should not extend beyond the expected useful life of 
the project. While each issuer's schedule must be viewed in 
terms of the types of long-term improvements being fi­
nanced, it is generally true that the more rapid recapture of 
debt incurring capacity places the issuer in a more flexible 
position. Any issuer which has less thai). one-third of its 
long-term debt maturing in ten years must be carefully 
reviewed as to the appropriateness of such a slow retirement 
schedule. 

C. Financial Management 

A healthy credit is marked by a consistently and realis­
tically balanced budget as reflected in the unit's income and 
expense statements, a cash surplus (cash and investments 
exceeding current liabilities) at the last balance sheet date, 
and maintenance of a manageable level of short-term oper­
ating debt. Other factors considered include the unit's tax. 
burden, level of tax collections, reliability of its revenue 
structure and growth rate of its expenditures. · A one-year 
deficit or drop in property tax collections may not be of 
particular concern if its origin is external (a national reces­
sion) and is resolved in a satisfactory manner and time 
period. However, if deficits persist over good and bad 
times, their causes must be examined closely. 

5:93 App. D 

Taxes 

Taxes are the largest source of government revenues and 
we are developing data to measure tax burden or the ratio 
of taxes from own sources to personal income. (Adjusted 
personal income excludes welfare transfer payments from 
state and local taxes.) Tax burden reveals the extent to 
which current levels of general revenue (excluding intergov­
ernmental revenue) limit the private use of personal income. 
High tax burden is viewed as a disincentive to private 
investment and can be an indication of excessive govern­
ment programs in the face of an unhealthy private economic 
sector. This measure should be studied along with the 
component data for revenues and personal income. 

Ratios used in evaluating financial management may be 
categorized under two areas: operating statement and bal­
ance sheet data and tax ratios. 

Average Annual Increase in Expenditures 

One of the most telling indicators is how rapidly an 
issuer's budget is growing. An increase in expenditures 
which exceeds growth in the tax base substantially over a 
period of time will usually indicate future credit problems. 

Direct Expenditures 

Direct expenditures are particularly revealing of the ex­
tent of government participation in the economy. If expen­
ditures are increasing more than revenues from own sources 
and Federal aid, increasing reliance on debt and/or account­
ing gimmicks is a possibility. Rising per capita expenditures 
may indicate broader scope and higher quality public ser­
vices, increasing welfare burdens and/or rising public em­
ployee compensation. Below average expenditures that 
show a sudden surge may indicate a shift to an urban 
economy characterized by high-skilled industries. Per cap­
ita figures facilitate comparisons among jurisdictions and 
within a state over time. 

Comparatively high levels of expenditures should be asso­
ciated with broader, better services, and some attention 
should be paid to apparent adequacy and delivery efficien­
cy-or lack thereof. 

Operating Surplus (Deficit) Revenues 

From the income and expense statement, it is ascertained 
whether revenues exceeded expenditures (operating surplus) 
or expenditures exceeded revenues (operating deficit). An 
operating surplus is considered favorable or comfortable. A 
large surplus is not necessarily looked for, as a particularly 
large one may even have negative connotations as to bud­
geting practices. An operating deficit of more than 5 
percent of revenues is of concern and must be further 
examined in terms of past year's performance, the reason 
for it (internal or external), and the plans to resolve it. 
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Accumulated Surplus (Deficit) Revenues 

From the balance sheet, the issuer's solvency is evaluating 
by measuring accumulated surplus or deficit. Generally, a 
surplus of any size may be considered satisfactory, though a 
substantial decline from the prior year is deserving of fur­
ther attention as to its implications for future budgets. 
Investigate the source of any deficit that has been allowed to 
accumulate in excess of 10 percerit of one year's revenues 
and examine the issuer's ability and plans to eliminate it. 

Effective Property Tax Rebate 

The effective property tax rate is an overall rate taking 
into account not only the property tax rate of the issuer but 
also those of all its overlapping tax jurisdictions. The 
effective property tax rate is the tax rate on true or market 
property, thus allowing for comparisons with other units. A 
problem exists in using this indicator due to the diversity in 
revenue structures. However, it is useful in comparing like 
units within a specific state. 

Tax Delinquency Ratios 

The property tax collection record is important because 
some issuers depend heavily upon property taxes; for virtu­
ally all issuers, the tax is the budget-balancer; and, because 
it is one of the best measures of willingness to pay. Two 
ratios are primarily utilized. The first measures the collec­
tions from the current year's levy against the gross levy for 
that year. The second measures current collections and 
collections from prior years combined against the current 
levy. 

• See Government Finance Research Center, GOVRATIO User's 
Manual, July 1984 and U.S. EPA, Office of Water Programs, Financial 
Capability Guidebook, March 1984. 

COMMUNITY AFFAIRS 

IV. Financial Evaluation Forms 

A series of worksheets are presented with instructions on 
how to fill them out.. The eight worksheets are based on 
the indicators of financial condition as follows:. · 

e Worksheet # 1-Behavior of Municipal Tax Base 
and Tax Revenues 

e Worksheet # 2-Expenditure Information 

e Worksheet # 3-Demographic and Statistical Infor­
mation 

e Worksheet # 4-Water and Sewer Enterprise Fund 
Information 

e Worksheet # 5-Water and Sewer Rates 

e Worksheet # 6-Total Estimated Annual Local 
Wastewater System Costs 

e Worksheet # 7-Annual Costs per Household 

e Worksheet # 8-Bond Rating and Debt History 

These forms are drawn from various publications of the 
Government Finance Research Center, Washington, DC.* 
Computer software is available at nominal cost to process 
and analyze these data. A data base should be created over 
time to facilitate comparative analysis between the subject 
municipality and New Jersey averages for each of the data 
measurements. 
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Wolladooot #I 

Since mony loc:ll ..,...mmenll are IUblllnllally supported by pmperty 
Ill revenua, Worksbeel #I is deslped 10 !rack lhe behavior of lbe 
111 bue 111d 111 revenua, llld 10 provide u indicalion of lhe juriodic­
licm'o 111 fleldbllily. 

(16), Alleamonl Rado (17) u 1 percen~ llld FuU Markel Volue (18) 
lhould be IVIIJabiO from lbo Aueuor'l Olllce. 

U your pwemmeal UIOI dlfreNnl 111 leviel for clllf...,nl daua of 
pmperty, you may cbaooe ellher 10 uae lbe dolo for oal)' lbe lupll 
- of property Ill 10rm1 of revenue or you -~ cak:ulaiO ...,... or 
weiahled •veraae dolo. If you ulecl oilber approoch oa lbe -aheo~ 
idoalify lbe -hod used 10 o11111r0 !bel dolo Ill subaequeal JOII'I il 
comparable. 

Property Tues Levied (14) llld l'lopeny Tues Recelvlble (15) obou1cl 
be reldlly 1¥1llable In lhe pemmen1'1 Combined Slolemenl of Re­
venueo, Expenclllureo, llld Chulpa Ill Fund llallllce. Alleued Volue 

Item 
Numllef 

••• 

u. 

"· 
17. 

II. 

DftcriptiDII 

Propeny Taa L.vy 

S..rce Docu~~~e~~ts 

Property Taaes 
Receivable 

S..rce Documents 

Aueued Value 

S..rce Documents 

Aueument Ratio 

S..rce Docullletlls 

Full Market Value 

S..rce Documents 

Worksheet tl 
Taa lnforNtiOII IAI 

AIIIOUnt lSI .,_ .,_ .,_ 
I I 

j I 
I I 

.J .I 
' 

I I 

.,_ .,_ 
I I 

I I 
J J 

.J .I • 

J l 

INtructiOIII:. I. Inter the total tor the OIIIOUM oS propeny ,. ... levied or llilled for uch 
yur. 

NOT IS: 

2. For •ell ,..,, enter the amount oS propeny ,. ... ouutandin& at.year's end 
a .... the aiiiOUnt uncollected for the )'Or oS the Jevyl. · 

Inter the AIHUed Value oS Taullle RMI Propeny. 

•• Inter the AIHIIINtlt Ratio U a percent • 

'· Inter tile Oltlmated full Cor truel market .. lue of taullle property. 

'· Malee a Illite oS the document name aNI 1101• numllef from which you 
ptllered the data. This will Hf¥0 u a reference if ,au need to •erify tile 
lnSonnatiOII and also will help en111re consistent Information in ptherina 
data to update the -lysis in future )'Drs. 

IS the Aueuecl Value or Full Market Value il $1,000,DOO,DOO or more, enter the 
a111011111 in $1000's. · 

For the Aueument Ratio, If )'011 heve different ratios for clifferent classes of 
property, use an Oltimated averaae ratio, 
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w--.c.n 
Worbbeet #Z lito tlWIIInet trendo in tbe ..._ of upendlturu 

ICfOII oil proarom~. Dlta for _.pte Capilli OUda,a (39), Debt 
SeMc:e (~). Shon·Tem lnterer.t (41), and Frinae Benefita (4Z) may 

be found bl lbe aovemment'l Combbled Statement of Revea- Expen· 
ditureo, and CIIIJIICI in Flmd llolance. Theae omounta are compared 
with Tolll l!llpendhur01 actuolly incurred (43). 

••• 
.o. 

••• 

42. 

Worksheet t2 
I~Pelllliture llller••i• ., 

.,_ Aallll ~iturea lllr ,,. 
. "- .,_ .,_ .,_ 

CIPIIII OutiiJI I I I J 
Source DlaiiiiiiiU 

Dlill SeniCit J I I I 
Source Deeullllllll 

hn•Titflll I I I I llllltrltll 

Source Dee11•nu 

Total lltpel'lllit- l I I I 
Source Deeu_,.u 

1. Fer MCII ,.ar, Dllt&in the total capital eiiPitl'llliturea for all fulllla .!!!£!!! 
er~te,iM lunda. IIIIer theM a111011nta Ill the "Capital OlltJara• line. 

Z. Fer •ell ,_,, Dlll&in the total f/1 all 111t111 ..,ice (jlrinclpal allll 111-
tere~tl ,.,111111111 frern all IOVItflllllltltal fulllla Ce•dude r.wenue boiiCI clelll 
.,,ice fllftdaJ. liner tfleM a-•• for he111 ,, D1111 Service. 

J. Silllilarlr, for all funds ••cep1 ltllterpriM·IJII!t fllftds, Dlltain the total 
Interest ll&icl an lhon•lltrlll INIII; .,,., tfllt a-.nl for •ell )'Or in 
llltlll x. 

•· obl&in the total .. pelllliturea an frin1e lllenefiu lrern all fuNis .. cept 
••erpriM fulllla 111111 ltlllltf for llltlll J'l, 
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w-......,, 
11111 -abeet II 111ed to 1110mble demoarlll!hic and statistical dsta 

employed to calculate lndlcaton of economic vhallty. If the value of 
Buildina Pcmill (66) and Buslnea Licenlel (67) is not available, tho 
raw number of permits and llconsoa luuod moy be used. Population (68) 

and Per Capital Income (69) may be OYailable f!ODI 1 local, ...,._~ 
or state plannina apncy; • local bank; or an economic development 
apncy. 1111 Colllumer Price Index (70) II available from the U.S. Bureau 
of Labor Statiltlca. 

..... 
Nulllller Delc:riptian 

"' .. llcli .. Perlllill 

Sollrce Docu-• 

"'· .. lineu LiceiiMt 

Sollrce Docu1111111 

"· Populatian 

s-rce Docu1111111 

"· Per Capila Inc-
Sollrce Docu1111111 

7'0. CPI 

Worksheet t3 
Demoaraptlic ancl s .. llllic•• lllfari!Wiian 

.,_ ,_ .,_ 
I J 

I I 

I J 

s Is Is 

I J 

.,_ .,_ 
I I 

I I 
' 

I I 

I s ls 

J I 
Sollrce Docu1111111 u.s. .,,.,u If Labor Sutillica-A-•1 Henclboolc If Labor Sutinica 

71. Mul'licipal EmpiOJIII I I J I 
Sollrce Docu1111111 

72. Non-Agrieul tural I I J I 
Total Dnolovment 

Instructions: 

I. For Item 66, enter number of building permits issued during each year. 

2. For Item 67, enter number of business licenses issued each year. 

3. For Item 68, enter estimaled population for each year. 

4. Enter estimated per capita income for each year for Item 69. 

5. Enter Consumer Price Index each year for item 70. 

6. For Item 71, enter the number of full-time equivalent employees each year. 

7. For Item 72, enter the covered employment figures drawn from New Jersey Covered Employment, NJ Department 
of Labor. 
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Worlllllool #4 the dearcc to which the enterprise II oelf.,upporliiiJ. However, oome 
oervicel subsidized by tho aeneral &OYOmment may Include "transfers 
in" In the calculation of srou re>enue; and oome profitable oerviceo may 
include "tranlfen out" in the calculation of grou expenses. To ensure 
that enterprise net income fiaurea are a compuable and accurate refioo· 
tion of enterprise activity, interfund traMfors, unless they repreoent 
paymen!J or receipll for aervicea pi'OYidod (for elllltlple, for shared 
merhead), should be eliminated from the cakulation of net income. 

11111 worksheet II 111ed to coUect Income data on water and sewer 
funds your jurisdiction may operate. Enterprise funds are those 
eatablilhed by a pemment to acoount for operatlonl In 1 manner 
aimUu to a private busineu, where it ia the intent to teCOYer the COlli 
of a service or facUlty throuaJt 111er charpl. Common enterprise activities 
include utUities (ouoh u water and sewer oervicel), parklna facUlties,, 
airpol'll, and tranlit systems. The ''Source Dep.~rtment'' area provides space for you to note a 

reference to the document (and perhaps the paae number) from which 
the data were taken (such u Annual Audit Repon; Sewer Enterprise 
Statement of Revenues, Elpenses, and Chanaes in Retained Elminp: 
etc.). 

llle names of the water and sewer enterprise funds chooen should 
be entered in the left-hand column of the worksheet. The net income 
for each year for each of tho oelected enterprise funds .11 onto~d in 
the appropriate column on tho worksheet GenoraUy, net mcomo 11 the 
difference between revenues and expensei and il intended to indicate 

I. 

2. 

), 

•• 
s. 

l'und 

Fulld 

l'ulld 

Fulld 

I' lind 

Worksheet t4 
lnterpriae I'UIICI IIIIDI'IIIItiOft !AI 

lnterpriae 1'11nd (Net I Income lSI ., - ., ··- ··-- ··-

Source Documents: It __ 

"­.,_ 

Jnsnucttons:. 

NOT!: 

It_ ··-
1. Fill in Ill• ,...,., Df up to five _..terpriH funds Ca~ch as water, parkin&. 

airport, ~ewer, etc.l. 

Z. !nter the (net) incDme elllllllnt for e&Ch fund for e&Ch ~ar, 

), Make a note Df til• document ,...,., and pace l\lmber, from which you 
pthered the Cllta. Thia will ~er•e as 1 reference iS you need tD 
verify the infDI'IIIItion and &liD will help _...,re CDnaistent informa· 
tion in &atherin& Cllta to upCIIte the analyaia in future yaara. 

!nterprite funds are thoae 111111 are established tD ac:c:ount for operations tllll.t are 
financed alld operated in a manner limilar to a buaineu _..terprise - where tt 11 
Dften the intent to finance the operation lar&ely throuah UHf c:hllra••· . 
Chetl Income il llle difference betw"n re•enues and expenses. IDD 1101 ancJude 
tranlfen.l 
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w __ .,. 

Thil --.t il uoed 10 collect data on lbo raw charpd 10 uoon 
of eoch EDierprilo Fund ....too idenlilted In Worksheet #4. Rates will 
be found In ordinanoo• or rate ochedulel lnd lbo units on which lbo 
rate• ..., ch-d llbouJd be noted In lbo "Unit Delcriplion" column 
(such u per 100 pllona, 1,000 cubic lee~ bour, etc.). II lbe rate unit 

cbupl 11om one yeu 10 tbe next, a convenion will be Mceuary 10 
eRIUro lbat all ralel lor any pen Enterprioe Fund are comparable !rom 
yeu 10 yeu. II the rate stNctUro Is compln or varieo !rom year 10 year 
an avoraae ch- per CUIIOmor may be ealculated to provide a com­
parable fiauro. 

Worksheet iS 
!nterpriH Fund lnlor,..toon Ill 

ltelll !nterpriH Fund Unit 
Duc:rijnlon 

lrnerpriae Fund Ratel lSI 
Nu,.,..r Name ,,_ "- "- "-

7 • 

•• 

' 
10. 

INtructionll I. !nter the ,._ of the onterpriH flllllll lhown ill Worksllnt II. 

NOT!: 

Z. In tile "Uniu" eolu~~~n. for •ell fllllll. dncrille the ullin on Wllicll 
tile rate1 are llaHCI. 

J. Malee • 1101e of the doc:ulllent ,.,., and paae nulllller, from wllich \ pou 
ptherld tile cr.ta. Tlli1 will _,. u a rafarenca if ,ou need to vertfJ 
tile lnlorlllation and al10 ••II help enaure conlistant inlor,..tion in 
ptllerin& cr.ta to u,cr.te the anal'"' in f111ure , ..... 

If the char&•• are llaHCI ., a co111plex rate ftNCture, u» an aver•a• rate per 
Cllltomer or par unit. Note IIIia in tile "U111t" colu!M. 
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Worksheet U worksheet t7 
C. TOTAL UT1MATID ANNUAL LOCAL W.UTIWA1IJI TIIIEATMINT IYITIM COITI Annual Costs Per Household 

•Ealttlna Annu•l o, • ...-, 
M•int•na!IW,end llepiiMIIIMitC41111 I 

• DIICOfttlnued Annual Opemloll 
'Melntenanct,andllepiiCIIIIIntC41111 
Ia lie DIMentlnued 11allellllt .. ,.,. ........... • 

• Net lll18tln1 Annuel Operetloft, 
Maintenance. end llepleMIIIMitC41111 
(Net! PIWZ7J • 

l..,_,qAnnuiiDIM....._ • 
• E•tiMited Annuel !)perd11t, 

M11nten1nce, end lllplacelllelltc.etl 
ef Prepoaed FICIIItlll CI11J • 

• letl1111ted Annuel De.bt ,.,_ w 
Oilier llequlred lapin- fer ....,.... • 
FecllltiH CUll 

• TltlllstiMitedAnnull.._. 
We•t-lterTreetMentS~ 
Colta lUI + IZI + DO + D11 • 

CIZII 

., 

..., 
IIIII 

... 
Clnl 

cmJ 

e Totel EllillletldAnnuiiWeetiWIIIfT...,... 
lyete~nC:..IUZI 

e N-llidentieiiN,.efTOUIAnnull 
Well'l_.terTrutlniiiiS.,.."'c-

elleliRntleiSNrlofTitll"-t!IWIIII'I....., 
TreltftMIIISyttimCell'll..ao-ell 

• .............. heidi 

e AnnuiiWeii'IIWIIIfTrell'lllllllllyll'leM 
Colll'etMouullold-•• ,, 

• Oilier Annuli Coll'lll'et ............. Ckllntlrl 

e T ... IAnnuiiCell'llfterHeunhold ........ 
·-· ..... -" 

I 

I 

I 

•• 

' 
I 

w--•• 
...._riW-'001#1 

Uae 5410. Give the community'• moot recent seneral obliptlon bnndl 

5-15-95 

The pu.,... of this -klheet is to profile and summarize the com· 
munitfs debt pnsltlon. includlna the propooed project. 

. ratins and the date of the ratins. . 
U•e 501. Oive the community'l(or its wastewater utility's) most recenl 

revenue bnnd ratina and the date of the ratins. 
c. .... tlallructioal Enter thio information on the Supplemental Information Sheet (Ex· 

hibit VII). U the community has never had a ratina. enter NIA u not 
applicable. Thill worksheet is divided intc.1 four M:ctions. each pn.widing back· 

around information related to the community'• debt hist<lry. The oectkms 
cover bnnd ratl .... outstandlna debt, debt repayment, and debt limits. 

A. 

B. 

Worksheet tB 
Sections A and .s 

Bond Rating and Debt History 

BOND RATINGS 

• Comtnunity'l MOII'I R-t a-1 
OllliiJitlon Bond Rltlna 

Aitiiil De• of Rltlna 

• ComMunity's Molt Rlnftt 
Revenue Bond Rltlng 

Ritiiil Dill of Rltlftl 

DEBT 

Outll8ndlna + Thla ProJect • TOCII 

15001 

11011 

• a.nerel o~:~ne•tton 15D21 
IOndl 

• G-1 Direct Delli (11M) 

• Direct Net Delli 1101) 

• o-tefllllna Net Dill! 11011 

• Owerlll Nil Dllll 1107) 

• Other Dllll 11011 

• New Dill! lor Other (1081 
C:.pltel lmpniMIIIentl 
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Instructions for Section B 

Line 502. Give the amount of general obligation debt 
outstanding, and any new debt for the proposed project. 
General obligation bonds are those for whose payment the 
full faith and credit of the issuer has been pledged and are 
payable most commonly from real property taxes and other 
general revenues. Include here any general obligation 
bonds secured by earmarked revenues that flow outside the 
general fund (double-barreled bonds). 

Line 503. Give the amount of revenue bonds outstand- · 
ing, including any new debt for the proposed facilities. 

Line 504. Gross direct debt is the total amount of 
general obligation and revenue bonds outstanding. (Lines 
502 plus 503) 

Line 505. Direct net debt is gross direct debt (line 504) 
less debt that is self-supporting (revenue bonds) and double­
barreled bonds. 

Line 506. Overlapping net debt is the community's pro­
portionate share of tax-supported debt of local government 
units located wholly or in part within the limits of a commu-

A. Key Financial and Debt Ratios 

5:93 App. D 

nity which must be borne by property or persons in that 
community's boundaries. 

Line 507. Overall net debt is the sum of direct net debt 
and overlapping debt. (Lines 505 and 506) 

Line 508. Three important debt "obligations" that 
should be considered in evaluating a community's debt load 
are outstanding leases, unfunded pension liabilities, and 

. notes having a maturity greater than one year. Insert here 
the amount of other debt the community has outstanding. 

Line 509. Give an estimate of the amount of future 
planned debt for other planned capital improvements your 
community is contemplating. Include any outstanding bond 
anticipation notes (BANs) here. 

V. Standards: Comparative Analysis 

This section presents a set of standards on key debt and 
financial ratios which judge the potentiality for "prohibitive 
costs," selected indicators of municipal performance based 
on Moody's Medians, and methods for affordability screen­
ing based on household costs. 

Average Annual Increase of Expenditures * 
Operating Surplus (Deficit)/Revenues 
Accumulated Surplus (Deficit)/Revenues 
Current Tax Delinquency 

Financial Ratios 
Favorable 

Under 8% 
Comfortable 
8%-10% 

s 

Fair 
12%-15% 
(D) 0-5% 
(D) 0-10% 

Poor 
Over 15% 

(D) Over 5% 
(D) Over 10% 

Over 6% 
Over 3% 

Over 5~% 
Total Tax Delinquency 
Effective Property Tax Rate 

s 
s 

0-2% 
-0-

0-2% 

s 
2%-4% 
O-a% 
2%-3% 

4%-6% 
1~%-3% 
3%-4~% 

• Should not be out of line with the national inflation rate. 

Gross Debt Per Capita 
Gross Debt/Estimated Full Value 
Debt Service/Revenues 
Direct Debt Due in Ten Years 

B. Moody's Medians 

Moody's Ratios: 1985 

Debt Ratios 
Favorable 
$0-500 
0-3% 

0-10% 
Over 66%% 

Comfortable 
$500-900 
3%-7% 

10%-15% 
50%-66%% 

Fair 
$900-1,200 
7%-10% 
15%-20% 
33~%-50% 

Poor 
Over $1,200 
Over 10% 
Over 20% 

Under 33~% 

New Jersey U.S. 

approach, a method for calculating net debt has been devel­
oped which allows for comparability among local govern­
ments1 across the United States. This net debt figure is 
then applied to population and tax base data. By using the 
population data and presenting net debt on a per capita 
basis, a meaningful measure of the relative size of the debt 
is provided. 

Rank Amount Median 
Net Tax-Supported Debt Per Cap-

ita 15 $ 388 $ 258 
Debt as Percent of Estimated Full 

Valuation 17 1.5 1.1 
Net Tax-Supported Debt as a Per-

cent of Personal Income 22 2.8 2.4 
Estimated Full Valuation Per Cap-

ita 17 25,868 22,904 
1983 Personal Income Per Capita 3 14,122 11,284 

City and County Debt Medians 

The magnitude and the burden of debt are two measures 
crucial to an evaluation of debt position. As a starting 

Cities 

Population Range 3 
500,000 and over 
300,000 to 499,999 
200,000 to 299,999 

93-97 

Net Debt Per Capita 2 
Direct 

Net Debt 
Median Low 
$559 $271 
406 215 
539 291 

Overall Net Debt 
Median High 
$ 857 $ 2,004 

718 1,659 
706 1,206 

5-15-95 
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Population Range 3 · 
100,000 to 199,999 
50,000 to 99,999 
25,000 to 49,999 
10,000 to 24,999 
Under 10,000 

Counties 

Population Range 3 
1,000,000 and over 
250,000 to 999,999 
100,000 to 249,999 
Under 100,000 

Direct 
Net Debt 
Median Low 

362 85 
369 59 
384 10 
533 134 
792 151 

Net Debt Per Capita 2 
Direct 

Net Debt 
Median 
$139 

158 
96 

196 

Low 
$168 
275 
150 
96 

Overall Net Debt 
Median High 

554 5,211 
658 3,199 
689 4,135 
713 5,843 

1,064 15,907 

Overall Net Debt 
Median High 
$1,049 

607 
580 
488 

$ 1,981 
2,071 
1,379 

156,271 
1 Direct net debt figures are derived from observations of city and county 
governments only and do not include school districts or special districts 

2 Net debt is defined as a governmental unit's gross debt less sinking funds and 
other offsets of monies in hand for principal redemption bonds fully supported 
from enterprise revenues and short-term operating debt. Direct net debt refers 
to the net debt incurred directly in the name of a specific city or county, overall 
net' debt further includes the net debt of overlapping and/or underlying units of 
government apportioned in accordance with property valuation 

As a measure of a government's burden of debt, a ratio is 
calculated between its net debt and the estimated full value 
of taxable property. The estimated full value serves as a 
direct measure of local government wealth and, therefore, is 
reflective of the government's capacity to service public 
debt. . Taxable valuation is utilized as a wealth measure 
because it tends to be up-to-date and readily available for all 
sizes of municipal government. 

Ratio of Net Debt to E.F.V. (%) 4 
Direct 

Net Debt Overall Net Debt 
Population Range 3 Median Low Median High 
500,000 and over 1.6 0.9 4.2 8.9 
300,000 to 499,999 2.3 1.1 3.1 10.4 
200,000 to 299,999 2.2 1.6 2.6 9.0 
100,000 to 199,999 1.6 0.3 2.5 9.3 
50,000 to 99,999 1.7 1.0 2.8 16.1 
25,000 to 49,999 1.8 0.1 2.9 15.0 
10,000 to 24,999 2.1 0.2 3.3 24.5 
Under 10,000 2.4 0.1 3.6 20.0 

Ratio of Net Debt to E.F.V. (%) 4 
Direct 

Net Debt Overall Net Debt 
Population Range 3 Median Low Median High 

1,000,000 and over 0.4 0.03 4.2 4.1 
250,000 to 999,999 0.6 0.7 2.5 5.2 
100,000 to 249,999 0.4 0.6 2.5 5.5 
Under 100,000 0.7 0.4 2.1 12.2 
3 Cities and counties included in these observations have been grouped according 
to 1980 U.S. Census population 

4 Estimated full value (E.F.V.) refers to the "true" or "fair" market value of all 
taxable property within the boundaries of the unit of government. Users of this 
data must be aware of the significant variations that exist in methods and quality 
of property assessment from state to state and even among municipal govern­
ments within a given state. Definitions of "taxable property" also vary across the 
country as does the dependability of equalization ratios 

Enterprise Performance Medians 

COMMUNITY AFFAIRS 

The following medians, derived during calendar 1984, 
convey various measures of performance and earning capa­
bility which are common to revenue-producing enterprises. 
These medians are valuable in assessing an enterprise's 
financial strengths and weaknesses relative to other similar 
enterprises. 

Ratios derived from the income statement provide mea­
sures of profitability (operating ratio and net takedown) and 
debt-servicing capacity (coverage and safety margins). Cov­
erage levels demonstrate both current and prospective debt 
repayment ability while safety margins denote additional 
levels of protection. The debt ratio, which is calculated 
from the balance sheet, signifies the enterprise's reliance on 
debt financing and its capacity to support additional debt. 

The medians are intended as broad indicators. Signifi­
cant deviation from the median is not necessarily an indica­
tor of credit quality and may, in fact, highlight a significant 
event or unusual characteristic of the enterprise (i.e., start­
up operation, system expansion or restructuring, abnormal 
weather). 

Municipal Enterprise Medians 

Operating ratio (%) 
Net take-down (%) 
Interest coverage (x) 
Debt svc coverage (x) 
Debt svc safety margin (%) 
Debt ratio (%) 

Operating ratio (%) 
Net take-down (%) 
Interest coverage (x) 
Interest safety margin (%) 
Bonds retired (%) 

Electric 
Distrib. 
Systems 

83.9 
18.3 
4.55 
4.18 
14.0 
44.1 

Electric 
Gen. and 

Trans. 
76.0 
26.6 
2.61 
2.02 
13.7 
60.5 

Bridge, Tunnel, 
and Expressway 

32.2 
73.1 
4.97 
43.0 
23.1 

Water 
65.0 
41.0 
4.00 
2.52 
24.3 
28.7 

Municipal Enterprise Definitions (Continued) 

Income Statement Components and Ratios 

Sewer 
66.8 
43.7 
3.03 
2.39 
23.5 
19.3 

Turnpike 
45.8 
56.1 
10.6 
53.1 
80.8 

Airport 
53.2 
50.6 
3.49 
2.42 
26.7 
43.2 

Gross revenue and income: Operating revenues plus non­
operating revenue. 

Operating and maintenance expenses: Operating and 
maintenance expenses net of depreciation, amortization, and 
interest requirements. 

Net revenues: Gross revenue and income less operating 
and maintenance expenses. 

Operating ratio (%): Operating and maintenance ex­
penses divided by total operating revenues. 

Net take-down (%): Net revenues divided by gross reve­
nue and income. 
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Interest coverage (x): Net revenues divided by interest 
requirements for year. 

Interest safety margin (%): Net revenues less interest 
requirements for year divided by gross revenue and income. 

Debt service coverage (x): Net revenues divided by princi­
pal plus interest requirements for year. 

Debt service safety margin (%): Net revenues less princi­
pal and interest requirements for year divided by gross 
revenue and income. 

Peak debt service coverage by historical net revenues (x): 
Net revenues divided by estimated maximum annual princi­
pal and interest requirements on all outstanding debt and 
the bonds to be issued. 

Peak debt service coverage by projected net revenues (x): 
Projected net revenues for the first full fiscal year following 
completion of the capital project financed from the new 
bonds divided by estimated maximum annual principal and 
interest requirements on all outstanding debt and the bonds 
to be issued. 

APPENDIX 1 

Data Sources 

The necessary data will be available from several different 
sources. A list of typical source documents is given below: 

e annual financial report (audit) for each year 
e adopted budget for each year 
e official statement for recent bond issues 
e municipal rate ordinances 
e annual report of pension system 
e local or state planning documents 
e census department reports (for population, income, 

etc.) 
e handbook for labor statistics (CPI) 
e sections of state code governing tax or revenue limi­

tations 

APPENDIX 2 

DATA DEFINITIONS * 
ACCOUNTING PERIOD. A period at the end of whiCh 
and for which financial statements are prepared. 

ACCOUNTING PROCEDURES. All processes that discov­
er, record, classify, and summarize financial information to 
produce financial reports and to provide internal control. 

ACCOUNTING SYSTEM. The total structure of records 
and procedures that discover, record, classify, summarize 
and report information on the financial position and results 

• These defmitions are from U.S. EPA, Office of Water Programs, 
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of operations of a government or any of its funds, fund 
types, balanced account groups, or organizational compo-
nents. · 

ACCOUNTS PAYABLE. A liability account reflecting 
amounts on open account owing to private persons or 
organizations for goods and services furnished by a govern­
ment (but not including amounts due from other funds of 
the same government or to other governments). 

ACCOUNTS RECEIVABLE. An asset account reflecting 
amounts owing on open account from private persons or 
organizations for goods and services furnished by a govern­
ment (but not including amounts due from other funds of 
the same government). Although taxes and special assess­
ments receivable are covered by this term, they should be 
recorded and reported separately in Taxes Receivable and 
Special Assessments Receivable accounts, respectively. 

ACCRUAL BASIS. The basis of accounting under which 
transactions are recognized when they occur, regardless of 
the timing of related cash flows. 

ACCRUED EXPENSES. Expenses incurred but not due 
until a later date. 

ACCUMULATED DEPRECIATION. A valuation account 
to record the accumulation of periodic credits made to 
record the expiration of the estimated service life of fixed 
assets. 

ADVANCE REFUNDING BONDS. Bonds issued to refund 
an outstanding bond issue prior to the data on which the 
outstanding bonds become due or callable. Proceeds of the 
advance refunding bonds are deposited in escrow with a 
fiduciary, invested in U.S. Treasury Bonds or other autho­
rized securities, and used to redeem the underlying bonds at 
maturity or call date and to pay interest on the bonds being 
refunded or the advance refunding bonds. 

ASSESS. To value property officially for the purpose of 
taxation. 

ASSESSED VALUATION. A valuation set upon real estate 
or other property by a government as a basis for levying 
taxes. 

ASSESSMENT. (1) The process of making the official 
valuation of property for purposes of taxation. (2) The 
valuation placed upon property as a result of this process. 

ASSESSMENT ROLE. In the case of real property, the 
official list containing the legal description of each parcel of 
property and its assessed valuation. The name and address 
of the last known owner are also usually shown. In the case 
of personal property, the assessment roll is the official list 

Fina_ncial Capability Guidebook, March 1984. 
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containing the name and address of the owner, a description 
of the personal property, and its assessed value. 

ASSETS. Resources owned or held by a government that 
have monetary value. 

AUDIT. A methodical examination of utilization of re• 
sources. It concludes in a written report of its findings. An 
audit is a test of management's accounting system to deter­
mine the extent to which internal accounting controls are 
both available and being used. 

AUDIT PROGRAM. A detailed outline of work to be done 
and procedures to be followed in any given audit. 

AUDIT REPORT. The report prepared by an auditor 
covering the audit or investigation made by him. As a rule, 
the report should include (a) a statement of the scope of the 
audit; (b) explanatory comments (if any) concerning excep­
tions by the auditor as to application of generally accepted 
auditing standards; (c) opinions; (d) explanatory comments 
(if any) concerning verification procedures; (e) financial 
statements and schedules; and (t) sometimes statistical ta­
bles, supplementary comments, and recommendations. The 
auditor's signature follows item (c) or (d). 

AUDITOR'S OPINION. A statement signed by an auditor 
in which he or she states that he· or she has examined the 
financial statement in accordance with generally accepted 
auditing standards (with exceptions, if any) and in which he 
or she expresses an opinion on some or all of the constitu­
ent funds and balanced account groups of the government 
as inappropriate. 

BALANCE SHEET. The basic financial statement that 
discloses the assets, liabilities, and equities of an entity at a 
specified date in conformity with GAAP. 

BASIC FINANCIAL STATEMENTS. Those financial state­
ments including notes thereto, that are necessary for a fair 
presentation of the financial position and results of opera­
tions of an entity in conformity with GAAP. Under State­
ment 1, basic financial statements include a balance sheet, 
an "all inclusive" operating statement, and (for proprietary 
funds, Pension Trust Funds, and Nonexpendable Trust 
Funds) a statement of changes in financial position. 

BETTERMENT. An addition made to, or change made in, 
a fixed asset that is expected to prolong its life or to increase 
its efficiency over and above that arising from maintenance, 
and the cost of which is therefore added to the book value 
of the asset. The term is sometimes applied to sidewalks, 
sewers, and highways. 

BOND. A written promise to pay a specified sum of money 
called the face value or principal amount, at a specified date 
or dates in the future, called the maturity date(s), together 
with periodic interest at a specified rate. The difference 
between a note and bond is that the latter runs for a longer 
period of time and requires greater legal formality. 

COMMUNITY AFFAIRS 

BOND ANTICIPATION NOTES. Short-term, interest­
bearing notes issued by a government in anticipation of 
bonds to be issued at a later date. The notes are retired 
from proceeds of the bond issue to which they are related. 

BOND DISCOUNT. The excess of the face value of a bond 
over the price for which it is acquired or sold. The price 
does not include accrued interest at the date of acquisition 
or sale. 

BOND FUND. A fund formerly used to account for the 
proceeds of general obligation bond issues. Such proceeds 
are now accounted for in a Capital Projects Fund. 

BOND ORDINANCE OR RESOLUTION. An ordinance or 
resolution authorizing a bond issue. 

BOND PREMIUM. The excess of the price at which a 
bond is acquired or sold over its face value. The price does 
not include accrued interest at the date of acquisition or 
sale. 

BONDED DEBT. That portion of indebtedness represent­
ed by outstanding bonds. 

BONDS AUTHORIZED AND UNISSUED. Bonds that 
have been legally authorized but not issued and which can 
be issued and sold without further authorization. This term 
must not be confused with the term "margin of borrowing 
power" or "legal debt margin," either one of which repre­
sents the difference between the legal debt limit of a 
government and the debt outstanding against it. 

BONDS ISSUED. Bonds sold. 

CALLABLE BOND. A type of bond that permits the issuer 
to pay the obligation before the stated maturity date by 
giving notice of redemption in a. mariner specified in the 
bond contract. 

CAPITAL OUTLAY. Expenditures that result in the acqui- · 
sition of or addition to fixed assets. 

CAPITAL PROJECTS FUND. A fund created to account 
for financial resources to be used for the acquisition or 
construction of major capital facilities (other than those 
financed by proprietary funds, special assessment funds, and 
trust funds). · 

CASH. An asset account reflecting currency, coin, checks, 
postal and express money orders, and bankers' drafts on 
hand or on deposit with an official or agent designated as 
custodian of cash and bank deposits. All cash must be 
accounted for as a part of the fund to which it belongs. 
Any restrictions or limitations as to its availability must be 
indicated in the records and statements. It is not necessary, 
however, to have a separate bank account for each fund 
unless required by law. 
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CASH BASIS. A basis of accounting under which transac­
tions are recognized only when cash changes hands. 

CERTIFICATE OF CONFORMANCE IN FINANCIAL RE· 
PORTING PROGRAM. A voluntary program administered 
by GFOA to encourage governments to publish efficiently 
organized and easily readable CAFRs and to provide peer 
recognition and technical assistance to the finance officers 
prepari.Dg them. 

COMPREHENSIVE ANNUAL FINANCIAL REPORT. 
(CAFR). The official annual report of a government. It 
includes five Combined Statements-Overview (the "lifta­
ble" GPFS) and basic financial statements for each individu­
al fund and account group prepared in conformity with 
GAAP and organized into a financial reporting pyramid. It 
also includes supporting schedules necessary to demonstrate 
compliance with finance-related legal and 'contractual provi­
sions, extensive introductory material, and a detailed Statis­
tical Section. Every government should prepare and pub­
lish a CAFR as a matter of public record. 

DEBT SERVICE FUND REQUIREMENTS. The amounts 
of revenue that must be provided for a debt service fund so 
that all principal and interest payments can be made in full 
on schedule. 

DEBT SERVICE REQUIREMENT. The amount of money 
required to pay interest on outstanding debt, serial maturi­
ties of principal for serial bonds, and required contributions 
to accumulate monies for /future retirement of term bonds. 

(_ 

DEPRECIATION. (1) Expiration in the service life of fixed 
assets, other than wasting assets (q.v.) attributable to wear 
and tear, deterioration, action of the physical elements, 
inadequacy, and obsolescence. (2) The portion of the cost · 
of a fixed asset other than a wasting asset that is charged as 
an expense during a particular period. NOTE: In account­
ing for depreciation, the cost of a fixed asset, less any 
salvage value, is prorated over the estimated service life of 
such an asset, and each period is charged with a portion of 
such cost. Through this process, the entire cost of the asset 
is ultimately charged off as an expense. 

DIRECT NET DEBT. Gross direct debt less debt that is 
· self-supporting (revenue bonds) and double-barreled bonds 
(general obligation bonds secured by earmarked revenues 
that flow outside the general fund). 
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ENTERPRISE FUND. A fund established to account for 
operations (a) that are financed and operated in a manner 
similar to private business enterprises-where the intent of 
the governing body is that the costs (expenses, including 
depreciation) of providing goods or services to the general 
public on a continuing basis be financed or recovered 
primarily through user charges or (b) where the governing 
body has decided that periodic determination of revenues 
earned, expenses incurred, and/or net income is appropriate 
for capital maintenance, public policy, management control, 
accountability, or other purposes. Examples of Enterprise 
Funds are those for water, gas, electric utilities, swimming 
pools, airports, parking garages, and transit systems. 

ENTI'IY. The basic unit upon which accounting and/or 
financial reporting activities focus. The basic governmental 
legal and accounting entity is the individual fund and ac­
count group. Under NCGA Statement 1, governmental 
GAAP reporting entities include (1) Combined State­
ments-Overview (the "liftable" GPFS) and (2) financial 
statements of individual funds (which may be presented as 
columns on Combining Statements-By Fund Type, on 
physically separate individual fund statements, or both). 
The term "entity" is also sometimes used to describe the 
composition of "the government as a whole" (whether the 
library is part of the city or a separate government, whether 
the school system is part of the county or an independent 
special district, etc.). 

EXPENDITURES. Decreases in net financial resources. 
Expenditures include current ·operating expenses that re­
quire the current or future use of net current assets, debt 
service, and capital outlays. 

EXPENSES. Decreases in net total assets. Expenses rep­
resent the total cost of operations during a period regardless 
of the timing of related expenditures. 

FAMILY. A family consists of a householder and one or 
more other persons living in the same household who are 
related to the householder by birth, marriage, or adoption; 
all persons who are related to the householder are regarded 
as members of his or her family. Not all households 
contain families, because a household may be composed of a 
group of unrelated persons or one person living alone. 

FULL FAITH AND CREDIT. A pledge of the general 
taxing power for the payment of debt obligations. Bonds 
carrying such . pledges are referred to as general obligation 
bonds or full faith and credit bonds. 

FUND. A fiscal and accounting entity with a self-balancing 
set of accounts recording cash and other financial resources, 
together with all related liabilities and residual equities or 
balances, and changes therein, which are segregated for the 
purpose of carrying on specific activities or attaining certain 
objectives in accordance· with special regulations, restric­
tions, or limitations. 
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GENERALLY ACCEPTED ACCOUNTING PRINCIPLES 
(GAAP). Uniform minimum standards of and guidelines to 
accounting and reporting. They govern the form and con­
tent of the basic financial statements of an entity. GAAP · 
encompass the conventions, rules, and procedures necessary 
to define accepted accounting practice at a particular time. 
They include not only broad guidelines of general applica­
tion, but also detailed practices and procedures. GAAP 
provides a standard by which to measure financial presenta­
tions. 

GENERALLY ACCEPTED AUDITING STANDARDS 
(GAAS). Measures of the quality of the performance of 
auditing procedures and the objectives to be attained 
through their use. They are concerned with the auditor's 
professional qualities and with the judgment exercised in the 
performance of an audit. Generally accepted auditing stan­
dards have been prescribed by (1) American Institute of 
Certified Public Accountants (AICPA) and (2) U.S. General 
Accounting Office (GAO) in Standards for Audit of Govern­
mental Organizations, Programs, Activities, & Functions (the . 
''yellow" book). 

GENERAL OBLIGATION BONDS. Bonds for the pay­
ment of which full faith and credit of the issuing government 
are pledged. 

GROSS DIRECT DEBT. The total amount of bonded debt 
of a government (general obligation bonds plus revenue 
bonds). 

HOUSEHOLD. A household consists of all the persons 
who occupy a housing unit. A house, an apartment, or 
other group of rooms, or a single room is regarded as a 
housing unit, when it is occupied or intended for occupancy 
as separate living quarters. A household includes the relat­
ed family members and all the unrelated persons, if any, 
such as lodgers, foster children, wards, or employees who 
share the housing unit. A person living alone in a housing 
unit, or a group of unrelated persons sharing a housing unit 
as partners, is also counted as a household. 

INDUSTRIAL REVENUE BONDS. Bonds issued by gov­
ernments, the proceeds of which are used to construct 
facilities fot a private business enterprise. Lease payments 
made by the business enterprise to the government are used 
to service the bonds. Such bonds may be in the form of 
general obligation bonds, combination bonds, or revenue 
bonds. 

LEVY. (Verb) To impose taxes, special assessments, or 
service charges for the support of government activities. 
(Noun) The total amount of taxes, special assessments, or 
service charges imposed by a government. 

LIABILITIES. Debt or other legal obligation arising out of 
transactions in the past that must be liquidated, renewed, or 
refunded at some future date. This term does not include 
encumbrances. 

COMMUNITY AFFAIRS 

MEDIAN INCOME. The median income is the amount 
that divides the distribution into two equal groups, one 
having incomes above the median, and the other having 
incomes below ihe median. 

MODIFIED ACCRUAL BASIS. A basis of accounting un­
der which revenues are recognized when they become both 
"measurable" and "available to finance expenditures of the 
current period" and expenditures are recognized when the 
related fund liability is incurred. 

MUNICIPAL IMPROVEMENT CERTIFICATES. Certifi­
cates issued in lieu of bonds for the financing of special 
improvements. As a rule, these certificates are placed in 
the contractor's hands for collection from the special assess­
ment payers. 

NET REVENUES AVAILABLE FOR DEBT SERVICE. 
Proprietary fund gross operating revenues less operating and 
maintenance expenses but exclusive of depreciation and 
bond interest. "Net revenue available for debt service" as 
thus defined is used to compute "coverage" on revenue 
bond issues. See Coverage. Under the laws of some states 
and the provisions of some revenue bond indentures, "net 
revenues available for debt service'; for computation of 
revenue bond coverage must be computed on a cash basis 
rather than in conformitY with GAAP. 

NET INCOME. Proprietary fund excess of operating reve­
nues, non-operating revenues, and operating transfers-in 
over operating expenses, non-operating expenses; and oper­
ating transfers-out. 

NON-OPERATING EXPENSES. Proprietary fund ex­
penses that are not directly related to t!J.e fund's primary 
service activities. 

NON-OPERATING PROPERTIES. Properties that are 
owned by an enterprise fund but not used in the provisiop. of 
the fund's primary service activities. 

NON-OPERATING REVENUES. Proprietary fund reve­
nues that are incidental to, or by-products of, the fund's 
primary service activities. 

OFFICIAL STATEMENT. A legal document that summa­
rizes all the salient features of the underlying documents 
and agreements that support a municipal bond offering. It 
is considered the . disclosure document that presents infor­
mation that is "material" to the offering. The official 
statement should contain what a reasonable investor would 
need to know in making a decision about the issue. Thus 
this document will usually include a description of the 
issuer, a description of the security of the bond, a summary 
of the principal financing documents, any feasibility studies 
that relate to the security, and any other "key information." 

OVERALL NET DEBT. The sum of direct net debt and 
overlapping debt. 
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OVERLAPPING DEBT. The proportionate share of the 
debt of local governments located whOlly or in part within 
the limits of the reporting government that must be borne 
by property within each government. Except for special 
assessment debt, the amount of debt of each unit applicable 
to the reporting unit is arrived at by (1) determining what 
percentage of the total assessed value of the overlapping 
jurisdiction lies within the limits of the reporting unit, and 
(2) applying this percentage to the total debt of the over­
lapping jurisdiction. Special assessment debt is allocated on 
the basis of the ratio of assessments receivable in each 
jurisdiction that will be used wholly or in part to pay off the 
debt to total assessments receivable which will be used 
wholly or in part for this purpose. 

OPERATING INCOME. The excess of proprietary fund 
operating revenues over operating expenses. 

OPERATING REVENUES. Proprietary fund revenues that 
are directly related to the fund's primary service activities. 
They consist primarily of user charges for services. 

REVENUE BONDS. Bonds whose principal and interest 
are payable exclusively from earnings of an Enterprise Fund. 
In addition to a pledge of revenues, such bonds sometimes 
contain a mortgage on the enterprise fund property. 

REVENUES. In general terms, money received in exchange 
for the delivery of goods and services. A more precise 
definition is the additions to assets, such as cash or accounts 
receivable, which: (1) do not increase any liability, such as a 
debt obligation; (2) do not represent a recovery of an 
expenditure, such as results from a return of defective 
purchased equipment; (3) do not represent the cancellation 
of certain liabilities without a corresponding increase in 
other liabilities or a decrease in assets, such as forgiveness 
of a debt; and ( 4) are not contdbutions made to fund 
business-like enterprises. 
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SERIAL ANNUITY BONDS. Serial bonds in which the 
annual installments of bond principal are so arranged that 
the combined payments for principal and interest are ap­
proximately the same each year. 

SERIAL BONDS. Bonds whose principal is repaid in peri­
odic installments over the life of· the issue. 

SINKING FUND. A fund established to account for the 
accumulation of resources for, and the payment of, the 
principal and interest of general long-term debt. 

SPECIAL ASSESSMENT. A compulsory levy made against 
certain properties to defray part or all of the cost of a 
specific improvement or service deemed to benefit primarily 
those properties. · 

SPECIAL ASSESSMENT BONDS. Bonds payable from 
the proceeds of special assessments~ If the bonds are 
payable only from the collections of special assessments, 
they are known as special assessment bonds. If, in addition 
to the assessments, the full faith and credit of the govern­
ment are pledged, they are known as general obligation 
special assessment bonds. 

SPECIAL ASSESSMENT FUND. A fund used to account 
for the financing of public improvements or services deemed 
to primarily benefit the properties against which special 
assessments are levied. 

SPECIAL DISTRICT. An independent unit of local gov­
ernment organized to perform a single governmental func­
tion or a restricted number of related functions. Special 
districts usually have the power to incur debt and levy t~es; 
however, certain types of special districts are entirely depen­
dent upon enterprise earnings and cannot impose taxes. 
Examples of special districts are water districts, drainage 
districts, flood control districts, hospital districts, fire protec­
tion districts, transit authorities, port authorities, and elec­
tric power authorities. 
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COMMUNITY AFFAIRS 

TECHNICAL APPENDIX E 

TECHNICAL APPENDIX e 
Deed Restriction and Lien 

(Rew Construction - Sales Units) 
51 ATE OF NEW JERSEY 

COUNCIL ON AFFORDABLE HOUSING · 
NEW JERSEY DEPARTMENT OF COMMUNITY AFFAIRS 

AFFORDABLE HOUSING AGREEMENT 

........... ..,., -------------
A DECLAIIAllON OF COYINANTB, CONOITIONB ANO IIIBTIIICllONB 

This AGIIEEMENT lo onlorod lnlll on lllo -- doy Dl -Hn 
. owner ollha pirop..,._, dellgnaled In SeeUon II PAOPIRn 

DI8CIIIIITION.IIoiooftor 'OWNER", ond lloiooftor "AUTHORITY",- AUihorll)l 
loonlno ..... molltyol ,,._IOoolllo"MUNICII'ALITY"/. 

bolh partlet h•¥1nt ••re•4 IMIIht eov.,..ntl. nnllltlont anti retlrlollont nntelnell horoln thtR t.olm,..od en the Affordtblo 
Houolng unll ~ooerlllodln BoOU"" I PRONRTV DEICIIIPllON 1 .. o poriM ol olloool ,_.,. 'ogtnnlng 
en aM ondln1 at the ftrll non-e••""' trenafor of 1111 after unl••• enaMe4 

loy IIIUftlclpol,.ooluBon oo d•-'" In-· 1111iiiM OP llllmiiCllON. 

--·-pol-................. -Joro., .. . 
reqWOCIIIy llo F1~ -~~~ Aa (P.L. 1111, c.IZZ) hor-1111' 

.,....,to prowldo lor -loll-· ................ lft-llleiO ---...... -... - .. .--
,_ ..... ,...,lnd 

-· ... "" .......... llllnMIIIIIpol- ...... llol 
ouch......,.IOd_...,r_otlanllillloiOiowond-- --lor I ml-porlod Ollllaoollyo-;ond 

WHIIUIMI, 11o 1111. m-o 11o COUIIII on­

-..(lw-fiii'"CCunccr)IO-.r............-lndo-
• .... ...-_....., ...... ....,.,..._ .... .......,. .. iu ... _ .... ........,. 

WHIMM, -~~~ 10 llo Aol, lit houoi"' unll c-1 
-ln-IPROPIJITYDDCIIIP'TION...,_ftorondl 
otoni_OCI._AallhloA.-hll(llavo)­

doolgnoiOdlolowond-llo-.......,.u-llyllo 

1111.: ond 
- .... _.. ....... ,.._ ......... 1 ... ... --·unlll(unll) ....-.r•l•-ltlowlllld --ollflbl·-..... lporlodal_ .. 

-In-~~- OP lllftii1C1'1011. 
NOW,ntiRIFOIII.ftlol>o-ollhlo....-to 

_ .... 1 ... _.....,-.... - ..... lllrecll)'lnlll 

,_,_lorllopromloMond_,.......lniOondr-OCI 

........ ,_, .......... -... -..... ·--,_ __ , ......... ,...,_. ................. .... 

................ _ ... __ llllly_;ondlly 

.............. ....._. ... _ ..... d-IIOCipr-

.. - .. - ........................................ 1 - ....... - ... ·-·-..... dol-

.., ... AullloriiJ ...... .,.... .... porlod ·-· 

L-NI ... ,..,..... ...... ,...__ ... ..._. __ ... ---· -~-.·----- ... ho¥0 

__ ... _..,. ___ _ 
--~~-~~---..... -.. -__ ..,.on __ ...,... .... _..... 

.......... 1_, ..... 
·.._,--,...,.,.NowJotooyHouolngond ........ o 

-"---loy L 1113, C.UO (C. 11:1o1Ko1 II 

~~~~~ . 
• .._,l".ohll ,._ lllo _.., A-lllo H-"1 

...... - ... _ .... """"""'ond ... _ olon ,.._ .... 

-~~~unll-piiHIIMII10'1onoon-llloHouoi"'­

IO llol llty .- •-11111 10 ond _,.... loy Low ond 

MHotiii-Ellgtlllo-olotlloporlodal_o.,.... ............ -.,.. .... ,..,.,. •• ~ ,..,. all••··· .. "'" .. chlflll, both ,__priVOio,lncllllllnt-·-... ..,. • .,_ ... _ ...... -f· 11-11011 ..... .,......... .... 

rnoybo,~ ..... llo-Houol"'...rL 
._,.._rnoonlloldmlnlolrollvoorgoniUitondoolg• 

noloellly........,........_lorllopurpoooalmonllorlngllo 

- ond reoolo .... _,. oont-ln lhlo Aft-1111 
HouolngAp-. ThoAullloriiJ-••-•on-al 
lloftUIIolpolllyln-olngllonunlolpol ..... llllll-on ......... - ................ ... 

..... ~ .. ·-nwonlllllnllol- pr1to Dl 1 unft,.... 
..,_lorotd.rgno!Odu_ ............ _IIII.Houol"'. 

._.,. IIIID moan 111 cOuncil on. ,..._lllo'Houolnf 
(COAH) -llllohoel purouonl It llo Fu Houolng Aol, N.J.S.A. 

12:171).301 llooq. ------·-.., ....... -- ,.._IOd -1 Orou Annuli- hoo- vorlftOCI, 

-·------0...-lnd-hu 
recelw~wrtll.neerlllclllan •• • Low or Moderelelnoomi-EIIgn.lt 

Hou·-·-llo-11)'. 
"Dopo-1·-......, lit NowJwoey 81111 Doponmonl 

a1 Comrnun11J Alluo . 
........,.,,.,._._ ........ lohwlng._... .... 

no-: (1)Tronalwol_tllp_huobondond 

wllo;(2) Tronolot al _,....,. IIIIW- ....... ._.. ........ 

uor-alo~ol-ooal-or)udlololoeporolon(IIUI ... _....,._ ..... ,.,...,,,,,._ .. _...., 
....... on.._.,- to 1 Clou A -.p; ond,f•J 
T,_al_..,lly--.AII-IIo_on_ ............. ...,_L ------....... -........ .... ·-·--....... ·-·~·- .... -.. -..... 
-~-·· _,., ----......... --morlgoOIIIonto_.Npo,....al-lorllopurohuo 

alonAIIonllllloHouorng...rl,.-.lltl_....,_loMI 

... _ ...... pploo ............... - .... - ...... lndlo 
poyllllo to 1 void Filii Purohu1 MonO,....,.. ... . -·-· -..,-., ................. _ 

93-104 

u 

u 

v 



AFFORDABLE HOUSING RULES 

IDNI Je,.,., Of' 1nve110r, ltcenHcl 01 reguleteel by the Fedetll 01 I 

State fO"rNMnl or any agene, thlteol, whiCft II 1M hOlder artdl' 

or aulgMol.,. FltoiMonar M ... llf•· --..... -..... -.... -.................. ,. ... _ ............... _.._ ....................... . --.............. -......... -" .... -·-. 
..... -..,··--~·· ..... , Aftllwl N_,.•wq mnn ... 10181 amount of d 

INHI ol • HaUHhold'l 1ncorn1 lndudlftl, but nol Rrntled to 

.....,·-"·-··~ lpo.--. ......_,, ,..,....., ...... 
-,,-.. and capllalgolnl,llpl and-.,. -n11. 
Chnefl.,., lfOU IMuaf lnDOrM wllbli ...... Oft I'IDII MUtae of 

Income reported 1olM lntamal Revenue • .,... (IAII•ndlor 1hal 

oan be UIII&M 1111' the pwpou ol mot'lglge lppiOVII, _,,. w.,.,.,...,.._ ••• _ ... ,..,.,._.., 
ID Hll an afiDrdlbla un1110 • haulahald u.r ••CMde "-lnaDme 

.....,..., -• • ..., .... 0wnar 11aa ........... ""'"" c-
lodH-oholdlluolg-an .. -IO,.._.,.unll. 1M 
Owner lhd ..... "'""'"lad lila unn lor 10 dar• aft« • N-ol 
.._lolollllao boon,__ Ill' 11o Adlorftr and 110 AUihorftl' 
lhd blwe 30dllp therHfl., to IJIPI'D'W'I I H1nlehlp WaiYet. 1'M 

-p Waiver lhd pirmll a loW - uniiiO llo - 10 a 

- .. ---··-·•-unhiOIIo-
ID I l'tDuHhaiCI whoM IMOrM II al ecr. Ill' IINIW 1\e 1 .... 1111 

-lan-gulclo. 'IMHaldlhlpW-Ioordrwallcllataoln!ll• ..... --......... _ .. _.....,.... 
............... 

"lrrdN"Ihal ......... -u. ... ...-........... .. 
lla--··-"'-III'IOOfraplllaroglan ........ _..,._.,....,... ... _..,_. -a.------·-­IOIIIG--1-IooquoiiOIO'IIoor-ollla-

--··-~~~-ll!'....,opHcraglonand-

-~~~ ...... .,.-guldolno--lat-llrc-

••• 

rna•lrnum 1How1bte , .... , price 1nd the 111r l'ftllrket Hflng pttCII 

which 11u oocruad 10 lila Allorclalllo unn during lila rnlrtclod 

porlod of raNia Ollila IIIII -··- oola ol lila,......, aftor 
• •• ~ ........ ended •• lp.clfted In .. Affardabtl ........,.. 

Agreemenl. 
..,.,.,,..,., M.n,•••• 1h1ll me1n lhe ucond mcwtg .. • 

clclcurnefttalgnlldby "• Owner e.tt• 11ven Ia 1M m~nlclp.lnr •• 
1ecurltr lor the ,.yment due under 1M R•~Nrment Nata • 

..,..,.,......, ,.,. ............. ·-"'""'"'" ... . 
..., • .., .,. OWner .... ,..,.," '"• ,.,.,.meniiO lhe ft'IUPticlpal· 

It)' ailS% at tM prtee dm.,.nllal which hal lca'UIId Ia the tow or 

rnodefala lnaarna unn during lha periOd Dl raaale mnlrals altha 

lttll non-e•ernpl .... eflhe property after rai..-.Dftl have ended 

II lpeclfteclln lha Allarclable HDUIIng Agra.,..,l. 

.,..,,,.,.,, • .....,.mean 1M IIi.•• Prtc. ala unlld11lgnalad 

11 own•oOCIINpled alorclable l'toullng 11 IIIIIUIIM by the tnde1. 

Thl r ... la price may allo be adfulled 10 aCIDDI'Miadale an ·~ ,. ...... _..,._,_ 
"Talal .,.,.,., Honlnl Caar."' 1half mean U'la Iaiii al l'la 

..........,. ........ ,...,....,., ao-lodwllhlloeoololan-· 

_,.... Alordllllo Houllng un111n-.g 110 "'""'•P PI""""' 

lpriNipll. -~ ,.. .... "'""'"'" ....... _,, lppllorlblo ••• 
eallmanll bJ' any homeowners, oandarniNum. ar c:oaperatlve 

aiiOCIIa .... real nl81a taiH, and Ira. lheft and a.blltJ tnaw· ·-· 
L I'IIOI'UITY DDCI'III"nON 

'IIIIa .. - applaa 10.,. Ownar'alnlatnl In loo rMI ,._., _.....,._ .. , 
------- Lal -----­

Mnd~-------------Counlr------- ... __ ---

~----------------------............ _.,._,.,.,. --·-· ..... _______ ....:. Zlp---------G ... AnnuollnoornoloaquoiiO-·--IIUI - 11an-olllo-.--•IIIII- Ill' •- lodd-AiordalllaHoullnglftlftl•a•olla-odll!'lllo 
papNc ........ and- aiD wing.,.- gulclollno Agr-. a d-pllon ol aach ad- unlllo ••- u 

-odlatuao II!'-· E.IIIIIIIIA andlo '"-•loci horaln. 
-oa,.,.. ahd mean the fie halder of ,._,.. II NIM II 

ral- In loo mool roaonlly dalod and .-oc~ dood ._ llo 

.........,A-oHoullnguniL Fer-olllalnlllalaaln 

•• - .. ..,""--....... Owner- ........ 
.....,.._.,--.... -. ....... Ownar-1 

,.. .....,.. onr OIM!gnor or-., onr Flral Pu-•• _,M-'1 ...... - ............. - ........ 
..-aaa-olr_oi...,Aft-lllo-.. uniL 
__ ,. ..... _ ... 10111-alllal .. 

--prloaloola_lla_,_,_. 

prtoa•-.... .., ... --·-·--·-- ..... --... .... ,. __ prtoalholllono 

--·-•llla.ll~nrllalprloaa-ll!'lla 

_.,. ..... -·-oi-IOSalllaa-­
_ ... Ownar. 

~-----.,....,.--.c­--.. -...-..... -.... -_., ___ ,,_, ---·c ___ .... 
......... ·-10 ,._ .. - ...... unll 
"""'adiOa-..vo_ond_ng, 

.. ,..,.,..nr"sl'lan ma1n lha Owner 1 ODI'tlfton ~the mu• 

ntcipellly tar ,.ymenl ot IS% or "'• p~lce dill .. an1111 ..... ..., lha 

II, TIRM 0, MITIIICliOH 

A. 'The lenni. ,.........,. ancl aav.,.,... ill INI Aflonl•• 
Houllng.,.__lloglnonlhalalarolllodalaoCatlloaiO 

ol~lo-orlladolo.,_._lnglllll-• 

olllla IIIIH pi- ._lnllol_,orlhlp, 

•• ,. ................ and-ollllo - .... . 
~~--··_ ... __ .,_ .. ... ...._,._, 

I, Alllallrol_._ aala aftoriO IIOnJ ro-lrorn 
..........,... ___ _..,.10, ....... "-.. 

unllalooaladlnnull..,.._ r-.g IIOiaAfd IM..-10 '.I.. 
1171, L.14 (N.J.S.A. Sl:ll'D-171 ol nq,J 1111 -~~~~- o1 llo 
-orllloa -lad In N.J.A.C. I:IZ.I.:IIbJ: or allho llral 

_,..,..,.. aalo oftoriO 1-.r,J '-""'" lrorn 110 boglnnlng dalo ... -_... .............. ".-....... -........ -.............. : .. 
I. 'lbadlla uporo wlllch 110 """' ool ,.,..In _..,IX 

-L-ftaralrllhal_,r, 
C. The terms. rastriclions and covenants ollh~ Aftordable 

HouSing Agreament may be •xtended by municipal resolution 

as provided form N.J.A.C. 5:93. Such municipal resolution shall 

provide tor 1 period ot extended restrictions and shall be 
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etfoclive upon filing w~h lhe Council end lhe Aulhorlly. The 

municlpll resolution shall specify the extended time period by 

providing tor a revised ending date. An amendment to the 

Affordable Housing Agreement shall be filed with the recordln' 

office of the county In which the Affordable Housing unit 01 

units is/are located. 
D. Allht ftrstnon·••empl tnta tranMclon an., f1t ttltbllthtd 

ending dill, lht Authorlly shill executa a dOcu,....ntln recordable 

lorm evidencing lhll the AHordablt Housing unit hll betn rt• 

, .. ,ecf from the rtslrtcions or this Aftordable Houtlng Agreement. 

IV. IIESTIIICTIONS 

A.. The Owner of an owner~ed Aftordablt Houtlng unit 

tor tala wn nol "" the unflll a Reule Prto. grtaltt lhan an 
atlebftshed Bua PrD plus the allowable percentage or lnaaatt 

oo del .. mlnod by 111o lncle• oppl .. bloiO lho munldpallryln whloh 

1te unll It Joc.IH. Howevar, In no 1¥~1 thellh .pproved ,, .. ,, 

price bt llllbllthed II I tow.' ltYe4 l'lan \M lui r.c:ordtd 

p!M'chl .. prlce. 

•· T'he Owner thaK nol ••• tM Aftord1ble Houslftg unit lo 

anyone o"• ltlln 1 Pwc:ttuer who t\11 been cerltled utHI.r.lng "• 

lncDm1 verUIC8Ion procedure• 1118bftshed by tht AUIP'IOrlly 10 

deletrr*w qu1lftecf LGW lnd Modlrlll lnc:lom.-Eitglbfl Hous• -· c. Att Owner wt"*'g 10 .,t., 1 wanucton lh1l wftltermlnall --u opodftodh .. otoror.lnSoctloniiTEIIMOF II!STIIIC. 

noN st\IH be oblg•IM 10 pnMde I Nollce ot lnl.,tlo Sefl to "' 

Aulharlly ond lho Councl. k oplon 10 buylho unllollho rN•InMn 

reslr1c:tld NIH pttce u c:.lculetM by the lnder shall be mede 

ovolloblo 1o rno Munldpollry, lho Dopom.nr. lho Agency, or • 

,. quettned ~proftt org.nu•on 1s detltmhld by Ill Councillor 

· o porlocl of nlnory (10) doyol""" rno dolo ol dolrv.ry ollho Notlco 

ollntonllo Soli. Th•Of>-lo buy oholl bo bycorllllod rNft ond ohol 

be efteclve on It• dele ot mdlng to the Owner. 
1 . If the option to buy is not exercised within ninety 

(90) days pursuant to Paragraph C abOve, the Owner may elect 

to sell the u011 to a certified income-eligible household at lhe 

maximum restricted sales pnce as calculated by the Index 

provided the unit continues to be restricted by an AHordable 

Housing Agreement and a Repayment Note lor a per1od of up 

to thirty (30) years. 

COMMUNITY AFFAIRS 

locltld. The Agreement sh1U bllllld no eerhr then the rtiCOidlng 

of en appklbll M1111r Deed and no later l'lan 1M doling dill of 

lhli lnt\IIIIIMI. 

1. 'Nhen • p,gle Agreement Is used to goylfn mare then on• 

Aft01d1ble Housing unit. the Agflementlhtlll contain 1 descrlpUan 

of eech Aft0fd1bl1 Housing unit governed by lhl Agreemtnl 11 

doocrlbod In SICIIon A PI!OPEIITY DISCIIIPTION ondlor Eo• 

hlbll A ot the AgrMmentend an ending date to be Imposed on the 

unJC 11 described In Section Ill TERM OF RESTRICTION of the 

~gr .. ment. 

C. A Rtplyment Mongage and 1 Reptymenr Note 1h1U b• 

tliiiCUIId berween lhl Owner tncl the muntctpellly wherefn 1\1 

unll(s) ls(a"J loc.lted 1t the •m• ol closing and trerqter of llle to 

any purchaser of en AHordable Houslng Unit. The Repaym•nt 

Mongage shell ,..oYide tor the r•Piyment of 15,.. ol the Price 

)lftlfen••• at "' flttl non-nempt trenster ot na•1ner the ending 

~•t• ot re1111cnon••• spectl'led In Section tn TERM OF RESTRIC­

noN. The Repayment Mo"gage sNI bll recorded wteh the rec· 

Otdl oltlcl or .,. County In wNch .,. unn l1loaatld. 

'1. OEEOS OF CONYEYANCIANO LIAS! ~I!OYISIONS 

All Deeds of Conveyance end Conlrec:\110 Purd\ale from 111 

.>Nners 10 Cll"'ftld Pwc:tlllefl or Aftordabf• Hauling unlll shill 

nc:fudl lheloflowtng dause In 1 I:IN'IIpk:uoul piece. 
"The Owner's right, title and interest in this unit 

snd the use. sale, resale and rental of this property are subjec:t 

to the terms, conditions, restrictions, limitations and provisions 

as sol forth 1n lhe AFFORDABLE HOUSING AGREEMENT 

wh1ch 1s flied concurrently with lhis deed in the Office of the 

County Clerk of ---- County and IS also on file with 

the Authority". 

Any Muter DMCf 1'\at lnctudes an Aftordabl• Housing unn 
1hal.111o reference I'M 1ft01dable unll and the Aftordable HOUIInQ 

Agreement anCIII'IIfVertalon In 11Mces, I HI, or other terms of lhl 

Matter Deed lhll dtnerenUIIM 1'18 aftordeble unlllrom all olhlf 

unltl COYered In lhl Muter DMd. 

VII. COYENAKTS IIUNNINQ WITH LAND 

The proY&-'on• of tNt AftOt'dabie Housing Agreement shall 

constteule oovenants runntng wtlh "'• land wtth respect 10 each 

AHordatle HoutlnO uNt •ftecled hereby, and lhlll blncf eft Put• 

2. Ahernetety, the Owner mey &110 ... ct 10 lell IO any Clhultl and Ownn ot e1Cih Atfon:labla Housing adt, lhelr hlfrl, 

purchu1r at • tetr nwrkel pftc:e. In "tl event, thl Owner lhlll b1 "'~"'and en peraon1 d•lmlno by. hough or und11 their hlfta, 

oblgetld to pay the munldpallly 95'% of thl Prk=l Olftlf'.Otlll ••ecutort, admtntltrators and u11gM tor lhe duration ot INs 

,.,..,.,ed at the tme ot dOling w ""''" o1 •n• or tt• 
Attotdeble HcK..tng unfl after r11rtctton1 hive ended u spectfled 

hO<ololoro In Socllon II TEIIM OF II.STIIICTION. 

3.111ho0wnord-rdoolllhounllwt--(l)yHrOI 

flo dolO.,.......,. ol lho Nol .. ol lnloniiO Soli, Ill Of>lon 10 buy 

- bo rnlorod lo lho """"dpollly oncl 0\/IIIMquinly 1o flo 

Dopo-.lho Agonc:y oro Non-Prolll-- by rno Coundl. 

Thl Owner lhli then bl requtr.d to 1ubrnft a new Nolc:e of Intent 

., S .. 1M aftordeble unll to h Authortly. 

0. The Affordable Hous1ng unit shall be sold 1n ac· 

cordance with all rules. regulations, and requirements duly 

promulgated by the Council (N.J.A.C. 5:93), the 1ntent of which 

IS to ensure that the Affordable Housing unit remains affordable 

to and occup1ed by Low an<t' Moderate Income-Eligible 

Households throughout the duration of this Agreement. 

V. ~EQUIREMENTS 

A. Th .. Agreement •hall b• recorded whh lha recording ollie. 

or the county In whiCh lh• Allordable Housing unft or unlit are 

Agrufftlnt u 111 torlh hlteln, 

YIN. OWNER I!ESPONS,.ILmES 

In -lion 10 luly _,pyrng - ""' - ond proofoiOno ol 
Ho Allonloblo Housing Ago-.lho Owner o-oclgoo 111 

lal-.g rnponolblltn: 

A. Afton:letH Houal"v unftl lhafl et 11 ltrnee remetn '" 

Primary Aealdenca of the Owner. The OWner ehiH not r.ntany 

Anoraebl• Housing unit to any pef1y whelhll or not "'' party 
quallhl as a Low or Moderate lnoDI'M "*-~ wtltoul prtor 

wrtft., IJIP'D'IIIIram "' AulhOrfty. 
I, AI home lmprOYimMII mede 10 an AHothtH Housing 

Unit Men bl1t""' Own~r's ••pen•• ••eept thll ••pendlruf• tor 

1ny ellere•on "•' aiiDII!ft • """ to bl r11old to a terg1r houl.._d 

1111 becau11 of 1n tncrea11d c:.padty tor occvpaney lhln bl CD'!· 

~IO•••d lor llt1CIIICUIII11Qrt Of 81U PriCe Owners rnUSI Oblllln PfiOf 

·~ovellor 1ueh 1lleF1tlon lrom !he AulhOrny 10 quality lor lhlt 

r.celeu&alton. 

C. The Own., of an Aftorde"'• Houelng unit shall keep ,,. 

Aflofdlble Houelng unit~ good tlpalr. 
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D. o-ro o1 Aft...,.lllo HOUIInf'"'"" nn pay oil••••· 

c:Nrt••· UHUI'IIenlaOI' lm.a.bolh pubic ancl prt¥811, ••••• .. d 

ogolnll ouch'"'"· or ony pa~ lllorlfll. 11 lftll wllon 1111 oomo .............. 
L Ownooo ol Aft-lllo Hauling Ullllo IIIII noiHy llo Aulhat· 

My IIIWtftlng noluo llonnlnoly (IIO)doyo prior loony propooocloolo 

ol on lnlonl 10 oolllho pro~. Ownoro oholl nol oaiCUio ony 

put'chlll qtllrMnl, eanvey Utll Of Olherwfll cltltvtr potlllllon 

ol lho Aft...,.blo Hauling 111ft Wllhoullho prior wrlfton approval ol 

lloAUihorlly. 

'·AnOwnorlhll-rolornfoololglblohouoollolclo~orn 

pr--oclrolorrollllomolnlol-b)llho-lly. 

G. K lho Aulhorlly does nOI reler a ceriHiocl houoehold 

wilhln lilly CliO) days of lho Nolico of lnlenl lo Sell lho un~ 

or no Agreement to Purchase the unit has been executed, the 
Owner may propon a Contract to Purchue the unit to an 

income eligible household nOI referred IInaugh lho Aulhorlly. 

Tho propooed Purchooer mual compllle all required 

Houoehold Eliglblllly forms ond oubmn GraBS Annuol Income 

lnformollon for vorlflcalion 10 lha Aulh~ for wrtllen cartmca. 

tion u an eligible sates transaction. 

H. "' ··-· on noma "' property ""'"' ... parrnanonlr 
ollllociiDihoUnll.-worol.-ocl-lhounllwuortglnolly 

rHWiotocl(o.g.rolrtGor-.rongo.wuhor,llrftr.llllllwlohor.wol 

• won •rpatlng) wl 1oo ,,_ocl 1n "" ........., -· 
~~--.Cihorlornolll"""*"moylooooldiDihoPuroll­

"' o r-o prtoo lhol hollooon .,..,._ b)l llo Aulhortly II 

lho -ofolgnlng lho ~· -.. Tho purcnuool 

---~ ... ~~ ...... ~ .. -of ... 
Unll ondnollnoludocllnlho- Prtoomoyloomodoo-ol 

... Unll ...... pr-ocl ... prtoo .......... .,..,._ Ill' .. . 
Alllhorlly.--ponnllloclb)l ... - ............ .. 

lllonypr~-·--··--..-·nollooffiOdl 

o-ollho unllrooolo. Tho Ownor lftll 111 Plllllhuor ,.., 

,.......lyOIIIIIylllholrnoofol-glholnoll!oppr-•onslor 

ol-llrlho,.._fll-nglftll,......propartyholllkon 

pllooolll-. 

L Tho Ownor Ohol no1 pormll ony lon, - Ilion lho Filii 
Plllllhuo Money lolorlpgo,- rnorlgogoo opprovoclb)l llo 

Alllhorlly ond- Ill ... -ly 1D IIIOoll lftll Nmoln on lho 
~ ... _ ..... olaly (IIO)doyo. 

J. I on -blo Houolng unlllo pa~ fll o oondornlnlurn, 
-•or ___ oiiDn.lhoOWnor,lnocldnlonlo 

paying ony ••- roqulrocl Ill' lho Mulor Doocl ol llo 

Condornlnkan or Br·lowo of on A- ohoH IUrllor luly 

_..,.,.....,llolllo-.--or-lllonoofoolciMulor __ .,..._ ... _ .. ...,........,. ....... _._ 
ondr- 1111111-HOUIInfAgroomonL 

K. Tho Owner shall hovo responsibilfty for fulfilling all re· 
quiremants in accordance with and subject to any rules and 

ragulahono duly promulgaled by lho Council (N.J.A.C. 5:93), 
for determining that a resale transaction is qualified tor a 

Certlflcala ol Eaompllon. The Owner shall nolily tho Aulhor~ 

in writing of any proposed Exempt Transaction and supply the 
necessary documentation to qualify for a Certificate ot Exemp­
tion. An Exempt Transaction does not terminate the resale 

reatrictions or existing liens and is not considered a certified 

sates transaction in calculating subsequent resale pricn. A 

Certificate ot Exemption shall be filed with the deed at the time 

of title transfer. 

L. The Owner ahall havo responoibillly for fuHIIHng all r• 

quirements in accordance with and subject to any rules and 

rogulaliono duly promulgaled by lhe Council (N.J.A.C. 5:93), 

for dllermlnlng lhol 1 rooalo lranooclion Ia qualified for a 

Hlldahlp Wllivor. Tho Owner may oubrnll a wrmon requall for 

a Hlldohip Wllivor. II no Cartlflocl HOUIIhold hu IIOCuiDd an 

agroemanllo purch- wilhln nlnoly (90) dayo ol nOIIftcation 

of on opprovod raoolo prtco and relorrol ol polenllol purchuoro. 

Prior 10 iuuing a Hlldahlp Wllivor, lho Municipalitf shall havo 

30 doyo In wlllch 10 sign on og111mon1 10 purchaoo lho unn 

al.lha opprovod rooalo prlco and oubllquonlly rani or convoy 

H IO a Certlflocl Household. Tho Munlclpollly may lranolor Ilia 

oplion 10 lho Dopo~mont, lhe Agency, or a quollflod non-prolil 

orgonizallon u dllormlnocl by lho Council. For approval ol a 

Hordohlp Wllvor, an Ownor muol documonl lifo~ 10 .. lllhe 

unn 10 on income eligible household. K lho walvar Ia granllld, 

the Owner may offer a low Income unit to a moder.te income 
houaehold or a moderate Income unit to a hauaehotd whose 
incomo oacoodo 80% ollha applicable median Income guide. 

Tho Hordohlp Wllvor shall be rocorclod wilh lho dood 01 lhl 

~mo of cloaln and Ia only valid lor lho delllgnoiDd dood ollho 

~mo o1 closing and lo only volld for llo doslgnlled resale 

lronaocllon. h don nOI olfocllho reoalo prlca. All fuluro reoaloa 

are subjocl 10 all roslllcliono Olalocl herein. 
M. The Owner IMII be obllgelecl to ,_, 1 reltONibll .. Mea 

tee to the AuthOrity at"'' '"'' of cfoslna 1M "'"'''' of tiUa In lha 
lrnounl 1p.clftN bJ the AU'Iharlty II .,. Orne I flllltcted rtHII 

prlco holloolll dolorrMioclohor r-lpl olo Nolloo o1 1n10n110 Soli. 

Suoll leo ohol nolloo Included In 11o .. loulolon olllo moalmum 

,. .... price. 

IX. I'OIIICLDSUIII 

Tholornw lftllr-ooiiiiiAgoo-onon loo oubor· 

dlnoll only 10 llo RrOI Purollooo Manor Mongogo non on llo 

Alionloblo Houolng p-rty -In no way oholllrnpo~ lhl Flrol 

Purolluo Monoy Mongogoo'o ollllly 10 o1oroloo 111 conwoc1 

remedial •'lllatllatoll.lnthe 1.-.nlOII!'fdllluhOfluch mariDISJI 

II IUih rtrnld .. l .,, HI torl1 In the fltral P\l'ch8H Money 

Mongogo dooum-lor IIIII AftDidoblo Hauling UniL 

Any Allordllllo Houolng _,.,._,.ocl pr~ 111111111 .. 

qulroclb)l • l'lral ,...., ... Manor "'""'"'"" Ill' Dlld 1n nou o1 
For-o.orb)lo Pur-orolo For-aura oolo-UOiedby 

111 hold• of 1\e FIIWt PurcNsa Maner Mor1t'l" ehall be 

pannaMntly reiMied lrorn "' rattrlcl""' ·~ cav1n1n11 ollhla 

Allordlll!<. Houotng Agro-L AD rooolo ,.olllc'lonolhon ..... 

ID be lftlciQ U of "' dall of • .,.,., of Ida pursuant. 1D 

Forooloouro wllh roglniiD llo Filii,_~., Mongogoo. 

ollndorlnlho-ndorymo~gogornorlcollnoludlngbulnollrnllocl 

lo llo FNMA, Foclorol H-l- M~gogo Corporolon. ONMA, 

or on onlly oclng on - -•W ond oloubllquonl pur-oro, 
OWnoro lftll l'llllllgo,ou ollhll porllculor Alllrdolllo Houolng un11 

co-..lorllodoiiiiAing .....,....., - lhlnbe -oriUIIIMI 
ID lho-Ill- fll IIIIo AgrooiiiiiiiWIII rospooiiD Ill 

-bl• Houlng unll-b)l"""' doloullng ....,.._ ot 

......... For-· oalo). 

Upono~fii-OIUio,lloAir'llorllylholoaooutoo - .... .-..... ......., ......... -.... ~~~ .... 
11111uo11 A-bl• Hauling Unll hoi -lorovorrolouocl­

llor-lcllonofllllloAgr-. lb-oflorool ..... llln 

a.,. •nr after da11 .r crMIICH' • mortv•,.• WI not r•1ullln a 

•••- fll 110 Aftordoblo HOUIInf 111ft '""" llo ,..... ..... ond 
IOII'Ielorw oflllo Agr-. 

. .., 1M event at 1 FofedOIUfl 111e by the Flrll "-reftua 
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IMorttaoH, the Ulaul•"' rftontetor ltlal bii ... IIONIII, Obliplecl 

..... , .. "'" Au111orllr • .., ·--· ·-··"" ~ .......... 
FOI-ONIO. Forpui-OIIIIIIogr-.o_u_ 

-IIIIIIOIOIIIIft'IDUIIIpoldiOIIoohoriiiiJr-llllo 

.... _ ...... ·-111110..- .. ,,, ... -
porll'llllo--PrlooiiiiOA-HouolngiOIIuolllo 

IIIIOoiiiOF-ooolopuro ..... tOIIONIOOondguld-111 

llo _.,.., ond Ill 1110 omounrroqultodiO ""' ond oolloly Ill 

l'lriii.Monor-..vo.lnolucllnvllo-oooiFar-roplulo"'' 

-"*""'""""'-"'"" Aulllorn,ln-•-­
llloAgro-. Tho-11•-•-•ohlloloolnoludool 
,.,..,., lo 1"1' Junior Cfocl,_l OUI ol 110 For-• IIIIo 

-- - """"' -· ................. lhl dolllllllng -. ..... 
Tho Au1llorlly ...... ..., ..... I IIIII """"' .... -""" 

10 llo 1'1111 PWoiHIII Menor Mongol" ond 1"1' IIIH or pullllo __ .., . ...., ........... _ ......... ....., ........... 
llll_,oiiUCIIIo--. Thlollllpllonollloodoloillllng· 
.......... IOpoflloiUIIft'IDUIIIoiOI--IIOIIIAu......, 
ohllllodo-IOIIooporoorlllollllpllonoiiiOOMIOrolr­
ol-oiiiOFeo_o_ ......... ....., ..... ThoA-IIJ 
-111-odiO_IIo..,..._olllodoloillllng _....., .. ...,_.,.,. .. _ ........... ., .............. 
-••po-oloono-... gohnllllodofoulllnl..........,, 
Noi-IIOI'IriiPuroiHIII-,Mongogoo-llo pul-11 
... ,_ __ .... - .... ..,.,_. ........ 10 ... AulhoriiJ .... .., .............. _. 

............. --.-·--"""""" .......... _.._ .. .....,, 
Thodllo .............. ....., ........ ...,_ ........ 

........... _ ... _polll'ltlod_lePrlooollll 

-lllolloullng ........... - ..... -· .... .. -...... .-........... __ ............ . 
................ : Flrlt..w-ou...,*"""·"""'•-·-· 
ol Feo-o, -· ,.._., IIIH, ond- lono 
- .. , ..... - • ._ ................... io ....... . ..... ...- ............. -................. ............ --· ......... -....., ....... _ ... d•-· _....., .. ,.,_., ................... -... --.. 
llod......,...........,orpl-lnon_o_,lotlll 
dolollllnv-..garlllldolollllng_,..gar.,...lll,_...., Thol'lrof-IIMonoy ______ ln 

-loroporlodiiiWOfHIOar..,......,_, .... .,. dollllltlng_,....,_ .. "'•_,__ AllloondoiiWW , ...... -.-.-.-.....,--.... --... _..., ..... .........., ..... _ .. .., ___ _, ..... -..................... ...... -· -.-...-... -.....,-...... -............... ._....,__.,. __ ........, ..... 
·--··~~~---- ..... --... ......... ....,.,. .... CIII .... -·-· 
~~--IOdlfl_llo_...,lo_lor_lnd 

.. ..--... ..... - ..... --.. u...,-­..... - . 

X. YIDI.A-,IIIPAUL'I'IIAICI-U ..... _ ... _ .. _.,..., ..... _ ...... ._..,on_,.,.........., __ II,_ 

,_ ........ ....., .......................... ~.-........ ,.,..._, ....... ,_. ... ..,_.,..... __ 

COMMUNITY AFFAIRS 

Atrnmenl lhll I bfaach Ml UUII trr1pat1D11 l'lllfrft II thl 

AutllorftJ,In llghl IIIIo pullllc proiiiiH llllo~h In Ill Pok HDUIIng 

Aelondlll ...... llonforllopr.-ortowand-orooa-• 

""""""' Uponllo--ololorneloiii"''IIIIIIOI,.ol .... -.., .. -............ ,., ............. -.. 
pro-oltowor oqultf,lnoludlngloulnol-odiOior-o, 

accolor- 11 on NMdua Ulldor "' -. .... ,_., ot 
l"''lundiR""'a"""'""""•flonotii!•4Vr•-.lnl-•""' 
10 "'""' further ¥11D1111Dn al 1M Af'NmMI, entry on lhe ,em· 
lloo, ond opodfto ,_..,._, 

XI. IIIGHI' TO AlltON 

Tho AulhOtlly niOf 111110 ~om ''"'" IO llniO Ill rlghll, ond 

dlllogolo II ollllgolonl -- wHhoul lho """"'"' of "'' 
OWnor. Upon '""" 111lg-n~ lho AutlloriiJ, Ill ouecnoaro or 
lnlgnl_pr ___ IOIIIOwnor, 

XI~ INft .. llln'ATION 0' THtl AOIIIIMIHI' 
Tho,.,... 111111 ,..,_,..Ill tnrorpr- so •• oo ·-·-, ............................... _ .. ... 

F1lr Hauling Aall•lhe dur1lloft ot lhtt AlfeerMI'd and to erwura, 
to lletrUIIII PI..W: poulbla, tNt~· pweNea prlea. nwtpga 

po-ondr-otd ...... lodA-IIIaHouolngunllll""'"'" 
.......... to Low and MaHrlll lneotN-EIIglbla ................ II 

doftnodhlllln . 

XIIL NOTICU 
All-roqutrocl,..llnollolllloonlllfcor'llodlllll,lllwn 

rooolpl ...,_ 11 101-: 
TolloOWnor: 

Alllo--ollll-ltftlllodln-IPIIOPIII'IY 
_.....__, 
To Ill,.,_.,: ............................ 

__ , 
er-.o~~or-uolhoriiO....-.,,QMoor.or.........,. 

n, noor ...._.., ........ ,. .. wrtllnglnd ... 10 Ill­,.,...., 
XIV. IUNIIIIOIVn' OP AOIIIIIMINT 

OWnor ............. - ,..,._""" ,_ 
-~ ....................... ,_ ........... _ 

......... .-.lndllol,lnii'I'IYIIII.IIoroqW-oltlllo 

·--... -....- .................... lnd ""'"" ___ ._,. ... -..., ... __,.,,ond_ ...,......_ 
xv.-ILm' ...... - .... ,.,.... ... , ... .....,_ ...... ____ ..... ...,..-.-. ___ .............. ____ ..., 
....,_,-. ....... -loW, ... --.... _ ... ..., . ..... _ .... ...,,... ...... -. __ _ 
................... -.. .-. ...... -.-· ---........ ...., .. ..., ............ 
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t•ctaral, 11011 or local law, both perftet, tn-lf tuccano" and tru~ and eant~C111 otlhl dftUII ollha slgntn; cllhlsll.gr••rft•nl · 

.. slgnt, and an petlont dii!Mng by. thfough or und., them 

ClheMm and •vr•• that any futUia amendment• Of tupplem.ntt 

to IM· 111d •ws hliYing "' enact of ramovtng aald Invalidity, 

valdebllly Of' WMnkWCHbllty, tlhal be~ IO apply fllrOIPM• 

• ..., \0 thltniiNf'MI'tl"-reby opetllftiiD validate thl prowtaktnl 

of 11'111 lno- - oti\O<WIII ml9hl bo lnvold and K 11 

XVIII. AGREEMENT 
The Owner and the Authority h.,lby agree "IIIH AftOfCIIbll 

Houttng until daltii:Md hlfein shaH be marbled, Hid, and 

oc:cuPed ~ ceootdance wtlh the provttlona of lhlt Attaemenl 

Neither the Owner nor tha Author"y shall arntnd or altor the 

CD¥8Mntld and l(lfMd thai any auch arnendmantl and auppl• provtslont oltntl Agraam.nl without tlrst obta'"'n; the app~oval oi 

menttlothftnldlawaahafthavalhaanKtMretndetc:tlbedllfully tht other peny .. caplet ctaacrlb~ In Sacllon Ill, PaNgraph c. 
11 lllhey had bean tn altect at the tlma of the execution ollhls TERM OF AISTRICTlON. Any such lpptoved arnendmentl Of 

instrument mod116eltlont ollhll Agreement than be In writing and shell con lain 

ptool ol approvallrom lha OU'IIf panlea and ahall not~ aHacllve 

XYI. CONTROLLING LAW unlast and unnr raCOfd~ 'NIIh tne County Clark lor lhw County In 

TM tlf'ITII of this Agreement shall be lntarpralld under lhe which tl"'la Allordeblo Houalng unlit are slluat.ci. 

laws or the Stat• of New J~••r· 

XVII. OWNIII'I CIII'I1FICA'I10N XVIX. ACKNOWLEDGEMENT 
TM Ownll Clt1111at 1NII 11 lnfonneton ptcvtdtd In Of dar to Own• ac:knowlldget recelpl of a true copy or this Agreement. 

qullltfy II lhl OWNF of thl propltf1)' 01 lo purctt111 the ptOparty It 

~·~'---------------------------- By:--------------
SlgnallrO (Oimor) 

STAT!! OF NEW JERSEY 

, .. 
COUNTY OF 

BE IT REMEMBERED, lillian lhlo --- <loy of---------- , Ill_ ,bolafomo,lllo-, 

------------------------~~·~~-----------------------------
-· bolng 11y me duly-on-01111, dlpoiH ond mokH ptooiiO my Mlllac:llon, llalhlllllll1 1111 Own« (Co-OWMI) .......S 

In 111-tnawmont 111111.,. Anatdllllo Houolng ,t.gr.......,lollll diiiCIIIbod "'-ny:lhlllhl oa-., u -u Ill INIIdng 

...... ....__hal-duly-~ ondlo ... _,. ... onddooclol llld Owno<. -.. ----·-· ----------------------------...... ,.,.....,, 

0010wH1 

93-109 5-15-95 



5:93 App. E 

5-15-95 

COMMUNITY AFFAIRS 

STATE OF UEW JERSEY 
COUNCIL ON AFFORDABLE HOUSINQ 

NEW JERSEY DEPARTMENT OF COMMUNITY AFFAIRS 

REPAYMENT MORTGAGE 
Cont1lns Deed Rlstrlcllons 

AIORTOAOEI$ SUBORDINATE TO A FIRST PURCHASE MONEY MORTOAOE OR REFINANCINO 

Prooorocroy: ----------------

TNt Mong•g• mad1 on _______ • 11_ berween ------------------

'''''"«/lOti -&otPD.,.,.,.} 1nd-------------------- (rlfiiT«liDII lhl "AIItho,y"), 

.t.tch Authorny 11 en lnstrumentaHiy ol '''''"«/ ro 11 1111 "MIHIIC1fMIJI~"J 

REPAYMENT MORTOAOE NOTE 
In aontldttaUon ot va1ut t.celvtd b)' lht Borrower In conntcUon with tht Propel1)' (described below) purchaJIId by lhe Borrower, lht 

Borrower hat tftned 1 no1e d•ted _______ . The Bot roWer Pfornltlt to PlY.,, ,mounts du• under the Note and to tblde 

by 11 pt'OfNIH contllned In lhl Noll, 

MOIITOAOE AI IECURrTY 
TNt Mot1g1p a. gfven 10 .,, A.Uihorfty at tiWI'Ity tor l\1 payment due tncl .,, pef"'orm•nc• ol al promltet under f'lt Note. Tht 

lofrow., morto•o•• U'lt ''''"''''own~ by the &Offower dHCI'fbed 11 lottowt trelened 10 11 "'' "Propet1)'1: 

Allot"'''"" klalld In"' Df --------------
County of end Sltll of Naw J.,11y, tpec:lftc:ally detetlbecf II lohowt: 

SUHIA~rnt:------------------------------------------------------------------
Cll)': ___________ Zip:----- 81oct1No.: ------- Lot No.:------
Alto mote partlc:utarty de1albecf u: 

T,.--: 
I. Nllruldlngo oncto.,., lmpovomontlhol ,_oro or wll be located on tho Propoi1J. 

Z. Nllbill.loo • ....,_tend,.,_,., pr-'Yihol,_ oro or wll be onacllod 10 or .. eel wilt lho loncl,llulldlngl ancl lmpro.-10 

ol or on lho P-rty. 

3. All llgllll-lho -· oow IIU or wll o"'!!*o wilt rooord 10 1111 Propoi1J. 

IOR~OWEftiACKNOWLIDOIMENT& 

t. The Borrower ec:lvloMedgn end ...,.,.,.,. ltal: 
1) Muntdplhn Ml*l the Slele of N• ... ,.., ere requited 

- ... ,.~ HOUIIItg Act - ........... ocloplod undll ... 
oullorll)' ollho Act lo provtdolor """'"" ohoro ol-ng lhol It 
eftordllble 10 houleholdt Df kM artd rnoderetelncorne; end 

bl Tho,.,_.,- 10 oullfoel to IIIIo Mllllgoto hoo """ 
dollgnatcd u houolng •ltlc:lt ,.,.lromoln oftonlolllo 10'"" end 
mDderl .. lnaDrne houllholdl lor II IN11 INny ynrs unlell I 
lhorler lme period II euthorlzed In 1CIC'afd1~ wl" rutn eatlb-

1-by •"'' ogoncy ho.rng Jul-llho .,"""""" porlod1: 
and . 

OITo ... alhoriiUIIhhoullng,-..g""'Proporty,r­
oll-lllo 10 '"" and moclorolo -.. houo-• during Ito 
ruriiUd period, .., Allorclolllo HeMing Agre- hu bMrt 
OIOCIIIodbylho-ltoiCDNIIUIM-III!IIIIngwllll 
Ito loncl witt roopoct 10 flo Proporty onct flo Munlclpollly hu 
ocloplod ,_. and ... - fOV«MMg ... riNio ol ... 
"-"Yand:and 

ci)ThoAutwrii)IIO-IhoP-'JIO-..,..ItubMrt 
-.,otod by ... Murtldpolly .. -lho pr-- and - _..,..,., ........ 

I. --·---.....and-lllollho 
..._,.ltubMrt...-oelllor-odOIIOeprtaolloiiOIOR 
ltMihololr-.lloC_ol ... ,_.,, 

IOIIIIOWIII'II'IIOIIIU ... __ ........... ,_ ... __ ... 
,.._ ., ... ........., OIOIOOrlclod ..... prtoo .... ---··-: ,, --· .... """"""'"""'lholomwollho-­
ltlo Mongo,.- lrloludn: 

•IWIIhlrlllorooriiUdporladllorlng-lhodor.lho-

obtetned ••• 10 the Property, It .1 Borrower shaH not 11H or U lnllet 

tU. to the Property lot 1n emount that ••CMd• 1M maximum 
aloweble retell price 11 •tebnlhld by fte Aulhortly.ln 1he event ol broocll ollltlo """"'lo,IOIIOIWOI horoby IUigM ol pr ... oelolrl 
IICitlof the mulrrundowabll r1Nie priellotheAuhNtly, •ld 
ullg"""'IIIIObe lrl-10•11)' end II rlghloonclr-n lho 
Aifthorlly hu- uloull. 

b) Allhe flriii"'Ift.ll~ U1n11., of dlte of lh• Propen,. 1ftet the 

ending date ollhe reslrtcled pertocr. the Borrower lgt'HI to repay 
ts% at tie Incremental ernoum betwe., .,, maalmum lflowable 
resale price and 1M lair mlrkll 11Cing prk:e which ho11 ecauld lo 
ItO P._., during ... rnttclocl porlod 10 Ito AU!IIority. 

I. Tho -oworw....,ollllorotto prom1100 (N.J.S.A. ",._ 
Z}. Tlrlomo-trolor-oroomo flo Pr-rtyonriiWIIutandlll 

-llhlp• ...... t••-· 
2. Tho-- lholl PIJ oiiiOM, tuH, oiiHII!Ionlo onct 

OlhorgovltnrMIIIII-fH modoogllrlallho "-"Y-""""· 
Tho .... .,.., ..., not clllm onr ,. .... OfOinll lho prlnc:lpol oncl 

""""' PIJ-...,.."" Nolo end IIIIo -toto lor •"'' 10100 
polcl on lho ....,..,. 

•· ---IIMplhoP-'Jirl ..... ropolr,n­
dlrMglrlg rror ._,.,. L Tho_,.._ lhoAulhorlly .. .._.. ... ,.,_,._,_·-· 

•• 11to -·--... ........., ... ...,.._ ...... 
-·--and-,....,_"'..., .. -'"' 
olllllority. 

CONTROLI ON .IU'I'OROAIIIJTY 
Tho-odulooontlr_o_nlngrONioollho.....,.. 

01\' hl¥0 ..... HIO.,._ ,._. ... 10 ... Fllr Houolng Acllncl 

ttorogull-ldoplod -lho olllllority "'"" Act.ld­
lvelJ' reiMM ••• "Contreta an Anordabllly"). Ael•ence II"*'' 
IOiho~onAIIordolllll)'lor lhoprNodirrolrl-lnglho 
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I'NI•unum •Hov.abl• retAil price, "'' method of repaym1n1 de· 
scrtt:ted In Item 1 (b) ollhe section enlh .. d -eOtrower'e Promltll", 

and tiM detlniiiOt' ol• '"teelrlc:ted tale• tor pwpo8H ol determiNng 
When OW Aftordabllly ConiiOIIIII lpp"Oible, and the del.,mll'\l• 

1on ot .,. IHirtcted period or time. 

IIJQKI'S QIYIH TO LINDIIR 
Tho Borrowor, by rnor1goglr)g lho Propo"y to lhe Aulharlly, 

VW•• tM Autnorlly thole rights •••ted In lhlt Mang•o•. ell rights 
thtllawglvetiO lendlfl, who hold mot1gag11, and also an rights tn1 

law giVII to the Autharlty andlot Munldpo~Mtyuncterlhl AHordlbllhy 

Controls. The rtghtl glvan to the Authority and the restrictions upon 
the Property are covenants rumlng wHh lhelancl. The rtghts. terms 
end restriCtions In this Monv•o• thall bind tnt Borrower and 11 

IUb1equent pwchlaera and owners of the Propeny. and the heirs 
and 111lgns of 1D or them. Upon prerformance of lhl promises 

contained In lh• Note and MOI1gege, the Authodty wflt r:~ncellhls 
Mortg•o• 11 Us •xpense. 

DEPAULT 
The Authortty mty declare the 8orfowlf In deltuft on the Note 

and lhll Mortgage II: 

1. The BOt"rower Iaiit to comply wllh the proYitlonl of the AI· 

lotdabtl HouSing Agteement: 
Z. The Borrower leltslo make any paymtnt required by lhl 

Note end lhll Mongege: 
3. The BorrGW"If laKI to kiiP eny olhet prWII made In lhll 

Mllllgogo; 
•· The ownership or lhe Property 11 d1engld tor any reason 

without oompUance wllh the'""" or tM Note and Mongege: 
J. 1M hok:lerOienyllenonthl Pro,.ny I'CI.r\alcwedosurepr~ 

ceecttnp:cw 
1. Bonlu\rptcy, lnooiYoney or roeelvorlhlp oro olorlod by 01 

•taJMt any or"' lorrowlf'l. 

AUTHOIVT'I'IIIIOHTII UPON DIFAUL T 
r lie Alllhorlly dodaroolhotllo NOlo ond Ills Mongogo oroln 

dolo~ llo AUiharlly IIIIJI havo, oubjoct to lho rlghll Ollho Flrot 
Mortgag .. , all rights .t~ven by ilw cw HI torlh .,.. lhll MortgDge. 

Datod: _______________ _ 

ATTEST;--------------

STATE OF NEW JERSEY 

)II 

COUNTY OF 

NOTICES 
All NOTICESMUSTBE IN WRITINGANDPERSONAll Y DE• 

LIVERED OR SENT 8Y CERTIFIED MAll, RI!TURN RECEIPT 
REOUESTED, TO THE ADDRESSES GIVEN IN THIS MORT· 
GAGE. ADDRESS CHANGES lolA Y BE MADE UPON NOTICE 
TO THE OTHER PARTY. 

NO WAIVIIIIV AUTHORITY 
The AUihortly may exerclte eny right und~r this Mor;tgage or 

under eny lew.'"'" If the Authotlty hes deleyld ln ••ercltlng thll 

rtght or hla agreed In In .. rlltr 'nttanc:e not to ••erc:t11 thet r'Vhl, 

The AUI~rfly doll not welvolts right to declare the Borrow• ltln 

dol lUll by moklng 
payments or lnc:urrlng ••pen .. on be hall ot the Bon ower. 

EACH PERSON LIAILE 
This Mongag•li Iegeny binding upon eec:h Borrower end all who 

tucc:Hd 10 their "'P~IIbiHtlll (such 11 hells and e••cutors). The 

Authority mey •nlorc• any ol the provisions ol tho Not• and this 
Mortgage against eny on• or more ol tho Borrowers who sign thlt 
Mongago. 

SUI ORDINATE MORTOAOI 
Th• len on this Mongego Is lnlerlor to •nc:l subjltet to the terms 

and provtslons ol the Flrtt Purchall Money Mongago exoouted 

contemporan.au~ty horewllh or any 1ubs~u1nt rellnanc:lng. 

NO ORAL CHANOEI 
This Mortgege cen only be c:hongld b)' an egreamontln wrtttng 

olgnod by bol1 the 801-orond tho Authority. 

IIQNAnJRIS 
The Borrowor agre11 to th• termt of thlt Mongag• by tlgnlng 

below. 

ACKNOWLIDO!MINT 
BonowetacMowlldgas receipt ar 1 true copy at 1hlt mortgage 

II no ehiiQI. 

By:--------------
Slgnoturo (B.,wor} 

Slgnaturo (Co~SonoWMJ 

BE IT REMEMBERED, llal onlllo -- doy ol-------- , It-, lloloro rno, llo-l>or, 

----------------- por~..,.~od--------------
-· bolng by rno d\lly owom on hlolhor oalll, "-• and rnak" proolto my oalolacton, lhotholoholo lho Bo~owor(Co-11.,_) 

nomod In lho wllhln lnolnlmOnt; thalli llo Roporn-t Mongogolorlho doiCIIIIod Pr~: llollho oxoculon, u wollao flo moldng ol 

lllo ........,_,hal- duly ll1/lhorlzod and lo lho voluntary oct and dlld oloald OMlor. 

s-ntoand.-bodllofaromo, ---------------------------
f\1 d111 atornald. 

_ ... , 
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COMMUNITY AFFAIRS 

COUNCIL ON AFFORDABLE HOUSING 
NEW JERSEY DEPARTMENT OF COMMUNITY AFFAIRS 

REPAYMENT MORTGAGE NOTE 

----------,,11- --------------· NewJer .. y 

FOR VALUE RECEIVED-------------------- (relerred Ia eathe"8o11ower1 
promlleslo pey 10 (relerrtd lo lllhl •Aulhotlly.·) 

en lnalr~.~tnenleHiy ol (the .._.unldpeltry•) the •moun\1 apecllltd In thlt Note end 

ptoml11110 1bid1 by lht Ierma oontaln.d below. 

REPAYMENT MORTGAGE 

AI IK'Uftt)' lor the PIY'N"' of •mounts du• under this Not• •Mt tie performance of aft prornltll contlilned In thl1 Note, tnt 

Botrower Ia glvtng the Authority a Repaym.nt Mor1o•a• , dated • The Rep~yment Mono•v• eovett '''''''''' 
(the -Firopeny1 owned by "' Botrowet, the l.gel detcrtptton ol such real 111111 btlng contall'led In tit Ae~yment Uor1gege • Thla 
rnortgegelt aubordlntll to the nrat mono•o• executed cont.rr'lporan.oualy herewUh ot any aubaequentltnanctng. 

IORROWERS PROMISE TO PAY AND OTHIA TERMS 

1.Th1 Property It tubfiiCI to Ierma, res•lctlont end conditione lhlll prohtblllll ule 11 a fair market price lOt an eatabllahed period 

ollkne, Wllhln lhe rearlc:lld period, llanlng wUh thl dill lhe 80trower oblalna UU1 10 lhl Property ,It'll Bo"OWit 1h1a not Ill or lrlnlllf 

••• to lhl Propeny lOt an amount that ••ce.aa a m11lmum allowable,.,,,, price eatabllahed by the Authority. 

a. All prOCHda rec .. vld durng the rnrlctld pertoc:J In ••ce•• of 1'11 flllrtCied amounl ehal be paid to lhe Aulhoftty. 
b. At the flral non-eaempt 1&11 of the Propeny lftlt reatrlc:Uons hl•ll ended, Itt lotrower agr111 to fiPIY 85,. of 1h1 

lnc:rernentalamounl biMeen the mulmum alowable r11all prtce and the talt market HIHng pttee whSch hu •ocrued to 
l!o Proporl)' du~ng lho roolrle1od portod ol rooolo (l!o ·p~ .. Dlftoronllol") ,. V>o AUihorfty •. 

2. Tho • ...., duo onc1 po~ablo 1o lho AUihorfty ohol bo .. loulolod u lolows: 

FAIR MARKET PRICIIoao MAXIMUM ALLOW AILE RISALI PRICI 
oquolo 

PRICE DII'FIJIINTIAL 

IOIIROWER'8 PROCIID8 
oquoll 

MAXIMUM ALLOWAILI RIIALI PRICE pluo I% OF PRICI DII'I'I!RINTIAL 

AMOUNT OF NOTI 
equals 

. FAIR MARKET PRICE looo IORROWER'I PROCIED8 

WAIVER OF FORMAL ACTS 

Tho Borr-or wolvoolll right ,. roqulro lho AUihorll)llo do ony ol l!o lollowlng boloro onlorclng Ill rlghlo ll'ldor Ills Nato: 

1. To demand pejment of amount due (knOMI u Prll~tmlnl). 

2. To give notice f\at amount• due have not blerr petd (known 11 Notice of Dishonor). 

3. To obtain M onldal cwtftaate of non-payment (known u Protnt), 

REII'OHI.ILITY UNDER NOTE All- olgnlnf,.... Nolo oro Jolntlr ond -..oty otonvo,od lo poy lho ,......,.. duo ond ,. obldo by llo ,ormo ll'ldor 

1111 Note, The AUihorUy rn~~yenforoalhlt HOle agalrwt any one or more of thllofrOW"III oragalnlt aH Borrew«t together. 

810NA1UIIU 

Tho-- o"""o,.."" ,.,. 01 thlo Nato br olgnlng bol-. 
wn'NI .. ID: 

--------------1,.1, 
-------------- L.l. _ ... , 
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AFFORDABLE HOUSING RULES 

TECHNICAL APPENDIX F 

State Planning Commission Memorandum 
of Understanding and Flow Charts 

MEMORANDUM OF UNDERSTANDING 

MEMORANDUM OF UNDERSTANDING, dated the 
27th day of October, 1992, by and between the New Jersey 
State Planning Commission (the Commission) and the New 
Jersey Council on Affordable Housing (the Council). 

WHEREAS, the New Jersey Supreme Court determined, 
in its Mt. Laurel decisions, that every municipality has a 
Constitutional obligation to provide through its land use 
regulations a realistic opportunity for a fair share of its 
region's present and prospective needs for housing for low 
and moderate income families; and 

WHEREAS, in 1985, the New Jersey legislature enacted . 
the Fair Housing Act (N.J.S.A 52:27D-301 et seq.) in 
response to the Mt. Laurel decisions, and created the 
Council on Affordable Housing as the entity having primary 
jurisdiction for the administration of housing obligations in 
accordance with sound regional planning considerations in 
this State; and 

WHEREAS, in 1985, also in response to the Mt. Laurel 
decisions, the New Jersey legislature enacted the State 
Planning Act (N.J.S.A 52:18A-196 et seq.) to replace the 
State Development Guide Plan with a State Development 
and Redevelopment Plan (State Plan) to be used as a tool 
for assessing suitable locations for infrastructure, housing, 
economic growth and conservation; and 

WHEREAS, both the State Planning Act and the Fair 
Housing Act recognize (1) the interdependence of planning 
for infrastructure and planning for low and moderate in­
come housing; (2) the importance of maximizing the use of 
existing infrastructure in determining suitable locations for 
development, and (3) the importance to comprehensive 
planning of the phasing of infrastructure development with 
inclusionary development; and 

WHEREAS, on June 12, 1992 the State Planning Commis­
sion adopted the first State Development and Redevelop­

, ment Plan pursuant to the State Planning Act; and 

WHEREAS, the Resource Planning and Management Sys­
tem, which establishes planning areas consisting of centers 
and their environs, is the preferred mechanism of the State 
Plan to effectuat~ the State Planning Act's mandates to 
provide a coordinated, integrated and comprehensive plan 
for the growth, development, renewal and conserVation of 
the State and its regions, and to identify areas for growth, 
agriculture, open space conservation and other appropriate 
designations; and 

WHEREAS, in accordance with the Fair Housing Act, 
which specifically requires the Council to make adjustments 
to municipal present and prospective fair share of regional 
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housing needs when the pattern of development is contrary 
to the planning designations in the State Plan, the Council 
will be promulgating administrative rules that utilize· the 
Resource Planning and Management Structure and State­
wide Policies with respect to municipal certification of hous­
ing elements and the handling of requests for site specific 
relief that are directed to the Council from the Courts; and 

WHEREAS, it is mutually beneficial to the Council and to 
the Commission to enter into this Memorandum of Under­
standing to develop a cooperative planning process that will 
enable the Council to meet its constitutional and legislative 
mandates to develop a planning and financing mechanism 
for low and moderate income housing that is in accordance 
with regional considerations and sound planning concepts, 
and that will ensure that the Commission maintains, revises 
and sees implemented a State Plan that promotes a distribu­
tion of low and moderate income housing throughout New 
Jersey in locations and patterns that are consistent with the 
goals of the State Planning Act; and 

WHEREAS, the cooperative planning process developed 
pursuant to this Memorandum of Understanding will ad­
vance coordinated and comprehensive planning in the State, 
will result in greater predictability in planning with respect 
to meeting the mandates of the Council and the Commis­
sion, and will thereby benefit State agencies, counties, mu­
nicipalities and the public interest. 

NOW, mEREFORE, in consideration of the promises 
contained in this Memorandum of Understanding, the Com­
mission and the Council hereby agree to the following Basic 
Principles: 

1. Eoth the Commission and the Council will share all 
available information useful or necessary to achieving the 
objectives of this Memorandum of Understanding. The 
Commission will direct the Office of State Planning to 
provide to the Council in a timely manner, such reports or 
recommendations that are necessary for the Council to 
carry out its responsibilities. 

2. . A cooperative planning process will be established 
and maintained between the Council and the Commission 
that will advance coordinated and comprehensive plan­
ning in the State, will result in greater predictability in 
planning with respect to meeting the mandates of the 
Council and the Commissjon, and will thereby benefit 
State agencies, counties, municipalities and the public 
interest. 

3. The State Plan's Resource Planning and Manage­
ment Map (RPMM), which includes planning areas, iden­
tified centers, designated centers, environs and critical 
environmental/historic sites, provides the Council with a 
framework for allocating housing need and locating sites 
based on considerations of infrastructure availability, envi­
ronmental sensitivity, and historic preservation. 
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4. All planning areas can accommodate growth and 
therefore can accommodate a commensurate housing ob­
ligation, in a manner consistent with the goals, objectives 
and policies of the State Plan. 

5. Centers are the preferred mechanism for accommo­
dating growth and inclusionary developments in each 
planning area, in a manner consistent with the goals, 
objectives and policies of the State Plan. 

6. As provided for in the State Planning Rules 
(N.J.A.C. 17:32-8) immediately after adoption of the 
State Plan the Commission will accept petitions to have 
identified centers receive designation. When determining 
community development boundaries for a center, the 
Commission will take into consideration the State Plan's 
housing policies and objectives, including those respecting 
low and moderate income housing. 

7. The Commission accepts the Council's definition 
pursuant to N.J.A.C. 5:92-1, of developable, available, 
approvable and suitable sites and realistic development 
potential, and the Council accepts the Commission's defi­
nitions, pursuant to the State Plan, of urban and commu­
nity infrastructure, centers and environs, identified and 
designated centers and critical environmental/historic 
sites. 

8. The Council will use the State Plan to allocate 
regional housing need· based on planning areas within 
each municipality. · 

COMMUNITY AFFAIRS 

9. County planning entities will be invited to assist 
municipalities, the Council and the Commission in identi­
fying Centers on a voluntary basis. 

10. Municipalities that are consistent with the State 
Plan's goals, objectives and policies, and that petition the 
Council within two years of filing a housing element with 
the Council, will receive the benefit of maximum flexibili­
ty with respect to Council certification. . Municipalities 
that are not consistent with the State Plan's goals, objec­
tives and policies, and that do not petition the Council for 
certification within two years of filing with the Council a 
housing element consistent with the State Plan's policies 
and objectives, may expose themselves to actions by the 
Council and Commission with respect to identifying and 
designating centers and site specific relief to objectors. 

IN WITNESS WHEREOF, the Commission and the 
Council have caused this Memorandum of Understanding to 
be duly executed by' their authorized representatives on the 
date first above written. 

NEW JERSEY STATE PLANNING COMMISSION 

by: --------------------------Title: 

NEW JERSEY COUNCIL ON AFFORDABLE HOUSING 

by: ----------------------~ 
Title: -------------
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COAH REVIEW OF MUNICIPAL HOUSING ELEMENTS 

BASED ON SDRP 

All Charts Must Be Reviewed Within The Context of N.J.A.C. 5:93-5.4 

SITE REVIEW IN PLANNING AREAS 1 & 2 

Municipality Has Identified Municipality Has Not Identified 
Sufficient Centers Sufficient Centers 

COAH Approves Site Pending 
Site Suitability 
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SITE REVIEW IN PLANNING AREA 3 

Municipality Petitions 

I · Sites Are Located 
r 

Insufficient Room Sites Are Not Located I 
in Centers in Centers in Centers 

I I I COAII Approves Sites I I COAII Reviews Sites For I 
Pending Suitability I Available Infrastructure 

I 
I If Available l In Not Available I 

J I 

COAII Approves Site and COAII Examines Municipality 
Encourages Center for More Suitable Sites 

Designation 

I 
llf They Exist J If They Do Not Exist I 

I I 
COAII Requires a Housing Element COAII Directs Municipality To 
Amendment Including: Identify Sites With Centers, 
1) Site in Planning Area 1 & 2 Repetition and Seek Center 
2) Site in Center Designation 
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SITE REVIEW IN PLANNING AREAS 4 & 5 

I Municipality Petitions I 
I I I Sites Are Located 

I 
Insufficient Room in I Sites Are Not Located 

I in Centers Centers for Sites in Centers 

I I I 
COAH Approves Sites COAH Examines Municipality 

Pending Suitability for Sites With Infrastructure in 
Centers or Other Planning Areas 

I I 
I If Not Available I I If Available I 

I I 
COAH Returns Plan to Municipality COAH Returns Plan and Directs 
Directing Identification of Centers M,unicipality to More Suitable 

and Amendment of SDRP Sites 

I I 
Municipality Identifies Center Municipality Amends Plan to 
and Petitions for: Locate Sites Where Infrastructure 
1) Substantive Certification Exists (in Other Planning Areas/ 
2) Center Designation Centers) 
3) Amendment of SDRP Map 

I 

I SPC Acts on Center I Designation 

I I. 
llfNo I I If Yes I 

I I 
COAH Returns Plan COAH Approves Site 

for Amendment or Pending Suitability 
Dismisses Plan 
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COAH PROCESS OF GRANTING RELIEF TO 

OBJECTORS BASED ON SDRP 

All Charts Must Be Reviewed Within The Context of N.J.A.C. 5:93-13 

OBJECTOR RELIEF IN PLANNING AREAS 1 & 2 

Municipal Inaction Results in 
COAH's Consideration 

of Objector's Site 

I 
COAH Grants Relief 

Pending Site 
Suitability 
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OBJECTOR RELIEF IN PLANNING AREA 3 

Municipal Inaction Results in 
COAH's Consideration or 

Objector's Site 

I I 
Sufficient Room in Center(s) Insufficient Room in Center(s) 

and/or Planning and/or Planning 
Areas 1 & 2 Areas 1 & 2 

I 
Objector's Site Objector's Site I Objector's Site Is in Center or 

Is in Center Is Not in Center Objector Demonstrates Access 

I to Infrastructure 

I COAHGrants COAH 
Relief Pending Denies If Yes! [ IrNo 
Site Suitability Relief I 

COAH Grants I COAH.Requests OSP 

Relief Pending Recommendation On Objector's Site 

Site Suitability I OSP Forwards I 
Recommendation to COAH 

1 Mediation Begins J 
l I Parties Agree to 

Parties Contest OSP I Incorporate Site Recommendation 
in Housina Element 

I I 
_[ OAL Issues 

COAH Approves COAH Seeks OAL --- Recommendation 
Pending Site Recommendation I 

Suitability Based on OSP Report COAH Grants 
and Availability of Sites or Denies 

with Infrastructure Relief 
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OBJECI'OR RELIEF IN PLANNING AREAS 4 & 5 

Municipal Inaction Results in 
COAH's Consideration or 

Objector's Site 
I 

Sufficient Room In Insufficient Room in 
Centers and/or Centers and/or 

in Planning Areas 1 & 2 Planning Areas 1 & 2 

_l I I I Objector's Site II Objector's Site Is COAH Requests OSP 

Is in Center Not in Center Recommendation on 

I I 
Objector's Site 

COAH OSP Forwards 
COAH Grants Denies Recommendation 
Relier Pending Relier toCOAH 
Site Suitability 

Mediation Begins I 
I 

Parties Agree to Parties Contest I 
Incorporate Site in OSP Recommendation 
Housing Element 

I 
COAH Approves 

COAH Transrers Contested 
Issues Including OSP 

Pending Site Recommendation to OAL 
Suitability 

I OAL Issues Recommendation 
on Contested Issues 

I COAH Grants or I 
Denies ReHer 
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APPENDIX G 

REGIONAL CONTRIBUTION AGREEMENT 
COUNTY REVIEW CHECKLIST 

The Fair Housing Act permits a municipality to transfer 
up to 50 percent of its low and moderate income housing 
obligation to a willing receiving municipality. The terms of 
this Regional Contribution Agreement (RCA) transfer are 
determined by individual negotiations between willing send­
ing and receiving municipalities within the same housing 
region. 

Recognizing the need for sound comprehensive regional 
planning, the Act refers the RCA to the county of the 
receiving municipality for review and for submittal of its 
comments and recommendations to COAH. The Act indi­
cates that this review shall be performed by the county 
planning board or other designated agency and that in its 
review, the county "shall consider the master plan and 
zoning ordinance of the sending and receiving municipali­
ties, its own county master plan and the State development 
and redevelopment plan." The results of this review and 
the county recommendation are to be by resolution of the 
county planning board. At a minimum, the following lan­
guage is to be incorporated into the resolution, if the 
recommendation is positive: 

WHEREAS, directed by the New Jersey Council on Af­
fordable Housing, the (receiving) County Planning Board 
has reviewed this proposal; and 

WHEREAS, the staff of the (receiving) County Planning 
Board has examined the Master Plan and Zoning Ordi­
nances of the (sending) municipality and (receiving) munici­
pality; the Master Plan of (receiving) County and the State 
. Development Guide Plan; and 

WHEREAS, after duly examining all the above cited 
plans, the staff of the (receiving) County Planning Board has 
found that the proposed Regional Contribution Agreement 
is in accordance with sound, comprehensive regional plan­
ning; that the (receiving) municipality and the proposed 
RCA housing locations therein offer convenient access to 
employment oppbrtunities; and that the proposed RCA 
housing would have access to public transportation; 

NOW, THEREFORE BE IT RESOLVED that the (receiv­
ing) County Planning Board recommends approval of the 
proposed Regional Contribution Agreement between the 
(sending) municipality and the (receiving) municipality; and 

5:93 App. G 

. BE IT FURmER RESOLVED that the (receiving) Coun­
ty Planning Board recommends that the New Jersey Council 
on Affordable Housing approve the proposed Regional 
Contribution Agreement. 

If negative, please develop appropriate language. 

In order to conduct this review, the sending municipality 
must forward the following documents to the receiving 
municipality's county planning board: 

1. Master Plan of Sending Municipality. 

2. Zoning Ordinances of Sending Municipality. 

3. Housing Element of Sending Municipality. 

4. Transportation Element of Sending Municipality. 

5. 208 Plan of Sending Municipality. 

6. Other Regional Plans, if applicable. 

7. Regional Contribution Agreement Project Plan. 

If both sender and receiver are in the same county, then 
all necessary documents are on file except the RCA Project 
Plan. In that instance, only a formal review request ·letter 
and the RCA Project Plan need be forwarded. 

The Act permits COAH to establish time limits for county 
review and, since COAH views expedient review of RCAs as 
crucial, it has imposed a 45 day limit for the county to 
complete its review. COAH may provide a 15 day exten­
sion if the county requests such an extension for legitimate 
reasons. The 45 days begin when the sending municipality 
forwards all the necessary documents as a complete package 
to the receiving municipality's county planning board with a 
request for review and recommendation. COAH should be 
copied on the transmittal letter only. If the county is 
unable to complete its review within the allotted time, or if 
there is no county planning board or designated county 
agency, COAH shall perform the required review. 

To facilitate county review, COAH has developed a four 
section checklist which is attached. The checklist is to be 
completed as part of the county review process and forward­
ed with the resolution to COAH. When both the County 
Planning Board and NJ Housing and Mortgage Finance 
Agency feasibility reviews are completed, the RCA will be 
presented to COAH for action. 
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