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EXECUTIVE SUMMARY 

This Third Round Housing Element and Fair Share Plan has been prepared for the Township of Ocean, 

Monmouth County in accordance with the New Jersey Fair Housing Act (FHA) and the rules of the New 

Jersey Council on Affordable Housing (COAH) at N.J.A.C. 5:93 et seq., and to address the Settlement 

Agreement (FSHC Agreement) between Ocean Township and Fair Share Housing Center (FSHC), 

executed pursuant to a Township resolution dated January 24, 2019 and approved by the Court on June 25, 

2019. This plan is an amendment to the prior housing element and fair share plan adopted by the Planning 

Board on June 27, 2011 and endorsed by the Township Council on July 6, 2011. This 2019 Third Round 

plan will serve as the foundation for the Township’s submission to the Honorable Linda Grasso Jones, 

J.S.C., for a Third Round Judgment of Compliance and Repose through July 2, 2025.  

There are three components to a municipality’s affordable housing obligation: the Rehabilitation share, or 

Present Need, the Prior Round obligation, and the Third Round obligation. The Court-approved FSHC 

Agreement established the Township’s 57-unit Rehabilitation share/Present Need obligation, an 873-unit 

Prior Round obligation for the years 1987 to 1999, and a 518-unit Third Round fair share obligation for the 

years 1999 to 2025 (including the “gap period”). By virtue of limited vacant, developable land, the Township 

continues to be eligible for a vacant land adjustment, which reduces the combined Prior Round and Third 

Round fair share obligation of a total of 1,391 (873 + 518) to a Realistic Development Potential (RDP) of 280 

units, leaving an Unmet Need of 1,111 units (1,391 combined Prior Round and Third Round – 280 RDP = 

1,111 combined Unmet Need). 

The Township has satisfied its 57-unit Rehabilitation obligation through the rehabilitation of affordable 

units at Heritage Village at Ocean (formerly known as Whalepond Village). The Township will continue 

participation in the Monmouth County Housing Improvement Program to possibly assist future low- and 

moderate-income households in Ocean Township. 

The Township has satisfied its combined Prior Round and Third Round 280-unit RDP with projects 

including completed and proposed inclusionary developments, completed alternative living arrangements, 

and 100% affordable municipally sponsored construction. 

The Township will address its 1,111-unit Unmet Need with surplus credits above its RDP, by modifying an 

existing inclusionary zone and establishing two new inclusionary overlay zones, by its existing affordable 

housing development fee ordinance, and by establishing a mandatory Township-wide inclusionary set-aside 

requirement for all new multi-family housing developments of five units or more. 
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INTRODUCTION 

Ocean Township, a primarily residential community with a population of 26,729 as of 2017 and a land area 

of approximately 11 square miles, is located in the central eastern part of Monmouth County. The Township 

adjoins Eatontown Borough and West Long Branch Borough to the north; Long Branch City, Deal Borough, 

Allenhurst Borough, Loch Arbour Village, and Interlaken Borough to the east; Asbury Park City and 

Neptune Township to the south; and Tinton Falls Borough to the west.  

The Township constitutes approximately 2.3 percent of the land in Monmouth County. Ocean Township is 

approximately 25 miles from New York City and located within the Metropolitan Planning Area (PA 1) 

category as designated by The State Development and Redevelopment Plan (SDRP) of New Jersey. It is 

easily accessible from much of the region; New Jersey Route 18 and Route 35 run through the Township, 

and the Garden State Parkway is located just to its west. The Township is also served by NJ Transit bus 

routes 832 and 837, which provide access to Asbury Park, Red Bank, Long Branch, and connections to other 

regional destinations. 

Ocean Township’s 1990 Master Plan and subsequent Reexamination Reports through 2014 portray a 

community that has developed as a primarily residential municipality. The Master Plan notes that the 

presence of strong highway connections has “increased the viability of the Township for both jobs and 

residential uses.” However, the Master Plan also identifies a trend toward redevelopment and repurposing 

of existing uses rather than greenfield construction, as much of the Township’s land has already been 

developed. Therefore, a goal of the Master Plan was to adjust land use regulations to provide specific 

guidelines for redevelopment, infill development, and new development. 
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JUDICIAL, LEGISLATIVE, AND REGULATORY AFFORDABLE 
HOUSING BACKGROUND 

In its landmark 1975 decision now referred to as Mount Laurel I, the New Jersey Supreme Court ruled that 

developing municipalities have a constitutional obligation to provide a realistic opportunity for the 

construction of a variety and choice of housing types that would be affordable to low- and moderate-income 

households. In its 1983 Mount Laurel II decision, the Supreme Court extended the constitutional obligation 

to all municipalities and determined that each municipality would have to establish its fair share obligation 

and provide, through its zoning, affirmative measures that would create a realistic opportunity for satisfying 

that obligation. Subject to certain criteria, Mount Laurel II also gave developers who successfully challenged 

the constitutionality of a municipality’s zoning and who were ready, willing, and able to provide a 

substantial amount of affordable housing the opportunity to secure a “builder’s remedy.”1 A builder's 

remedy was intended by the Supreme Court to be a mechanism to force municipal compliance with 

affordable housing fair share obligations in instances in which a municipality has failed to do so voluntarily. 

Under a builder's-remedy lawsuit, if a developer/plaintiff is successful in demonstrating that a municipality 

has failed to provide a realistic opportunity for the construction of its fair share of its region’s need for low- 

and moderate-income housing, that developer/plaintiff may be granted a builder's remedy if the developer's 

site is suitable for inclusionary development, and if the developer is willing to set aside a substantial number 

of units to be affordable to low- and moderate-income households. A developer would typically be permitted 

to build a higher density multi-family residential project on land not zoned to permit this use, and/or to 

build at densities higher than permitted at the time of the lawsuit, reserving a “substantial” percentage 

(typically 20%) of the units for occupancy by and affordable to low- and moderate-income households. 

In 1985, the Legislature enacted the Fair Housing Act (FHA; N.J.S.A. 52:27D – 301 et seq.) in response to 

Mount Laurel II. The Fair Housing Act created the Council on Affordable Housing (COAH) as the 

administrative alternative to compliance in a court proceeding. The Legislature conferred primary 

jurisdiction on COAH and charged COAH with promulgating regulations (i) to establish housing regions; 

(ii) to estimate low- and moderate-income housing needs; (iii) to set criteria and guidelines for 

municipalities to determine and address their fair share numbers; and (iv) to create a process for the review 

and approval of appropriate housing elements and fair share plans. As will be discussed further, in March 

2015, the New Jersey Supreme Court declared COAH a moribund agency and reactivated a judicial process 

for the review and approval of affordable housing plans. 

Ocean Township has reached a settlement with FSHC that has been approved by the Superior Court, that 

specifies the extent of the Township’s Prior Round and Third Round affordable housing obligations. 

Consequently, this Housing Element and Fair Share Plan has been prepared for adoption by the Planning 

Board and endorsement by the governing body to be submitted to the Superior Court in fulfillment of the 

requirements for a Third Round Judgment of Compliance and Repose covering the period from 1999 to 

July 2, 2025. The Judgment of Repose will provide the Township protection from builder’s-remedy lawsuits 

during the time it is in effect.  

 

                                                      
1 Southern Burlington NAACP v. Twp. of Mount Laurel, 92 NJ 158 (1983) 
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COAH’s First and Second Rounds  

COAH determined municipal affordable housing obligations,2 or number of affordable dwellings required, 

and created the criteria and guidelines for municipalities to address their respective fair share obligations. 

COAH originally established municipal affordable housing obligations for the six-year period between 1987 

and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the First Round. These rules established an 

existing need where sub-standard housing was being occupied by low- and moderate-income households 

(variously known as Present Need or Rehabilitation share) and a future demand, or prospective need, to be 

satisfied with new construction. COAH followed guidelines established by the U.S. Dept. of Housing and 

Urban Development (HUD), which defined affordable housing as dwellings that are affordable to and 

occupied by households earning 80% or less of the regional median household income by household size. 

The First Round regulations were superseded by COAH’s Second Round regulations, adopted in 1994 

(N.J.A.C. 5:93-1.1 et seq.). The 1994 regulations recalculated the 1987-1993 affordable housing obligations 

for each municipality and projected the additional municipal affordable housing need for the next six years 

(from 1993 to 1999) using 1990 U.S. census data. The regulations COAH adopted in 1994 thus identified 

a cumulative fair share obligation for the 12-year period encompassing the First and Second Rounds. Later, 

when COAH adopted its regulations for the Third Round, the cumulative 12-year First  and Second Round 

obligations became known simply as the Prior Round obligation. This is how it will be referred to in this 

plan. 

 
COAH’s Third Round and Related Judicial Activity 

On December 20, 2004, COAH’s first version of its Third Round rules (N.J.A.C. 5:94-1 and 5:95-1) became 

effective, some five years after the end of the Second Round in 1999. Whereas the first two rounds covered 

periods of six years each, in 2001 the Legislature amended the FHA to extend to 10 years the period covered 

by a Substantive Certification from COAH. The Third Round was defined as the time period from 1999 to 

2014, but the fair share obligation was intended to be addressed during a delivery period from January 1, 

2004, through January 1, 2014. In other words, 15 years of affordable housing activity was to take place in 

10 years.  

The Third Round rules marked a significant departure from the methods utilized in COAH’s Prior Round. 

Previously, COAH had assigned affordable housing obligations as an absolute number allocated to each 

municipality. The Third Round rules implemented a “growth share” approach that linked the requirement 

to produce affordable housing to residential and non-residential development within a municipality. Each 

municipality was required to project the amount of residential and non-residential growth that would occur 

during the period from 2004 through 2014. Municipalities were then required to provide the opportunity 

of one affordable unit for every eight market-rate housing units developed and one affordable unit for every 

25 jobs created. Jobs were not counted directly, but rather by using non-residential building square footage 

as a substitute for employment.  

                                                      
2 A.k.a. a municipality’s “fair share” of affordable housing. 
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However, in January 2007, the state Appellate Court invalidated key elements of the 2004 Third Round 

regulations, including the growth share approach (In re Adoption of N.J.A.C. 5:94 and 5:95, 390 N.J. Super. 

1). The Court ordered COAH to propose and adopt, within six months, amendments to its rules to address 

the deficiencies identified by the Court. COAH missed this deadline but issued revised rules effective on 

June 2, 2008 (as well as a further rule revision effective on October 20, 2008). COAH retained the growth-

share approach but implemented several changes intended to create compliance with the 2007 Appellate 

Court decision. It also extended the period of time covered by the Third Round to 2018. This meant that 19 

years of affordable housing activity (1999-2018) was to take place during a 10-year delivery period (2008-

2018).  

Just as various parties challenged COAH’s initial Third Round regulations, parties challenged COAH’s 

2008 revised Third Round rules. On October 8, 2010, the Appellate Division issued its decision, In re 

Adoption of N.J.A.C. 5:96 and 5:97, 416 N.J. Super. 462, in response to these challenges. The Appellate 

Division validated the portions of the rules pertaining to the Rehabilitation share and the Prior Round 

obligations assigned to each municipality, but invalidated the growth share methodology for calculating 

Third Round obligations. Instead, the Court directed COAH to use methods similar to those that were used 

in the First and Second Rounds. The Court gave COAH five months to change its method for calculating 

Third Round obligations and to provide revised regulations regarding certain aspects of municipal 

compliance. Other highlights of the Appellate Court’s 2010 decision include: 

 To be credited, municipally sponsored or 100% affordable housing sites must show site 

control, site suitability, and a proposed source of funding.  

 COAH’s rules did not provide sufficient incentive for the private construction of inclusionary 

(market-rate and affordable units) developments. Clearly defined percentages supported by 

economic data must be provided. The Court noted that a 20% affordable housing set-aside 

was typical. 

 The Court invalidated crediting of Prior Round rental bonuses for developments that were 

not built within a reasonable timeframe.  

 Bonuses for smart growth and redevelopment activities were upheld; however, the Court 

invalidated Third Round compliance bonuses. 

 The Court upheld its prior ruling on COAH's formula that eliminated the reallocation of the 

excess Present Need obligation from urban aid-eligible municipalities to other municipalities 

in the region. The Court also questioned whether urban aid municipalities should be 

assigned an allocation for future growth. 

Judicial Activity from 2011 to the Present 

COAH sought a stay from the New Jersey Supreme Court of the March 8, 2011, deadline that the Appellate 

Division had imposed in its October 2010 decision for the agency to issue new Third Round rules. The 

Supreme Court granted COAH’s application for a stay and granted petitions and cross-petitions to all of the 
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various challenges to the Appellate Division’s 2010 decision. The Supreme Court heard oral argument on 

the various petitions and cross-petitions on November 14, 2012.  

On March 8, 2012, the Appellate Court issued a ruling that disallowed Governor Christie’s dissolution of 

COAH under his Reorganization Plan No. 001-2011. The executive branch appealed, and the Supreme 

Court upheld the lower court’s ruling, finding that the governor did not have unilateral power to reorganize 

COAH out of existence, and that such an action required the passage of new legislation. 

On September 26, 2013, the Supreme Court upheld the 2010 Appellate Court decision in In re Adoption 

of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing, 215 N.J. 578 (2013), and ordered 

COAH to prepare the necessary rule revisions. Subsequent delays in COAH’s rule preparation and ensuing 

litigation led to the Supreme Court, on March 14, 2014, setting forth a schedule for adoption.  

Although ordered by the Supreme Court to adopt revised new rules on or before October 22, 2014, COAH 

deadlocked 3-3 at its October 20, 2014, meeting and failed to adopt the draft Third Round rules it had issued 

on April 30, 2014. In response, FSHC filed a motion in aid of litigant’s rights with the Supreme Court. Oral 

argument on that motion was heard on January 6, 2015.  

On March 10, 2015, the Supreme Court issued its ruling on the motion in aid of litigant’s rights (In re 

Adoption of N.J.A.C. 5:96 & 5:97, 221 N.J. 1, aka Mount Laurel IV). This long-awaited decision provided a 

new direction for how New Jersey municipalities are to comply with the constitutional requirement to 

provide their fair share of affordable housing. The Court transferred responsibility for review and approval 

of housing elements and fair share plans from COAH to designated Mount Laurel trial judges in each 

vicinage. The implication of this was that municipalities could no longer wait for COAH to adopt Third 

Round rules before preparing new Third Round housing plans, and municipalities must now apply to the 

Court instead of COAH if they wished to be protected from builder’s-remedy lawsuits. These trial judges, 

with the assistance of a Court-appointed Special Master in each case, were directed to review municipal 

plans in much the same manner as COAH had done. Towns whose plans were approved by the Court would 

receive a Judgment of Compliance and Repose, the judicial equivalent of COAH’s Substantive Certification. 

While the New Jersey Supreme Court’s decision set in motion a process for towns to address their Third 

Round obligations, it did not calculate or prepare a methodology to determine municipal fair share 

obligations. This responsibility fell, instead, to the individual trial courts. The Supreme Court stated that 

municipalities should, in their preparation of Third Round housing elements and fair share plans, rely on 

COAH’s First  and Second Round rules (N.J.S.A. 5:93) and those components of COAH’s 2008 regulations 

that were not specifically invalidated, as well as the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.). This 2019 

Third Round Housing Element and Fair Share Plan is prepared in response to and in compliance with the 

March 10, 2015 Supreme Court decision. 

On January 17, 2017, the Supreme Court issued a decision, In Re Declaratory Judgment Actions Filed By 

Various Municipalities, 227 N.J. 508 (2017), that found that the “gap period,” defined as the period between 

the expiration of the Second Round in 1999 and the Supreme Court’s Mount Laurel IV ruling in 2015, 

generated an affordable housing obligation. This obligation makes necessary an expanded definition of the 

municipal Present Need to include new housing for low- and moderate-income households that formed 
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during that period. As a result, a municipal affordable housing obligation is composed of the following four 

parts: Present Need (Rehabilitation Share), Prior Round (1987-1999, new construction), Gap Period Present 

Need (1999-2015, new construction), and Prospective Need (2015 to 2025, new construction). The structure 

of the obligation established through the Township’s Court-approved Settlement Agreement with FSHC 

complies with the findings of this recent Supreme Court decision, as the Township’s Third Round 

obligation (1999-2025) includes the 1999-2015 gap period.  

Other Legislative Activity 

In addition to the COAH regulatory process and judicial decisions, the New Jersey Legislature has amended 

the Fair Housing Act in recent years. On July 17, 2008, Governor Corzine signed P.L. 2008, c. 46 (referred 

to as the “Roberts Bill,” or A500), which amended the Fair Housing Act in a number of ways. Key provisions 

of the legislation included the following: 

 It established a mandatory statewide 2.5% non-residential development fee instead of requiring non-

residential developers to provide affordable housing; 

 

 It eliminated regional contribution agreements (RCAs) as a compliance technique available to 

municipalities (whereby a municipality was permitted to transfer up to 50% of its fair share to a so-

called “receiving” municipality); 

 

 It added a requirement that 13% of all future affordable housing units and 13% of all similar units 

funded by the state’s Balanced Housing Program and its Affordable Housing Trust Fund must be 

restricted to very low-income households (earning 30% or less of the regional median household 

income by household size); and 

 

 It added a requirement that municipalities had to commit to spend development fees within four years 

of the date of collection after its enactment, which commitment obligation deadline was initially the 

four-year anniversary of the enactment of the law (July 17, 20123). 

These amendments to the FHA were never promulgated in any valid COAH regulations.  

On July 27, 2009, Governor Corzine signed the New Jersey Economic Stimulus Act of 2009,4 which 

instituted a moratorium on the collection of non-residential affordable housing development fees through 

July 2010. This moratorium was later extended until July 1, 2013 (P.L. 2011, c. 122). Since the moratorium 

has now expired, municipalities are obligated to collect a fee of 2.5% of the equalized assessed value of a 

non-residential development. Municipalities were always permitted to impose and collect the residential 

development fees approved by COAH, following a 1990 New Jersey Supreme Court decision.5  

  

                                                      
3 The four-year period of fund commitment will start when the Court approves the municipal fair share plan and spending 
plan, per the subsequent Appellate Division decision on trust fund expenditures. 
4 P.L. 2009, c.90. 
5 Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990). 



 

 
2019 Third Round Housing Element and Fair Share Plan 
Ocean Township, Monmouth County, N.J. 
Page 8 

AFFORDABILITY REQUIREMENTS  

Affordable housing is defined under New Jersey’s Fair 

Housing Act as a dwelling, either for sale or rent, that is 

within the financial means of households of low- or moderate-

income, as is measured within each housing region. Ocean 

Township is in COAH’s Region 4, which includes Mercer, 

Monmouth, and Ocean counties. Moderate-income 

households are those earning between 50% and 80% of the 

regional median income. Low-income households are those 

with annual incomes that are between 30% and 50% of the 

regional median income. Very low-income households must 

also be accounted for. These households, which are a subset of low-income households, are defined as 

households earning less than 30% of the regional median income. 

The Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:80-26.3(d) and (e) require that the 

maximum rent for a qualified unit be affordable to households that earn 60% or less of the median income 

for the region. The average rent must be affordable to households earning no more than 52% of the median 

income. The maximum sale price for affordable units must be affordable to households that earn 70% or 

less of the median income. The average sale price must be affordable to households that earn 55% or less 

of the median income.  

In the spring of each year, HUD releases updated regional income limits. It is from these income limits 

that the rents and sale prices for affordable units are derived. COAH last published regional income limits 

in 2014. The Affordable Housing Professionals of New Jersey (AHPNJ) released income limits for 2019, 

which are shown for Housing Region 4 in Tables 1 through 3.   

The Township was included in an order set forth by the Honorable Jamie S. Perri, J.S.C., on April 18, 2019, 

that established a process by which various municipalities in Monmouth County are to update their income 

limits on an annual basis. This process was reiterated in the Township’s Court-approved Settlement 

Agreement with FSHC.6 The sample rents and sale prices below are gross figures and do not account for 

the specified utility allowance.  

  

                                                      
6 Future annual income limits will be developed by the Township or another entity with relevant jurisdiction, such as AHPNJ, 
which developed the Township’s Court-approved income limits attached to the Settlement Agreement. 

Income Categories 

Moderate = 50% to 80% of regional 
median income  

Low = 30% to 50% of regional 
median income 

Very Low = less than 30% of regional 
median income. 
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Table 1. 2019 Income Limits for Region 4 
Household 
Income Levels 

1 Person 
Household 

2 Person 
Household 

3 Person 
Household 

4 Person 
Household 

5 Person 
Household 

Moderate $57,732 $65,979 $74,226 $82,474 $89,072 
Low $36,082 $41,237 $46,392 $51,546 $55,670 

Very Low $21,649 $24,742 $27,835 $30,928 $33,402 
Source: Affordable Housing Professionals of New Jersey Affordable Housing Regional Income Limits, May 2019 

 

Table 2. Illustrative 2019 Affordable Rents for Region 4 

Household Income Levels 
1 Bedroom Unit 

Rent 
2 Bedroom 
Unit Rent 

3 Bedroom 
Unit Rent 

Moderate (60%) $1,160 $1,392 $1,608 

Low (50%) $966 $1,160 $1,340 

Very Low (30%) $580 $696 $804 
Source: Affordable Housing Professionals of New Jersey Affordable Housing Regional Income Limits, May 2019; Maximum rents 
per the Court-approved 2019 income limits table. 
 

 

Table 3. Illustrative 2019 Affordable Sales Prices for Region 4 

Household Income Levels 
1 Bedroom 
Unit Price 

2 Bedroom 
Unit Price 

3 Bedroom 
Unit Price 

Moderate (70%) $176,773 $214,840 $250,370 

Low (50%) $122,391 $149,582 $174,960 

Very Low (30%) $68,009 $84,323 $99,550 
Source: Affordable Housing Professionals of New Jersey Affordable Housing Regional Income Limits, May 2019; Maximum sales 
prices per the proposed 2019 income limits table. 
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HOUSING ELEMENT/FAIR SHARE PLAN REQUIREMENTS 

In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1, et seq.), a municipal Master Plan must 

include a housing element as the foundation for the municipal zoning ordinance. Pursuant to the FHA, a 

municipality’s housing element must be designed to provide access to affordable housing to meet present 

and prospective housing needs, with particular attention to low- and moderate-income housing. The 

housing element must contain at least the following, as per the FHA at N.J.S.A. 52:27D-310: 

 An inventory of the municipality’s housing stock by age, condition, purchase or rental value, 

occupancy characteristics, and type, including the number of units affordable to low- and moderate-

income households and substandard housing capable of being rehabilitated (refer to Housing, 

Demographic and Employment Analysis sub-section);  

 A projection of the municipality’s housing stock, including the probable future construction of low- 

and moderate-income housing, for the next 10 years, taking into account, but not necessarily 

limited to, construction permits issued, approvals of applications for development, and probable 

residential development trends (refer to the Consideration of Lands Appropriate for Affordable 

Housing sub-section); 

 An analysis of the municipality’s demographic characteristics, including, but not necessarily 

limited to, household size, income level, and age; 

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

 A determination of the municipality’s present and prospective fair share of low- and moderate-

income housing and its capacity to accommodate its present and prospective housing needs, 

including its fair share of low- and moderate-income housing; and 

 A consideration of the lands most appropriate for construction of low- and moderate-income 

housing and of the existing structures most appropriate for conversion to, or rehabilitation for, low- 

and moderate-income housing, including a consideration of lands of developers who have 

expressed a commitment to provide low- and moderate-income housing (refer to the Consideration 

of Lands Appropriate for Affordable Housing sub-section). 
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HOUSING, DEMOGRAPHIC AND EMPLOYMENT ANALYSIS 

HOUSING CHARACTERISTICS 

The 2013-2017 American Community Survey (ACS)7 indicates that Ocean Township has approximately 

11,562 housing units, with 887, or 7.7%, vacant. The Township’s housing stock consists predominantly of 

single-family detached units (63.4%). The Township’s percentage of single-family detached units is higher 

than that of the state (50.2%) and similar to Monmouth County (61.5%). The percentage of housing units 

in Ocean Township that are in multi-family buildings (29.9%) is higher than that of the county (24.5%), 

but lower than that of the state (35.3%). The percentage of Ocean Township’s housing stock that is 

townhouses (6.8%) is similar to both the county’s (8.0%) and the state’s (9.0%). Renter-occupied units 

comprise approximately 31.8% of all occupied units, which is more than 20% higher than the county’s 

percentage of renter-occupied housing (26.2%) and 11.4% lower than the state’s (35.9%). See Table 4, 

Housing Units by Number of Units in Structure.  

 

TABLE 4. OCEAN TOWNSHIP HOUSING UNITS BY 

NUMBER OF UNITS IN STRUCTURE, 2017 

Number of units 
Total 
Units 

% 
Total 

Owner 
Occupied 

% Owner 
Occupied 

Rentals Vacant 

    1, detached  7,330  63.4%  6,174  53.4%  527   629  
    1, attached  786  6.8%  689  6.0%  46   51  
    2  174  1.5%  15  0.1%  159   -    
    3 or 4  487  4.2%  14  0.1%  424   49  
    5 to 9  459  4.0%  19  0.2%  440   -    
    10 to 19  1,406  12.2%  29  0.3%  1,275   102  
    20 or more  920  8.0%  63  0.5%  801   56  
    Mobile home  -    0.0%  -    0.0%  -     -    

Boat, RV, van, etc.  -    0.0%  -    0.0%  -     -    
Total  11,562  100.0%  7,003  60.6%  3,672   887  

Source: 2013-2017 American Community Survey 5-Year Estimate (B25032, DP04). 
*The margins of error for these values exceed the estimated counts. For that reason, the estimates may be unreliable.  

 

  

                                                      
7 The American Community Survey replaced the long-form Census as the source for much of the housing data necessary to 
complete this section. The Census is a one-time count of the population while this ACS is an estimate taken over five years 
through sampling. As such, data in the ACS is subject to a margin of error. 
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Table 5, Housing Units by Year Built, illustrates the decades during which the Township’s housing units 

were built. Approximately 47.5% of Ocean Township’s housing stock was built prior to 1970. The median 

year homes in the Township were built, 1971, makes the Township’s homes slightly older than those in the 

county overall (median year built = 1973) but newer than those in the state overall (median year built = 

1967). 

TABLE 5. OCEAN TOWNSHIP HOUSING UNITS BY YEAR BUILT, 2017 

Year Built Total Units Percent Owner Renter 

2014 or later  18  0.2%  18   -    

2010 to 2013  88  0.8%  88   -    

2000 to 2009  868  8.1%  681   187  

1990 to 1999  1,152  10.8%  868   284  

1980 to 1989  1,413  13.2%  865   548  

1970 to 1979  2,062  19.3%  1,083   979  

1960 to 1969  1,887  17.7%  1,024   863  

1950 to 1959  1,464  13.7%  1,068   396  

1940 to 1949  483  4.5%  429   54  

1939 or earlier  1,240  11.6%  879   361  

Totals  10,675  100.0%  7,003   3,672  

Median Year built: 1971   1971 1972 

Source: 2013-2017 American Community Survey 5-Year Estimate (B25036, B25037) 
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Table 6, Housing Units by Number of Rooms, 2017, and Table 7, Number of Bedrooms per Housing Unit, 

2017, show that housing in Ocean Township skews larger; almost half of the Township’s housing units 

have seven or more rooms. Housing units with three or more bedrooms comprise 56.3% of all housing 

units in Ocean Township, similar to the percentage in the state overall (57.4%) but lower than the 

percentage in Monmouth County overall (63.7%). 

 

TABLE 6. OCEAN TOWNSHIP HOUSING UNITS BY 

NUMBER OF ROOMS, 2017 

Rooms Number of Units Percentage of Total 

1  29  0.3% 

2  134  1.2% 

3  844  7.3% 

4  1,705  14.7% 

5  1,489  12.9% 

6  1,911  16.5% 

7  1,595  13.8% 

8  1,671  14.5% 

9+  2,184  18.9% 

Total  11,562  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP04) 

 

TABLE 7. OCEAN TOWNSHIP NUMBER OF BEDROOMS PER 

HOUSING UNIT, 2017 

Bedrooms Number of Units Percent of Total 

Efficiency  34  0.3% 

1  2,367  20.5% 

2  2,663  23.0% 

3  2,841  24.6% 

4  2,620  22.7% 

5+  1,037  9.0% 

Total  11,562  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP04) 
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Table 8, Housing Values, shows that the median housing value in Ocean Township increased 102% 

between 2000 and 2017. Monmouth County experienced slightly lower value increases during this time 

(95%). Ocean Township had a slightly lower median home value compared to the county in 2000 ($198,100 

vs. $203,100) and a higher median home value in 2017 ($400,000 vs. $396,200).  

TABLE 8. OCEAN TOWNSHIP HOUSING VALUES, 2017 AND 2000 

Housing Unit Value 2017 Units Percent 2000 Units Percent 

Less than $10,000  91*  1.3%  -    0.0% 

$10,000 to $99,999  80*  1.1%  85  1.3% 

$100,000 to $249,999  367  5.2%  4,537  68.7% 

$250,000 to $299,999  603  8.6%  821  12.4% 

$300,000 to $399,999  2,361  33.7%  627  9.5% 

$400,000 to $499,999  1,632  23.3%  266  4.0% 

$500,000 to $749,999  1,368  19.5%  204  3.1% 

$750,000 to $999,999  291  4.2%  48  0.7% 

$1,000,000 or more  210* 3.0%  12  0.2% 

Total  7,003  100.0%  6,600  100.0% 

Median $400,000 $198,100  

Sources: 2000 Census (H074), 2013-2017 American Community Survey 5-Year Estimate (DP04, B25075) 
*The margins of error for this information exceed the estimated counts. As such, the estimates may be unreliable. 
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The median rent in Ocean Township in 2017 was $1,132, compared to $1,315 across Monmouth County. See 

Table 9, Ocean Township and Monmouth County, Gross Rent, 2017. 

TABLE 9. OCEAN TOWNSHIP AND MONMOUTH COUNTY 

GROSS RENT, 2017 

 Ocean Township Monmouth County 
Gross Rent Units Percent Units Percent 

Less than $100  -    0.0%  189  0.3% 

$100 to $149  -    0.0%  128  0.2% 

$150 to $199  11*  0.3%  221  0.4% 

$200 to $249  49*  1.3%  1,061  1.7% 

$250 to $299  5*  0.1%  654  1.1% 

$300 to $349  19  0.5%  498  0.8% 

$350 to $399  -    0.0%  645  1.1% 

$400 to $449  8*  0.2%  592  1.0% 

$450 to $499  4*  0.1%  366  0.6% 

$500 to $549  47  1.3%  660  1.1% 

$550 to $599  -    0.0%  384  0.6% 

$600 to $649  -    0.0%  428  0.7% 

$650 to $699  -    0.0%  576  0.9% 

$700 to $749  11  0.3%  712  1.2% 

$750 to $799  5*  0.1%  714  1.2% 

$800 to $899  46  1.3%  1,787  2.9% 

$900 to $999  947  25.8%  4,301  7.1% 

$1,000 to $1,249  1,260  34.3%  12,996  21.3% 

$1,250 to $1,499  551  15.0%  8,830  14.5% 

$1,500 to $1,999  211  5.7%  11,702  19.2% 

$2,000 or more  462*  12.6%  10,992  18.0% 

No cash rent  36  1.0%  2,486  4.1% 

Total 3,672 100.0% 60,922 100.0% 

Median Rent $1,132 $1,315 
Source: 2013-2017 American Community Survey 5-Year Estimate (DP04, B25063) 
*The margin of error for this information exceeds the estimated counts. As such, the estimates may be unreliable. 
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Housing is generally considered to be affordable if the costs of rents, mortgages, and other essential costs 

consume 28% or less of a homeowner household’s income or 30% or less of a renter household’s income. 

(Homeowner rates are lower to account for the additional home maintenance costs associated with 

ownership.) In Ocean Township, 33.2% of homeowner households and 55.0% of renter households (an 

average of 40.6% of all households in the Township) pay 30% or more of their monthly income toward 

housing costs. See Table 10, Housing Affordability.  

 

 

 

 

 

 

Though the definition of deteriorated housing has evolved over several iterations of the state’s affordable 

housing regulations, the currently accepted criteria for determining whether a housing unit is in a deficient 

state are (1) the unit is overcrowded (contains more than 1 person per room) and is more than 50 years old; 

(2) the unit has inadequate plumbing; or (3) the unit has inadequate kitchen facilities. While Table 11, 

Indicators of Deficiency, 2017, shows the number of units meeting each criterion, it should not be 

interpreted as reflecting the Township’s Rehabilitation obligation, as it does not account for double 

counting units containing more than one indicator of deficiency and it shows overcrowding in units built 

prior to 1950 instead of 1967, due to constraints in available data tables.  

TABLE 11: OCEAN TOWNSHIP INDICATORS OF HOUSING DEFICIENCY, 2017 
 

Indicator Incomplete 
Plumbing 

Incomplete 
Kitchen 

Crowded or Overcrowded, 
and Built Pre-1950 

Number of Units 33 38 0* 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP04, B25050) 
*The margin of error for this information exceeds the estimated counts. As such, the estimates may be unreliable 

 

  

TABLE 10: OCEAN TOWNSHIP HOUSING AFFORDABILITY, 2017 
 

Monthly Housing 
Cost as % of Income 

Owner-
Occupied 

% of 
Total 

Renter % of 
Total 

All 
Occupied 

% of 
Total 

Less than 20 Percent  2,745  39.5%  820  22.8%  3,565  33.8% 

20 to 29 Percent  1,903  27.4%  796  22.2%  2,699  25.6% 

30 Percent or More  2,306  33.2%  1,973  55.0%  4,279  40.6% 

Total  6,954  100.0%  3,589  100.0%  10,543  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP04) 

*Difference in number due to margin of error 
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GENERAL POPULATION CHARACTERISTICS  

The Township has seen its population grow by 1.2% since the 2000 census, while New Jersey’s population 

grew by 4.5% and Monmouth County’s by 2.5% during the same period. See Table 12, Population Growth. 

TABLE 12. POPULATION GROWTH 

 1990 2000 % Change 2010 % Change 

Ocean Township 25,058 26,959 7.6% 27,291 1.2% 

Monmouth 
County 553,093 615,301 11.2% 630,380 2.5% 

New Jersey 7,730,188 8,414,347 8.9% 8,791,894 4.5% 

Sources: 1990, 2000, and 2010 US Census 

 

 

Ocean Township has seen its 25- to 44-year-old population shrink by 21.8%, and its population of children 

under age 14 drop by 13.3%, but its population of  adults 45 or older grew by 22% and its population of 

young adults between 15 and 24 grew by 12.5%. This pattern suggests that fewer younger families, but more 

families with older children and more empty-nesters, are living in the Township, something that may be a 

result of the sharp rise in housing prices noted in Table 8, above. 

 

The Township saw particular growth (44.2%) in the number of adults between 55 and 74, which helps to 

account for the substantial increase in the median age of Township residents, from 38.4 to 42.8. See Table 

13, Ocean Township Age Distribution, 2000 and 2010. 

 
TABLE 13. OCEAN TOWNSHIP AGE DISTRIBUTION, 2000 – 2010 

Age Group 2000 Percent 2010 Percent Percent Change 

Under 5  1,698  6.3%  1,458  5.3% -14.1% 

5-14  4,013  14.9%  3,495  12.8% -12.9% 

15-24  2,959  11.0%  3,329  12.2% 12.5% 

25-34  3,296  12.2%  2,787  10.2% -15.4% 

35-44  4,744  17.6%  3,504  12.8% -26.1% 

45-54  4,378  16.2%  4,482  16.4% 2.4% 

55-64  2,596  9.6%  4,056  14.9% 56.2% 

65-74  1,838  6.8%  2,338  8.6% 27.2% 

75+  1,437  5.3%  1,842  6.7% 28.2% 

Total  26,959  100%  27,291  100% 1.2% 

Median Age: 38.4 42.8 11.5% 

Sources: 2000 and 2010 US Census 
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Household Characteristics 

A household is defined by the U.S. Census Bureau as those people who occupy a single room or group of 

rooms constituting a housing unit; however, these people may or may not be related. As a subset of 

households, a family is identified as a group of people including a householder and one or more people 

related by blood, marriage or adoption, all living in the same household. In 2010, there were 10,611 

households in the Township, with an average of 2.57 people per household and an average of 3.09 people 

per family. Approximately 54.8% of the households are married couples with or without children. 

Approximately 30.1% of the Township’s households are non-family households, which include individuals 

living alone. See Table 14, Ocean Township Household Composition, 2010. 

 

TABLE 14. HOUSEHOLD COMPOSITION, 2010 

Household Type Number of Households Percent 

Family households 7,417 69.9% 

 Married-couple family 5,815 54.8% 

 With Children 2,453 23.1% 

 Male householder, no spouse present 449 4.2% 

 With Own Children Under 18 184 1.7% 

 Female householder, no spouse present 1,153 10.9% 

 With Own Children Under 18 561 5.3% 

Nonfamily households 3,194 30.1% 

 Householder living alone 2,640 24.9% 

Total Households 10,611 100% 

Source: 2010 US Census 
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INCOME CHARACTERISTICS 

Households in Ocean Township have on average similar incomes as are found in Monmouth County 

overall. Median income in 2017 in Ocean Township was $82,941 for households and $105,481 for families. 

Comparable figures for the county were $91,807 for households and $115,075 for families. Table 15, 

Household Income by Income Brackets, 2017, shows the number of households in each of the income 

categories.  

TABLE 15. OCEAN TOWNSHIP HOUSEHOLD INCOME BY INCOME BRACKETS, 2017 

 Households Percent 

Less than $10,000 337 3.2% 

$10,000-$14,999 449 4.2% 

$15,000-$24,999 710 6.7% 

$25,000-$34,999 798 7.5% 

$35,000-$49,000 941 8.8% 

$50,000-$74,999 1,679 15.7% 

$75,000-$99,999 1,354 12.7% 

$100,000-$149,999 2,114 19.8% 

$150,000-$199,999 1,118 10.5% 

$200,000 + 1,175 11.0% 

Total  10,675  100.0% 

Median Income: $82,941  

Source: 20013-2017 American Community Survey 5-Year Estimate (DP03) 

 

The Township’s poverty rates for individuals and families (9.7% and 7.8%, respectively) are higher than the 

county’s individual and family rates (7.6% and 5.1%, respectively), although lower than the state’s rates 

(10.7% and 7.9%, respectively). See Table 16, Individual and Family Poverty Rates, 2017, for the 

comparison. 

TABLE 16. INDIVIDUAL AND FAMILY POVERTY RATES, 2017 

Location Individuals Families 

Ocean Township 9.7% 7.8% 

Monmouth County 7.6% 5.1% 

New Jersey 10.7% 7.9% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP03)  
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EMPLOYMENT CHARACTERISTICS 

Table 17, Distribution of Employment by Industry, Ocean Township Residents, 2017, shows the distribution 

of employment by industry for employed Ocean Township residents. The four industries that capture the 

largest segments of the population were the education, health and social services industry at 29.0%; retail 

trade industry at 12.7%, professional, scientific, management, administrative and waste management 

services industry at 11.2%; and arts, entertainment, recreation, accommodation and food services at 9.5%. 

TABLE 14. DISTRIBUTION OF EMPLOYMENT BY INDUSTRY, 

OCEAN TOWNSHIP RESIDENTS, 2017 
Sector Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining  -    0.0% 

Construction  752  5.5% 

Manufacturing  587  4.3% 

Wholesale Trade  390  2.9% 

Retail Trade  1,740  12.7% 

Transportation, Warehousing, and Utilities  854  6.2% 

Information  436  3.2% 

Financing, Insurance, Real Estate, Renting, and Leasing  1,041  7.6% 

Professional, Scientific, Management, Administrative, and 
Waste Management Services 

 1,531  11.2% 

Educational, Health and Social Services  3,971  29.0% 

Arts, Entertainment, Recreation, Accommodation and Food 
Services 

 1,306  9.5% 

Other  566  4.1% 

Public Administration  510  3.7% 

Total  13,684  100.0% 
Source: 2013-2017 American Community Survey 5-Year Estimate (DP03) 
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Table 18, Employment by Occupation, Ocean Township, 2017, identifies the occupations of employed 

residents of the Township. While Ocean Township residents work in a variety of industries, 42.9% of 

employed residents work in management, professional, and related occupations, while sales and office 

occupations employ 26.0% of residents.  

TABLE 18. OCEAN TOWNSHIP EMPLOYMENT BY OCCUPATION, 2017 

Occupation Number Percent 

Management, Business, Science, Arts  5,875  42.9% 

Service  2,243  16.4% 

Sales and Office  3,561  26.0% 

Natural Resources, Construction, Maintenance  807  5.9% 

Production, Transportation, Material Moving  1,198  8.8% 

Total  13,684  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP03) 

 

Since 2010, the size of the Ocean Township labor force has grown and unemployment has fallen. The 

Township’s unemployment rate fell from 8.5% in 2010 to 3.9% in 2017. In 2017, the labor force in Ocean 

Township consisted of 14,784 people. The 2017 ACS indicates that in 2017 there were 21,971 residents ages 

16 and older, indicating that approximately 7,187 working-age residents are not in the labor force or are not 

looking for employment. Table 19, Change in Employment Since 2010, illustrates these trends. 

TABLE 19: OCEAN TOWNSHIP CHANGE IN EMPLOYMENT SINCE 2010 

Year Labor Force Employment Unemployment Unemployment Rate (%) 

2010  14,971   13,696   1,275  8.5% 

2011  14,994   13,700   1,294  8.6% 

2012  14,988   13,733   1,255  8.4% 

2015  14,884   13,802   1,082  7.3% 

2014  14,855   13,999   856  5.8% 

2015  14,909   14,148   761  5.1% 

2016  14,799   14,161   638  4.3% 

2017  14,784   14,202   582  3.9% 

Source: New Jersey Department of Labor and Workforce Development 
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The New Jersey Department of Labor tracks covered employment throughout the state. Covered 

employment data includes only those jobs for which unemployment compensation is paid. By definition it 

does not cover the self-employed, unpaid family workers, most part-time or temporary employees, and 

certain agricultural and in-home domestic workers. Table 20, Covered Employment Estimates, shows the 

number of covered jobs in Ocean Township. 

TABLE 20. OCEAN TOWNSHIP COVERED EMPLOYMENT ESTIMATES 

Year Ocean Township Monmouth County 

2017 10,736 258,909 

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic 
Analysis, New Jersey Covered Employment Trends.  
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Retail Trade and Health/Social were the largest sectors of in-town private-sector occupations, with 2,773 

and 1,518 jobs, respectively. In the public sector, local government and local government education 

employment captured the largest number of jobs, for a total average of 1,706. Although limited data was 

available, Table 21, Covered Employment by Sector, 2017, provides additional information on covered jobs 

in Ocean Township.  

TABLE 21. OCEAN TOWNSHIP COVERED EMPLOYMENT BY SECTOR, 2017 

  Employment Wages 

March June Sept. Dec. Average Annual Weekly 

Private Sector Municipality 
Total 

 8,678   9,115   9,093   9,252   9,005  $43,637 $839 

Construction  452   491   500   488   479  $65,742 $1,264 

Manufacturing  259   279   266   281   270  $47,683 $917 

Wholesale Trade  241   274   252   250   252  $55,891 $1,075 

Retail Trade  2,632   2,741   2,827   2,987   2,773  $37,338 $718 

Information  24   22   27   22   22  $24,330 $468 

Finance/Insurance  303   314   318   330   311  $81,412 $1,566 

Real Estate  116   129   131   125   131  $37,602 $723 

Professional/Technical  527   527   530   516   527  $77,111 $1,483 

Admin/Waste Remediation  467   540   550   488   509  $43,900 $844 

Education  454   454   432   452   446  $34,219 $658 

Health/Social  1,496   1,520   1,563   1,552   1,518  $49,003 $942 

Arts/Entertainment  200   195   158   190   199  $12,795 $246 

Accommodations/Food  971   1,090   1,016   1,025   1,038  $19,482 $375 

Other Services  478   480   461   472   471  $47,494 $913 

Unclassified  21   22   24   40   25  $41,678 $802 

Federal Government 
Municipality Total 

 14   18   17   15   15  $61,034 $1,174 

Local Government 
Municipality Total 

 1,083   1,163   977   1,073   1,003  $60,975 $1,173 

Local Government Education 
Total 

 820   845   694   816   713  $56,846 $1,093 

Total Covered Employment  9,775   10,296   10,087   10,340   10,736    

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic Analysis, New Jersey Covered 
Employment Trends.  
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As Table 22, Journey to Work, 2017, shows, workers from Ocean Township are more likely to drive to work 

(81.6%) than are workers across the county or state (75.8% and 71.5%, respectively) and are similarly likely 

to carpool (7.5% vs. 7.1% and 8.0%). Township workers are far less likely to take mass transit (2.9%) than 

workers in the county or state overall (7.9% and 11.5%, respectively). Additionally, 5.2% of workers work 

from home, and 0.5% walk to work.  

TABLE 22. JOURNEY TO WORK, 2017 

Mode Ocean Township Monmouth 

County 

New Jersey 

Drive Alone 81.6% 75.8% 71.5% 

Carpool 7.5% 7.1% 8.0% 

Transit 2.9% 7.9% 11.5% 

Walk 0.5% 2.0% 3.0% 

Work at Home 5.2% 5.2% 4.2% 

Other 2.3% 2.0% 1.8% 
Source: 2013-2017 American Community Survey: Selected Economic Characteristics (DP03) 

 

About 60% of the Township’s households own two or more personal vehicles, while 4.2% of households 

in Ocean Township own no vehicle. Lack of vehicle ownership may be an indicator of lower income 

households, or it may be an indicator of the availability of transit options. See Table 23, Available Vehicles 

by Household, 2013-2017.    

TABLE 20. AVAILABLE VEHICLES BY HOUSEHOLD, 2013-2017 

Vehicles Count Percent 

None  445  4.2% 

One  3,900  36.5% 

Two  4,099  38.4% 

Three +  2,231  20.9% 

Total  10,675  100.0% 

Source: 2013-2017 American Community Survey: Selected Housing Characteristics (DP04) 
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As shown in Table 24, Top 10 Commuting Destinations for Ocean Township Residents below, Long Branch 

is the most common employment destination for Township residents, followed closely by Ocean Township 

itself. Other local destinations occupy all but the no. 7 slot, which goes to New York City. 

TABLE 24. TOP 10 COMMUTING DESTINATIONS FOR 

OCEAN TOWNSHIP RESIDENTS, 2017 

Destination Jobs Percent 

Long Branch 336 4.1% 

Ocean Township  318 3.9% 

Toms River 227 2.8% 

Asbury Park 206 2.5% 

Tinton Falls 204 2.5% 

Eatontown 177 2.1% 

New York City 145 1.8% 

West Long Branch 126 1.5% 

Point Pleasant 121 1.5% 

Neptune City 68 0.8% 

All Other Locations 6,318 76.6% 

Source: US Census and Center for Economic Studies. Longitudinal Employer-Household Dynamics, 2017 
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POPULATION PROJECTIONS 

The Delaware Valley Regional Planning Commission (DVRPC), the Metropolitan Planning Organization 

that addresses Ocean Township as well as the remainder of Monmouth County, published population and 

employment projections for the year 2040. The DVRPC projects that the Township’s population and 

employment will increase by 4.9% and 21.6%, respectively, from 2010 to 2040. As Table 25, Population, 

Household, and Employment Projections, 2010 to 2040, shows, the Township’s projected population 

growth rate is much lower than that of the county, while its projected employment growth rate is much 

higher than that of the county.  

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

Ocean Township Monmouth County 

2010 2040 % Change 2010 2040 % Change 

Population  27,290   8,630  4.9% 630,400   696,900  10.5% 

Households  10,610  10,920  2.9% 234,000   252,500  2.9% 

Employment  9,570   11,640  21.6% 246,200   327,200  12.8% 
Sources: DVRPC Regional, County, and Municipal Population Forecasts, 2010-2040. ADR 18-A, March 2013;  
DVRPC Regional, County, and Municipal Employment Forecasts, 2010-2040. ADR 19, January 2013 

 

The Fair Housing Act requires that housing plans include a 10-year projection of new housing units based 

on the number of building permits, demolition permits, development applications approved, and probable 

developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b). Building permit 

issuance for residential new construction in Ocean Township during the years 2000 through 2018 averaged 

approximately 76 units per year, and residential demolition permits averaged 13.42 per year, for an average 

net new residential construction of 63 units per year. 

If this rate were to remain constant, Ocean Township would see approximately 376 new dwellings by July 

1, 2025, and 626 new dwellings by the year 2029. However, during the Third Round, the Township 

anticipates inclusionary residential development activity under construction at Toll Brothers, Cindy Lane 

Apartments, and Wayside Point, and planned for Roosevelt Properties and Ocean Glades, which may raise 

the number of new dwellings anticipated by 2025 by more than 300. Factors such as economic cycles, 

zoning, environmental constraints, and physical obstacles to development may also result in a lower or 

higher actual number. Table 26, Housing Projections, provides an estimate of anticipated residential 

growth based on the extrapolation into the future of prior housing activity and planned new development.  
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TABLE 26. HOUSING PROJECTIONS TO 2025 

Year 
Residential 
Demolition 

Permits Issued 

New Residential 
Building Permits 

Issued 

Net New 
Residential 

Construction 

2000 16 40 24 

2001 6 115 109 

2002 4 226 222 

2003 4 42 38 

2004 12 249 237 

2005 13 127 114 

2006 12 110 98 

2007 7 27 20 

2008 6 23 17 

2009 3 30 27 

2010 5 24 19 

2011 9 32 23 

2012 6 31 25 

2013 13 42 29 

2014 5 22 17 

2015 14 113 99 

2016 108 25 -83 

2017 9 71 62 

2018 3 94 91 

Total 2000 to 
2018 

255 1,443 1,188 

19-Year Average 13.42 75.95 62.53 

10-Year Projection 
(July 2019 to July 
2029) – 
background 
growth 

134.2, round up 
to 135 

759.6, round up to 
760 

625.3, round up 
to 626 

Six-year projection 
to 2025 – 
background 
growth plus new 
affordable 
housing 
development 

 

415 from Toll 
Brothers, Cindy Lane 
Apartments, Wayside 

Point, Roosevelt 
Properties and Ocean 

Glades 

375.6 
background 
growth + 415 

affordable 
housing 

development = 
790.6, round up 

to 791 
Source: NJDCA Construction Reporter, Building Permits, Yearly Summary Data, Residential Demolition Permits 
and Housing Units Authorized by Building Permit for New Construction. 
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OCEAN TOWNSHIP AFFORDABLE HOUSING HISTORY 

The Township of Ocean prepared a housing element as part of its overall Master Plan in 1990. In 2009, 

Ocean Township adopted a resolution formally committing to comply with its Mount Laurel obligations 

(Resolution 09-173) and the Township filed a Motion for Temporary Immunity. A 2010 Consent Order set 

forth by the Honorable Paul A. Kapalko determined that Ocean Township’s affordable housing obligation 

would be limited to the municipality’s Present Need and First and Second Round (Prior Round) fair share 

obligation. COAH’s Prior Round obligation for Ocean Township was 873 units, per N.J.A.C. 5:93. As the 

Township has limited vacant, developable land, the municipality conducted a vacant land analysis (VLA) in 

April 2011. This analysis, involving the review of 850 sites deemed to be either vacant or 

municipally/publicly owned, calculated a Prior Round realistic development potential (RDP) of 216 units 

with a Prior Round Unmet Need of 657 units.  

On June 27, 2011, the Township adopted its Housing Element and Fair Share Plan to address its Prior 

Round affordable housing obligation as determined by Judge Kapalko. The Township proposed to satisfy 

its 216-unit Prior Round RDP through existing affordable family rental units at Primrose Place; existing 

group home bedrooms; the proposed addition of new affordable units at an existing affordable senior rental 

housing complex called Poplar Village, built in 1971; the reconstruction of the balance of the 40-year-old 

senior affordable rentals at Poplar Village; inclusionary zoning on the Roosevelt and Wayside Point 

(formerly known as BVB) sites; a market-to-affordable rental program; and, if needed, a 100% affordable 

housing development at 777 West Park Avenue. On July 28, 2011, the Township submitted the plan to the 

New Jersey Superior Court. 

On September 1, 2011, Frank Banisch III, PP, AICP, the court-appointed Special Master, issued a master’s 

report recommending that the Township modify its April 2011 RDP calculation of 216 units to a 240-unit 

RDP, resulting in a 633-unit prior round Unmet Need. Subsequently, the Township took substantial actions 

to address the revised Master-approved 240-unit Prior Round RDP and the Township’s Unmet Need.  

On July 6, 2015, the Township filed its Declaratory Judgment action with the Superior Court, listing in plan 

summary filings with the Court in October and December of 2015 its efforts to address its RDP. As a result 

of mediation through the Superior Court, in January 2019, the Township and FSHC negotiated and 

executed a Settlement Agreement (see Appendix B). The Township’s agreement with FSHC established the 

Township’s three-part Third Round fair share obligation (including an updated combined Prior Round and 

Third Round RDP) and set forth the Township’s preliminary compliance mechanisms to address its RDP 

and Unmet Need. This plan includes updated information to conform to the terms of the Settlement 

Agreement. 

In a report dated April 1, 2019, Special Court Master Banisch recommended that the Township’s Settlement 

Agreement with FSHC be approved. The Ocean Township/FSHC Settlement Agreement was approved by 

the Honorable Linda Grasso Jones, J.S.C., at a Fairness Hearing on April 5, 2019, as reflected in an order 

dated June 25, 2019 (see Appendix B). The Court’s approval established the Township’s Third Round fair 

share and provided preliminary approval of the Township’s compliance efforts. The Township received 

continued immunity from builder’s-remedy lawsuits, which the Court had granted a number of times and 

which continues to protect the Township. 
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In addition to the Township’s formal efforts to address its fair share affordable housing obligations noted 

above, Ocean Township also has a long history of providing a multitude of multi-family, garden apartment 

residential opportunities for low- and moderate-income households to live in the community, attend schools 

in the community, and participate in all aspects of community life. In addition to the affordable housing 

units in the Township with formal affordability controls, there are a significant number of unrestricted but 

modestly priced rental apartments in the Township. As set forth in the Township’s 2011 adopted housing 

element and fair share plan and as noted herein, the rents at the vast majority of its existing apartment units 

were affordable or would reasonably be considered affordable according to a 2009 study conducted by the 

Township (see attached map of garden apartment complexes). 

In 2009, the Township did an inventory of the garden apartments in the municipality and documented the 

rents charged, based on information either gleaned from speaking with staff/managers at each apartment 

complex or gathered from the apartment complex’s website. The Township compared the rents at those 

complexes with COAH’s permitted rents in 2009.     

As described in the “Affordability Requirements” section above, COAH defines moderate-income 

households as households with gross incomes less than 80% of the regional median income; however, 

COAH set the maximum allowed rents lower, to be affordable to a household earning no more than 60% 

of the regional median income. COAH defines rent as “affordable” if it equals 30% or less of a household’s 

income. Table 27. Maximum Affordable Rents, 2009 and 2019, shows 2009 and 2019 maximum 

illustrative net rents at 60% of regional median income and a reasonable net rent based on income levels 

at 80% of the regional median income. 

TABLE 27. MAXIMUM AFFORDABLE RENTS, 2009 AND 2019 

 Maximum COAH Rent at 60% of 

Median Income 

Maximum Rent at 80% of Median 

Income 

Unit Size 2009 2019 2009 2019 

1 bedroom $893 $1,044 $1,223 $1,422 

2 bedrooms $1,066 $1,253 $1,463 $1,708 

3 bedrooms $1,266 $1,479 $1,684 $1,972 

Source: Council on Affordable Housing 2009, Affordable Housing Professionals of New Jersey 2019 

 

 

  





     

 
 2019 Third Round Housing Element and Fair Share Plan 

Ocean Township, Monmouth County, N.J. 
Page 31 

The apartment complexes surveyed, totaling 3,155 units (including name, unit totals, number of bedrooms, 

and range of rents in 2009 and 2019 where available), are listed in Table 28, below, along with 151 new 

affordable units that have come online since 2009: 

TABLE 28. PUBLISHED RENTS AT OCEAN TOWNSHIP APARTMENT COMPLEXES, 2009 and 2019 

 

Name 
Number and Type of 

Units 
Rent Range, 2009 Rent Range, 2019 

Twinbrook Village 880 units, 1 and 2 BR $795 to $1,175 $1,040 to $1,550 

Middlebrook at Monmouth 916 units, 1 and 2 BR $850 to $1,150 $1,070 to $1,390 

Continental Gardens 602 units, 1 and 2 BR $790 to $1,245 $950 to $1,490 

West Park Manor 344 units, 1 and 2 BR $945 to $1,300 $1,275 to $1,620 

Whalepond Village (now 

Heritage Village at Ocean) 
96 units, 1 BR 

Income-restricted rents 

from $799 

Income-restricted rent 

$1,081 

Poplar Village 93 units, eff. and 1 BR 
Income-restricted rents 

from $669 to $1,000 

Income-restricted rents 

from $791 to $998 

(2018) 

Wanamassa Gardens 66 units, 1 and 2 BR $975 to $1,300 $1,245 to $1,475 

Wanamassa Drive 

Apartments 

14 units; no other 

information provided 
  

Primrose Place 

144 units: 125 market-

rate units all 2 BR; 19 

affordable units, 1, 2 

and 3 BR 

Market-rate rents from 

$1,850 to $2,225; 

Income-restricted rents 

from $368 to $1,192 

 

Heritage Village at 

Oakhurst 
93 units, 1 and 2 BR  

Income-restricted rents 

from $469 to $1,318 

Cindy Lane Apartments 
47 units, 1 BR, 2 BR and 

3 BR 
 

Income-restricted rents 

from $287 to $1,316 

Wayside Point 
11 units, 1 BR, 2 BR and 

3 BR 
 

Income-restricted rents 

from $374 to $1,286 

 

From the survey and current rent information it is clear that in both 2009 and 2019, most of the multi-

family and garden apartment units in the Township of Ocean were and are either restricted affordable units 

or can reasonably be deemed to be affordable units based on the rents charged. 

To put the affordability of the Township’s existing garden apartments into more perspective, in 2011 the 

Township reviewed the number of students in the Township, and specifically the number who resided in 

the garden apartments, who were eligible for free or reduced-cost lunch pursuant to the federal school lunch 

program. The federal income eligibility guidelines for the free and reduced-cost lunch program are a 

percentage of the federal poverty guidelines, and for the 2010-2011 school year in New Jersey, these equated 

to a maximum annual income for a family of four of $28,665 for free lunch and $40,793 for reduced-cost 

lunch. By comparison, in 2009 COAH deemed a family of four with an annual income of up to $44,125 to 
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be eligible as a low-income household, and a family of four with an annual income of up to $70,599 to be 

eligible as a moderate-income household. Thus a student eligible for free or reduced-cost lunch was by 

definition part of a household that COAH defined as low- or moderate-income. 

For 2019, a four-person household earning $47,638 or less is eligible for reduced-price school lunches, and 

a four-person household earning $33,475 or less is eligible for free school lunches. The Court-approved 

income limits deem a family of four making $33,475 in Monmouth County to be at 32.5% of area median 

income, and a family of four making $47,638 to be at 46.2% of area median income. Thus, a student eligible 

for free 0r reduced-cost lunch in 2019 was also by definition part of a household considered low-income. 

In March 2011, the Township of Ocean School District, which serves grades K – 12, had a total enrollment 

of 4,022 students, of whom 826 students, or 20.5%, were eligible for free or reduced-cost lunch. In 2017, 

according to the New Jersey Department of Education, the district had an enrollment of 3,519, of which 

697, or 19.8%, were eligible for free or reduced-cost lunch. Of those students in 2011, the Township found 

that 485, or almost 60%, resided in the five largest garden apartment complexes (Continental, Middlebrook 

at Monmouth, Twinbrook, West Park Manor and Wanamassa Gardens).   

This further indication that even before COAH was established, both the restricted and the unrestricted 

garden apartments that existed in the Township in 2009 have served the region’s low- and moderate-

income households well. It is also further confirmation that the Township has not utilized its zoning powers 

to exclude low- and moderate-income households from the community.   

 

Availability of Existing and Planned Infrastructure 

According to New Jersey American Water, which provides public water service to the Township, there is 

sufficient capacity to provide water to all the inclusionary developments (market-rate and affordable units) 

proposed to address the Township’s RDP of 280 units and all of its Unmet Need inclusionary development 

compliance mechanisms. It notes that mains of various dimensions are located near the boundaries of all 

proposed development sites. According to the Township of Ocean Sewerage Authority, the Township has 

sufficient sewer treatment capacity to handle the increased volume from all its compliance mechanisms; 

however, it recommends further study to determine whether the collection system has the necessary 

capacity, and it indicates that some infrastructure improvements for some of the Unmet Need compliance 

mechanisms may be necessary. (See Appendix C for the letters of capacity to serve.)  

Anticipated Land Use Patterns 

Anticipated land use patterns in Ocean Township will continue to favor a variety of housing types, and will 

range from single-family infill development in residential neighborhoods to upper-story apartments with 

an affordable housing set-aside in Ocean Township’s neighborhood commercial districts (the C-1 District, 

including Norwood Avenue). The Township anticipates adopting a redevelopment plan for a vacant site 

(Ocean Glades) owned by the Township that will allow for inclusionary residential development with an 

affordable housing set-aside, and will adopt either inclusionary overlay zoning or a redevelopment plan for 

Seaview Square Mall (by December 2020 per the Township’s Settlement Agreement with FSHC) and will 
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adopt inclusionary overlay zoning for both golf courses in the Township that will also allow for future 

residential development with an affordable housing set-aside. The Township anticipates that the overlay 

zoning on the Seaview Square Mall will create a mixed-use development to assist in maintaining the health 

of the commercial uses by adding a residential component. 

Constraints on Development 

The Township is located entirely within the Metropolitan Planning Area, PA 1, and not within the 

jurisdiction of the Meadowlands, Highlands, or Pinelands planning areas. A small corner of the Township 

is within the CAFRA boundary, specifically, the section of Norwood Avenue covered by an inclusionary 

zone that is included as an Unmet Need compliance mechanism in this plan. However, the Township does 

not anticipate that CAFRA requirements would preclude the anticipated future inclusionary Unmet Need 

development. There are no known federal regulations that would hinder the development projected as part 

of the Township’s Third Round Housing Element and Fair Share Plan. 

There are no Category 1 waterways or associated buffers in the Township. The CAFRA boundary, the 

wetlands areas designated by the New Jersey Department of Environmental Protection, and the FEMA 100-

year flood plains present in the Township do not limit the development proposed to address its RDP and 

the possibility of redevelopment of several overlay zones to assist in addressing Unmet Need. There are 

some sites that will require remediation as the Township implements its affordable housing compliance 

plans, and some remediation efforts are already under way. 

The only significant open, developable lands in Ocean Township are two golf courses; most other new 

development will require the redevelopment of existing structures. 

Consideration of Lands Appropriate for Affordable Housing 

As part of this housing element, the Township has considered land that is appropriate for the construction 

of low- and moderate-income housing and considered all lands of developers who have expressed a 

commitment to provide low- and moderate-income housing, including the majority of sites in the plan. 

Consistent with smart growth planning principles, the Township has chosen to intersperse affordable 

housing throughout the existing residential neighborhoods in the Township and in proximity to 

transportation corridors. The Township has analyzed whether additional inclusionary zoning or 100% 

affordable housing sites would serve the Township in the Third Round and has included several sites in the 

plan.  

The Township believes that the projects described in this document represent the best options for affordable 

housing development within the Township. The Township’s affordable inclusionary housing sites and 

100% affordable housing sites all provide opportunities for very low-, low- and moderate-income 

households to be a part of the community and have access local schools, public transportation, parks and 

services.  
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OCEAN TOWNSHIP’S AFFORDABLE HOUSING OBLIGATION 

Rehabilitation Obligation 

The Rehabilitation obligation can be defined as an estimate of the number of deteriorated housing units 

existing in Ocean Township that are occupied by low- and moderate-income households. The Court-

approved agreement with FSHC established the Township’s Third Round Rehabilitation obligation at 57 

units.  

Prior Round Obligation 

The Prior Round obligation can be defined as the cumulative 1987 through 1999 new construction 

affordable housing obligation. This time period corresponds to the First and Second Rounds of affordable 

housing. The Court approved the usage of COAH’s previously established Prior Round obligation of 873 

units per N.J.A.C. 5:93 as reflected in the Township’s agreement with FSHC. In 2011, the Court Master 

previously recommended approval of a Prior Round vacant land adjustment (VLA) for the Township. In 

addition, as more fully described below, in 2019 Judge Grasso Jones preliminarily confirmed approval of 

an updated combined Prior Round and Third Round VLA in her June 25, 2019 Order. 

Third Round Obligation 

This estimated demand for affordable housing includes the “gap” portion of the Third Round that has 

already passed (1999-2015), as well as a projection 10 years into the future starting in July 2015. The 10-year 

period is derived from the Fair Housing Act, which, when amended in 2001, set the projection for this 

length of time (N.J.S.A. 52:27D-310).  

As established by the Township’s Court-approved 2019 agreement with FSHC, Ocean Township’s Third 

Round obligation (1999-2025) is 518 units.8 The Township’s updated VLA establishes a combined Prior 

Round and Third Round RDP of 280 units and an Unmet Need of 1,111 units (873 Prior Round + 518 Third 

Round – 280 combined RDP = 1,111 combined Unmet Need). 

 

  

                                                      
8 The 518-unit Third Round obligation represented a 30% reduction of a 740-unit calculation assigned to the Township as 
part of a report prepared by David Kinsey, Ph.D., for FSHC. As a term of the Township’s agreement with FSHC, if the ultimate 
Third Round obligation for the Township is determined to be reduced to 414 or lower by a court of competent jurisdiction, 
the Township can petition the Superior Court to reduce the Third Round obligation, but has committed to keeping all the 
compliance mechanisms reflected in the 2019 agreement. 



     

 
 2019 Third Round Housing Element and Fair Share Plan 

Ocean Township, Monmouth County, N.J. 
Page 35 

OCEAN TOWNSHIP’S AFFORDABLE HOUSING PLAN 

Satisfaction of the Rehabilitation Obligation 

The Township proposes to address its 57-unit Rehabilitation share through the eligible rehabilitation of 57 

affordable units at Heritage Village at Ocean (formerly known as Whalepond Village). Almost $18,000 per 

unit, for a total of $1.7 million, has been spent to rehabilitate the affordable units. Although the 57-unit 

Rehabilitation share has been fully addressed, the Township will also continue to participate in the 

Monmouth County Housing Improvement Program. 

Ocean Township’s rehabilitation programs have adhered and will adhere to the regulations in N.J.A.C. 5:93-

5.2. Specifically, all rehabilitated units will comply with the definition of a substandard housing unit in 

N.J.A.C. 5:93-1.3, which defines it as “a housing unit with health and safety code violations that require the 

repair or replacement of a major system.” Major systems include weatherization, roofing, plumbing, 

heating, electricity, sanitary plumbing, lead paint abatement and/or load-bearing structural systems. All 

rehabilitated units will meet the applicable construction code. Additionally, all rehabilitated units will be 

occupied by low- or moderate-income households and upon completion of the rehabilitation, 10-year 

affordability controls will be placed on the property in the form of a lien or deed restriction. 

Rehabilitation of Heritage Village at Ocean (formerly Whalepond Village) 

Heritage Village at Ocean is an existing 96-unit affordable rental complex, including 90 age-restricted 

affordable units, five special-needs units and a superintendent’s unit. It was purchased by the Township 

from K. Hovnanian in 1994 and transferred in 2013 to Community Investment Strategies (CIS), an 

experienced affordable housing developer, which now owns and operates the complex. The Township sold 

the property at a net loss of $500,000 in order to preserve affordability controls on the units for an 

additional 30 years. CIS has expended $1.745 million, an average of $18,177 per unit, rehabilitating all 95 

affordable units and the superintendent’s unit in the complex. This fully satisfies the Township’s 57-unit 

Rehabilitation obligation, and the Township will apply five (5) of the remaining 38 rehabilitated extension-

of-controls affordable units (special-needs units) to address its RDP, and the balance of 33 rehabilitated 

extension-of-controls affordable units (age-restricted) to address its Unmet Need.  

Ocean Township’s rehabilitation efforts comply with all applicable COAH regulations at N.J.A.C. 5:93-5.2. 

A minimum average of $10,000 in hard costs per unit, in accordance with N.J.A.C. 5:97-6.2(b)2, has been 

spent bringing units up to code through the repair or replacement of at least one major system per unit (the 

major systems repaired or replaced at Whalepond Village include new roofs and siding on all buildings). 

Rehabilitated units must have affordability controls imposed for at least 10 years from the date of 

completion of the rehabilitation work; the units at Heritage Village at Ocean have 30-year controls. (See 

Appendix D for details on the rehabilitation of these units.) 

Monmouth County Housing Improvement Program 

As reflected in its ongoing Interlocal Services Agreement (Appendix E), the Township of Ocean will 

continue to participate in the Monmouth County Housing Improvement Program, an experienced 

affordable housing rehabilitation program, to operate a rehabilitation program in the Township. These 
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programs utilize federal Community Development Block Grant (CDBG) and HOME Investment 

Partnership funds. (See Appendix E for the program’s operating manual.) 

As the rehabilitation at Heritage Village at Ocean is already completed with all necessary crediting 

documentation provided herein, to the extent that the county rehabilitates a unit in the Township, the 

Township will oversee the completion of annual rehabilitation program monitoring reports and will submit 

them in a timely manner in accordance with N.J.A.C. 5:93-5.2 and pursuant to the terms of the Township’s 

agreement with FSHC.  
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Satisfaction of the 280-Unit Combined Prior Round and Third Round (1987-2025) RDP 

Pursuant to its settlement with FSHC, the Township’s Prior Round and Third Round (1987-2025) 

combined obligation of 1,391 units has been adjusted to an RDP of 280 units and Unmet Need of 1,111 

units. In addition to satisfying the RDP and proposing mechanisms to assist in addressing Unmet Need, 

the Township must also adhere to a minimum rental obligation, a minimum family rental obligation, a 

maximum number of age-restricted units, a minimum very low-income requirement, and a minimum 

number of family very low-income units.  

  

RDP Maximum Age-Restricted = 70 units 

   0.25 (RDP obligation)  

   = 0.25 (280) = 70 units 

RDP Minimum Rental Units = 70 units 

   0.25 (RDP obligation)  

   = 0.25 (280) = 70 units 

RDP Minimum Family Units = 105 units 

   0.50 (RDP obligation - bonuses)  

   = 0.50 (280-70) = 105 units 

RDP Minimum Family Rental Units = 35 

units 

   0.50 (RDP rental obligation)  

   = 0.50 (70) = 35 units 

 

RDP Minimum Very Low-Income Units = 27 units 

   0.13 (units constructed, approved or proposed, 

after 7/17/2008)  

   = 0.13 (226 from completed, approved, and 

proposed developments noted in the 

Settlement Agreement)  

   = 29.4 round up = 30 units 

RDP Minimum Very Low-Income Family Units = 

15 units 

   0.50 (minimum very low-income units) 

   = 0.50 (30) = 15 units 

    

 
Third Round Rental Bonus Credits 

1. A rental unit available to the general 

public receives one rental bonus;  

2. An age-restricted unit receives a 0.33 

rental bonus, but no more than 50% of 

the rental obligation shall receive a bonus 

for age-restricted units; and 

3. No rental bonus is granted in excess of 

the rental obligation. 
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Pursuant to the Township’s December 10, 2018 vacant land analysis, which is attached to the Township’s 

Court-approved Settlement Agreement with FSHC as Exhibit B, the Township of Ocean’s Prior Round and 

Third Round combined obligation (1987-2025) has been adjusted to an RDP of 280 units and Unmet Need 

of 1,111 units. COAH permits new construction credits and rental bonuses to be used to address the 280-

unit combined RDP. 

As summarized in Table 29, Summary of Combined Prior Round and Third Round 280-Unit RDP 

Compliance, the Township has addressed its 280-unit obligation with completed, approved and proposed 

family, special-needs, and senior units. The majority will be rentals, and a portion of one development 

(Roosevelt) may be for-sale units. Pursuant to N.J.A.C. 5:93-5.15(d), rental bonuses for family rental units 

are allocated on a one-for-one basis, meaning that for every rental unit built or with a firm commitment, 

two credits are calculated up to a rental bonus cap of 25% of the RDP, which, in the case of Ocean Township 

means a 70-unit rental bonus cap.  

TABLE 29. Ocean Township Summary of Combined Prior Round and Third Round 
280-Unit RDP Compliance 

 

Compliance Mechanism 
Type Total 

Credits Bonuses Total 

Primrose Place – completed 
Inclusionary 

family affordable 
rental 

19 19 38 

Enable, Inc. – completed Special needs 4 0 4 

SERV, Inc. – completed Special needs 5 0 5 

Heritage Village at Ocean 
(Whalepond Village) – completed 
(5 of 95; extension of controls) 

Special needs 5 0 5 

Heritage Village at Oakhurst (777 W. 
Park) – completed (75 of 92) 

Affordable senior 
rental (70) and 

special needs (5) 
75 0 75 

Cindy Lane Apartments – completed 
100% affordable 

family rental 
47 47 94 

Wayside Point (formerly BVB) – 
under construction 

Inclusionary 
family affordable 

rental 
11 4 15 

Roosevelt Properties site – proposed 
(5 on-site or, if settlement, 2 on-site/3 
off-site) 

Inclusionary 
family affordable 

sale/rental 
5 0 5 

Ocean Glades site – proposed 
Inclusionary 

family affordable 
rental 

43 0 43 

Total 214 70 284 
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INCLUSIONARY DEVELOPMENT – COMPLETED OR UNDER CONSTRUCTION 

Primrose Place (completed) 

There are 19 completed affordable family rental units at Primrose Place, Block 1.02, Lot 72, at 20 Hidden 

Meadows Drive. In 2001, Fieldstone Associates, Inc. received Planning Board approval to construct 124 

total senior market-rate rental housing units. The building had been constructed and partially occupied. In 

2009, Fieldstone received approval from the Township to remove the age restriction for the entire complex 

provided it constructed an addition to accommodate an affordable housing set-aside for the development. 

(See Appendix F for crediting documentation for Primrose Place, including the Planning Board resolution 

memorializing this agreement; the executed developer’s agreement; and the executed agreement between 

the Township and the developer requiring adherence to COAH regulations for these units.) 

The affordable units received certificates of occupancy in 2011, are affordability-controlled via the above-

noted COAH agreement, have been affirmatively marketed, and are occupied. The developer of Primrose 

Place, Fieldstone Associates d/b/a Ocean Seniors, LLC, sold the property in 2017 to an entity known as 

Primrose Estates, LLC. Primrose Estates must contract with the Township’s Administrative Agent, 

Community Grants, Planning and Housing, LLC. (CGP&H), which will continue to affirmatively market 

the units, income-qualify applicants, and provide long-term administration of the units in accordance with 

the Uniform Housing Affordability Controls (UHAC) per N.J.A.C. 5:80-26.1. Proof of such administrative 

agent contract and the appropriate deed restrictions of at least 30 years will be provided. 

The 19 affordable family rentals satisfy a portion of the Township’s rental requirement, and satisfy the 

required low/moderate income split: 10 of the affordable rentals are reserved for low-income households 

(including one one-bedroom and one two-bedroom unit reserved for very low-income households pursuant 

to the FHA as amended by P.L. 2008, c.46) and nine are reserved for moderate-income households. In 

addition, the bedroom distribution requirement per the developer’s agreement required four one-bedroom 

units, 11 two-bedroom units and four three-bedroom units. This bedroom distribution addresses UHAC at 

N.J.A.C. 5:80-26.3(b) for the two- and three-bedroom requirements, although technically only three (3) one-

bedroom units were permitted instead of four (3.8 was rounded to 4.0). To the extent an extra two-bedroom 

unit can be provided elsewhere in the Township, Ocean Township will strive to offset this extra one-

bedroom unit. The Township is eligible for 19 family rental affordable housing credits as well as 19 rental 

bonus credits.  

Wayside Point (formerly BVB site) (under construction) 

The owner of an approximately 5.9 acre site (Block 1.02, lots 52.01, 53.01 and 54.01) brought Mount Laurel 

litigation against the Township in a matter entitled BVB II Associates v. Township of Ocean and the 

Planning Board of Ocean, Docket No. MON-L-4316-09. With the guidance of the Special Master, the 

Township and BVB II Associates reached a settlement agreement signed October 2, 2015, which received 

approval from the Court in an Order dated January 25, 2016 after a fairness hearing on December 4, 2015.  

Pursuant to the Court-approved BVB settlement agreement, the Township rezoned the site to allow for the 

construction of 72 housing units, 11 of which are affordable (a 15% affordable housing set-aside). The 

inclusionary development received site plan approval in September 2017. The 11 affordable units are family 
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affordable rental units, of which 13%, or two (2) units, are affordable to very low-income residents. The 

project is under construction and will soon be ready for occupancy. Wayside Point will maintain 

affordability controls on these units of at least 30 years through a filed affordable housing deed restriction 

in accordance with N.J.A.C. 5:80-26.1, allowing them to address in part the Township’s rental obligation. 

The developer has retained CGP&H, the Township’s experienced affordable housing Administrative Agent, 

to affirmatively market and administer the affordable units (See Appendix G for crediting documentation.) 

 

ALTERNATIVE LIVING ARRANGEMENTS – COMPLETED 

Enable, Inc. 

Enable, Inc., is an experienced provider of supportive and special needs housing in New Jersey and operates 

a four-bedroom group home at 604 W. Park Avenue (Block 33.08, Lot 2). The group home received a 

certificate of occupancy on January 6, 2000, and was licensed on August 29, 2000. Enable, Inc., received 

capital funding from the Division of Developmental Disabilities (DDD). The state’s required Capital 

Application Funding Unit agreement letter established a 20-year renewable operating contract. COAH’s 

policies have historically honored the 20-year renewable DDD funding agreement as addressing the 

appropriate affordability controls. The four bedrooms in the group home are eligible for credit (COAH 

provides credit by the bedroom for group homes per N.J.A.C. 5:93-5.8(b)). (See Appendix H for crediting 

documentation, including the group home survey, DDD funding agreement, and the most recent available 

license.) 

SERV, Inc. 

SERV, Inc. is an experienced provider of supportive and special needs housing in New Jersey and operates 

a five-bedroom group home at 21 Hillside Terrace (Block 182, Lot 20). The group home was initially 

established by Developmental Services of New Jersey, Inc. and opened on February 18, 2002. 

Developmental Services received a license for the facility on March 1, 1999. Since then, the group home 

has expanded, with a building permit application in November 1999 and a certificate of occupancy issued 

on July 12, 2001. At the request of DDD, SERV took over the group home in 2009, and that year received 

almost $345,000 in funding from DDD, which required a Capital Application Funding Unit agreement 

letter establishing a 20-year renewable operating contract. (See Appendix H for crediting documentation, 

including the group home survey, DDD funding agreement, and current license.) 

 

EXTENSION OF CONTROLS 

Heritage Village at Ocean (formerly Whalepond Village) 

As noted above, Heritage Village at Ocean (Block 1.02, Lot 21.02) is an existing 96-unit affordable rental 

complex that includes 90 age-restricted affordable units, five special-needs units and a superintendent’s 

unit. The complex was purchased by the Township in 1994 and transferred in 2013 to Community 
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Investment Strategies (CIS), an experienced affordable housing developer, in order to preserve affordability 

controls on the units. New 30-year affordability controls were imposed on all of the affordable units in 2013, 

and in 2015 all of the units were extensively rehabilitated. To satisfy its 57-unit Rehabilitation share, the 

Township is claiming credit for 57 of the 90 age-restricted affordable units at Heritage Village at Ocean, 

and will apply the remaining 33 credits to its Unmet Need. In accordance with N.J.A.C. 5:97-6.14, the 

Township will apply five credits from the extension of controls on the five special-needs units towards its 

combined Prior Round and Third Round RDP. (See Appendix D for the required documentation under 

N.J.A.C. 5:97-6.14, including deed restriction, financing agreements, cost breakdown and schedule of 

rehabilitation work, and a unit census.) 

 

MUNICIPALLY SPONSORED 100% AFFORDABLE HOUSING 

Heritage Village at Oakhurst (formerly 777 W. Park) (completed) 

The 777 W. Park Avenue site (Block 3, Lots 16.03 and 16.04), now known as Heritage Village at Oakhurst, 

is located off West Park Avenue and consists of approximately 6.85 acres. The Township bonded for $1.3 

million to purchase the site in June 2003, and later transferred it to CIS. In May 2013 the Township signed 

an agreement with CIS to develop and administer a 100% affordable senior rental housing project. The 

Township also provided a low-interest loan of $300,000 to help cover construction costs. It contains 92 

affordable units, of which 87 are senior affordable rentals and five are very low-income special needs units. 

As noted in the Township’s VLA inventory attached to the Township’s Settlement Agreement with FSHC, 

62 of the 92 total units are replacement housing units that were reassigned from Poplar Village after that 

property flooded during Hurricane Irene and the damaged units were demolished. The project received a 

4% tax credit award and received approximately $11 million in CDBG-Disaster Recovery funds. Of the 

Township’s originally bonded amount, $500,000 is considered affordability assistance, at $100,000 each, 

for the five very low-income units.  

The building contains 82 one-bedroom units and 10 2-bedroom units. The units received certificates of 

occupancy in 2016, and have 45-year affordability controls. The Township is subject to a cap on senior 

affordable units, and so is claiming only 70 credits from the total 87 senior affordable units at Heritage 

Village at Oakhurst, and will carry forward the balance of 17 senior rental credits toward its Unmet Need 

(see Appendix I for the developer’s agreement, financing documents and unit census).  

Cindy Lane Apartments (completed) 

In September 2015, the Township amended the existing zoning district to allow a 100% affordable housing 

use on this municipally owned site (Block 1.02, Lot 51.11). In October 2015, the Township approved a 

developer’s agreement with Affordable Housing Alliance (AHA), an experienced nonprofit affordable 

housing developer, to develop, market, and administer the site with 47 family affordable rental units and 

one superintendent’s unit. The development received tax credits and NJHMFA/CDBG funding of more 

than $12 million, and has affordability controls of at least 30 years through a filed affordable housing deed 

restriction. The project was completed in the spring of 2019 and final certificates of occupancy are expected 
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in November 2019. There are six very low-income units, 18 low-income units and 23 moderate-income 

units, distributed across nine one-bedroom units, 27 two-bedroom units and 12 three-bedroom units. The 

project is eligible for 47 rental bonuses. (See Appendix J for crediting documentation.) 

 

INCLUSIONARY DEVELOPMENTS – PROPOSED 

 

In accordance with N.J.A.C. 5:93-5.6, zoning for inclusionary 

developments shall conform to N.J.A.C. 5:93-5.3. The following 

information is required for each site designated for the 

construction of low- and moderate-income units: 

 General description and mapping of the site including 

acreage, current zoning, surrounding land uses and street 

access; 

 

 Description of any environmental constraints including 

steep slopes, wetlands and flood plain areas; 

 

 Description and mapping of sewer and water lines within 

the service area; 

 

 Status of the Areawide Water Quality Management Plan and 

Wastewater Management Plan; 

 

 Description of: 

o Number of housing units; 

o Gross and net density of the development; 

o Total number of low- and moderate-income units including very-low income units; 

o Number of low- and moderate-income units for sale or for rent. 

In addition, sites identified for affordable housing are required to be approvable, available, developable and 

suitable as defined in N.J.A.C. 5:93-1.3. 

An approvable site is 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 even though it may not 

be currently zoned for low- and moderate-income housing. An available site is a site with clear title and free 

of encumbrances that may preclude development for low- and moderate-income housing. A developable 

site is a site that has access to appropriate water and sewer infrastructure and is consistent with the 

applicable water quality management plan or is included in an amendment to that plan which has been 

submitted to and placed under review by the NJDEP. A suitable site is a site that is adjacent to compatible 

land uses, has access to appropriate streets and is consistent with environmental policies. 

Inclusionary Development 

A development containing low- 

and moderate-income units 

among market rate units. 

Although N.J.A.C. 5:93 requires 

20% of units to be affordable in 

for-sale developments and 15% of 

units to be affordable in rental 

developments, for a vacant land 

adjustment town, COAH at 

N.J.A.C. 5:93-5.6(b)1 requires a 

20% set-aside for all tenure types. 

Inclusionary development may 

also be a mixed-use development 

with non-residential uses 

elsewhere on site or with 

affordable units on upper stories.  
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Roosevelt Properties site 

In 2009, the owner of a site of approximately 10.75 acres (Block 22/lots 11, 12, and 22) brought Mount 

Laurel litigation against the Township in a matter entitled Roosevelt Properties, LLC v. Township of Ocean, 

Docket No. MON-L-5930-09. Although the Township and Roosevelt Properties are currently negotiating a 

settlement, because it is not yet finalized, the Township includes the Roosevelt Properties site in this plan 

and will adopt inclusionary zoning. (See aerial map.) 

The site presently contains an existing residence fronting Roosevelt Avenue and a small warehouse 

structure to the rear of the residence. Slightly more than three-quarters of the tract is constrained by 

wetlands. The remaining approximately 2.48 acres, shaped as an L, also include a portion within a FEMA-

designated 100-year floodplain (Special Flood Hazard Area) that must be addressed during the development 

process. This L-shaped area is generally surrounded by existing single-family detached homes to the north 

across Roosevelt Avenue and to the east and west along the same side of Roosevelt Avenue. The existing 

Poplar Village senior affordable rental complex is to the southeast of the Roosevelt Properties site, separated 

by a dense vegetated area within the site’s wetland area.  

The property will be rezoned to a multi-family zoning district in order to accommodate the proposed 22-

unit development, which will include 17 market-rate units and five affordable units. In lieu thereof, subject 

to the entry of an agreement with the Township, the developer of the subject property shall be permitted to 

construct 22 units on-site (20 market-rate units and two (2) moderate-income affordable units) and three 

(3) off-site low-income affordable units (including one (1) very low-income unit) to be provided through a 

payment in lieu of construction. The two (2) on-site moderate-income units may be either for-sale or rental. 

To meet the required 20% affordable-housing set-aside, in lieu of constructing three additional low-income 

units (including one (1) very low-income unit), Roosevelt Properties will pay into the Ocean Township 

Affordable Housing Trust Fund the sum of $500,000, as follows: $12,500 as a condition of the issuance of 

the building permit for each of the 20 market-rate units, and $12,500 as a condition of the issuance of the 

final certificate of occupancy for each of the 20 market-rate units. These payments combine to represent 

$166,666 for each of the three low-income units (including one very low-income unit) not constructed on 

the site.  

The Fair Share Plan presumes that the developer of the subject property will enter into an agreement with 

the Township and pursue the payment-in-lieu option discussed above. If not, the rezoning will permit the 

developer to construct 17 market-rate units and five affordable units (two moderate-income, two low-income 

and one very low-income) on the Roosevelt site. Subject to the standards set forth in the Rezoning 

Ordinance attached as Appendix K, the affordable units may be constructed only on the portion of the 

Roosevelt site outside of the Flood Hazard Area delineated by the NJDEP.  
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The proposed inclusionary zoning for the Roosevelt Properties site addresses COAH’s rules at N.J.A.C. 

5:93-5.6, “Zoning for Inclusionary Development,” as follows: 

 Site Suitability: The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-1.3. The 

Township is not aware of encumbrances that would preclude the development of affordable 

housing on the property. The site is adjacent to residential land uses and the site has access to 

appropriate streets including Roosevelt Avenue. There are no historic structures listed on the State 

or National Historic Registers on the site, and the property is not within a historic district listed on 

the State or National Historic Registers. 

New Jersey American Water has represented that water infrastructure is currently available at the 

site and there is sufficient water capacity to meet the needs of the proposed development. The 

Township of Ocean Sewerage Authority has indicated that there is sewer infrastructure available at 

the site, and there is sufficient capacity in both the collection system and the treatment plant to 

handle the anticipated increase in volume. The site must be developed consistent with the 

Residential Site Improvement Standards and all other state regulations, such as those of the 

NJDEP. 

Like all of the Township, the site is located in PA 1 of the State Development and Redevelopment 

Plan and, pursuant to N.J.A.C. 5:93-13.2, the PA 1 State Plan designation of the site provides a 

presumption of validity regarding consistency with the State Plan. According to COAH’s 

regulations, a PA 1 site is the preferred location for a municipality to address its affordable housing 

obligation. 

 Compensatory Benefit: COAH’s regulations require a municipality to provide a developer with a 

compensatory benefit for the provision of affordable housing through inclusionary zoning. The 

Township believes it has provided the site’s owner with an appropriate compensatory benefit with 

the proposed zoning at a net density of approximately nine units per acre for up to 22 total units 

on-site, including 17 market-rate and five (5) affordable units. Again, if the site developer enters into 

an agreement with the Township, the compensatory benefit remains with the proposed zoning at 

a net density of approximately 10 units per acre for up to 25 total units, with 20 market-rate and 

five affordable units (two affordable units on-site and a payment-in-lieu provision for three units 

off-site that satisfies the required affordable housing set-aside of 20%).  

 

 Amenities: The affordable units at the Roosevelt Properties site must have the same heating source 

as the market-rate units and must have access to all community amenities available to the market-

rate units in the development.  

 

 Administrative Entity: The developer of the Roosevelt Properties site must contract with an 

experienced affordable housing Administrative Agent to administer the affordable units. The 

experienced Administrative Agent shall income-qualify applicants and shall provide long-term 

administration of the units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq. and the UHAC 

per N.J.A.C. 5:80-26. If the developer does not contract with the Township’s Administrative Agent, 

the Township must approve the developer’s selection of Administrative Agent. 
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 Low/Moderate Income Split: The proposed agreement satisfies the requirement that at least half of 

all the affordable units generated by development at the Roosevelt Properties site be affordable to 

low-income households per N.J.A.C. 5:93-2.20 and the UHAC at N.J.A.C. 5:80-26. In the case of 

an odd number of affordable units, the split is always in favor of the low-income unit, per COAH 

rules. The inclusionary zoning will permit three (3) low-income, including one (1) very low-income 

unit and two (2) moderate-income units. If there is a settlement, the inclusionary zoning will permit 

the two on-site affordable units to be moderate-income, with the in-lieu payment for the three off-

site affordable units to cover two low-income units and one very low-income unit per the FHA. 

 

 Affirmative Marketing: The affordable units at the Roosevelt Properties site must be affirmatively 

marketed in accordance with COAH’s rules at N.J.A.C. 5:93 et seq. and the UHAC per N.J.A.C. 5:80-

26.1, and with the terms of the Court-approved Settlement Agreement. 

 

 Controls on Affordability:  The affordable units must have affordability controls of at least 30 years 

in accordance with N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1.  

 

 Bedroom Distribution: The affordable units must meet the bedroom distribution requirement 

pursuant to UHAC requirements at N.J.A.C. 5:80-26.1. One of the two on-site units must be a two-

bedroom unit and one must be a three-bedroom unit. 

Ocean Glades site (proposed) 

As part of its Settlement Agreement with FSHC, the Township has agreed to designate Block 1.02, Lot 

33.01, otherwise known as the Ocean Glades property, as an area in need of redevelopment, for a proposed 

inclusionary development of up to 218 total units to produce up to 46 affordable family rental units 

(including the three potential off-site affordable units from the Roosevelt site). The Township currently 

owns the 14.6-acre property, which has long been vacant, and has used it recently for Department of Public 

Works activities. (See aerial map.) The designation will fulfill all necessary statutory and regulatory criteria 

set forth in the Local Redevelopment and Housing Law (LRHL), N.J.S.A. 40A:12A-1 to 63.  

Ultimately to address COAH’s regulations on Redevelopment at N.J.A.C. 5:97-6.6 and to comply with the 

terms of the Settlement Agreement, the Township will, within 90 days of the Court’s issuance of a 

Judgment of Repose (JOR), adopt a resolution directing the Planning Board to conduct a study as to whether 

the property meets the criteria for an area in need of redevelopment pursuant to the LRHL. If the Planning 

Board determines that the criteria have been met, within one year of the issuance of the JOR the governing 

body will designate the site as an area in need of redevelopment. Within 15 months of the JOR, the Township 

will issue a request for proposals seeking a redeveloper for the site, and will designate a redeveloper within 

18 months of the JOR. 
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Within two years of the JOR, the Township will execute a redevelopment agreement allowing development 

that will include 43 affordable family rental units plus potentially three additional affordable family rentals 

(one very low-income unit and two low-income units) that address the off-site affordable housing 

requirements generated by the Roosevelt Properties project, above. Of the 43 affordable units, 23 units, 

constituting 53%, will serve low-income households including very low-income households; and 20 units 

(47% of affordable units) may serve moderate-income households. Again, of the three potential off-site 

Roosevelt affordable units, all three will be either low-income or very low-income. 

If the Planning Board does not determine that the Ocean Glades property meets the criteria for establishing 

an area in need of redevelopment, or if the Township should so elect, the Township governing body will 

rezone the Ocean Glades property for 218 units, including all the required affordable family rentals specified 

in the paragraph above. The Township will dispose of the property within two years of the JOR to allow for 

such development through the Local Lands and Buildings Law, N.J.S.A. 40A:12-1 et seq. 

Although the site is approximately 14.6 acres in size, there are wetlands and wetland buffers that reduce 

the developable portion of the site to approximately eight acres (see discussion below). The site is located in 

a residential neighborhood at the end of Cindy Lane, adjacent to the Wayside Point (BVB) inclusionary 

development, the Cindy Lane Apartments 100% affordable development detailed above, and the existing 

garden apartment complex known as Twinbrook Village, and close to Heritage Village at Ocean. 

The proposed redevelopment and/or inclusionary zoning for the Ocean Glades site addresses COAH’s rules 

at N.J.A.C. 5:97-6.6, “Redevelopment,” and N.J.A.C. 5:93-5.6, “Zoning for Inclusionary Development,” as 

follows: 

 Redevelopment: As noted above, all of the Redevelopment requirements have been set forth in the 

Township’s Settlement Agreement with FSHC, and there is a defined schedule to conduct a study to 

determine whether the site meets the criteria for an area in need of redevelopment and, if it does, for 

the site designation, adoption of a redevelopment plan, issuance of an RFP for a redeveloper, selection 

and designation of a redeveloper, and execution of a redevelopment agreement. 

 

 Site Suitability: The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-1. The Township 

is not aware of encumbrances that would preclude the development of affordable housing on the 

property. The site is adjacent to compatible residential land uses, including existing and under-

construction multi-family residential developments, and has access to appropriate streets. There are no 

historic structures listed on the State or National Historic Registers on the site, and the property is not 

within a historic district listed on the State or National Historic Registers.  

Whale Pond Brook and its associated wetlands cross the rear of the site from southwest to northeast, 

approximately two-thirds of the way back from Cindy Lane. Because the wetlands include habitat for 

the endangered black-crowned night heron, the state Department of Environmental Protection (DEP) 

may designate them as being of “exceptional resource value.” The Township anticipates that, for this 

reason, the wetlands on the site will require a 150-foot wetlands transition buffer rather than the typical 

50 feet, leaving approximately eight developable acres at the front of the site. It is awaiting final 
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determination from the DEP. In addition, there is a landfill within the wetlands and buffer area that 

the Township engineer anticipates will need to be removed. 

Portions of the site are on the DEP’s list of known contaminated sites. The Township is currently 

overseeing remediation. Michelle Herishko, LSRP, Senior Project Manager with Groundwater & 

Environmental Services, Inc., the licensed site remediation professional leading the cleanup process, 

has indicated she expects remediation to be finished by the fourth quarter of 2020. Ms. Herishko will 

then file the necessary paperwork so that, by May of 2021, the Township may receive a Remedial Action 

Outcome (RAO) notice confirming that site cleanup is complete and residential development may 

proceed. Receiving the RAO notice by this deadline will allow the Township to maintain the 

development schedule detailed above and laid out in the Township’s Settlement Agreement with FSHC, 

as it is within the two-year deadline by which a redevelopment agreement for the site must be signed 

(or by which the Township must dispose of the site and allow for residential inclusionary development).  

Neither the presence of wetlands nor the fact that portions of the site are being remediated will preclude 

the inclusionary redevelopment and the ultimate production of affordable family rental housing 

contemplated in this plan. Because the Township has exceeded its combined Prior Round and Third 

Round RDP by four units (284 units against an RDP of 280 units), it has some flexibility in the total 

unit yield on this site, and may determine to lower the unit count to fewer than 200 total units, 

depending on DEP’s final determination of the extent and width of the wetlands transition buffer. 

According to New Jersey American Water, water infrastructure is currently available at the site and 

there is currently sufficient capacity to serve the anticipated additional units. The Township of Ocean 

Sewerage Authority has indicated that there is sewer infrastructure available at the site, and there is 

sufficient capacity in both the collection system and the treatment plant to handle the anticipated 

increase in volume. The site must be developed consistent with the Residential Site Improvement 

Standards and all other state regulations, such as those of the NJDEP. 

The site is located in Planning Area 1 of the State Development and Redevelopment Plan and, pursuant 

to N.J.A.C. 5:93-13.2, the PA 1 designation of the site provides a presumption of validity regarding 

consistency with the State Plan. According to COAH’s regulations, a PA 1 site is the preferred location 

for a municipality to address its affordable housing obligation. 

 Compensatory Benefit: COAH’s regulations require a municipality to provide a developer with a 

compensatory benefit for the provision of affordable housing through inclusionary zoning. The 

Township believes it will be able to provide the site’s future owner/redeveloper with an appropriate 

compensatory benefit through either a redevelopment designation and developer’s agreement or 

proposed zoning for up to 218 housing units and an affordable housing set-aside of 21.1%, to produce 

a total of 46 affordable family rental units, or some lesser total unit count and affordable unit production 

as noted above. 

 

 Amenities: The affordable units at the Ocean Glades site must have the same heating source as the 

market-rate units and must have access to all community amenities available to the market-rate units 

in the development.  
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 Administrative Entity: The redeveloper of the Ocean Glades site must contract with an experienced 

affordable housing Administrative Agent to administer the affordable units. The experienced 

Administrative Agent will income-qualify applicants and shall provide long-term administration of the 

units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq. and UHAC per N.J.A.C. 5:80-26.1, with 

the one exception to UHAC regarding the provision of 13% very low-income units at 30% of regional 

median income instead of the UHAC requirement of 10% very low-income units at 35% of regional 

median income. 

 

 Low/Moderate Income Split: Per the Settlement Agreement, 53% of the 43 affordable units at the Ocean 

Glades site must be affordable to low-income households, and 47% may be available to moderate-

income households. In the case of an odd number of affordable units, the split will always be in favor 

of the low-income unit per COAH rules. Since the affordable units on this site are to be affordable 

rental units, 13% of the total affordable units must be affordable to very low-income households in 

accordance with the amended FHA. The Settlement Agreement also notes that all three of the potential 

off-site Roosevelt units will be either low-income or very low-income units. 

 

 Affirmative Marketing: The affordable units at the Ocean Glades site must be affirmatively marketed 

in accordance with COAH’s rules at N.J.A.C. 5:93 et seq. and UHAC per N.J.A.C. 5:80-26.1, and with 

the terms of the Settlement Agreement. 

 

 Controls on Affordability: The affordable units must have affordability controls of at least 30 years in 

accordance with N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1.  

 

 Bedroom Distribution: The affordable units must meet the bedroom distribution requirement pursuant 

to UHAC requirements at N.J.A.C. 5:80-26.1. 
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Mechanisms To Address the Combined Prior and Third Round Unmet Need (1,111 units) 

COAH’s rules at N.J.A.C. 5:93-4.2(h) state that in addressing Unmet Need, COAH “may require at least any 

combination of the following in an effort to address the housing obligation:  

 Zoning amendments that permit apartments or accessory apartments; 

 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, COAH or the Superior 

Court 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 moderate-

income housing or a development fee; or 

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

These rules do not require Unmet Need mechanisms to generate a specified number of units equal to the 

Unmet Need number. Rather, the mechanisms must provide a realistic opportunity that affordable housing 

can be created through private redevelopment (i.e., via inclusionary overlay zones) or publicly facilitated 

projects (i.e., via a development fee ordinance). Ocean Township will address its Unmet Need with surplus 

credits from its combined Prior Round and Third Round RDP; by amending an existing inclusionary 

ordinance to increase the required affordable housing set-aside in the zone and to require at least 53% of 

units created to be low-income units and a maximum of 47% to be moderate-income units; adopting an 

inclusionary overlay ordinance or a redevelopment plan for Seaview Square Mall, adopting an inclusionary 

overlay ordinance for two golf courses in the Township; updating its development fee ordinance, which will 

be discussed below; and updating its Affordable Housing Ordinance to require any development or 

redevelopment of multi-family housing in the Township at a minimum density of six dwelling units per 

acre that results in five or more housing units to include a 20% affordable housing set-aside. All of the 

Unmet Need mechanisms will have a requirement for 53% low-income units and 47% moderate-income 

units. 

Heritage Village at Ocean (formerly Whalepond Village) (completed) 

COAH regulations cap the number of senior affordable credits the Township may apply to its Prior Round 

and Third Round RDP. Thus, the Township will utilize the balance of 33 senior affordable rental credits (95 

total affordable rentals – 57 senior credits towards Rehabilitation share – 5 special-needs units towards RDP 

= 33 credits) to help address its Unmet Need. 

Heritage Village at Oakhurst (formerly 777 W. Park) (completed) 

The Township also has additional affordable senior credits from Heritage Village at Oakhurst to apply to its 

Prior Round and Third Round combined Unmet Need. Out of the 87 total affordable senior units at the site 

(there are also five special-needs units), the Township utilized the maximum allowable 70 senior affordable 

credits to help meet its RDP, and will utilize the balance of 17 senior affordable rental credits to help address 

its Unmet Need. 
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Norwood Avenue Inclusionary Mixed Use Zoning 

In 2016 the Township adopted an inclusionary zoning ordinance (Ordinance No. 2282) for its C-1 

(neighborhood commercial) zone. The inclusionary ordinance permits residential as a conditional use at a 

density of 18 units per acre above first-floor commercial uses. It requires a 20% affordable housing set-

aside if the affordable units are for-sale units and a 15% affordable housing set-aside if the affordable units 

are rental units. It also requires that the affordable units be in accordance with the requirements of UHAC 

at N.J.A.C. 5:80-26.1 et seq., the requirements of the Township’s affordable housing ordinance, and the very 

low-income requirements of the amended FHA at N.J.S.A. 52:27D-329.1. To address the Township’s 2019 

Court-approved Settlement Agreement with FSHC, the Township will amend this ordinance to require the 

affordable housing set-aside to be 20% of all units regardless of whether they are for rent or for sale, and to 

add a requirement that, 53% of the affordable units developed must be available to low-income households, 

including 13% to very low-income households, and 47% may be available to moderate-income households. 

In so doing, the Township will create a realistic potential for inclusionary residential development in the 

zone, and in particular on the 14.36 acres covered by Block 13, lots 14-16, 17.01, 18.01, 19, and 20 and Block 

22, lots 76-85, 85.01, and 87-89, which front the west side of Norwood Avenue between the NJ Transit right 

of way and the Township border at Poplar Brook, and Block 22, lot 90, which is adjacent to Block 22, lot 87 

and fronts West Morgan Avenue. 

These lots on Norwood Avenue and West Morgan Avenue are within CAFRA boundaries, but the Township 

does not envision that CAFRA requirements precluding the anticipated future inclusionary Unmet Need 

development. 

Ordinance 2282 and the amendment to the Township’s Neighborhood Commercial Inclusionary Mixed 

Use Zoning Ordinance are attached (Appendix L). 

Seaview Square Inclusionary Mixed Use Overlay Zoning 

The Township will adopt an inclusionary overlay zoning ordinance on, or will adopt a redevelopment plan 

for, the 125.5 acres encompassed by Block 141, lots 1, 2, and 23.9 The inclusionary ordinance will permit 

commercial uses and residential uses at a density of seven units per acre. The proposed ordinance will 

require a 20% affordable housing set-aside. Of the affordable units, 53% must be available to low-income 

households, including 13% to very low-income households, and 47% may be available to moderate-income 

households.  

Pursuant to the Township’s Court-approved Settlement Agreement with FSHC, this inclusionary overlay 

zone may be implemented as part of a redevelopment plan, which must be adopted no later than 18 months 

after the June 25, 2019 Court order approving the Settlement Agreement (i.e., by the end of December 

2020). In the alternative, the Township may choose to implement overlay zoning for the block and lots 

specified in the paragraph above, consistent with the Settlement Agreement, without a redevelopment plan, 

again within 18 months of the June 25, 2019 Court order approving the Settlement Agreement (also by the 

end of December 2020). 

                                                      
9 The 15.5-acre Sears lot, Block 141, lot 2, has been added by the Township for this overlay zone. 
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This extra time to develop the inclusionary zoning/redevelopment plan for the site is an acknowledgement 

of the importance of this large site in the context of the Township’s planning efforts for a mixed-use 

redevelopment. The ultimate mixed-use inclusionary zoning standards and/or redevelopment will allow 

appropriate and realistic development standards to permit the gross residential density of the tract to be 

developed on certain portions of the site that are most appropriate for residential development. 

Golf Course Inclusionary Overlay Zoning 

The Township will adopt an inclusionary overlay zoning ordinance on the 96.15-acre Deal Golf Course 

(Block 59, Lot 1 and Block 60, Lot 1) and the 180.47-acre Hollywood Golf Course (Block 40, lots 1, 2, 34, 82, 

83, 84, 88, and 111). The inclusionary ordinance will permit townhouses at a density of eight units per acre. 

The proposed ordinance will require a 20% affordable housing set-aside. Of the affordable units, 53% must 

be available to low-income households, including 13% to very low-income households, and 47% may be 

available to moderate-income households.  

The Golf Course Inclusionary Overlay Zoning Ordinance is attached (Appendix M). 

Mandatory Affordable Housing Set-Aside 

The Township will amend its Affordable Housing Ordinance to include a mandatory affordable housing 

set-aside to help address its Unmet Need. The mandatory set-aside provision requires an affordable housing 

set-aside for all new multi-family and single-family attached residential developments of five units or more 

at a density of at least six units per acre. Per the Court-approved Settlement Agreement, the required 

affordable housing set-aside is 15% for rental developments and 20% for for-sale developments. The 

amendment to the Township’s Affordable Housing Ordinance, including the mandatory set-aside 

provision, is attached (Appendix N). 

 

Compliance With Required Maximums and Minimums 

Table 30 shows how Ocean Township is satisfying the required maximum senior units, minimum rental 

obligation, minimum family unit obligation, minimum very low-income obligation, minimum family 

rental obligation, and maximum rental bonuses specified in the Settlement Agreement. 

TABLE 30. Ocean Township Satisfaction of Required Minimums and Maximums  
Based on 280-Unit RDP 

 

Requirement Provided Surplus 

Maximum senior = 70 70 
Toward unmet 

need 

Minimum rental = 70 208 138 

Minimum family = 105 126 21 

Minimum family rental = 35 124 89 

Maximum rental bonus = 70 70 0 
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TABLE 30. Ocean Township Satisfaction of Required Minimums and Maximums  
Based on 280-Unit RDP 

 

Requirement Provided Surplus 

Minimum very low-income = 30 31 1 

Minimum very low-income family = 15 17 2 

 

 

Table 31 shows how the Township satisfies its requirement that 13% of all units created or proposed since 

July 7, 2008 be affordable to very low-income households earning 30% or less of area median income by 

household size: 

TABLE 31. Ocean Township Satisfaction of Very Low-Income Requirement 
 

Mechanism 
Total Units 

Very Low-
Income Units 

Primrose Place 19 2 

Cindy Lane 47 6 

Wayside Point 11 2 

Heritage Village at Oakhurst 92 5 

Group Homes 9 9 

Roosevelt Properties 5 1 

Ocean Glades 43 6 

Total 226 31 = 13.7% 

 

Table 32, Summary of Combined Prior Round and Third Round RDP Compliance With Potential Unmet 

Need Development, demonstrates that, while the Township is meeting its requirement for very low-income 

units, it is not currently providing enough low-income units (affordable to households making 50% or less 

of regional median income by household size) to comply with the income distribution requirements in 

N.J.A.C. 5:93-7.2, which requires half of all affordable units to be affordable to low-income households, 

including the 13% that are affordable to very low-income households. To address the shortage of low-income 

units, the Township will require that a minimum of 53% of the units developed at the proposed Ocean 

Glades site be affordable to low-income households, including 13% to be affordable to very low-income 

households. The Township will also modify the existing inclusionary affordable zone for its C-1 District to 

require that a minimum of 53% of any affordable units generated there be affordable to low-income 

households, including 13% to be affordable to very low-income households; and it will require as part of the 

inclusionary overlay zone/redevelopment plan for Seaview Square and inclusionary overlay zoning for the 

two golf courses that a minimum of 53% of any affordable units generated at those sites be affordable to 

low-income households, including 13% of all affordable units being affordable to very low-income 

households. In so doing, as Table 32 shows, the Township anticipates it will be able to generate sufficient 

low-income units to comply with Third Round requirements. 
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TABLE 32. Ocean Township Summary of Combined Prior Round and 

Third Round RDP Compliance, with Potential Unmet Need Development for 

Overall Low-Moderate Income Split Based on 53%/47% 

Compliance 
Mechanism 

Very 
Low-

Income 
Low-

Income 
Moderate- 

Income Total Units 
Inclusionary Family Rental  

Primrose Place -- 
completed 

   19 

1-bedroom 1 1 2 4 

2-bedroom 1 4 5 10 

3-bedroom  3 2 5 

Wayside Point – under 
construction 

   11 

1-bedroom 1  1 2 

2-bedroom 1 2 3 6 

3-bedroom  2 1 3 

Roosevelt Properties – 
proposed; 5 on-site, or, 
if settlement, 2 on-site 
and 3 off-site 

1 on-site 2 on-site 
2 on-site 
(may be 
for sale 

or rental) 

5 
1 off-site 2 off-site 

1-bedroom     

2-bedroom   1  

3-bedroom   1  

Ocean Glades -- 
Proposed 

6 17 20 43 

1-bedroom     

2-bedroom     

3-bedroom     

Group Homes 

Enable, Inc. – 
completed 

4   4 

SERV, Inc. – completed 5   5 

100% Affordable Family Rentals 

Cindy Lane Apartments 
– completed 

   47 

1-bedroom 1 4 4 9 

2-bedroom 3 10 13 26 

3-bedroom 2 4 6 12 



 

 
2019 Third Round Housing Element and Fair Share Plan 
Ocean Township, Monmouth County, N.J. 
Page 58 

TABLE 32. Ocean Township Summary of Combined Prior Round and 

Third Round RDP Compliance, with Potential Unmet Need Development for 

Overall Low-Moderate Income Split Based on 53%/47% 

Compliance 
Mechanism 

Very 
Low-

Income 
Low-

Income 
Moderate- 

Income Total Units 

Extension of Controls 

Heritage Village at 
Ocean 

5   5 

Affordable Senior Rentals 

Heritage Village at 
Oakhurst – completed; 

(70 senior and 5 special-
needs) 

5 5 65 75 

Total RDP 37 56 126 219 

Unmet Need Inclusionary Overlay Zones Potential Affordable Units 

Norwood Avenue 6 17 19 42 

Seaview Square 23 70 82 175 

Golf Courses 58 176 207 441 

Total 124 319 434 877 
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AFFORDABLE HOUSING ADMINISTRATION AND AFFIRMATIVE 
MARKETING 

As noted above Ocean Township will amend its Affordable Housing Ordinance, in accordance with 

COAH’s substantive rules and UHAC, and to address terms of the court-approved FSHC agreement. The 

amended Fair Share Ordinance will govern the establishment of affordable units in the Township as well 

as regulating the occupancy of such units. The amended ordinance covers the phasing of affordable units, 

the low/moderate income split, bedroom distribution, occupancy standards, affordability controls, 

establishing rents and prices, affirmative marketing, income qualification, etc. including an exception that 

the UHAC requirement for 10 percent of the affordable units in rental projects being required to be at 35% 

of median income be replaced by the statutory requirement, N.J.S.A. 52:27D-329.1, that 13% of affordable 

units in such projects shall be required to be at 30% of median income.  

Additionally, the amended ordinance will establish a mandatory set-aside requirement of 20% if the 

affordable units will be for sale and 15% if the affordable units will be for rent, for any multi-family 

residential development of five units or more created through any municipal rezoning; Zoning Board use 

or density variance; redevelopment plan or rehabilitation plan that provides a substantial density increase 

resulting in a minimum density at or above six units per acre (or other compensatory benefit). This 

requirement does not give any developer the right to any such rezoning, variance or other relief, or establish 

any obligation on the part of Ocean Township to grant such rezoning, variance or other relief. 

The Township will appoint by municipal resolution (see Appendix O) the Director of Community 

Development to hold the position of the Municipal Housing Liaison. The Township utilizes a number of 

existing experienced affordable housing administrative agents including Enable, Inc., SERV, Inc., CIS, and 

AHA. The Township will require developers of the proposed inclusionary projects, as well as any future 

projects not specified here, to retain the Township’s experienced Administrative Agent or receive Township 

approval of a different experienced affordable housing Administrative Agent. To conduct all Administrative 

Agent duties, including affirmative marketing and monitoring of affordable units, the Township will enter 

into an agreement with CGP&H, LLC, an experienced affordable housing administrator, for the 

administration of future affordable units in the Township. (See Appendix P for the CGP&H agreement.) 

The Township will adopt an updated affirmative marketing plan for all affordable housing sites. The 

affirmative marketing plan, attached hereto as Appendix R, is designed to attract buyers and/or renters of 

all majority and minority groups, regardless of race, creed, color, national origin, ancestry, marital or 

familial status, gender, affectional or sexual orientation, disability, age or number of children to the 

affordable units located in the Township. Additionally, the affirmative marketing plan is intended to target 

those potentially eligible persons who are least likely to apply for affordable units and who work or reside 

in the Township’s housing region, Region 4, consisting of Mercer, Monmouth, and Ocean counties.  

The affirmative marketing plan lays out the random-selection and income qualification procedure of the 

Administrative Agent, which is consistent with COAH’s rules and N.J.A.C. 5:80-26.1. All newly created 

affordable units will comply with the minimum 30-year affordability control required by UHAC, N.J.A.C. 

5:80-26.5 and 5:80-26.11. This plan must be adhered to by all private, non-profit or municipal developers of 

affordable housing units and must cover the period of deed restriction or affordability controls on each 

affordable unit. 
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As required by the Court-approved FSHC Settlement Agreement, the affirmative marketing plan lists Fair 

Share Housing Center; the New Jersey State Conference of the NAACP; the Latino Action Network; STEPS; 

OCEAN, Inc.; the Greater Red Bank, Asbury Park/Neptune, Bayshore, Greater Freehold, Greater Long 

Branch, and Trenton branches of the NAACP; and the Supportive Housing Association among the list of 

community and regional organizations. The Township and all other approved Administrative Agents must, 

as part of its regional affirmative marketing strategies during its implementation of this plan, provide notice 

to those organizations of all available affordable housing units. The Township also agrees to require any 

other entities, including developers or individuals or companies retained to do affirmative marketing, to 

comply with this paragraph. 

 

AFFORDABLE HOUSING TRUST FUND 

Ocean Township initially adopted a development fee ordinance on May 16, 2011, which received Court 

approval on December 12, 2011, and a tri-party escrow account approval from COAH in 2015. The ordinance 

permits collection of residential development fees equal to 1.5% of the equalized assessed value of new 

residential construction and additions, and mandatory non-residential development fees equal to 2.5% of 

the equalized assessed value of new non-residential construction and additions. The Township will update 

its development fee ordinance again as part of this Housing Element and Fair Share Plan to eliminate 

references to COAH’s invalidated Third Round regulations, instead citing COAH’s Second Round 

regulations, and to provide references to the Superior Court’s jurisdiction instead of COAH’s.  

A Spending Plan has been prepared consistent with this Plan (refer to Appendix S). The Spending Plan, 

which discusses anticipated revenues, collection of revenues, and the use of revenues, was prepared in 

accordance with COAH’s applicable substantive rules. All collected revenues will be placed in the 

Township’s Affordable Housing Trust fund and will be dispensed for the use of eligible affordable housing 

activities including, but not limited to:  

 Rehabilitation program; 

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

 Extensions or improvements of roads and infrastructure directly serving affordable housing 

development sites;  

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

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

controls,  

 Maintenance and repair of affordable housing units; 

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

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

The Township is required to fund eligible programs in its Court-approved Housing Element and Fair Share 

Plan, as well as provide statutorily required affordability assistance. 

At least 30% of collected development fees, excluding expenditures made through July 17, 2008, when 

affordability assistance became a statutory requirement in the Fair Housing Act, will be used to provide 

affordability assistance to very low-, low- and moderate-income households in affordable units included in 
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a municipal Fair Share Plan. At least one-third of that affordability assistance must be expended on very 

low-income units. No more than 20% of the revenues collected from development fees and interest each 

year will be expended on administration, including, but not limited to, salaries and benefits for municipal 

employees or consultant fees necessary to prepare or implement a rehabilitation program, a new 

construction program, a housing element and fair share plan, and/or an affirmative marketing program. 

In accordance with the Settlement Agreement with FSHC, the expenditures of funds contemplated under 

that agreement constitute a "commitment" for expenditure pursuant to N.J.S.A. 52:27D-329.2 and -329.3, 

with the four-year time period for expenditure designated pursuant to those provisions beginning in 

accordance with the provisions of In re Tp. Of Monroe, 442 N.J. Super. 565 (Law Div. 2015) (aff'd 442 N.J. 

Super. 563). Upon approval of its Spending Plan, and every anniversary thereafter through the end of the 

FSHC Settlement Agreement, the Township will provide annual reporting of trust fund activity to the DCA, 

COAH, NJLGS, or other entity designated by the State of New Jersey, with a copy provided to FSHC and 

posted on the municipal website, using forms developed for this purpose by DCA, COAH, or NJLGS. The 

reporting shall include an accounting of all affordable housing trust fund activity, including the source and 

amount of funds collected and the amount and purpose for which any funds have been expended. 

 

COST GENERATION  

Ocean Township’s Land Development Ordinance has been reviewed to eliminate unnecessary cost-

generating standards; it provides for expediting the review of development applications containing 

affordable housing. Such expedition may consist of, but is not limited to, scheduling of pre-application 

conferences and special monthly public hearings. Furthermore, development applications containing 

affordable housing shall be reviewed for consistency with the Land Development Ordinance, Residential 

Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) and the mandate of the FHA regarding unnecessary 

cost-generating features. Ocean Township will comply with COAH’s requirements for unnecessary cost-

generating requirements, N.J.A.C. 5:93-10.1, procedures for development applications containing affordable 

housing, N.J.A.C. 5:93-10.4, and requirements for special studies and escrow accounts where an application 

contains affordable housing, N.J.A.C. 5:93-10.3.  

 

MONITORING  

On the first anniversary of the execution of the FSHC Settlement Agreement10 dated  January 2019, and 

every anniversary thereafter through the end of the agreement, the Township agrees to provide annual 

reporting of the status of all affordable housing activity within the municipality, through posting on the 

municipal website, with a copy of such posting provided to FSHC, using forms previously developed for 

this purpose by COAH or any other forms endorsed by the Special Master and FSHC. 

                                                      
10 The Township resolution authorizing the execution of the Settlement Agreement was approved on January 24, 2019. 
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For the midpoint realistic opportunity review due on July 1, 2020, as required pursuant to N.J.S.A. 52:27D-

313, the Township will submit a report to the Court and Special Master for review, with notice to all 

interested parties on or before that date.  

For the review of very low-income housing requirements required by N.J.S.A 52:27D-329.1, within three 

years of the entry of an order approving the Township’s Fair Share Plan and every third year thereafter, the 

Township will submit a report to the Court and the Special Master for review, with notice to all interested 

parties.  

 

SUMMARY 

The Township of Ocean has prepared this Third Round Housing Element and Fair Share Plan to address 

its affordable housing requirements in accordance with the Fair Housing Act, COAH regulations, and a 

Settlement Agreement with FSHC. At a Fairness Hearing, the Court approved the three-part fair share and 

preliminary compliance plan specified in the Settlement Agreement, including a 57-unit Rehabilitation 

share, a 280-unit combined Prior Round and Third Round RDP, and a 1,111-unit Unmet Need. The 

Township will satisfy its RDP requirements with a combination of existing and constructed affordable 

family rental units, affordable senior rental units, and special-needs bedrooms, and with proposed 

affordable family rentals from an inclusionary redevelopment project and proposed affordable family rental 

or for-sale units from a second inclusionary redevelopment project. In addition, the Township will add to 

or amend its inclusionary overlay zones and amend its Affordable Housing Ordinance in an effort to 

provide a realistic opportunity for development of additional affordable housing units to address its Unmet 

Need. At a future compliance hearing, the Township will seek from the Superior Court a Third Round 

Judgment of Compliance and Repose through July 2, 2025. 
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APPENDIX A 

Resolutions Adopting and Endorsing Third Round Housing Element and Fair Share Plan 
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APPENDIX B 

Township of Ocean/Fair Share Housing Center Executed Settlement Agreement and  

June 25, 2019 Court Approval 
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APPENDIX C 

Letters of Capacity to Provide Water and Sewer Service 

  



 

Ocean Township Service Letter Misc Sites - To Elaine Clisham -.doc 

 
11/4/19 
 
Elaine Clisham 
Planner 
Clark Caton Hintz  
100 Barrack Street 
Trenton, NJ 08608 
 
RE:   New Jersey American Water’s Coastal North System – PWSID # 1345001 
 Request for Information – Water Capacity 
 Township of Ocean, Monmouth County, NJ 
 
 
Dear Ms. Clisham: 
 
We are in receipt of your email from 10/1/19 requesting information regarding New Jersey American 
Water’s (NJAW) Coastal North Water System. Specifically, if NJAW has capacity to serve proposed 
development projects within the Township of Ocean. The properties were identified as follows: 
 
Site Name Location 
  
Roosevelt Properties Site Block 22, lots 11, 12, and 22 
Ocean Glades Site Block 1.02, lot 33.01 
Norwood Avenue overlay zone Block 13, lots 14-16, 17.01, 18.01, 19, 20 and Block 22, lots 76-85, 

85.01, and 87-90 
Seaview Square overlay zone Block 141, lots 1 and 23 
Golf Course overlay zone Block 59, Lot 1; Block 60, Lot 1; and Block 40, lots 1, 2, 34, 82, 83, 

84, 88, and 111 
  
The above proposed developments are located within NJAW’s franchised service territory, and we are 
pleased to say that presently we have some excess capacity in our system to serve additional projects.  
However, capacity can change from time to time as various projects continue to submit applications and 
it is neither reserved nor guaranteed that any or all the projects listed above could be served in the 
future. In short, this letter is not a reservation of available capacity.   
 
Existing water mains of various diameters are located within close proximity of the boundaries of each 
site.  However, the extent of infrastructure upgrades, if required, cannot be determined until specific 
demands and fire flow requirements are determined and provided to NJAW through the submittal of 
formal applications.  Only when Extension Deposit Agreement (provided main extensions is required) is 
signed by both parties will NJAW guarantee service to a project since hydraulic and capacity reviews 
have to be conducted at the time applications are formally submitted.     
 
 
 
 
 

Scott Segal 

New Jersey American Water 

1 Water Street 

Camden, NJ 08102 

scott.segal@amwater.com 

 



 

Ocean Township Service Letter Misc Sites - To Elaine Clisham -.doc 

 
In closing, we look forward to working with the municipality and other stakeholders in supplying water 
service to these projects. We highly recommend you avail yourself of the opportunity to review our water 
extension process which can be found at the following website: 
 
https://amwater.com/njaw/about-us/doing-business-with-us/developers 

 
 
Should you have any questions, please contact me at your convenience.  
 
 
Sincerely, 

Scott Segal 
 
Scott Segal 
Senior Engineering Project Manager, Developer Services South 
 
CC: E. Schwartz 
 K. Rodier 
 C. Kendra 

https://amwater.com/njaw/about-us/doing-business-with-us/developers
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APPENDIX D 

Heritage Village at Ocean Rehabilitation Crediting Documentation, including: 

 NJHMFA financing, deed restriction and regulatory agreement 

 Amended NJHMFA deed restriction 

 Special Needs Housing Trust Fund deed restriction 

 HMFA Form 10 

 HOME deed restriction 

 Schedule of development costs and funding 

 Rehab scope of work 

 Rehab construction schedule 

 Rehab cost documentation 

 Unit census 

 2019 Utility allowances, maximum gross rents  







































































































Record & Return to: 

Yadira Garcia, Senior Paralegal 
New Jersey Housing and Mortgage 

Finance Agency 
637 South Clinton Avenue 
P.O. Box 18550 
Trenton, New Jersey 08650-2085 

Heritage at Ocean (Whalepond) 
HMFA#2828 
SNHTF#321 

FINANCING, DEED RESTRICTION AND REGULATORY AGREEMENT 

Between 

NEW JERSEY HOUSING AND MORTGAGE FINANCE AGENCY 

And 

HERITAGE VILLAGE AT OCEAN LLC 

Prepared by: 

U ee_,; {j( fwh{C:v 
dlie L. Kiefer Pushko 

Deputy Attorney General 

I 

Special Needs Housing Trust Fund 
THIRD Mortgage Loan 

Construction and Permanent Financing 



THIS FINANCING, DEED RESTRICTION AND REGULATORY AGREEMENT 
(this "Agreement"), made and entered into as of this l 7'h day of October, 2013, by and between the 
NEW JERSEY HOUSING AND MORTGAGE FINANCE AGENCY (the "Agency" or 
"Lender"), a body politic and corporate and an instrumentality exercising public and essential 
governmental functions of the State ofNew Jersey (the "State") and HERITAGE VILLAGE AT 
OCEAN LLC, ("Owner" or "Borrower"), a corporation organized and existing pursuant to the laws 
of the State ofNew Jersey and duly authorized to transact business in the State ofNew Jersey. 

WITNESSETH 

In consideration of the mutual covenants and undertakings set forth herein, and other good 
and valuable consideration, the receipt and sufficiency of which hereby are acknowledged, the 
Agency and the Owner hereby agree as follows: 

Section 1. Definitions and Interpretation. The following terms, if applicable, shall have 
the respective meanings set forth below: 

"Act" means the New Jersey Housing and Mortgage Finance Agency Law of 1983, as 
amended from time to time, P.L. 1983, c. 530, N.J.S.A. 55:14K-1 et seq., and the regulations 
promulgated thereunder. 

"Agency Financing" means the THIRD Mortgage Loan. 

"Agency Regulations" means the regulations promulgated by the Agency pursuant to the 
Act and any policies, procedures or guidelines issued by the Agency with respect to the housing 
projects financed by the Agency under the Act, all of the foregoing as they may be amended from 
time to time, if applicable. 

"Amortization Date" means the first day of the first month following the date the Lender 
determines the Projec~ is substantially complete, if applicable. 

"Architect's Contract" means the agreement between the Owner and Architect, or any other 
agreement executed by the Owner and approved by the Agency, for the design and construction 
oversight of the Project in accordance with the plans and specifications for the Project approved by 
the Agency, if applicable. 

"Assignment of Leases" means the Assignment of Leases by and between the Owner and 
Lender of even date herewith. 

"Code" means the Internal Revenue Code of 1986, as amended. 

"Day" or "Days," whether or not the word is a capitalized term, shall mean calendar day or 
day( s) unless otherwise specified. 

"DDD" means the New Jersey Department of Human Services, Division of Developmental 
Disabilities, or its successors and assigns, if applicable. 
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"DMHS" means the New Jersey Department of Human Services, Division ofMental Health 
Services, or its successors or assigns, if applicable. 

"Environmental Laws" shall mean and include any federal, State, or local statute, law, 
ordinance, code, rule, regulation, order, or decree regulating, relating to, or imposing liability or 
standards of conduct concerning any hazardous, toxic, or dangerous waste, substance, element, 
compound, mixture or material, as now or at any time hereafter in effect including, without 
limitation, the Federal Comprehensive Environmental Response, Compensation and Liability Act of 
1980 as amended, 42 U.S.C. Sections 9601 et seq., the Federal Hazardous Materials Transportation 
Act, as amended 42 U.S.C. Sections 1801 et seq., the Federal Resource Conservation and Recovery 
Act as amended, 42 U.S.C. Sections 6901 et seq., the Superfund Amendments and Reauthorization 
Act, 42 U.S.C. Sections 9601 et seq., the Federal Toxic Substances Control Act, 15 U.S.C. Sections 
2601 et seq., the Federal Hazardous Material Transportation Act, 49 U.S.C. Sections 1801 et seq., 
the Federal Clean Air Act, 42 U.S.C. Sections 7401 et seq., the Federal Water Pollution Control Act, 
33 U.S.C. Sections 1251 et seq., the Rivers and Harbors Act of 1899, 33 U.S.C. Sections 401 et seq., 
the Residential Lead-Based Paint Hazard Reduction Act of 1992, 42 U.S.C. Section 4852d, the New 
Jersey Environmental Cleanup Responsibility Act, as amended, N.J.S.A. 13:1K-6 et seq., the New 
Jersey Industrial Site Recovery Act, N.J.S.A. 13:1K-6 et seq., the Spill Compensation and Control 
Act, as amended, N.J.S.A. 58:10-23.11 et seq., the New Jersey Tank Registration Act, N.J.S.A. 
58:10A-21 et seq., the New Jersey Water Pollution Control Act, as amended, N.J.S.A. 58:1 OA-1 et 
seq., and all rules and regulations adopted and publications promulgated thereto, or any other so­
called "Superfund" or "Superlien" laws, or any other federal, State or local environmental law, 
ordinance, code, rule, or regulation, order or decree as any of the foregoing have been, or are 
hereafter amended. 

"Environmental Report" means the Phase I Environmental Site Assessment prepared by 
Maser Consulting, P.A. (MC Project No. 120016800) dated January 2013. 

"Event of Default" means any of the events set forth in Section 31 of this Agreement. 

"Hazardous Materials" shall mean and include those elements, materials, compounds, 
mixtures or substances that are contained in any list of hazardous substances adopted by the United 
States Environmental Protection Agency (the "EPA") or any list of toxic pollutants designated by 
Congress, the EPA, or the New Jersey Department of Environmental Protection ("NJDEP"), or that 
are defined as hazardous, toxic, pollutant, infectious, flammable or radioactive by any of the 
Environmental Laws, and, whether or not included in such lists, shall be deemed to include all 
products or substances containing petroleum, asbestos, lead, and polychlorinated biphenyls. 

"HUD" means the United States Department of Housing and Urban Development. 

"Improvements" means the building together with all fixtures and utility improvements, 
easements and rights of way that are owned by the Owner and located on the Land. 

"IRS Regulations" means the regulations promulgated or proposed by the United States 
Department of the Treasury or the Internal Revenue Service pursuant to the Code, and to the extent 
applicable, pursuant to the Internal Revenue Code of 1954, as both may be amended from time to 
time, including all rules, rulings, policies, and official statements issued by the United States 
Department of the Treasury or the Internal Revenue Service. 
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"Land" means the real property described in Exhibit A attached hereto, on which the Project 
is located. 

"Loan Documents" means and includes this Agreement, the Mortgage Note, the Mortgage 
and Security Agreement the UCC-1 Financing Statement, and Assignment of Leases. 

"Loan" means the Mortgage Loan. 

"Low Income" means a gross annual household income equal to 50% or less of the median 
gross annual household income for the same size within the relevant housing region. 

"Mortgage" means the mortgage of even date herewith that constitutes a TIDRD lien on a 
fee simple interest in the Project and Land, given by the Owner to the Agency to secure the 
Mortgage Loan. 

"Mortgage Loan" means the loan made to the Owner by the Agency to finance a portion of 
the cost of the development and/or rehabilitation of the Project that will be located on the real 
property described in Exhibit A attached hereto, as evidenced by the Mortgage Note and secured by 
the Mortgage. 

"Mortgage Note" or "Note" means the interest bearing non-recourse promissory note that 
contains the promise of the Owner to pay the sum of money stated therein at the times stated therein 
and that evidences the obligation of the Owner to repay the Mortgage Loan. 

"Permitted Encumbrances" means any 

(i) Utility, access and other easements and rights of way, restrictions and 
exceptions that do not, individually or in the aggregate, materially impair the utility or value of the 
Project or Land for the purposes for which it is intended; 

(ii) Liens that are being contested in good faith and for which the Owner has 
provided security satisfactory to the Agency; 

(iii) Liens subordinate to the Mortgage Loan arising due to any monies loaned in 
connection with the Project or other monies loaned to the Owner, provided such liens are disclosed 
to and approved by the Agency in writing; and 

(iv) Any other encumbrances approved by the Agency in writing. 

"Plans" means all construction, architectural and design contracts and all architectural 
design plans and specifications. 

"Program" means the Special Needs Housing Trust Fund pursuant to the Special Needs 
Housing Trust Fund Act, P.L. 2005, c.163. 

"Program Guidelines" means the guidelines promulgated by the Agency pursuant to the 
Program and any policies or procedures issued by the Agency with respect to the housing projects 
financed by the Agency, all of the foregoing as they may be amended from time to time. 
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"Project" means the Improvements located on the Land that together with the Land is 
financed, in part, with the proceeds of the Loan. 

"Regulations" means the regulations promulgated or proposed by the United States 
Department of Housing and Urban Development. 

"Repair and Replacement Reserve" means the escrow account established pursuant to 
Section 21 of this Agreement. 

"Servicing Fee" if applicable, means the servicing fee that is due from the Owner to the 
Agency as set forth in the First Mortgage Note. 

"Special Needs Trust Escrow" means the escrow account established pursuant to Section 
21 of this Agreement. · 

"State" means the State of New Jersey. 

"Tax Credits" means low income housing tax credits that the Project may receive pursuant 
to the Code. 

"UCC-1" means the UCC-1 Financing Statement(s) of even date herewith. 

Unless the context clearly requires otherwise, as used in this Agreement, words of the 
masculine, feminine or neuter gender shall be construed to include any other gender when 
appropriate and words of the singular number shall be construed to include the plural number, and 
vice-Versa, when appropriate. This Agreement and all the terms and provisions thereof shall be 
construed to effectuate the purposes set forth herein and to sustain the validity hereof. 

The titles and headings of the sections of this Agreement have been inserted for convenience 
of reference only, and are not to be considered a part hereof and shall not in any way modify or 
restrict any of the terms or provisions hereof or be considered or given any effect in construing this 
Agreement or any provisions hereof or in ascertaining intent, if any question of intent shall arise. 

Section 2. Background and Purpose. The Owner proposes to acquire or owns the Land, 
construct, and operate a Project to be located on the Land. The Project will cairy an acquisition and 
permanent Joan of $500,000 at an interest rate of one percent (1 % ), per annum, during the 
acquisition and permanent mortgage term of thirty (30) years (the "Third Mortgage Loan"). To 
obtain financing for the Project, the Owner has applied to the Agency for the Agency Financing 
pursuant to the provisions of the Program. The Agency will hold a Third mortgage lien on the 
Project during the term of the Mortgage Loan. Financing for the Project is derived in part from the 
Agency's Program funds, and, in addition to the First Mortgage Loan, the Owner has obtained and 
the Agency has approved funding for the Project as follows: 

(a) The Owner received an acquisition and permanent loan in the amount of$5,325,000 
from Connect One Bank; 

(b) The Owner received a commitment for financing from NJ Department of Community 
Affairs pursuant to the Neighborhood Preservation Balanced Housing Program in the amount 
$1,300,000; 
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(c) The Owner has received a loan from the Township of Ocean in the amount of 
$500,000; and 

( d) The Owner will make an equity investment in the Project pursuant to Section 4 7 of 
this Agreement. 

In connection with the Mortgage, the Owner and the Agency have entered into this 
Agreement. 

In connection with its application for the Loan, the Owner has furnished to the Agency 
various details as to the Project, including the description of Land on which it is to be situated, plans 
and specifications for the construction/rehabilitation of the Project, if applicable, the tenant 
population that shall be housed in the Project, the number of units of each type to be included 
therein, the estimated costs of providing the Project, details as to the Project income and expenses of 
the Project once constructed and/or rehabilitated, if applicable, and placed in operation and 
arrangements for any tax abatement for the Project. 

Section 3. Residential Rental Property. The Owner hereby represents, covenants, 
warrants and agrees that: 

(a) The proposed project is located in the Township of Ocean in the County of Ocean, in a 
residential neighborhood. Heritage Village at Ocean, located at 400 Stacey A venue in Ocean, 
Momnouth County. The project involves the acquisition of a 3-story building with 96 affordable 
housing units. Each story contains 32 one bedroom units. In addition to the three residential 
buildings there is a separate one story building housing a manager's office and community room. 
There are also 116 parking spaces available to the site. Ninety (90) one bedroom units will remain 
at 680 sq/ft with net rents $890 at 60% of AMI, and five (5) one bedroom at 50% of AMI are set­
aside for individuals with mental illness. One unit will be set aside for the superintendent. Each of 
the units will offer a standard appliance package, a walk-in closet, spacious layout and stackable 
washer/dryer. Site amenities include a clubhouse and laundry facility. Tenants also have free access 
to a pool and tennis courts located within the larger condominium development adjacent to the site. 
For special needs purposes five one bedroom units will be set aside for individuals with mental 
illness. 

(b) The Project is to be utilized at all times in accordance with the types of use as permitted 
by the Act and the Program and as may be approved by the Agency. The Project shall be subject to 
use and occupancy and/or lease agreements between the Owner and the residents. 

Section 4. Low Income Tenants. The Owner hereby represents, warrants and covenants 
that of the 90 units of housing, 5 units will be set aside for individuals with mental illness and shall 
be occupied or available for occupancy by Low Income Tenants for a period of thirty (30) years 
from the date hereof. 

Section 5. Additional Representations, Covenants and Warranties of the Owner. The 
Owner represents, warrants and covenants that: 

(a) The Owner (i) is a limited liability company, duly organized, validly existing and in good 
standing under the laws of the State and duly authorized to transact business in the State; (ii) has 
filed with the Agency a true and complete copy of its Certificate of Formation with all amendments, 
if any, thereto; (iii) has the power and authority to own or lease its properties and assets, including 
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the Project and the Land, and to carry on its business as now being conducted (and as now 
contemplated), and to borrow the proceeds of the Loans; and (iii) has the power to execute and 
perform all the undertakings of this Agreement and the other Loan Documents. 

(b) All necessary legal action has been taken to authorize the execution, delivery and 
performance of the Loan Documents by the Owner. 

( c) The Loan Documents have been duly executed and delivered by the Owner and constitute 
the valid and legally binding obligations of the Owner, enforceable against the Owner in accordance 
with their respective terms. 

(d) To the best of the Owner's knowledge after due and diligent inquiry, the execution and 
performance of this Agreement, the Loan Documents and other instruments required pursuant to this 
Agreement by the Owner, (i) will not violate or, as applicable, have not violated, any provision of 
law, rule or regulations, any order of any court or other agency or government or any provision of 
any document to which the Owner is a party, and (ii) will not violate or, as applicable, have not 
violated, any provision of any indenture, agreement or other instrument to which the Owner is a 
party, or result in the creation or imposition of any lien, charge or encumbrance of any nature other 
than the Permitted Encumbrances. 

( e) The Owner will, at the time of execution of this Agreement or at the time of the closing 
of the Loan and subject only to such exceptions as have been disclosed in writing to the Agency and 
which will not materially interfere with or impact the beneficial use of the Project and Land for 
purposes of the Project; have good and marketable title to fee simple interest in the premises 
constituting the Land and the Project free and clear of any lien or encumbrance (subject to Permitted 
Encumbrances and encumbrances created or contemplated pursuant to this Agreement). 

(f) There is, after due and diligent inquiry, no action, suit or proceeding at law or in equity or 
by or before any governmental instrumentality or other agency now pending, or, threatened against 
or affecting it, or any of its properties or rights, which, if adversely determined, would materially 
impair its right to carry on business substantially as now conducted, or as contemplated to be 
conducted under this Agreement, or would materially adversely affect its financial condition. 

(g) To the best of the Owner's knowledge after due and diligent inquiry, the operation of the 
Project in the manner presently contemplated and as described in this Agreement will not conflict 
with any zoning, water or air pollution or other ordinance, order, law or regulation applicable 
thereto. The Owner has caused the Project to be designed in accordance with all applicable federal, 
state and local laws or ordinances (including rules and regulations) relating to zoning, building, 
safety and environmental quality and will proceed with due diligence to rehabilitate the Project 
pursuant to the Architectural Contract, if applicable. 

Further, the Owner has received or shall obtain all necessary governmental approvals and 
building permits for construction, rehabilitation and operation of the Project in accordance with the 
plans and specifications and the Architectural Contract, and shall obtain in a timely manner any and 
all required extensions of governmental approvals, including, but not limited to, site plan approval. 
The Owner will continue to retain ownership of the Project and Land during the term of the 
Mortgage, subject to the terms ofthis Agreement and the other Loan Documents, the Act, Agency 
Regulations, the Program, the Program Guidelines, and, if applicable, the Code. 
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(h) The Owner has filed, caused to be filed by it, or shall file all federal, state and local tax 
returns which are required to be filed by it, if any, and has paid or caused to be paid all taxes as 
shown on said return or on any assessment received by it, to the extent that such taxes have become 
due. 

(i) To the best of the Owner's knowledge, after due and diligent inquiry, the Owner is not in 
material default in the performance, observance or fulfillment of any of the obligations, covenants or 
conditions contained in any material agreement or instrument to which it is a party that may 
materially affect this Project. 

(j) The information contained in the Project description provided in the applications for the 
Loan is accurate in all material respects and does not contain any untrue statements of a material fact 
or omit to state a material fact necessary to make the statements made therein, in light of the 
circumstances under which they were made, not misleading. 

(k) Except for Leases contemplated by the Project and Section 17 of this Agreement, the 
Owner shall not during the term of this Agreement sell, transfer or exchange, the Project or the Land 
(or any part thereof or any interest therein) at any time except in accordance with the terms of the 
Mortgage, this Agreement, the Act and the Agency Regulations promulgated pursuant to the Act, 
and the Program Guidelines and unless such sale, transfer or exchange shall have been approved by 
the Agency. The Owner shall notify in writing and obtain the agreement in writing of any buyer or 
successor or other person acquiring the Project or Land or any interest therein, in a form acceptable 
to the Agency that such acquisition is subject to the requirements of this Agreement. This provision 
shall not act to waive any other restriction on such sale, transfer or exchange. 

(I) The Owner has not and will not execute any other agreement with prov1s1ons 
contradictory to, or in opposition to, the provisions hereof and the Mortgage, and in any event, the 
requirements of this Agreement and the Mortgage are paramount and controlling as to the rights and 
obligations herein and in the Mortgage and such requirements shall supersede any other 
requirements in conflict herewith and therewith. 

(m) All statements contained in all applications, correspondence or other materials delivered 
to the Agency by the Owner in connection with its consideration of the Loan to the Owner or 
relating to the Project are materially true and correct. 

(n) The representations, covenants and warranties of the Owner contained in this Agreement 
on the date of its execution are true and shall continue to be true at all times during the term of this 
Agreement. 

( o) No event has occurred and no condition exists which constitutes an Event of Default 
under this Agreement or the Mortgage or which, but for a requirement of notice or lapse of time, or 
both, would constitute such an Event of Default. 

(p) As of the date of this Agreement, if applicable, the Architectural Contract is in full force 
and effect and no default has occurred thereunder, and a true copy of the entire Architectural 
Contract with all modifications and addenda to date has been filed with the Agency. 

Section 6. Covenants to Run With the Land. The covenants, reservations and restrictions 
set forth herein shall be deemed covenants running with the Land and, except as provided in Section 
5 hereof, shall pass to and be binding upon the Owner's assigns and successors in title to the Land or 
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the Project; provided, however, that upon the termination of this Agreement in accordance with the 
terms hereof said covenants, reservations and restrictions shall expire. Each and every contract, deed 
or other instrument hereafter executed covering or conveying the Land or the Project or any portion 
thereof shall conclusively be held to have been executed, delivered and accepted subject to such 
covenants, reservations and restrictions regardless of whether such covenants, reservations and 
restrictions are set forth in such contract, deed or other instruments. If a portion or portions of the 
Land or Project are conveyed, all of such covenants, reservations and restrictions shall run to each 
portion of the Project and Land. 

Section 7. Term. This Agreement shall remain in full force and effect until all indebtedness 
frotn the Owner to the Agency in respect to the Project shall have been paid in full in accordance 
with the provisions of this Agreement, the Mortgage Note and the other Loan Documents. 

Section 8. Construction or Rehabilitation of Project. If applicable, the Owner covenants 
and agrees to comply with all the provisions of the Architectural Contract and/or Construction 
Contract, as applicable. The Owner covenants and agrees diligently to pursue the construction or 
rehabilitation of the Project to completion in accordance with the plans and specifications set forth in 
the Owner's application for the Loan and the Architectural Contract and as approved by the Agency. 

The Owner shall not approve or allow to occur any material change in the scope of plans and 
specifications for the Project without the express approval of the Agency. Construction or 
rehabilitation shall at all times be subject to the discretionary inspection, discretionary review, 
regulation and approval of the Agency and its duly authorized representatives. Any such inspection, 
regulation, review or approval of the Agency shall be solely for its benefit for the purpose of 
assuring that the programs and goals of the Project are being fulfilled. 

The Owner shall not knowingly do any act which would cause the release, in whole or in 
part, of the surety bond or bonds issued in connection with the Architectural Contract or 
Construction Contract, as applicable, including, without limitation, deviation from the payment 
schedule, waiver of any material requirements imposed on the architect or any contractor or 
subcontractor under the Architectural Contract or Construction Contract, as applicable, or consent to 
any major change in the in the scope of plans and specifications or scope of the work, unless such act 
would not cause any release because the surety has consented thereto. 

Section 9. Funding and Conditions Precedent to Advance. 

A. Funding of Construction or Rehabilitation: 

Upon and subject to the terms and conditions of this Agreement, the Mortgage and Mortgage 
Note, the Agency agrees to advance and disburse the principal sum of $500,000 as follows: 

The balance of the Principal Sum of $500,000 remaining after disbursement of acquisition 
costs shall be made only after the Agency has received and approved, subject to its sole discretion, 
all items required for closing on the Agency Document Checklist for Construction and Permanent 
Financing. 
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B. Conditions Precedent to Advance: 

The Agency's obligations to make the other disbursement as applicable under the Mortgage 
shall be subject to the satisfaction of the following conditions precedent, any of which may be 
waived in whole or part by the Agency. 

1. Each of the Owner's covenants, agreements, representations and warranties contained in 
this Agreement shall continue to be true and shall not be breached. 

2. If applicable, the full amount of the previous advance shall have been expended for Land 
acquisition, costs and discharge of any related lien. 

3. All work performed and material furnished for the Project shall be in accordance with the 
plans and specifications for the Project and all work shall have been properly performed to 
the satisfaction of the Agency, if applicable. 

4. No event shall have occurred and no conditions shall exist that would prevent the advance 
from becoming a valid first mortgage lien on the Project and the Land or secured by a prior 
protected security interest on any other collateral mentioned in the Mortgage. If the Agency 
shall deem it necessary or desirable, all or part of the advance may be disbursed in escrow to 
a title insurance company licensed to do business in the State of New Jersey for the purpose 
of discharging any construction or other lien on the Project and Land or any other security 
mentioned in the Mortgage; and the Owner agrees to certify in writing that the foregoing 
conditions have been satisfied. 

Section 10. Insurance; Condemnation. During the term of the Agency Financing, the 
Owner shall cause all the buildings on the premises and the fixtures and articles of personal property 
covered by the Loan Documents to be insured against loss by fire and against loss by such other 
hazards as may be required by the Agency for the benefit of the Agency including, but not by way of 
limitation, flood insurance if any part of the Project is located in an area designated by or on behalf 
of the federal government as having specific flood hazard. Such insurance shall be written by 
companies, in forms as are satisfactory to the Agency, and in amounts not less than the full 
replacement value of the Project. The Owner shall assign and deliver the policies to the Agency. 
All such insurance policies which are obtained by the Owner during the term of the loan shall fully 
comply with all Agency requirements for property and liability insurance, including but not limited 
to the Agency requirement that the insurer must meet certain rating standards. The Agency shall be 
listed as first mortgagee, loss payee and additional insured under such policies. Such policies shall 
provide that the insurer may not cancel the policy and will not refuse to renew the policy except after 
thirty (30) days written notice to the Agency. If the Owner does not provide the Agency with the 
evidence of insurance as required herein, the Agency may (but shall not be required to) obtain such 
coverage. The Owner shall reimburse the Agency on demand for any premiums paid for insurance 
procured by the Agency, and until so reimbursed, the amount of such premiums shall be added to the 
principal sum of the First Mortgage Note and shall bear interest at the same interest rate as in the 
First Mortgage Note. 

In the event of substantial damage to the Project by the occurrence of an insured casualty or 
the taking of a substantial portion of the Project by condemnation, if, in the sole judgment of the 
Agency (which judgment shall be conclusive): (a) the Project can be replaced or restored in whole 
or in part, and (b) the Project as so replaced will produce sufficient income to meet the obligations 
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of the Owner under the Loan Documents, the proceeds of insurance or condemnation, together with 
any other money available for such purpose, if sufficient, shall be made available to the Owner, 
subject to the approval of the Agency. To the extent the Project is not replaced or restored, the 
balance of such proceeds shall be applied to the indebtedness secured thereby. Nothing in this 
Section shall affect the lien of this Agreement and the obligation of the Owner nuder the Loan 
Documents to pay the entire balance of the Loan. 

The Owner shall maintain continuously in effect such other insurance coverage of the types 
and in the amounts specified by the Agency, including workers' compensation insurance and other 
insurance required by law with respect to employees of the Owner, and liability insurance, protecting 
the Owner and the Agency against any loss or liability or damage for personal injury or property 
damage with respect to the Project. Owner shall also maintain use and occupancy insurance covering 
loss of revenues derived from the Project by reason of interruption, total or partial, of the use of the 
Project resulting from loss or physical damage thereto in an amount not less than one year's gross 
rental income. The Owner shall carry fidelity bond insurance covering all employees of the Owner 
authorized to handle the revenues derived from the Project in an amount equal to one-halftimes the 
maximum monthly rent roll. 

Section 11. Taxes or Payments in Lieu of Taxes. Unless the Owner has received a full tax 
exemption for the taxes on the Project at the time the Owner takes title to the Project, the Owner 
covenants and agrees to pay any valid municipal taxes, payments in lieu of taxes, charges, 
assessments, water charges and/or sewer charges, and in default thereof the Agency may pay the 
same. Any such sum or sums so paid by the Agency shall be added to the principal sum secured by 
the Mortgage, as determined by the Agency, and shall bear interest at the then current rate being 
received by the Agency on its investment as determined in good faith by the Agency. 

Section 12. Liens. The Owner covenants and agrees to maintain its right, title and interest 
in the Project and Land and all items enumerated in Section 7 of the Mortgage free and clear of all 
liens and security interests, except Permitted Encumbrances, those exceptions identified and set forth 
in title insurance commitments and title insurance commitment number 12-2586lissued by Stewart 
Title Guaranty Company dated September 2, 2013, and continued to the date ofthis Agreement, as 
accepted by the Agency. Except with the written consent of the Agency, the Owner will not install 
any item of tangible personal property as part of the fixtures or furnishings of the Project, which is 
subject to a purchase money lien or security interest. 

The Agency may, at its sole option, pay the amount necessary to discharge any such lien, and 
the Owner shall promptly reimburse the Agency for any amounts so paid. Until reimbursement of 
the Agency of any amounts so paid, such amount shall be added to the Principal Sum as defined in 
and secured by the Mortgage, as determined by the Agency, and shall bear interest at the then current 
rate being received by the Agency on its investments as determined in good faith by the Agency. 

Section 13. Encumbrances - Sale of Project. The Owner covenants and agrees not to sell, 
lease or otherwise encumber the Project or the Land, or any part thereof, or the rents or revenues 
thereof without prior written consent of the Agency, except by leasing to eligible residential tenants 
as provided by the Mortgage and this Agreement. 

Section 14. Maintenance, Repair and Replacement. The Owner covenants and agrees to 
maintain the Project and the appurtenant equipment and grounds in good repair and condition so as 
to provide decent, safe and sanitary housing accommodations. 
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Following completion of construction or rehabilitation, the Owner will not make any 
substantial alteration in the Project without the consent of the Agency, nor will the Owner permit the 
removal of any fixtures or articles of personal property except in connection with the replacement 
thereof with appropriate property of at least equal value and free of all liens or claims. 

The Owner will not permit any waste with respect to the Project or any of its real or personal 
property without the consent of the Agency, or make any alteration which will increase the hazard of 
fire or other casualty. 

Section 15. Advance Amortization Payments. The Owner shall not make any advance 
principal repayment except as allowed by the Program and Program Guidelines. 

Section 16. Compliance with thP. Program, the Act, Agency's Regulations and Any 
Federal or State Subsidy Source. The Owner covenants and agrees to comply with the Program, 
the Act and any regulations promulgated pursuant thereto, and with any amendments or 
supplements to the Program, the Act or regulations. Throughout the term of this Agreement, the 
Owner further covenants and agrees to comply with any and all requirements imposed upon it as a 
condition of any federal or state grant, subsidy or loan. 

Section 17. Use of Project - Leasing. Except as otherwise expressly provided in Section ;i 
and 4 ofthis Agreement or as otherwise agreed to in writing by the Agency, and except for facilities 
approved by the Agency as normally appurtenant to residential projects for non-transients (such as 
laundry facilities), the Project shall be used solely (or as otherwise may be approved by the Agency) 
to provide affordable housing units, including five (5) units for a special needs population(s), under 
the Agency's Program. 

Section 18. Consideration for Lease. The Owner covenants and agrees not to require as a 
condition of the occupancy or leasing of any dwelling unit in the Project and not to accept or allow 
any employee or agent to accept any consideration other than the prepayment of the first month's 
rent, plus a security deposit not in excess of one (1) month's rent to guarantee the performance of the 
covenants of the rent agreement or lease. 

Section 19. Security Deposit The Owner covenants and agrees to deposit all moneys paid 
to the Owner by any resident, if any, as a security deposit for the payment of rent or other allowable 
charges under any use and occupancy agreement and/or lease in a separate interest bearing bank 
account held and maintained in accordance with applicable law. 

Section 20. Account for Project Revenues/Operating Account. The Owner covenants and 
agrees to establish an account for Project Revenues specific to the Project. "Project Revenues" shall 
mean all rents and other revenues of any type whatsoever received in respect of the Project or the 
Owner, except for Loan disbursements. Project Revenues shall be deposited in such account and all 
operating expenses should be paid from this account. 

Section 21. Reserve and Escrow Pavments. On the date of the execution of this 
Agreement, the Owner will deposit an amount (as shown on the Project's Form 10) as agreed upon 
between the Borrower and the Agency for the Project as a reserve for repairs and replacement of 
items at the Project and initial project costs, excluding social service and/or operating costs. This 
reserve shall be known as the Repair and Replacement Reserve. 
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All reserve payments required pursuant to this Section shall be held in the Repair 
and Replacement Reserve under the sole control of the Agency and shall be paid out for the benefit 
of the Project as needed on request of the Owner or on the Agency's own initiative. Any interest 
which may be earned on such reserves shall remain in the Repair and Replacement Reserve and shall 
be used for similar purposes unless the Owner and Agency mutually agree to apply the funds to 
some other Project purpose. 

If the Agency determines that the payments specified herein are insufficient to properly fund 
painting, decorating, repair and replacement needs with respect to the Project, then the Agency may 
require an increase in the minimum required escrow amounts necessary to assure proper funding. 

Section 22. Inspection of Premises. The Owner covenants and agrees to permit the 
Agency, its agents or representatives, to inspect the Project at any and all reasonable times with or 
without notice, pursuant to the provisions of the Act and the Program. 

Section 23. Books and Records. The Owner covenants and agrees to maintain adequate 
books and records of its transactions, including the social services provided to the Project's 
residents, with respect to the Project in the Owner's standard form. Such books and records shall be 
available for inspection and audit by the Agency or its agents at any time during business hours, with 
notice, pursuant to the provisions of the Act and the Program. The Owner further covenants and 
agrees to cause the financial affairs with respect to the Project to be audited by independent certified 
public accountants and shall furnish the Agency with its audit report of such accountants as may 
from time to time be required by the Agency. 

The Owner shall furnish to the Agency such other information and reports respecting the 
Project as may from time to time be required by the Agency. 

Section 24. Management Contract. The Owner may, and if the Agency so elects, shall 
contract for the services of a firm experienced in real estate management to act as the managing 
agent for the Project. The selection of any such managing agent, the scope of the agent's duties and 
the basis of the agent's compensation shall be the subject of a consultation between the Agency and 
the Owner and any contract for the employment of any managing agent shall provide that such 
contract may be terminated by the Agency at any time by notice of such determination by the 
Agency given to the Owner and managing agent. 

Section 25. Prohibited Actions. Except with the express approval of the Agency, which 
approval shall not be unreasonably withheld, the Owner shall not with Project Revenues (as defined 
in Section 20 hereof), Loan disbursements or grant advances: 

1. incur any liabilities, except in connection with the acquisition, rehabilitation and rental of 
the Project and its operation and maintenance; 

2. engage in any business activity except the ownership and operation of the Project; 

3. pay more than fair market value thereof for goods or services; and 

4. pay compensation to any officer, director or partner in such capacity or make any cash 
distribution to any of the foregoing. 
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Section 26. Transfers of Ownership Interests. The Owner shall not transfer or sell any 
interest in the Project, except in accordance with the Agency's regulations governing such transfers. 

Section 27. Statutory Powers and Restrictions. The Mortgage shall be subject to the 
restrictions in the Act and the Program, and in connection therewith, the Agency shall have the 
powers set forth in the Act, the Program and the regulations now or hereafter promulgated pursuant 
to the Act and the Program and the Owner hereby consents to such restrictions and agrees to be 
bound thereby. Such powers and restrictions shall be in addition to and not in limitation of the rights 
of the Agency expressly set forth in this Agreement. 

Section 28. Accounting in Event of Default; Estoppel. Upon the occurrence of an Event 
of Default and within ten (10) business days of demand therefore by the Agency, and otherwise 
within ten (I 0) business days of written demand by the Agency, the Owner will furnish to the 
Agency in writing a statement of the principal amount remaining due on the Loan, together with a 
statement of any known defenses which may exist as to any liability of the Owner on the Notes or 
otherwise thereunder. 

Section 29. Financing Statements. The Owner hereby irrevocably authorizes the Agency 
to execute on its behalf one or more financing statements or renewals thereof in respect to any of the 
security interests granted by the Mortgage. 

Section 30. Assignment by Agency. The Owner hereby consents to any assignment of any 
Loan Document by the Agency. 

Section 31. Defaults. Each of the following shall be an Event of Default: 

(a) failure by the Owner to pay more than thirty (30) calendar days after the due date any 
installment of principal or interest on the Loan or any other payment required by the Owner to the 
Agency or any other person pursuant to the terms of this Agreement, the Mortgage or the other Loan 
Documents; provided, however, that interest shall accrue on any payment made beyond its due date; 

(b) commission by the· Owner of any act prohibited by the terms of this Agreement, the 
Mortgage or any other Loan Document, failure by the Owner to perform or observe in a timely 
fashion any action or covenant required by any of the terms of this Agreement, the Mortgage or any 
other Loan Document, or failure by the Owner to produce satisfactory evidence of compliance 
therewith; 

( c) the filing by the Owner under any federal or state bankruptcy or insolvency law or other 
similar law of any petition in bankruptcy or for reorganization or composition with creditors or the 
making of an assignment for the benefit of creditors; 

( d) the filing against the Owner of a petition seeking its adjudication as a bankrupt or the 
appointment of a receiver for the benefit of its creditors which shall not have been dismissed within 
sixty (60) calendar days of the filing thereof, or the adjudication of the Owner as a bankrupt or the 
appointment of a receiver for the benefit of its creditors; or the appointment by court order of a 
custodian (such as a receiver, liquidator or trustee) of the Owner or of any of its property or the 
taking of possession of the Owner or any of its property for the benefit of its creditors and such order 
remains in effect or such possession continues for more than sixty (60) calendar days; 
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( e) the occurrence of substantial destruction of the Project by an uninsured casualty or the 
inability to replace or restore the Project in accordance with Section 11, or failure to maintain 
insurance that fully complies with the Agency insurance requirements set forth at Section 11 or in 
Agency insurance specifications minimum requirements, or failure to provide, immediately or no 
later than 3 0 days from notice, replacement insurance to meet Agency insurance requirements as set 
forth in Section 10 during the term of the Third Mortgage Loan; 

(f) any representation in conjunction with the Loan and the Project by or on behalf of the 
Owner that is knowingly false or misleading in any respect or warranty of the Owner that is 
breached; 

(g) any breach by the Owner of its obligations or any failure to observe its covenants under 
this Agreement, and the other Loan Documents; and 

(h) failure to acquire the Project. 

(i) failure or refusal to acquire, rehabilitate, operate and/or maintain the Project in accordance 
with the Program. 

The events set forth in the subsections (b) and (g) ofthis Section shall not constitute Events 
of Default until the prohibited acts, failure to perform or observe, or breaches shall remain uncured 
for a period of thirty (30) calendar days after the Agency's written notice to the Owner, specifying 
such prohibited act, failure or breach and requesting that it be remedied, unless the Agency shall 
agree in writing to an extension of such time prior to its expiration; provided, however, that after the 
acquisition period only, if the prohibited act, failure, or breach stated in each notice is correctable, 
but cannot be corrected within the 30-day period, the Agency may not unreasonably withhold its 
consent to an extension of up to 120 calendar days from the delivery of the written notice referred to 
herein if corrective action is instituted by the Owner, within the initial 30-day period and diligently 
pursued. 

The failure of the Owner to comply with any of the provisions of Section 25 or 31 of this 
Agreement shall not be deemed an Event of Default hereunder unless such failure has not been 
corrected within a period of 60 calendar days, have actual or constructive knowledge of such failure 
or after the Agency's written notice to the owner, whichever is earlier. 

Section 32. Remedies. Upon the occurrence of any Event of Default, the Agency may at its 
option take any one or more of the following actions or remedies and no failure to exercise any 
remedy or take any action enumerated shall constitute a waiver of such right or preclude a 
subsequent exercise by the Agency of any such remedy: 

(a) declare the entire principal sum of the Mortgage together with all other liabilities of the 
Owner under the Note to be immediately due and payable; 

(b) cease making disbursements to the Owner of any funds under the Loan or from reserves 
held by the Agency; 

( c) apply any reserves held by the Agency or the balance in the accounts for Project 
disbursements and revenues, or any combination of these monies, to the payment of the Owner's 
liabilities hereunder; 

15 



( d) foreclose the lien of the Mortgage on the Project and Land or a portion thereof, including 
without limitation all Improvements existing or hereafter placed in or on the Project and Land. In 
any action to foreclose, the Agency shall be entitled to the appointment of a receiver of the rents and 
profits of the Project as a matter of right and without notice, with power to collect the rents, uses and 
profits of said Project, due and becoming due during the pendency of such foreclosure suit, such 
rents and profits being hereby expressly assigned and pledged as additional security for the payment 
of the indebtedness secured by the Mortgage without regard to the value of the Project or the 
solvency of any person or persons liable for payment of the mortgaged indebtedness. The Owner for 
itself and any such subsequent owner hereby waives any and all defenses to the application for a 
receiver as above and hereby specifically consents to such appointment without notice, but nothing 
herein contained is to be construed to deprive the holder of the Mortgage of any other right, remedy 
or privilege it may now have under the law to have a receiver appointed. The provisions for the 
appointment of a receiver of the rents and profits and the assignment of such rents and profits, is 
made an express condition upon which the Loan hereby secured are made. Upon such foreclosure 
the Agency shall have the right to have a receiver appointed for the Project and the rent from the 
Project; 

( e) pursuant to its rights under the Act and the Program, remove the Project Manager(s) after 
consultation with the Owner, or, ifthe Agency, after consultation with the Owner, decides, it is in 
the best interest of the Project and Clients, hereinafter defined, the Owner shall deed the Project and 
Land to the Agency; 

(f) take possession of the Project and Land or a portion thereof; 

(g) without judicial process, collect all rents and other revenue including federal and State 
subsidies as the agent of the Owner (which upon the occurrence of any Event of Default the Agency 
is deemed to have been irrevocably appointed by the Owner), and apply the same at the Agency's 
option either to the operation and maintenance of the Project or to the liabilities of the Owner under 
the Mortgage; 

(h) act as landlord of the Project and rent or lease the same on any terms approved by it, or 
dispossess by sununary proceedings or other available means any tenant defaulting under the terms 
of the lease of a dwelling unit; 

(i) take possession of equipment, appliances or other tangible personal property in which a 
security interest has been granted by this Agreement or the Mortgage and dispose of the same in any 
commercially reasonable manner. The Agency shall have the option to dispose of any such 
equipment and personal property either separately from the Project and Land or in conjunction with 
a sale of the Project and Land, and the Owner agrees that either method of disposition shall be 
commercially reasonable; 

G) make effective an assignment of the Architectural Contract by the Owner to the Agency, 
in which event the Agency is specifically empowered by the Owner to exercise any and all rights of 
the Owner under the Architectural Contract, and at the option of the Agency to proceed with the 
rehabilitation of the Project, in which event all payments by the Owner made with respect to the 
Architectural Contract shall be treated as disbursements on the Loan; 
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(k) subject to Section 40 hereof, sue the Owner for a mandatory injunction or other equitable 
relief requiring performance by the Owner of any of its obligations under this Agreement or the 
Mortgage or the other Loan Documents. The Owner agrees with the Agency that the Agency's 
remedy at law for the violation or nonperformance of the Owner's obligations under the Mortgage or 
this Agreement or the other Loan Documents is not adequate by reason, among other things, of the 
Agency's public purpose to provide adequate, safe and sanitary dwelling units; 

(I) after consultation with the Owner, sue under the Architectural Contract or on a warranty 
to recover any amount payable to the Owner pursuant to the Architectural Contract or payable to the 
Owner pursuant to any such warranty and to settle any such claim or liability and release the same 
and apply the proceeds of any such suit, settlement or release to the liabilities of the Owner under 
this Agreement or the Mortgage; 

(m) if the Owner commits a breach or threatens to commit a breach of any of the provisions 
of the Mortgages or other Loan Documents, the Agency shall have the right, without posting bond or 
other security, to seek injunctive relief or specific performance, it being acknowledged and agreed 
that any such breach, or threatened breach, will cause irreparable injury to the Agency and that 
money damages will not provide an adequate remedy; and/or 

(n) to undertake reasonable maintenance and make reasonable repairs to the Project and to 
add the cost thereof to the principal balance of the Mortgages; and 

( o) notwithstanding the above enumeration of remedies, the Agency shall have available to it 
all other remedies provided at law or in equity or any other action permitted by law subject to the 
provisions of Section 40 of this Agreement. 

Section 33. Expenses Due to Default. All expenses (including reasonable attorneys' fees 
and costs and allowances) incurred in connection with an action to foreclose the Mortgage or in 
exercising any other remedy provided by the Mortgage or this Agreement or the other Loan 
Documents, including the curing of any Event of Default, shall be paid by the Owner, together with 
interest at the then current rate being received by the Agency on its investments as determined in 
good faith by the Agency. Any such sum or sums and the interest thereon shall be a further lien on 
the Project, Land and Improvements, and shall be secured by this Agreement and the Mortgage. 

Section 34. Burden and Benefit. The Agency and the Owner hereby declare their 
understanding and intent that the burden of the covenants set forth herein touch and concern the 
Land in that the Owner's legal interest in the Land and the Project is rendered less valuable thereby. 
The Agency and the Owner hereby further declare their understanding and intent that the benefit of 
such covenants touch and concern the Land by enhancing and increasing the enjoyment and use of 
the Land and part of the Project as housing for persons with developmental disabilities. 

Section 35. Uniformity; Common Plan. The covenants, reservations and restrictions 
hereof shall apply uniformly to the entire Project and Land. 

Section 36. Remedies; Enforceability. The provisions hereof are imposed upon and made 
applicable to the Land and shall run with the Land and shall be enforceable against the Owner or any 
other person or entity that has or had an ownership interest in the Project at the tirne of such violation 
or attempted violation. No delay in enforcing the provisions hereof as to any breach or violation 
shall impair, damage or waive the right of any party entitled to enforce the provisions hereof or to 
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obtain relief against or recover for the continuation or repetition of such breach or violation or any 
similar breach or violation hereof at any later time or times. 

Section 37. Amendments; Notices; Waivers. This Agreement and the Mortgage may be 
amended only by an instrument in writing executed and acknowledged on behalf of the Agency and 
the Owner in such manner that the instrument may be recorded. 

No waiver by the Agency in any particular instance of any Event of Default or required 
performance by the Owner and no course of conduct of the parties or failure by the Agency to 
enforce or insist upon performance of any of the obligations of the Owner under this Agreement, the 
Mortgage, or under the other Loan Documents at any time shall preclude enforcement of any of the 
terms of this Agreement, the Mortgage, the Note, or the other Loan documents thereafter. 

Any provisions of this Agreement, the Mortgage or other Loan Documents requiring the 
consent or approval of the Agency for the taking of any action or the omission of any action requires 
such consent by the Agency in writing signed by a duly authorized officer of the Agency. Any such 
consent or approval, unless it expressly states otherwise, is limited to the particular action or 
omission referred to therein and does not apply to subsequent similar actions or omissions. 

Notice provided for under this Agreement shall be given in writing signed by a duly 
authorized officer and any notice required to be given hereunder shall be given by recognized private 
carrier with acknowledgment of delivery or by confirmed facsimile, with a hard copy sent by 
certified mail, return receipt requested, or by certified or registered mail, postage prepaid, return 
receipt requested, at the addresses specified below, or at such other addresses as may be specified in 
writing by the parties hereto. 

Agency: Executive Director 
New Jersey Housing and Mortgage Finance Agency 
637 South Clinton Avenue, CN 18550 

Trenton, NJ 08650-2085 

Owner: Heritage Village at Ocean LLC 
1970 Brunswick Avenue 
Lawrenceville, New Jersey 08648 

All notices shall be deemed given when received. 

Section 38. Severabilitv. The invalidity of any part or provision hereof shall not affect the 
validity, legality and enforceability of the remaining portions hereof, and to this end the provisions 
of this Agreement shall be severable. 

Section 39. Successors and Assigns. This Agreement and all rights, duties, obligations and 
interests arising hereunder shall bind and inure to the benefit of the parties hereto and their 
respective heirs, personal representatives, successors and permitted assigns. 

Section 40. Personal Liability. Notwithstanding any other provision contained in this 
Agreement, the other loan documents or any other document or instrument executed by the owner in 
connection herewith or therewith, the Agency agrees, on behalf of itself and any future holder of the 
Note, that the liability of the Owner, any general or limited partner, member or shareholder of the 
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Owner, if applicable, and its respective heirs, representatives, successors and assigns, for the 
payment of its obligations hereunder and under the other loan documents, including, without 
limitation, the payment of principal, interest and other charges due hereunder and thereunder, shall 
be limited to the collateral pledged under the mortgage and the other loan documents, and that the 
Agency shall have no right to seek a personal judgment against the Owner, any general or limited 
partner, member or shareholder of the Owner, if applicable and its respective heirs, representatives, 
successors and assigns, individually, except to the extent necessary to subject the collateral 
(including the Project and Land) pledged under the Mortgage and the other loan documents to the 
satisfaction of the Mortgage debt, and provided, however, that the Agency shall retain the right to 
exercise any and all remedies granted to it under the Mortgage, this Agreement and the other loan 
documents, including without limitation the right to sue for injunctive or other equitable relief. The 
foregoing limitation of liability shall not apply to any party to the extent such party has committed 
fraudulent, criminal or other unlawful acts and shall not apply to such amounts due to the Lender 
pursuant to Sections 10, 11, 12, 13, 14, 33 of this Agreement. 

Section 41. Reserved. 

Section 42. Disclaimer ofWarranties,Liabilitv; Indemnification/Defense. 

A. The Owner acknowledges and agrees that (i) the Agency has not heretofore and does not 
make any warranty or representation, either express or implied, as to the value, condition, or 
fitness for particular purposes of the Project or any portions thereof or any other warranty or 
representation with respect thereto; (ii) in no event shall the Agency or its agents or 
employees be liable or responsible for any incidental, indirect, special or consequential 
damages in connection with or arising out of this Agreement or any of the other Loan 
Documents or the development of the Project or the existence, functioning or use of the 
Project or any items or services provided for in this Agreement or the other Loan 
Documents; and (iii) during the term of this Agreement and the other Loan Documents and 
to the fullest extent permitted by law, the Owner shall indemnify, defend and hold the 
Agency harmless against, damage, claims, judgments or expenses of any and all kinds or 
nature and however arising, imposed by law, which the Owner and the Agency including 
reasonable attorneys' fees and costs, may sustain, be subject to, or be caused to incur by 
reason of any claim, suit or action based upon personal injury, death or damage to property, 
whether real, personal or mixed, or upon or arising out of contract entered into by the Owner, 
or arising out of the Owner's ownership of the Project or out of the construction, 
rehabilitation, operation or management of the Project. 

B. It is mutually agreed by the Owner and the Agency that the Agency and its directors, 
officers, agents, servants and employees shall not be liable for any action performed under 
this Agreement, and that the Owner shall hold them harmless from any claim or suit of 
whatever nature. 

C. Any claims asserted against the Agency shall be subject to the New Jersey Contractual 
Liability Act, N.J.S.A. 59:13-1, et seq. While this statute may not be applicable by its 
terms to claims arising under contracts with the Agency, the Owner agrees that it shall be 
applicable to any claims arising under the Loan Documents. It is acknowledged by the 
parties that the Agency is a public entity covered by the provisions of the New Jersey Tort 
Claims Act, N.J.S.A. 59:1-1, et seq. 
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Section 43. Recording. This Agreement shall be duly recorded in the Office of the Clerk for 
the county in which the Land is located within ten (10) days following its execution. 

Section 44 . Governing Law. This Agreement shall be governed by the laws of the State of 
New Jersey. The parties agree that any cause of action that may arise under this Agreement or the 
Loan Documents shall have jurisdiction and venue only in the Courts of the State of New Jersey in 
and for the County of Mercer. 

Section 45. Equal Opportunitv and Non-Discrimination. The Owner covenants and 
agrees that it will comply with the Agency guidelines with respect to equal opportunity and non­
discrimination in its purchase of goods and services for the operation and maintenance of the Project 
throughout the term of this Agreement. 

Section 46. Counterparts. This Agreement may be executed in multiple counterparts, all of 
which shall constitute one and the same instrument, and each of which shall be deemed to be an 
original. A fax copy of a signature on this Agreement shall have the same effect as an original 
provided that an original is received by the other party hereto within two business days thereafter. 

Section 47. Investment Funding The Owner agrees to make an investment in the Project 
and Land in an amount which is not less than 20% of the total Project cost as determined by the 
Agency pursuant to the Act and the Program. Jn the event the principal sum set forth in the Agency 
Financing that is advanced to the Owner is determined by the Agency to exceed 80% of the total 
Project cost, the Owner shall reimburse the Agency an amount that would reduce the Agency 
Financing to 80% ofthe total Project cost. 
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day 
and year first written above. 

WITNESS/ATTEST 

This Agreement is approved as to form: 

OWNER: 
HERITAGE VILLAGE AT OCEAN LLC 
By: CIS OCEAN LLC, Its Managing Member 
By: Community Investment Strategies, II, Inc. 

Its Managing Member 
By: CIS Affordable, LLC 

Its Managing Member 

LENDER: 
NEW JERSEY HOUSING AND 
MORTGAGE FINANCE AGENCY 

By=~~~~!i--1--f-'£-./,L-~~~~~~~ 
David Bono 

John J. Hoffman, Acting Attorney General 
ATTORNEY GENERAL OF NEW JERSEY 

Deputy Attorney General 
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CORPORATE ACKNOWLEDGMENT 

STATEOFNEWJERSEY ) 
) SS: 

COUNTY OF MERCER ) 

I CERTIFY that on October 17, 2013, Elsie Dailey, personally came before me, the 
subscriber, an Attorney at Law of the State of New Jersey, and acknowledged under oath, to my 
satisfaction that (a) she is the Treasurer of CIS Affordable, LLC who is the Managing Member of 
CIS Ocean, LLC who is the Managing Member of Community Investment Strategies, II, LLC, who 
is the Managing Member of CIS Affordable, LLC, the limited liability company named iu this 
document; and (b) she executed and delivered this document as the voluntary act of the limited 
liability company duly authorized by the Members. 

~~~~ 
Attorney at Jaw of New Jersey 
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STATE OF NEW JERSEY ) 
) SS: 

COUNTY OF MERCER ) 

I CERTIFY that on October 17, 2013, David Bonomo personally came before me, a Notary 
Public of the State of New Jersey, and acknowledged under oath to my satisfaction that a) he is the 
Chief Financial Officer of NEW JERSEY HOUSING AND MORTGAGE FINANCE 
AGENCY, the Agency named in this document, and b) he executed and delivered this document as 
the voluntary act of the Agency, duly authorized by a proper resolution of its me bers, on behalf of 
the Agency. ' 

Revised for SNHTF Feb. 2006 
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SCHEDULE A 
(Legal Description) 
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STEW ART TITLE GUARANTY COMP ANY 

File Nwnber: 12-25861 

LEGAL DESCRIPTION 

All that certain Lot, piece or parcel of land, with the buildings and improvements thereon erected, situate, lying 
and being in the Township of Ocean, County of Monmouth, State of New Jersey and being more particularly 
described as follows: 

BEGINNING at a concrete monument found in the easterly line of the entire tract as described in Deed Book 
5147 Page 502, said point being the following courses from the point of intersection of tile aforesaid easterly line 
of the entire tract with the southeasterly line of Lynn Drive (50' ROW.) 

A. S 60° 38' 57'' W (S 50° 51' 02" E, deed), 223.74', thence 
B. N 84° 48' 33" E (S 85° 23' 32" E, deed), 66.88', thence 
C. N 07° 33' 30" E (N 17° 21' 25" E, deed), 683.41 ',thence 
D. S 84° 27' 48" W (N 85° 44' 17" W, deed), 330.64', thence-
E. N 01 ° 54' 04" W (N 07° 53' 51" W, deed), 20.04' to the true Point of BEGINNING and running, thence 

Running along the division line between Lots 21.01and21.02 as shown on the aforementioned filed map, the 
following five (5) courses: 

1. S 84° 27' 48" W (N 85° 44' 17" W, deed), 400.00 feet, passing over a concrete monument found 70.0 feet 
measured from the terminus of this course, thence 

2. N 01° 54' 04" W (N 07° 53' 51" E, deed), 407.27 feet to a concrete monument found, thence 

3. N 67° 05' 11" W (N 57° 17' 16" W, deed), 376.52 feet to a concrete monument found, thence 

4. N 07° 52' 05" E (N 17° 40 00" E, deed), 440.00 feet to a point near a leaning concrete monument found, 
thence 

5. S 76° 07' 50" E (S 66° 19' 55" E, deed), 721.03 feet to a concrete monument found in the outside line of the 
entire tract as shown on the aforementioned filed map, thence 

6. S 29° 53' 45" W (S 39° 41' 40" W, deed), 435.00 feet along said outside tract line to a rebar with cap 
"Birdsalln found, thence 

7. S 38° 53' 43" E (S 29° 05. 55" E. deed), 335.05 feel along the same to rebar with cap set, thence 

8. S 01° 54' 04" E (S 07° 53' 51" W, deed), 140.27 feet along the same to the Point and Place of BEGINNING. 

The foregoing description was prepared by the undersigned land surveyor for the firm of Maser Consulting PA 
and is based on a map entitled, "ALTA/ACSM Land Title Survey, Whale Pond Village, for the Township of 
Ocean, Lot 21.02, Block 1.02, Township of Ocean, Momnouth County, New Jersey" dated January 11, 2013. 

NOTE: Being Lot: 21.02, Block: 1.02; Tax Map of the Township of Ocean, County of Monmouth, State of 
New Jersey. 

Ne<J;r Jersey Land Title 
Insutancc Raring Bureau 
Plain Lwguage Commitment 2006 

NJRB 3-08 
Effectiv~: 2/ 15 /2007 
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Independent Auditor’s Report

To the Members of Heritage Village at Ocean, LLC (the "Company")
and to the New Jersey Housing and Mortgage Finance Agency ("NJHMFA")

We have audited the attached schedules (“Schedules”) detailing the development costs and
funding for Heritage Village at Ocean, LLC, LIHTC #1546 (the "Project") as of December 31,
2016 and the related notes to the schedules.  

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these Schedules in
accordance with the basis of accounting specified by the New Jersey Housing and Mortgage
Finance Agency (NJHMFA), this includes determining that the specified basis of accounting is an
acceptable basis for the preparation of the Schedules in the circumstances. Management is also
responsible for the design, implementation, and maintenance of internal control relevant to the
preparation and fair presentation of the schedules that are free from material misstatement,
whether due to fraud or error.

Auditor's Responsibility

Our responsibility is to express an opinion on the Schedules based on our audit. We conducted
our audit in accordance with auditing standards generally accepted in the United States of
America. Those standards require that we plan and perform the audit to obtain reasonable
assurance about whether the Schedules are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and
disclosures in the Schedules. The procedures selected depend on the auditor's judgement,
including the assessment of the risks of material misstatement of the Schedules, whether due to
fraud or error. In making those risk assessments, the auditor considers internal control relevant to
the entity's preparation and fair presentation of the Schedules in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the entity's internal control. Accordingly, we express no such opinion. An audit
also includes evaluating the appropriateness of accounting policies used and the reasonableness
of significant accounting estimates made by management, as well as evaluating the overall
presentation of the Schedules.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a
basis for our audit opinion.



Opinion

In our opinion, the Schedules present fairly, in all material respects, the development costs and
funding for permanent loan closing of the Project in conformity with the basis of accounting
described below.  

Basis of Accounting

The accompanying Schedules were prepared for the purpose of complying with, and on the basis
of, the requirements specified by the New Jersey Housing and Mortgage Finance Agency
(NJHMFA) and is not intended to be a presentation in conformity with generally accepted
accounting principles.  These requirements specify that eligible basis, as presented in Schedule C,
includes only those costs specified by Section 90 of the Internal Revenue Code of 1986, as
amended (the “Code”).

Other Matters

For purposes of complying with the requirements of NJHMFA, we confirm that:

 The financial books and records on which the Schedules were prepared may be made

available to the NJHMFA and we know that the NJHMFA intends to rely upon the

Schedules in its final needs evaluation pursuant to Section 42(m)(2) of the Code.

 We have no financial interest in this Project other than in the practice of our profession.

Restrictions on Use

This report is intended solely for the information and use of the Company’s Management and
NJHMFA and is not intended to be and should not be used by anyone other than these specified
parties.

March 20, 2017
Toms River, New Jersey

2



S
O

U
R

C
E

N
E

T
 P

R
IC

IN
G

 
A

D
V

A
N

C
E

D
B

A
L

A
N

C
E

E
Q

U
IT

Y
 C

O
N

T
R

IB
U

T
IO

N
S

(p
ro

ce
ed

s 
to

 p
ro

je
ct

 /
 t

ax
 c

re
d

it
 $

)
T

O
 D

A
T

E
P

A
Y

A
B

L
E

T
O

T
A

L
N

O
T

E

C
A

S
H

 C
O

N
T

R
IB

U
T

IO
N

S
-

$ 
   

   
   

   
   

   
   

   
   

   
   

   
  

-
$ 

   
   

   
   

   
   

   
   

   
   

   
   

  
-

$ 
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  

E
A

R
N

E
D

 D
E

V
E

L
O

P
E

R
 F

E
E

 C
O

N
T

R
IB

U
T

E
D

 B
A

C
K

 T
O

 T
H

E
 P

R
O

J
E

C
T

-
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  

E
Q

U
IT

Y
 G

E
N

E
R

A
T

E
D

 B
Y

 L
O

W
 I

N
C

O
M

E
 H

O
U

S
IN

G
 T

A
X

 C
R

E
D

IT
S

P
N

C
 B

A
N

K
, 

N
A

T
IO

N
A

L
 A

S
S

O
C

IA
T

IO
N

1
.0

1
4

9
9

,1
7

2
   

   
   

   
   

   
   

   
   

   
   

2
,9

9
2

,5
4

4
   

   
   

   
   

   
   

   
   

   
3

,4
9

1
,7

1
6

   
   

   
   

   
   

   
   

   
   

   
   

A

U
P

W
A

R
D

 A
D

J
U

S
T

E
R

 F
O

R
  

L
O

W
 I

N
C

O
M

E
 H

O
U

S
IN

G
 T

A
X

 C
R

E
D

IT
S

P
N

C
 B

A
N

K
, 

N
A

T
IO

N
A

L
 A

S
S

O
C

IA
T

IO
N

2
5

,0
6

4
   

   
   

   
   

   
   

   
   

   
   

  
2

5
,0

6
4

   
   

   
   

   
   

   
   

   
   

   
   

   
  

D

E
Q

U
IT

Y
 G

E
N

E
R

A
T

E
D

 B
Y

 H
IS

T
O

R
IC

 T
A

X
 C

R
E

D
IT

S
-

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  

O
T

H
E

R
 E

Q
U

IT
Y

 C
O

N
T

R
IB

U
T

IO
N

S
: 

 
C

O
L

U
M

B
IA

 H
O

U
S

IN
G

 S
L

P
 C

O
R

P
O

R
A

T
IO

N
1

0
   

   
   

   
   

   
   

   
   

   
   

   
   

   
 

1
0

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

 
B

C
IS

 O
C

E
A

N
, 

L
L

C
1

0
0

   
   

   
   

   
   

   
   

   
   

   
   

   
 

1
0

0
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

 
C

   
  N

O
N

E
-

   
   

   
   

   
   

   
   

   
   

   
   

   
  

-
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

  

T
O

T
A

L
 E

Q
U

IT
Y

 C
O

N
T

R
IB

U
T

IO
N

S
4

9
9

,2
8

2
$ 

   
   

   
   

   
   

   
   

   
   

3
,0

1
7

,6
0

8
$ 

   
   

   
   

   
   

   
   

   
3

,5
1

6
,8

9
0

$ 
   

   
   

   
   

   
   

   
   

   
   

N
O

T
E

S
:

A
 -

 E
q

u
it

y 
co

n
tr

ib
u

ti
on

s 
m

ad
e 

b
y 

th
e 

in
ve

st
or

 m
em

b
er

 f
or

 a
 9

9.
99

%
 i

n
te

re
st

 i
n

 t
h

e 
C

om
p

an
y

B
 -

 E
q

u
it

y 
co

n
tr

ib
u

ti
on

s 
m

ad
e 

b
y 

th
e 

sp
ec

ia
l 

m
em

b
er

 f
or

 a
 .0

%
 i

n
te

re
st

 i
n

 t
h

e 
C

om
p

an
y

C
- 

 C
as

h
 c

on
tr

ib
u

ti
on

 f
ro

m
 m

an
ag

in
g 

m
em

b
er

 f
or

 a
 .0

1%
 i

n
te

re
st

 i
n

 t
h

e 
C

om
p

an
y

D
 -

 A
d

d
it

io
n

al
 e

q
u

it
y 

re
q

u
ir

ed
 f

ro
m

 i
n

ve
st

or
 m

em
b

er
 d

u
e 

to
 a

d
d

it
io

n
al

 c
re

d
it

s 
ea

rn
ed

D
ec

em
b

er
 3

1
, 

2
0

1
6

S
C

H
E

D
U

L
E

 A
: 

 E
Q

U
IT

Y
 C

O
N

T
R

IB
U

T
IO

N
S

H
E

R
IT

A
G

E
 V

IL
L

A
G

E
 A

T
 O

C
E

A
N

, L
L

C

T
he

 a
cc

om
pa

ny
in

g 
no

te
s 

ar
e 

an
 i

nt
eg

ra
l 

pa
rt

 o
f 

th
e 

sc
he

du
le

s 
of

 d
ev

el
op

m
en

t 
co

st
s 

an
d 

fu
nd

in
g.

3



PROJECT NAME HERITAGE VILLAGE AT OCEAN LIHTC # 1546

OWNER HERITAGE VILLAGE AT OCEAN, LLC                                         PARTNERSHIP OR LLC TAX ID #: 46-2067773

OWNER ADDRESS 1970 BRUNSWICK AVE, SUITE 100

LAWRENCEVILLE, NJ  08648

BUILDING 1 2 3 4 5

BUILDING ID # NJ-92313-01 NJ-92313-02 NJ-92313-03

100 Stacey Drive 300 Stacey Drive 200 Stacey Drive

BUILDING ADDRESS Apt. # 101-133 Apt. # 301-333 Apt. # 201-233

(must include zip code) Ocean Twp, NJ 07712 Ocean Twp, NJ 07712 Ocean Twp, NJ 07712

TYPE OF BUILDING Acquisition Acquisition Acquisition

( New Construction, 

   Rehabilitation, 

   or Acquisition )

Placed in Service 8/1/2015 8/1/2015 8/1/2015

( mm / dd / yy )

First Year 2015 2015 2015

of Compliance

Qualified Basis

per Building $2,355,600 $2,355,600 $2,355,600

Applicable Fraction 100 100 100

% Aggregate Basis N/A N/A N/A

Financed with Tax Exempt Bonds

QCT or DDA Increase 100% 100% 100%

Applicable 3.27% 3.27% 3.27%

Tax Credit Percentage

Low Income Tax Credits $77,028 $77,028 $77,028

Available on Project's Acquisition
Basis

HERITAGE VILLAGE AT OCEAN, LLC

SCHEDULE B:  BUILDINGS COMPRISING PROJECT
December 31, 2016

The accompanying notes are an integral part of the schedules of development costs and funding.
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PROJECT NAME HERITAGE VILLAGE AT OCEAN LIHTC # 1546

OWNER HERITAGE VILLAGE AT OCEAN, LLC                                         PARTNERSHIP OR LLC TAX ID #: 46-2067773

OWNER ADDRESS 1970 BRUNSWICK AVE, SUITE 100

LAWRENCEVILLE, NJ  08648

BUILDING 1 2 3 4 5

BUILDING ID # NJ-92313-01 NJ-92313-02 NJ-92313-03

100 Stacey Drive 300 Stacey Drive 200 Stacey Drive

BUILDING ADDRESS Apt. # 101-133 Apt. # 301-333 Apt. # 201-233

(must include zip code) Ocean Twp, NJ 07712 Ocean Twp, NJ 07712 Ocean Twp, NJ 07712

TYPE OF BUILDING Rehabilitation Rehabilitation Rehabilitation

( New Construction, 

   Rehabilitation, 

   or Acquisition )

Placed in Service 11/1/2015 5/11/2016 12/1/2015

( mm / dd / yy )

First Year 2015 2016 2015

of Compliance

Qualified Basis

per Building $3,577,150 $3,577,150 $3,577,149

Applicable Fraction 100 100 100

% Aggregate Basis N/A N/A N/A

Financed with Tax Exempt Bonds

QCT or DDA Increase 100% 100% 100%

Applicable 3.20% 3.21% 3.18%

Tax Credit Percentage

Low Income Tax Credits

Available on Project's Qual Basis $39,090 $39,212 $38,845

December 31, 2016
SCHEDULE B:  BUILDINGS COMPRISING PROJECT

HERITAGE VILLAGE AT OCEAN, LLC

The accompanying notes are an integral part of the schedules of development costs and funding.
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Date: 20-Mar-17
Total Units 96 (include Super units) Signatures:

  Sponsor/G.P./Voting Member

Project Name: HERITAGE VILLAGE AT OCEAN QCT / DDA N   (Y or N)   First Mortgagee

Municipality: Special Needs N   (Y or N)   Investor

County: Scattered Site Single/Duplex N   (Y or N)   Indep CPA (Determ, Carry, 8609) Jump, Perry and Company, LLP

Development Non-Depreciable Non-Eligible Eligible Basis for Eligible Basis

Cost Costs Costs Rehab / NC for Acquisition

ACQUISITION

    Building 6,795,000$                        -$                                   -$                                   -$                                   6,795,000$                            

    Relocation -                                    -                                    -                                    -                                    

    Other:   -                                    -                                    -                                    -                                    

CONSTRUCTION

    Demolition -                                    -                                    -                                    -                                    

    Off-Site Improvements -                                    -                                    -                                    -                                    

    Residential Structures 1,717,547 -                                    -                                    1,717,547                          

    Environmental Clearances -                                    -                                    -                                    -                                    

    Surety & Bonding -                                    -                                    -                                    -                                    

    Building Permits -                                    -                                    -                                    -                                    

    Community Service Facility -                                    -                                    -                                    -                                    

    Parking -                                    -                                    -                                    -                                    

    Fire Suppression System -                                    -                                    -                                    -                                    

    Other:   FF&E 67,041                               -                                    -                                    67,041                               

    Other:   OTHER CONSTRUCTION COSTS 151,697                             -                                    -                                    151,697                             

CONTRACTOR FEE

    Contractor Overhead & Profit 120,000                             -                                    -                                    120,000                             

    General Requirements -                                    -                                    -                                    -                                    

CONTINGENCY

    Hard Contingency 5.24% -                                    -                                    -                                    -                                    

    Soft Contingency 1.94% -                                    -                                    -                                    -                                    

PROFESSIONAL SERVICES

    Appraiser & Market Study 6,300                                 -                                    -                                    6,300                                 

    Architect 80,261                               -                                    -                                    80,261                               

    Attorney 299,250                             10,000                               -                                    289,250                             

    Cost Certification / Audit 38,864                               -                                    -                                    38,864                               

    Engineering 3,400                                 -                                    -                                    3,400                                 

    Environmental Consultant 23,909                               -                                    -                                    23,909                               

    Historical Consultant -                                    -                                    -                                    -                                    

    Development Permit/Approval Fees -                                    -                                    -                                    -                                    

    Soil Investigation -                                    -                                    -                                    -                                    

    Surveyor 200                                    -                                    -                                    200                                    

CARRYING & FINANCING

    Interest 523,722                             523,722                             -                                    -                                    

    Points & Bank Fees 606,593                             43,821                               -                                    562,772                             

    R.E. Taxes 25,242                               25,242                               -                                    -                                    

    Insurance 123,022                             123,022                             -                                    -                                    

    Title Insurance & Recording 72,846                               -                                    -                                    72,846                               

    Utility Connection Fees -                                    -                                    -                                    -                                    

    Other Impact Fees -                                    -                                    -                                    -                                    

    Tax Credit Fees 68,782                               68,782                               -                                    -                                    

    Other:   Negative Arbitrage 50,685                               50,685                               -                                    -                                    

    Other:   -                                    -                                    -                                    -                                    

SUB-TOTAL 10,774,361$                 845,274$                      -$                              3,134,087$                   6,795,000$                      

DEVELOPER FEE 4.92% 530,561$                           -$                                   -$                                   530,561$                           -$                                      

DEVELOPER FEE 271,800                             -                                    -                                    -                                    271,800                                 

LAND 330,000                             330,000                             X X

ORGANIZATIONAL COSTS -                                    -                                    X X

SYNDICATION EXPENSES -                                    -                                    X X

MARKETING EXP & HAS FEE 88,464                               88,464                               X X

ASSET MANAGEMENT FEE -                                    -                                    X X

ESCROWS: Special Services 240,288                             240,288                             X X

Replacement Reserves 96,000                               96,000                               X X

HMFA Operating Deficit Reserve 364,960                             364,960                             X X

Debt & Insurance 32,755                               32,755                               X X

Tax 8,100                                 8,100                                 X X

TOTAL 12,737,289$            2,005,841$              -$                         3,664,648$              7,066,800$                 

Eligible Basis Limit Not Applicable

Lesser of Total or Limit 3,664,648                

<<<<<<<<    NEEDS ANALYSIS    >>>>>>>>
x QCT / DDA Adjustment  100%

FUNDING SOURCE INTEREST     AMORTIZATION AMOUNT

RATE = Basis as Adjusted 3,664,648                
4.79% 30 YEARS 5,821,000$              
0.01% 30 YEARS 1,300,000                x Applicable Fraction 100% 100%
1.00% 30 YEARS 500,000                   

Ocean Twp Note Payable 0.01% 30 YEARS 500,000                   = Qualified Basis 3,664,648$              7,066,800$                 
HOME Funds 0.01% 30 YEARS 110,095                   
Deferred Developer Fee 123,581                   x Tax Credit Percentage 3.197% 3.270%
Mandatory Deferred Fee 212,212                   (Blended Rate)

Operating Income 653,621                   
Tax Credits based

= on Qualified Basis 117,147$                 231,084$                    
INVESTOR PROCEEDS FROM FED LOW INC HSG TAX CREDITS 3,516,780$              

Maximim LIHTC 117,147$            231,084$               
SYNDICATOR

LP or Non-Voting Member % 99.99% Total Maximim LIHTC 348,231$     
PRICING $1.0100

Development Cost / Unit $132,680

FEDERAL LOW INCOME HOUSING TAX CREDITS BASED ON NEED 348,231$         Construction Cost / Unit $21,420

Funding Gap $0

PNC BANK, NATIONAL ASSOCIATION

Balanced Housing

Special Needs Trust Fund

December 31, 2016
SCHEDULE C: BREAKDOWN OF COSTS & BASIS

HERITAGE VILLAGE AT OCEAN, LLC

OCEAN

MONMOUTH

Freddie Mac First Mortgage

The accompanying notes are an integral part of the schedules of development costs and funding.
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CONSTRUCTION COSTS

Direct Construction Cost 1,617,547$                                  

General Conditions

Contractor Fee Per Contract 120,000                                       

Contractor Fee Per Change Orders -                                               

Bond

=================================================================

TOTAL CONSTRUCTION COST 1,737,547$                                  

Construction Retention: -$                                             

POINTS & BANK FEES

Points -$                                             

Site Inspection 1,200                                           

Field Supervision

Other: Issuance Fee-Construction-PNC 27,870                                         

Acquisition Fees 95,453                                         

Processing Fees-Acquisition 10,000                                         

Other Fees-Construction-NJHMFA 500                                              

NJHMFA Commitment fee 2,500                                           

PNC Legal-Construction 42,500                                         

Freddie Mac-Legal Perm 15,000                                         

Prudential Other Fee-Const/Perm 36,216                                         

Prudential Issuance Fee-Conduit Bonds 87,315                                         

Application Fee-Freddie Mac 5,821                                           

NJHMFA Bond Issuance Fee                                           29,475 
NJHMFA Note Fee                                         101,478 

Bond Issuance Costs                                         130,765 

HOME Funds fee                                             5,500 
Special Needs Fees-Permanent 15,000                                         

=================================================================

POINTS & BANK FEES 606,593$                                     

DEVELOPER FEE

Developer Fee 802,361$                                     

Developer Overhead -                                               

Development Consultant -                                               

Financial Consultant -                                               

Construction Manager / Monitoring -                                               

Acquisition/Rehab Fees -                                               

Other: -                                               

=================================================================

DEVELOPER FEE 802,361$                                     

MARKETING EXPENSES

Selling & Rent-Up Expenses 56,450$                                       

Advertising & Promotion 32,014                                         

Other: -                                               

=================================================================

MARKETING EXPENSES 88,464$                                       

ESCROWS

Debt Service 17,039$                                 mo 17,039$                                       

Insurance 2,619                                     mo 15,716                                         

Property Taxes 2,025                                     mo 8,100                                           

Syndicator Reserve -                                               

Form 8609 Reserve -                                               

NJHMFA Special Needs Trust Fund Escrow -                                               

HMFA Operating Deficit Reserve 364,960                                       

Special Services Escrow 240,288                                       

Replacement Reserves -                                         / unit 96,000                                         

Working Capital -                                         mo -                                               

=======================================================================

ESCROWS 742,103$                                     

HERITAGE VILLAGE AT OCEAN, LLC

SCHEDULE D: DETAILS TO BREAKDOWN OF COSTS & BASIS

December 31, 2016

The accompanying notes are an integral part of the schedules of development costs and funding.
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Project Name: HERITAGE VILLAGE AT OCEAN

Municipality: OCEAN

County: MONMOUTH

Building ID #: NJ-92313-01

33%

Development Aggregate

Cost Basis  

ACQUISITION

    Building 2,265,000$                       2,265,000$                             

    Relocation -                                   -                                          

    Other:   -                                   -                                          

CONSTRUCTION

    Demolition -                                   -                                          

    Off-Site Improvements -                                   -                                          

    Residential Structures 572,515                            572,515                                  

    Environmental Clearances -                                   -                                          

    Surety & Bonding -                                   -                                          

    Building permits -                                   -                                          

    Program Management Services -                                   -                                          

    Parking -                                   -                                          

    Other:   FF&E 22,347                              22,347                                    

    Other:   OTHER CONSTR 50,566                              50,566                                    

    Other:   -                                   -                                          

CONTRACTOR FEE

    Contractor Overhead & Profit 40,000                              40,000                                    

    General Requirements -                                   -                                          

CONTINGENCY

    Hard Contingency -                                   -                                          

    Soft Contingency -                                   -                                          

PROFESSIONAL SERVICES

    Appraiser & Market Study 2,100                               2,100                                      

    Architect 26,754                              26,754                                    

    Attorney 99,750                              96,417                                    

    Cost Certification / Audit 12,955                              12,955                                    

    Engineering 1,133                               1,133                                      

    Environmental Consultant 7,970                               7,970                                      

    Historical Consultant -                                   -                                          

    Development Permit/Approval Fees -                                   -                                          

    Soil Investigation -                                   -                                          

    Surveyor 67                                    67                                           

CARRYING & FINANCING

    Interest 174,574                            -                                          

    Points & Bank Fees 202,197                            187,590                                  

    R.E. Taxes 8,414                               -                                          

    Insurance 41,007                              -                                          

    Title Insurance & Recording 24,282                              24,282                                    

    Other Impact Fees -                                   -                                          

    Utility Connection Fees -                                   -                                          

    Tax Credit Fees 22,927                              -                                          

    Other:   Negative Arbitrage 16,895                              -                                          

SUB-TOTAL 3,591,452$                       3,309,694$                             

DEVELOPER FEE 176,853$                          176,853$                                

DEVELOPER FEE 90,600                              90,600                                    

LAND 110,000                            X

ORGANIZATIONAL COSTS -                                   X

SYNDICATION EXPENSES -                                   X

MARKETING EXPENSES 29,488                              X

ASSET MANAGEMENT FEE -                                   X

ESCROWS 247,367                            X

TOTAL 4,245,761$                  3,577,148$                        

Total Qualified Basis of all Buildings 10,731,448$                      

VOLUME CAP TAX EXEMPT BOND FINANCING 5,821,000$                        

NJHMFA/FREDDIE MAC 5,821,000$           

AGGREGATE BASIS PERCENTAGE 54.2424%

HERITAGE VILLAGE AT OCEAN, LLC

SCHEDULE K: AGGREGATE BASIS PERCENTAGE

December 31, 2016

The accompanying notes are an integral part of the schedules of development costs and funding.
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Project Name: HERITAGE VILLAGE AT OCEAN

Municipality: OCEAN

County: MONMOUTH

Building ID #: NJ-92313-02

33%

Development Aggregate

Cost Basis  

ACQUISITION

    Building 2,265,000$                       2,265,000$                             

    Relocation -                                   -                                          

    Other:   -                                   -                                          

CONSTRUCTION

    Demolition -                                   -                                          

    Off-Site Improvements -                                   -                                          

    Residential Structures 572,515                            572,515                                  

    Environmental Clearances -                                   -                                          

    Surety & Bonding -                                   -                                          

    Building permits -                                   -                                          

    Program Management Services -                                   -                                          

    Parking -                                   -                                          

    Other:   FF&E 22,347                              22,347                                    

    Other:   OTHER CC 50,566                              50,566                                    

    Other:   -                                   -                                          

CONTRACTOR FEE

    Contractor Overhead & Profit 40,000                              40,000                                    

    General Requirements -                                   -                                          

CONTINGENCY

    Hard Contingency -                                   -                                          

    Soft Contingency -                                   -                                          

PROFESSIONAL SERVICES

    Appraiser & Market Study 2,100                               2,100                                      

    Architect 26,754                              26,754                                    

    Attorney 99,750                              96,417                                    

    Cost Certification / Audit 12,955                              12,955                                    

    Engineering 1,133                               1,133                                      

    Environmental Consultant 7,970                               7,970                                      

    Historical Consultant -                                   -                                          

    Development Permit/Approval Fees -                                   -                                          

    Soil Investigation -                                   -                                          

    Surveyor 67                                    67                                           

CARRYING & FINANCING

    Interest 174,574                            -                                          

    Points & Bank Fees 202,197                            187,590                                  

    R.E. Taxes 8,414                               -                                          

    Insurance 41,007                              -                                          

    Title Insurance & Recording 24,282                              24,282                                    

    Other Impact Fees -                                   -                                          

    Utility Connection Fees -                                   -                                          

    Tax Credit Fees 22,927                              -                                          

    Other:   Negative Arbitrage 16,895                              -                                          

SUB-TOTAL 3,591,452$                       3,309,694$                             

DEVELOPER FEE 176,853$                          176,853$                                

DEVELOPER FEE 90,600                              90,600                                    

LAND 110,000                            X

ORGANIZATIONAL COSTS -                                   X

SYNDICATION EXPENSES -                                   X

MARKETING EXPENSES 29,488                              X

ESCROWS 247,367                            X

TOTAL 4,245,761$                  3,577,148$                        

Total Qualified Basis of all Buildings 10,731,448$                      

VOLUME CAP TAX EXEMPT BOND FINANCING 5,821,000$                        

NJHMFA/FREDDIE MAC 5,821,000.00        

AGGREGATE BASIS PERCENTAGE 54.2424%

HERITAGE VILLAGE AT OCEAN, LLC
SCHEDULE K:  AGGREGATE BASIS PERCENTAGE

December 31, 2016

The accompanying notes are an integral part of the schedules of development costs and funding.
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Project Name: HERITAGE VILLAGE AT OCEAN

Municipality: OCEAN

County: MONMOUTH

Building ID #: NJ-92313-03

33%

Development Aggregate

Cost Basis  

ACQUISITION

    Building 2,265,000$                       2,265,000$                             

    Relocation -                                   -                                          

    Other:   -                                   -                                          

CONSTRUCTION

    Demolition -                                   -                                          

    Off-Site Improvements -                                   -                                          

    Residential Structures 572,515                            572,515                                  

    Environmental Clearances -                                   -                                          

    Surety & Bonding -                                   -                                          

    Building permits -                                   -                                          

    Program Management Services -                                   -                                          

    Parking -                                   -                                          

    Other:   FF&E 22,347                              22,347                                    

    Other:   OTHER CC 50,566                              50,566                                    

    Other:   -                                   -                                          

CONTRACTOR FEE

    Contractor Overhead & Profit 40,000                              40,000                                    

    General Requirements -                                   -                                          

CONTINGENCY

    Hard Contingency -                                   -                                          

    Soft Contingency -                                   -                                          

PROFESSIONAL SERVICES

    Appraiser & Market Study 2,100                               2,100                                      

    Architect 26,754                              26,754                                    

    Attorney 99,750                              96,417                                    

    Cost Certification / Audit 12,955                              12,955                                    

    Engineering 1,133                               1,133                                      

    Environmental Consultant 7,970                               7,970                                      

    Historical Consultant -                                   -                                          

    Development Permit/Approval Fees -                                   -                                          

    Soil Investigation -                                   -                                          

    Surveyor 67                                    67                                           

CARRYING & FINANCING

    Interest 174,574                            -                                          

    Points & Bank Fees 202,197                            187,590                                  

    R.E. Taxes 8,414                               -                                          

    Insurance 41,007                              -                                          

    Title Insurance & Recording 24,282                              24,282                                    

    Other Impact Fees -                                   -                                          

    Utility Connection Fees -                                   -                                          

    Tax Credit Fees 22,927                              -                                          

    Other:   Negative Arbitrage 16,895                              -                                          

SUB-TOTAL 3,591,452$                       3,309,694$                             

DEVELOPER FEE 176,853$                          176,853$                                

DEVELOPER FEE 90,600                              90,600                                    

LAND 110,000                            X

ORGANIZATIONAL COSTS -                                   X

SYNDICATION EXPENSES -                                   X

MARKETING EXPENSES 29,488                              X

ESCROWS 247,367                            X

TOTAL 4,245,761$                  3,577,148$                        

Total Qualified Basis of all Buildings 10,731,448$                      

VOLUME CAP TAX EXEMPT BOND FINANCING 5,821,000$                        

NJHMFA/FREDDIE MAC 5,821,000.00        

AGGREGATE BASIS PERCENTAGE 54.2424%

HERITAGE VILLAGE AT OCEAN, LLC
SCHEDULE K:  AGGREGATE BASIS PERCENTAGE

December 31, 2016

The accompanying notes are an integral part of the schedules of development costs and funding.
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HERITAGE VILLAGE AT OCEAN, LLC
NOTES TO THE SCHEDULES OF DEVELOPMENT COSTS AND FUNDING

DECEMBER 31, 2016

ORGANIZATION, SIGNIFICANT ACCOUNTING POLICIES, AND REGULATIONS
GOVERNING THE LOW INCOME HOUSING TAX CREDIT

1.    Business Purpose and Organization

Heritage Village at Ocean, LLC (the "Company") was formed as a limited liability company
under the laws of the State of New Jersey on February 19, 2013.  The purpose of the Company
was to acquire, rehabilitate and equip a 96-unit apartment project for rental to low income
seniors, with and without disabilities located in Ocean Township, New Jersey.

2.    Basis of Presentation

These Schedules have been prepared utilizing the format prescribed by NJHMFA.  The purpose
of these Schedules is to facilitate the review and determination of the project's compliance with
both the 2015 Qualified Allocation Plan ("Plan") and the Project's 2015 Application for Tax
Credits ("Application"), and its eligible basis for the low income housing tax credit, as described
below.

3.    Accounting Method

The Company records transactions in compliance with, and on the basis of, the requirements
specified by the NJHMFA.  Capitalized costs have been designated between acquisition,
construction and other non-qualifying uses to conform to the Internal Revenue Code of 1986, as
amended (the “Code”). The presentation is not intended to be in conformity with generally
accepted accounting principles.

4.    Estimates

The preparation of the Schedules requires management to make estimates and assumptions that
affect certain reported amounts and disclosures.

5.    Related Party Transactions

Community Investment Strategies, Inc. is the developer of the project and is to be paid a
developer fee in the amount of $802,361.  The fee is considered earned once certain benchmarks
have been met.  At December 31, 2016, 100% of the developer fee has been earned.  Of the total
developer fee, $392,442 has been paid and the remaining $409,919 is deemed payable.  The
deferred portion of the fee is expected to be paid from development sources and available cash
flow. The deferred balance shall be due in full on the expiration of the thirteenth year of the
compliance period.
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HERITAGE VILLAGE AT OCEAN, LLC
NOTES TO THE SCHEDULES OF DEVELOPMENT COSTS AND FUNDING

DECEMBER 31, 2016

5.    Related Party Transactions (Continued)

CIS Construction, LLC is the general contractor on the project.  The original contract was
$1,745,000 with change orders increasing it to $1,837,547.  CIS Construction, LLC is related to
the Managing Member through common ownership.

The Company entered into a bridge financing agreement PNC Bank, National
Association to borrow a maximum of $2,374,000.  The bridge loan has an interest rate of
LIBOR+2%.  As of December 31, 2016, loan proceeds of $2,374,000 have been drawn and are
secured by the property.  Interest incurred through December 31, 2016 totaled $128,719 with
additional amounts expected to be incurred through permanent loan closing.  All interest incurred
will be expensed and none will be capitalized into the project.

6.    Low Income Housing Tax Credit

The Project received a determination letter regarding low income housing tax credits from the
NJHMFA stating the project is eligible for approximately $348,231 per year.  The
aforementioned amount is subject to the NJHMFA's needs analysis under Section 42(m) of the
Code. 

7.    Construction Financing

The Company entered into a construction loan with New Jersey Housing and Mortgage Finance
Agency.  The construction loan is a maximum of $5,895,000 and has an interest rate 4.79%.
Interest is being paid by construction loan drawdowns.  As of December 31, 2016, loan proceeds
of $5,895,000 have been drawn and are secured by the property.  Interest incurred through
December 31, 2016 totaled $395,003 with additional amounts expected to be incurred through
permanent loan closing.  All interest incurred will be expensed and none will be capitalized into
the project.

8.    Capital Contributions

Pursuant to the Amended and Restated Operating Agreement, dated August 1, 2015 and made
effective as August 1, 2015 (the "Operating Agreement"), profits, losses and tax credits are
allocated 0.01% to CIS Ocean, LLC (the "Managing Member") and 0.00% to Columbia Housing
SLP Corporation (the "Special Member") and 99.99% to PNC Bank, National Association (the
"Investor Member").  Pursuant to the terms of the Operating Agreement, the Managing Member
has agreed to contribute $100, the Special member has agreed to contribute $10 and the Investor
member is required to make capital contributions totaling $3,491,716 subject to potential
adjustments based on the amount of low-income housing tax credits ultimately allocated to the
project in addition to other potential occurrences as more fully described in the Operating
Agreement.  The potential upward adjuster due from the Investor Member for additional eliegible
basis is calculated to be $25,064.   As of December 31, 2016, Managing Member capital
contributions totaled $100 and Special Members capital contributions totaled $10.  As of
December 31, 2016 the Investor Member capital contributions totaled $499,172.
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HERITAGE VILLAGE AT OCEAN, LLC
NOTES TO THE SCHEDULES OF DEVELOPMENT COSTS AND FUNDING

DECEMBER 31, 2016

9.    Subsequent events

Subsequent events were evaluated through March 20, 2017, which is the date the Schedules were
available to be issued.
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Ref. # Street # Street City, State Apt. # Accessible? BIN # Bedrooms Description Sq. Footage Placed in Service Date

1 100 Stacey Drive Ocean Township, NJ 07712 101 Adaptable NJ9231301 1 End Unit 688.81 11/1/2015

2 100 Stacey Drive Ocean Township, NJ 07712 102 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

3 100 Stacey Drive Ocean Township, NJ 07712 103 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

4 100 Stacey Drive Ocean Township, NJ 07712 104 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

5 100 Stacey Drive Ocean Township, NJ 07712 105 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

6 100 Stacey Drive Ocean Township, NJ 07712 106 Adaptable NJ9231301 1 Typical Unit 697.4 11/1/2015

7 100 Stacey Drive Ocean Township, NJ 07712 108 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

8 100 Stacey Drive Ocean Township, NJ 07712 109 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

9 100 Stacey Drive Ocean Township, NJ 07712 110 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

10 100 Stacey Drive Ocean Township, NJ 07712 111 Adaptable NJ9231301 1 End Unit 713.15 11/1/2015

11 100 Stacey Drive Ocean Township, NJ 07712 112 Adaptable NJ9231301 1 End Unit 688.81 11/1/2015

12 100 Stacey Drive Ocean Township, NJ 07712 113 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

13 100 Stacey Drive Ocean Township, NJ 07712 114 Adaptable NJ9231301 1 Typical Unit 687.47 11/1/2015

14 100 Stacey Drive Ocean Township, NJ 07712 115 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

15 100 Stacey Drive Ocean Township, NJ 07712 116 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

16 100 Stacey Drive Ocean Township, NJ 07712 117 Adaptable NJ9231301 1 Typical Unit 697.4 11/1/2015

17 100 Stacey Drive Ocean Township, NJ 07712 118 Adaptable NJ9231301 1 Typical Unit 697.4 11/1/2015

18 100 Stacey Drive Ocean Township, NJ 07712 119 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

19 100 Stacey Drive Ocean Township, NJ 07712 120 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

20 100 Stacey Drive Ocean Township, NJ 07712 121 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

21 100 Stacey Drive Ocean Township, NJ 07712 122 Adaptable NJ9231301 1 End Unit 713.15 11/1/2015

22 100 Stacey Drive Ocean Township, NJ 07712 123 Adaptable NJ9231301 1 End Unit 688.81 11/1/2015

23 100 Stacey Drive Ocean Township, NJ 07712 124 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

24 100 Stacey Drive Ocean Township, NJ 07712 125 Adaptable NJ9231301 1 Typical Unit 687.47 11/1/2015

25 100 Stacey Drive Ocean Township, NJ 07712 126 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

26 100 Stacey Drive Ocean Township, NJ 07712 127 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

27 100 Stacey Drive Ocean Township, NJ 07712 128 Adaptable NJ9231301 1 Typical Unit 697.4 11/1/2015

28 100 Stacey Drive Ocean Township, NJ 07712 129 Adaptable NJ9231301 1 Typical Unit 697.4 11/1/2015

29 100 Stacey Drive Ocean Township, NJ 07712 130 Adaptable NJ9231301 1 Typical Unit 687.4 11/1/2015

30 100 Stacey Drive Ocean Township, NJ 07712 131 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

31 100 Stacey Drive Ocean Township, NJ 07712 132 Adaptable NJ9231301 1 Typical Unit 675.62 11/1/2015

32 100 Stacey Drive Ocean Township, NJ 07712 133 Adaptable NJ9231301 1 End Unit 713.15 11/1/2015

33 200 Stacey Drive Ocean Township, NJ 07712 201 Adaptable NJ9231303 1 End Unit 688.81 12/1/2015

34 200 Stacey Drive Ocean Township, NJ 07712 202 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

35 200 Stacey Drive Ocean Township, NJ 07712 203 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

36 200 Stacey Drive Ocean Township, NJ 07712 204 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

37 200 Stacey Drive Ocean Township, NJ 07712 205 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

38 200 Stacey Drive Ocean Township, NJ 07712 206 Adaptable NJ9231303 1 Typical Unit 697.4 12/1/2015

39 200 Stacey Drive Ocean Township, NJ 07712 208 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

40 200 Stacey Drive Ocean Township, NJ 07712 209 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

41 200 Stacey Drive Ocean Township, NJ 07712 210 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

42 200 Stacey Drive Ocean Township, NJ 07712 211 Adaptable NJ9231303 1 End Unit 713.15 12/1/2015

43 200 Stacey Drive Ocean Township, NJ 07712 212 Adaptable NJ9231303 1 End Unit 688.81 12/1/2015

44 200 Stacey Drive Ocean Township, NJ 07712 213 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

45 200 Stacey Drive Ocean Township, NJ 07712 214 Adaptable NJ9231303 1 Typical Unit 687.47 12/1/2015

46 200 Stacey Drive Ocean Township, NJ 07712 215 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

47 200 Stacey Drive Ocean Township, NJ 07712 216 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

48 200 Stacey Drive Ocean Township, NJ 07712 217 Adaptable NJ9231303 1 Typical Unit 697.4 12/1/2015

49 200 Stacey Drive Ocean Township, NJ 07712 218 Adaptable NJ9231303 1 Typical Unit 697.4 12/1/2015

50 200 Stacey Drive Ocean Township, NJ 07712 219 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

51 200 Stacey Drive Ocean Township, NJ 07712 220 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

52 200 Stacey Drive Ocean Township, NJ 07712 221 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

53 200 Stacey Drive Ocean Township, NJ 07712 222 Adaptable NJ9231303 1 End Unit 713.15 12/1/2015

54 200 Stacey Drive Ocean Township, NJ 07712 223 Adaptable NJ9231303 1 End Unit 688.81 12/1/2015

55 200 Stacey Drive Ocean Township, NJ 07712 224 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

56 200 Stacey Drive Ocean Township, NJ 07712 225 Adaptable NJ9231303 1 Typical Unit 687.47 12/1/2015

57 200 Stacey Drive Ocean Township, NJ 07712 226 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

58 200 Stacey Drive Ocean Township, NJ 07712 227 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

59 200 Stacey Drive Ocean Township, NJ 07712 228 Adaptable NJ9231303 1 Typical Unit 697.4 12/1/2015

60 200 Stacey Drive Ocean Township, NJ 07712 229 Adaptable NJ9231303 1 Typical Unit 697.4 12/1/2015

61 200 Stacey Drive Ocean Township, NJ 07712 230 Adaptable NJ9231303 1 Typical Unit 687.4 12/1/2015

62 200 Stacey Drive Ocean Township, NJ 07712 231 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

63 200 Stacey Drive Ocean Township, NJ 07712 232 Adaptable NJ9231303 1 Typical Unit 675.62 12/1/2015

64 200 Stacey Drive Ocean Township, NJ 07712 233 Adaptable NJ9231303 1 End Unit 713.15 12/1/2015

65 300 Stacey Drive Ocean Township, NJ 07712 301 Adaptable NJ9231302 1 End Unit 688.81 5/11/2016

66 300 Stacey Drive Ocean Township, NJ 07712 302 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

67 300 Stacey Drive Ocean Township, NJ 07712 303 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

68 300 Stacey Drive Ocean Township, NJ 07712 304 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

69 300 Stacey Drive Ocean Township, NJ 07712 305 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

70 300 Stacey Drive Ocean Township, NJ 07712 306 Adaptable NJ9231302 1 Typical Unit 697.4 5/11/2016

71 300 Stacey Drive Ocean Township, NJ 07712 308 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

72 300 Stacey Drive Ocean Township, NJ 07712 309 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

73 300 Stacey Drive Ocean Township, NJ 07712 310 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

74 300 Stacey Drive Ocean Township, NJ 07712 311 Adaptable NJ9231302 1 End Unit 713.15 5/11/2016

75 300 Stacey Drive Ocean Township, NJ 07712 312 Adaptable NJ9231302 1 End Unit 688.81 5/11/2016

76 300 Stacey Drive Ocean Township, NJ 07712 313 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

77 300 Stacey Drive Ocean Township, NJ 07712 314 Adaptable NJ9231302 1 Typical Unit 687.47 5/11/2016

78 300 Stacey Drive Ocean Township, NJ 07712 315 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

79 300 Stacey Drive Ocean Township, NJ 07712 316 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

80 300 Stacey Drive Ocean Township, NJ 07712 317 Adaptable NJ9231302 1 Typical Unit 697.4 5/11/2016

81 300 Stacey Drive Ocean Township, NJ 07712 318 Adaptable NJ9231302 1 Typical Unit 697.4 5/11/2016

82 300 Stacey Drive Ocean Township, NJ 07712 319 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

83 300 Stacey Drive Ocean Township, NJ 07712 320 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

84 300 Stacey Drive Ocean Township, NJ 07712 321 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

85 300 Stacey Drive Ocean Township, NJ 07712 322 Adaptable NJ9231302 1 End Unit 713.15 5/11/2016

86 300 Stacey Drive Ocean Township, NJ 07712 323 Adaptable NJ9231302 1 End Unit 688.81 5/11/2016

87 300 Stacey Drive Ocean Township, NJ 07712 324 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

88 300 Stacey Drive Ocean Township, NJ 07712 325 Adaptable NJ9231302 1 Typical Unit 687.47 5/11/2016

89 300 Stacey Drive Ocean Township, NJ 07712 326 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

90 300 Stacey Drive Ocean Township, NJ 07712 327 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

91 300 Stacey Drive Ocean Township, NJ 07712 328 Adaptable NJ9231302 1 Typical Unit 697.4 5/11/2016

92 300 Stacey Drive Ocean Township, NJ 07712 329 Adaptable NJ9231302 1 Typical Unit 697.4 5/11/2016

93 300 Stacey Drive Ocean Township, NJ 07712 330 Adaptable NJ9231302 1 Typical Unit 687.4 5/11/2016

94 300 Stacey Drive Ocean Township, NJ 07712 331 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

95 300 Stacey Drive Ocean Township, NJ 07712 332 Adaptable NJ9231302 1 Typical Unit 675.62 5/11/2016

96 300 Stacey Drive Ocean Township, NJ 07712 333 Adaptable NJ9231302 1 End Unit 713.15 5/11/2016

97 400 Stacey Drive Ocean Township, NJ 07712 ‐ Y ‐ ‐ Office/Community Building 1632.12 5/11/2016

Heritage Village at Ocean (pka Whalepond)

Unit Matrix



Heritage Village at Ocean 
Utility Allowances 

(Eff. 8/1/19 TC, 12/1/2018 S8) 
HMFA#02828  
LITC#1546  

Placed in Service 12-1-15 
***Effective 6/1/19—Vacant Units will Reset to Max Rent*** 

Utility Services 
 

Heating 
Natural Gas 

 
Cooking 

Natural Gas 
 
 

Other Electricity 
 

Air Conditioning 
 

Water Heating 
Natural Gas 

 
 

 

1 Bedroom (Eff. 8/1/19) 
 

$71 

Section 8 
1 Bedroom (Eff. 12/1/18) 

 

$101 

 
 

 

Heritage Village at Ocean Rent:  Eff. 6/1/19 
    Effective 1/1/19  Max Rent 
  
60% 1BR $908.00  $926.00    $1,081.00 
 
 
96 Units (includes Supers Unit #326) 
 
5 Project –Based SRAP Units (Units cannot change): 
106  218  332 
126  302  (Contract 4/1/2015—3/31/2025) 

Effective 5/30/19 
2019 60% Income Limits: 
 
1 Person $43,020 
2 Person $49,140 
 
2018 60% Max Gross Rent: 
 
Max Gross Rent 
1BR $1,152 
 
 



Heritage Village at Ocean 
Utility Allowances 

(Eff. 8/1/19 TC, 12/1/2018 S8) 
HMFA#02828  
LITC#1546  

Placed in Service 12-1-15 
***Effective 6/1/19—Vacant Units will Reset to Max Rent*** 

 

Max Gross Rent 
For Vacant Units as of 6/1/2019: 

 
 

 BR   Max Gross Rent  Utility Allowance  Max Rent 
 
 1  $1,152.00  - $71.00  =  $1,081.00
  

 

1 Bedroom (Eff. 8/1/19) 
 

$71 

Section 8 
1 Bedroom (Eff. 12/1/18) 

 

$101 

Security Deposit Amounts: 
Rent $908.00   Security $1,362.00 
Rent $926.00             Security $1,389.00 
Rent $1,047.00           Security $1,570.50 
Rent $1,081.00 Security $1,621.50 

2019 Income Limits (Eff. 5/30/19) 
 
 60% Income Limits: 
 1 Person $43,020 
 2 Person $49,140 

 
Heritage Village at Ocean Rent 
Existing Residents prior to 4/1/19: 
     
    Eff. 1/1/19   
  
60% 1BR $908.00  $926.00    
 
    Eff. 4/1/19 
60% 1BR   $1047.00 
  
96 Units (includes Supers Unit #326) 

 
 

 

Rent Reset at Vacancy  
Max Rent as of 6/1/19 

 
$1,081.00 



Heritage Village at Ocean 
Utility Allowances 

***Vacant Units Reset to Max Rent History*** 

 

Max Gross Rent For Vacant Units Effective 4/1/19: 
 BR   Max Gross Rent  Utility Allowance  Max Rent 
 
 1  $1,118.00   - $71.00  =  $1,047.00
  

Max Gross Rent For Vacant Units as of 6/1/2019: 
 BR   Max Gross Rent  Utility Allowance  Max Rent 
 
 1  $1,152.00  - $71.00  =  $1,081.00
  

 
Heritage Village at Ocean Rent 
Existing Residents prior to 4/1/19: 
     
    Eff. 1/1/19   
  
60% 1BR $908.00  $926.00    
 
    Eff. 4/1/19 
60% 1BR   $1047.00 
  
96 Units (includes Supers Unit #326) 

 
 

 

Rent Reset at Vacancy  
Max Rent as of 6/1/19 

 
$1,081.00 



































  
2019 Amended Third Round Housing Element and Fair Share Plan 

Ocean Township, Monmouth County, N.J. 

 

 

 

 

 

 

 

 

 

APPENDIX E 

Monmouth County Interlocal Services Agreement and 

Housing Improvement Program Operating Manual 

  









































 

 

 

 

 

 

 

Township of Ocean 
Monmouth County 

399 Monmouth Road 

Oakhurst NJ  07755-1589 

 

 

 

 

 

Department of 

Community Development 

 

732-531-5000 x 3350                                                                                                          

732-531-7696 FAX 

 

 
April 30, 2020 

 
Monmouth County Home Improvement Program 

Monmouth County Division of Planning  
Office of Community Development 
Hall of Records Annex 

One East Main Street 
Freehold, NJ 07728 

 
To Whom It May Concern; 
 

 
   The Township of Ocean has been part of Monmouth County’s Community 
Development Block Grant and Housing Improvement Plan programs for 

decades and will continue to do so through July of 2025. 
   As history has demonstrated, the Township is willing to take whatever steps 

necessary to insure complete compliance with these programs.    
   Please feel free to contact this office at 732-531-5000 x 3350 should you have 
any questions or concerns. 

 
 

Sincerely,  
 
 

Ronald J. Kirk, CPM 
Director of Community Development 
 

 
 

 
C: Township Manager  
  

 
 

 
 
 

 
 

 
 



 
 

 
 

COUNTY OF MONMOUTH 
 
 
 

HOUSING IMPROVEMENT PROGRAM 
 

PROCEDURAL GUIDE 
 
 
 
 

Sponsored By: 
Monmouth County Board of Chosen Freeholders 

Gary J. Rich, Sr. Director 
Serena DiMaso, Deputy Director 

John P. Curley 

Thomas A. Arnone 
Lillian G. Burry 

 
Program Administrator: 

Division of Planning 
Office of Community Development  

 
(732) 431-7460 – Phone 
(732) 308-2995 – Fax
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INTRODUCTION 
 

The Monmouth County Division of Planning/Office of Community Development 
Housing Improvement Program focuses on the REHABILITATION AND LEAD 

ABATEMENT OF SINGLE-FAMILY OWNER OCCUPIED DWELLING UNITS. 
 
The Division of Planning/Office of Community Development is located on the 

second floor of the Hall of Records Annex, One East Main Street, Freehold, New 
Jersey, 07728.  The office is open Monday through Friday, 8:30 am to 4:30 pm. 
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SECTION I. 
GENERAL GUIDELINES 

 
 

A. ELIGIBLE PARTICIPANTS 
 
This program is open to all residents living in participating municipalities (see 

Section I D for listing of participating municipalities) who own their homes and 
reside in them all year. 

 
 
B. ELIGIBLE UNITS 

 
Units are not eligible for improvement if they are listed for sale.  Rehabilitation 
is limited to single family, year-round, owner-occupied structures with no more 

than two dwelling units per structure (duplex).  In a duplex unit only the owner 
occupied unit will be rehabilitated, except for shared or common 

appurtenances such as a roof or heating unit. 
 
 

C. INCOME LIMITS FOR PARTICIPATION * 

 
The occupants of the units must have incomes that fall within the following 
income guidelines: 

 

    Family Size    Maximum Income* 

2014 Income Limits 

     1    $ 44,750.00 
     2    $ 51,150.00 
     3    $ 57,550.00 

     4    $ 63,900.00 
     5    $ 69,050.00 

     6    $ 74,150.00 
     7    $ 79,250.00 
     8    $ 84,350.00 

 
 
When administering Mt. Laurel programs, the County will use income limits 

determined by the Council on Affordable Housing (COAH). 

 

*  Maximum incomes are based upon HUD’s Section 8 Income Limits and change  

yearly. 
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D. ELIGIBLE AREAS 
 

Participants in the MONMOUTH COUNTY COMMUNITY DEVELOPMENT 
HOUSING IMPROVEMENT PROGRAM must reside within a municipality 

participating in the Urban County Consortium.  These municipalities include: 
 

Aberdeen  Highlands  Oceanport 

Allenhurst  Holmdel  Red Bank 

Allentown  Howell  Roosevelt 
Atlantic Highlands  Interlaken  Rumson 
Avon-by-the-Sea  Keansburg  Sea Bright 

Belmar  Keyport  Sea Girt 
Bradley Beach  Lake Como  Shrewsbury Borough 

Brielle  Loch Arbour Village  Shrewsbury Township 
Colts Neck  Manalapan  Spring Lake 

Deal  Manasquan  Spring Lake Heights 

Eatontown  Marlboro  Tinton Falls 
Englishtown  Matawan  Union Beach 
Fair Haven  Millstone  Upper Freehold 

Farmingdale  Monmouth Beach  Wall 
Freehold Borough  Neptune City  West Long Branch 

Freehold Township  Neptune Township   
Hazlet  Ocean Township   

 
 

E. PROGRAM BENEFITS 
 
Eligible homeowners may receive up to an average maximum of $20,000.00 for 

eligible property improvements in the Monmouth County Housing Improvement 
Program, in the form of a ten-year interest-free, deferred payment loan. The 
Housing Improvement Program will perform the general rehabilitation 

necessary to bring the structure into compliance. The Program Director has the 
option of increasing this limit on a case by case basis if the situation warrants.  

(Average maximums for Mt. Laurel programs are determined by the 
municipality.)  The loan will be totally forgiven if the homeowner resides in 
his/her unit for ten years.  If title to the property is sold, transferred, or 

conveyed within a ten-year period from the date of the loan, the interest-free 
loan shall become payable in full upon the date of such sale or transfer.  In the 

event of the death of all of the persons named on the deed, the loan is an 
immediate obligation of the heirs and/or estate.   
 

 
F. REHABILITATION STANDARDS 
 

The rehabilitation standard used in the Monmouth County Housing 
Improvement Program is the New Jersey State Rehabilitation Subcode.  The 
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New Jersey State Rehabilitation Subcode is incorporated herein by reference. 

 

G. ELIGIBILITY OF THE STRUCTURE 
 
In order for a structure to be eligible for rehabilitation it must have at least one 

health, safety or code violation and/or one or more of the major systems must 
substantial repair or replacement. 
 

H.  ELIGIBLE IMPROVEMENTS 

 
Housing Improvement Program funds may be used only for work and repairs 

required to make a unit standard and alleviate any health or safety and code 
violations.  Work or repairs, including finishing and painting, must be directly 
related to maintaining the structural integrity of the house. Eligible repairs 

include plumbing (both regular and sanitary plumbing, electrical wiring, 
fixtures or systems, structural, roofing, heating/air conditioning/ventilation, 
weatherization, and remediation of lead-based paint hazards.  Lead-based 

paint hazards, if present, must be mitigated or eliminated in conjunction with 
other eligible repairs. 
 

 

I. INELIGIBLE IMPROVEMENTS 
 
Improvements which are strictly cosmetic and do not correct substandard 
conditions or code violations are ineligible. The purchase of appliances, not 

including refrigerators and stoves, is ineligible.  Refrigerators and stoves are 
required for habitability under housing code standards. 

 
 

J. ECONOMIC FEASIBILITY 

 

 
Repairs must be deemed "economically feasible" by the Housing Improvement 

Program.  As a general rule, economic feasibility means that the after 
rehabilitation assessed value of the structure to be rehabilitated must be 
greater than the total indebtedness of the property plus the financial assistance 

provided by the Housing Improvement Program.  The Program reserves the 
right to deem a project economically infeasible based on the availability of 

funds. 
 
If, after the work write-up is completed, the Cost Estimator determines that the 

work required to complete the minimum of the essential livable housing needs 
is economically infeasible, the case will be reviewed with the Program Director.  

who will make the final decision as to the feasibility of the rehabilitation of the 
home.  
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The Program Director has the authority to close a case if the house is found to 

be economically infeasible to rehabilitate.   
 

K. SUBORDINATION POLICY 

 
• There is no right to subordination without the written consent of the 

 Monmouth County Community Development Housing Improvement 

 Program and/or the County. 
 

• The Monmouth County Development Housing Improvement Program 
 and/or the County will only consider a subordination request upon the  
receipt of the following: 

 
• Written statement from the homeowner requesting subordination and  

 explaining the reason for the request; 
• Mortgage Commitment from lender stipulating rate and term of proposed 

 financing; 

• Mortgage Application; 
• Title Binder; 
• Closing costs (dollar amount); 

• HUD1/Good Faith Estimate; 
• An appraisal submitted within 90 days of the proposed financing’s  

 closing. 
 
• The Monmouth County Community Development Home Improvement 

 Program and/or the County will not agree to subordinate to financings  
that provide cash to the borrower (including payment for points), unless 

 20% equity is maintained in the home after the proposed financing  
(based upon an appraisal submitted within 90 days of the proposed  
financing’s closing). 

 
• The proposed financing must close within 90 days of the subordination 

 request. 

 
• Applicant must submit final HUD1 before the Monmouth County  

 Community Development Home Improvement Program and/or the 
 County will send out executed subordination.  

 

• Upon approval of the application, the applicant will receive an executed 
 subordination within four weeks of receipt of the final signed HUD1. 
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L.  RECAPTURE 
 

In the event of a foreclosure on the property within the restricted period, the 
net proceeds (if any) of the foreclosure sale shall be used to repay in full (one-
hundred percent) of the loan secured by the Mortgage and Note.  Net proceeds 

are the funds remaining after the superior lien(s) are satisfied.  If there are no 
net proceeds there is no recapture obligation. 

 
 

SECTION II. 
ADMINISTRATIVE PROCEDURES 

 
 

STEP I APPLICATION 
 
Once a year or as often as is necessary, the Monmouth County Community 

Development Program will publish an advertisement in the Asbury Park Press 
and other local weekly newspapers announcing that it will accept coupons from 

residents who are interested in having their homes rehabilitated.  The 
advertisement will be of the display variety published in the non-legal sections 
of the newspapers.  When the advertisement appears in the newspapers, 

interested homeowners will be instructed to complete and return the coupon 
through the mail by a specific date.  Any coupons not postmarked by the 
deadline date will not be eligible for the lottery.  In addition, municipal 

Community Development Representatives will be notified by mail that the 
County will be advertising for persons interested in home repairs.  Applicants 

will be selected through a lottery system.  Those chosen shall be taken in turn.  
At that time, homeowners will be asked to fill out an application and submit 
necessary information.   

 
 

STEP II ELIGIBILITY CERTIFICATION 
 
To be eligible an applicant must meet the established income guidelines.  

Income eligibility must be re-reviewed if the closing is not held within 120 days 
(6 months) of qualification.  Complete income information is essential to 
eligibility determination. 

 
Eligibility shall be based upon the combined income of all adults within the 

household. Every household member 18 years of age or older who lives in the 
house to be rehabilitated and receives income shall be required to provide 
income documentation as applicable and determined by the Program. 
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 Generally, estimated gross annual income figures shall  

  be based on income reported to the IRS.  Income includes 
 but is not limited to, wages, salaries, tips, commissions,  

alimony, overtime, pensions, social security, unemployment 
 compensation, AFDC, disability, net income from business or real estate,  
 and income from assets such as savings, CDs, Money Market, Mutual  

 Funds, stocks and bonds. 
 
The applicant must provide and income eligibility shall be based on a review 

and verification of the following documents: 
 

1. Copies of IRS Form 1040 filed for two years prior to the date of the 
application. 

 

2. Employer's statement of present annual income (VOE) and four 
consecutive pay stubs dated within the previous 120 days. 

 
3. A letter or appropriate reporting form verifying benefits such as Social 

Security or Pension income or unemployment income (monthly or 

annually). 
 
4. A letter or appropriate reporting form verifying any other sources of 

income claimed by the applicant. 
 

5. Reports that verify income from assets to be submitted by banks or other 
financial institutions managing trust funds, money market accounts, 
stocks or bonds. 

 
6. Evidence or reports of income from assets that are directly held by any 

eligible household member. 

 
7. 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. 

 

8. Authorization to release information. 
 

NOTE: If COAH eligibility requirements differ from those above, COAH 
standards will be used to determine eligibility for Mt. Laurel 
programs, both Indigenous Need (Owner-occupied and rental 

occupied housing rehabilitation) and Regional Contribution 
Agreement Programs. 
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STEP III DETERMINATION 

 
The Housing Intake Officer shall verify the following: 

 

 Property is located in a participating municipality in Monmouth County 
and is a single family, year-round structure. 

 

 Possible historical status of structure.  (Refer to the Monmouth County 
Historical Sites Inventory List).  If a structure is identified as being on the 
state or Federal Historic registers, is eligible for listing on either register, 

or located in an historic district, the program shall contact the 
Monmouth County Parks System [(732) 842-4000 extension 259] and the 
Office of New Jersey Heritage [(609) 292-2023].  For historic districts the 

following information is required: 
  a. copy of the work write-up; 

  b. photographs of the exterior of the structure; 
  c. site diagram; 
  d. photographs of the streetscape. 

 
The following information is required for structures listed on either of the 

registers or that are potentially eligible for listing,: 
  a. copy of the work write-up; 
  b. photographs of the exterior of the structure; 

c. photographs of the interior of the structure where work is to 
be performed; and  

d. a site diagram 

 

 Flood insurance applicability (REFER TO HUD FIRM MAPS).  Where flood 
insurance is required the amount of the insurance must not be less than 
$20,000.00 (or the cost of the improvements, whichever is greater).   

 
 Verify that the subject Property is not listed for sale. 
 

 Verify from all mortgage holders indicating that all mortgage payments 
are current.  The applicant shall provide these letters at the time of 

eligibility determination. 
 

 Verify with municipal tax collector to verify that property, water, and 
sewer tax payments are current. Property taxes must not be delinquent 

for any tax year unless the homeowner has entered into a written 
agreement with the taxing authority outlining a payment plan for 
delinquent taxes and is abiding by the written agreement. 

 

 Verify with local water and sewer utilities and/or companies to verify that 
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utility payments are current. 
 

 Request a title search to verify ownership, check for unposted title 
transfers, and outstanding liens. 

 

 Verify that there is a health, safety or code violation or at least one of the 
major systems must need substantial repair or replacement.  The major 
systems are: plumbing, sanitary plumbing, electrical, structural, roof, 

heating/air conditioning/ventilation, weatherization and remediation of 
lead-based paint hazards. (See G in Section I, General Guidelines.) 

 

Rejection - If the homeowner does not meet the program guidelines due to 
income, ownership or other reason, the Housing Intake Officer will send a 
rejection letter stating the reason(s) for the action and close the homeowner's 

file. 
 

Approval - If the homeowner meets all the program guidelines, the Housing 
Intake Officer shall send the homeowner an approval letter stating that they 
have been granted preliminary approval.  If the structure to be rehabilitated 

was constructed prior to 1978, the Housing Intake Officer shall request a lead 
inspection of the structure by the Monmouth County Health Department.  The 

Housing Intake Officer will prepare a cost estimator folder with homeowners 
name, address, file number, block, lot, and telephone number. If the structure 
is historic, the Housing Intake Officer shall indicate on the cost estimator’s 

folder that the property is historic.  The Housing Intake Officer will give the 
folder to the cost estimator.   
 

 
STEP IV ASSIGNMENT OF HIP/MOUNT LAUREL/FTHB CASES 

 
The Housing Intake Officer will then assign the housing rehabilitation project 
to an estimator on a rotating basis. 

 
 

STEP V HOUSING INSPECTION 
 
A complete inspection of the home will be made using the HIP Eligible Repair 

List and the Section 8 Property Standards Checklist as guides. 
 
Under the Housing and Urban Development regulations, all homes in the 

Housing Improvement Program will now be subject to lead testing (See Step III, 
Approval).  If the home tests positive, lead-based paint intervention will be 

undertaken during the rehabilitation of the home.  This additional cost will be 
added to the lien on the property.  In addition, all children between the ages of 
six months and six years old who live in the home shall be tested for elevated 
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lead levels in their blood.  If the parents or guardians of the child(ren) refuse to 
have the child(ren) tested, the parents or guardians must sign a release form.  

If the test results show an elevated lead level and the structure has tested 
positive for lead-based paint hazards, the Housing Improvement Program’s 

highest priority must be given to removing the lead-based paint hazards from 
the home. 
 

Lead abatement shall be governed by the municipality for whom the Mt. Laurel 
program is being administered. 
 

A detailed work write-up (abating all code violations and incorporating any 
required lead abatement work) shall be prepared by the Cost Estimator.  It will 

include a breakdown of each major work item by category and will contain 
information as to the scope of work and specifics on materials such as type, 
quantity, cost and location within the structure.  The work write-up may 

include alternate bid item(s).  The acceptance of the alternate bid item(s)  or the 
regular bid will be decided on a case-by-case basis, budgetary constraints and 

requirements by the local building code officials.  
 
The write-up shall be reviewed by the Program Director, for eligible repairs and 

economic feasibility.  If necessary, appropriate revisions will be made. The work 
write-up is proofread and signed and dated by the Cost Estimator and the 
Program Director. 

 
If a cost estimator notes two or more of the following situations, he must write 

a memorandum to the Program Director documenting the findings.  Two or 
more of the following situations may indicate the structure is not a single-
family structure: 

 

  more than one or two electric meters; 

  two kitchens; 

 separate entrances with no passageway between the units (that 
does not require a key to open); 

  separate hot water heaters; and/or 

  separate heating systems. 
 
 
Step VI COST ESTIMATES 

 
Cost estimates must not be saved on the hard drives of the Cost Estimators’ 

computers in order to protect the integrity of the Housing Improvement 
Program’s bidding process.  Work write- shall be typed and saved in the 
individual computers.  One copy of the work write-up shall be printed.  The 

cost estimator shall neatly hand write the costs for each of the items on one 
copy of the work write-up, seal it in an envelope and tape the envelope flap and 
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initial on the tape.  The envelope shall then be put in the lock box labeled 
“Sealed Cost Estimates”.  The envelope will list the homeowner's name, 

address, and file number.  This way, the only copy of the cost estimate will be 
sealed in the lock box and the integrity of our bidding process will be ensured. 

 
 
STEP VII WORK WRITE-UP AND HOMEOWNER AGREEMENT   

 
The Housing Intake Officer makes an appointment with the homeowner to sign 
the Homeowners Agreement and the work write-up.  The signing takes place in 

the Community Development office unless the homeowner is handicapped or 
disabled; then, it is done at the homeowner's house. 

 
At the work write-up interview the following items are discussed and explained:  
 

 (a) Program guidelines and benefits 
 (b) Eligible repairs 

(c) Contractors (homeowner is asked if there are any contractors they 
know of who they want to bid on their house) 

 (d) Homeowner Agreement 

 (e) Power of Attorney 
 (f) Work write-up 
 

The client indicates acceptance by signing the Homeowner's Agreement, Power 
of Attorney, and work write-up.  A Notary Public will be present to witness all 

applicable documents. 
 
Power of Attorney: 

The client is required to execute a limited Power of Attorney, which grants the 
Program Director the authority to do the following: 
 

 Execute checks on the client’s behalf for payment to the contractor 
as per the Construction Agreement (see Step IX) 

 

 Execute necessary documents as required as a result of the 
Program’s Conflict Resolution Procedures (see Section III). 

 

The Power of Attorney shall not be affected by the client’s disability and cannot 
be revoked by the client until the project is closed out by the Program. 
 

Disapproval of Work Write-up: 
If the homeowner disapproves of the work write-up, he/she shall indicate in 

writing by initialing next to the offending items and supplying the reason(s) for 
the disapproval.  The work write-up shall be reviewed by the Cost Estimator 
and the Program Director.  If any changes are made the revised write-up shall 
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be mailed to the homeowner for approval. 
 

If the homeowner signs the Homeowners Agreement and revised work write-up, 
he/she will be certified as eligible and will be notified in writing. If the 

homeowner refuses to sign the Agreement or the write-up (after 2 
disapprovals), they will be certified as ineligible and a letter will be sent by 
certified mail notifying them and stating the reasons for the action. 

 
Cancellation of Homeowners Agreement: 
The Program Director has the authority to cancel the Homeowners Agreement 

for the following reasons: 
 

 If the homeowner does not comply with the terms of the 
Homeowner Agreement (as determined by the Program Director). 

 

 If a determination is made by the Program Director that the 
homeowner has no justification and willfully and arbitrarily refuses 
to give approval of voucher. 

 

 Determination of a falsified application. 
 

If the Homeowner Agreement is cancelled due to the failure of the 
Homeowner(s) to comply with the Homeowner’s Agreement, as 

determined by the Program Director, the Homeowner will be 
responsible for immediate payment of expenses incurred by the 
Contractor(s) through and including the time up to the Director’s 

determination of cancellation. 
 
 

STEP VIII CONTRACTOR PRE-QUALIFICATION AND INSURANCE 
REQUIREMENTS 

 
A contractor who wants to be certified as a bidder in the Monmouth County 
Community Development Housing Improvement Program must complete a 

Contractor’s Application Form and submit it to the Program.  After the 
application is received by the program, the program will check the applicant 

against the New Jersey and Federal debarred contractor’s list and the 
Monmouth County Consumer Affairs.   
 

If the applicant is found to be debarred, suspended or ineligible the contactor 
shall be notified in writing that their application has been denied and the 
reason(s) for the denial. 

 
If the applicant is not suspended, debarred or ineligible and has no serious 

unresolved complaints with the County Department of Consumer Affairs, the 
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Program Director shall contact the applicant and set up a meeting.   
 

At the meeting the Program Director shall explain to the contractor how the 
program works, including but not limited to bidding procedures, payments, 

and inspections.   The Program Director shall give the contractor a copy of the 
Monmouth County Housing Rehabilitation Specifications.  In addition, the 
contractor is told that they and/or their crew must take the lead-based paint 

hazards Safe Work Practices class and receive their certificate.  The contractor 
shall provide the Program with a copy of the certificates for all of the crew 
members that took the class. 

 
A new contractor bidding for the first time shall be considered to be on 

probation until he/she has proven to the Program that their work standards as 
acceptable to the Program.  In addition, the contractor shall be awarded the 
first bid that they win.  If the contractor successfully completes the job to the 

satisfaction of the Program, he/she will be allowed to bid on and receive more 
than one job. 

 
If the contractor’s workmanship is not acceptable to the Program and/or the 
job is not completed on time, the Program may continue the contractor’s 

probationary status.  If the  Program decides that the contractor’s 
workmanship or work ethics are not compatible with Program requirements, 
the contractor may not be allowed to continue to bid in the Monmouth County  

Community Development Housing Improvement Program. 
 

 
STEP  IX COST PROPOSALS PROCESS 
 

A cost proposal package will be prepared, which will include the final approved 
work write-up and a cover sheet which lists the homeowner's name, address, 
telephone number, file number, and a cost proposal due date and time. 

  
Contractors will pick-up the cost proposals and sign for them.  Contractors 

must submit bids in sealed envelopes prior to the specified due date.  Each 
envelope will be stamped with the date and time it is received by the Program 
and given to the Program Director who will lock them in the fire-rated security 

box. 
 

Approximately fifteen minutes before the cost proposal opening, the Program Director  
and another person (other than a CD Program or HIP staff) shall open each sealed 

cost estimate and record the total on the Cost Proposal Summary Sheet and 
shall calculate the acceptable range for bids.   

 
The Program Director shall lock the cost estimates and Summary Sheet in a 

secure place.  At the bid opening the Program Director and the  Cost Estimator 
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and at least one other person (other than CD/HIP staff)  shall be present.  
Opening will be open to the public.  The Program Director will open and read 

aloud all bids.  They will be recorded in ink on the Comparison Sheet.  Any 
change made on the Comparison Sheet shall be initialed.  The following will be 

kept on file: (a) copy of cost proposal package; (b) cost proposal tally sheet; (c) 
cost proposal summary sheet. 
 

All bids will be reviewed by the Program Director as soon as possible.  Bids 
shall be rejected for the following reasons: 
 

  Bid is not written in ink or typed. 

 Bid is received after time and date specified in the cost proposal 
package for cost proposal receipt. 

  Bid is not itemized. 

 Bid is more than 5% over or 10% under the Program's cost  
  estimate. 

 The sum of all line items does not equal the bid total. 

 Changes or corrections are crossed out without being initialed in 
ink by the contractor. 

 Corporate or business name, address and telephone number is not 
completed on the cover sheet. 

 Inability to read a number(s) on the bid and therefore unable to 
determine the total (without guessing). 

 Bid is not signed in ink by the contractor on both cover sheet and 
total page. 

 
If less than 2 bids are received for any job, the job must be re-bid after review 

by the Program Director and the Cost Estimator.  If after a second bid attempt, 
less than two bids are received, the following occurs: (a) if one bid is received, 
the bid will be accepted only if it is within the high/low split; and (b) if no bids 

are received, the homeowner may obtain a contractor to perform the work 
(within the high/low split).  If rejected, Program Director will send letter to 

applicant telling them that their cost estimate will have to be re-bid. 
 
Based on the review of the cost proposals, the Program Director will award the 

winning cost proposal.  Copies shall be made of the Cost Proposal Summary 
Sheet and distributed.  The certified cost proposal tally sheet will be available 
for inspection each Monday following opening of the cost proposals. 

 
The Program Director will send a cost proposal acceptance letter to the 

approved contractor with a copy to the homeowner. 
 
 

STEP X PRECONSTRUCTION CONFERENCE/ CONTRACT/CLOSING 
DOCUMENTS SIGNING 
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After award of the bids, a preconstruction conference and document signing is 

scheduled (referred to as "Closing Conference").  The homeowner must accept 
the contractor selected through the bid process or the file will be closed. 

 
The Program notifies the homeowner and the contractor of the date, time, and 
location of the Closing Conference.  At this meeting, the following documents 

will be explained to and signed by the homeowner: (a) Mortgage; (b) Mortgage 
Note; (c) Affidavit of Title; (d) Construction Agreement; (e) Three Day Right of 
Recision.  Questions regarding scheduling, property access, etc. will also be 

addressed.  the homeowner will be provided with copies of all the above 
documents.  A Notary Public will be present to witness all applicable 

documents. 
 
A proceed to work order will be issued at the Closing Conference by the 

Program Director.  Rehabilitation work shall begin no later than fifteen (15) 
calendar days from the expiration of the homeowner’s Three-Day-Right-of-

Recision, and shall be completed no later than 45 days from that start date, for 
a total of 60 calendar days.  Lead-based paint mitigation or elimination work 
shall begin no later than fifteen (15) calendar days from the expiration of the 

homeowner’s Three-Day-Right-of-Recision, and shall be completed no later 
than 60 days from that start date, for a total of 75 calendar days.  Extensions, 
for good reason, will be granted by the Program Director upon written request 

of the contractor. 
 

If the homeowner refuses to sign either the Mortgage, Mortgage Note or the 
Construction Agreement the Program Director shall send a rejection letter 
stating the reason(s) for the action and close the homeowner's file. 

 
If the contractor does not sign the Construction Agreement within three days of 
the closing conference, the contract will be awarded to the second lowest bidder 

within the high/low split.  The Cost Estimator shall inform the Program 
Director. 

 
 
STEP XI CONSTRUCTION CONTRACT ADMINISTRATION: 

 
A. General Contract Provisions 

 
 Permits: 
 It is the responsibility of the contractor to secure all necessary building 

permits prior to beginning work.  Contractors must post the permits in a 
front window or door of the residence as prescribed by law.  It is the 
contractor's responsibility to notify the assigned Cost Estimator, and 

local building officials before closing up walls on plumbing and electrical 
improvements. 
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 Copies of all required permits or a letter from the municipal building 

department that permits are not required must be on file with the 
Program before payment is made.  Failure to comply with these 

requirements will result in a delay of payment or nonpayment to the 
contractor. 

 

 Liability and Workers Compensation Insurance: 
 All contractors shall provide up-to-date and adequate liability and 

workers compensation insurance.  At each closing, the contractor shall 

provide the Housing Improvement Program with a current Certificate of 
Insurance for all required coverage, to be kept on file in the Housing 

Improvement office and in the homeowner’s file.  The certificate of 
insurance shall specifically name the Housing Improvement Program and 
the homeowner (whose house will be rehabilitated) as the insured 

parties. 
 

 The contractor shall indemnify and hold harmless the homeowner and 
County of Monmouth from liability for any injury or damages to persons 
or property resulting from his prosecution of work under this agreement.  

Coverage shall be not less than $500,000. 
 
 The contractor must carry and require all subcontractors to carry full 

and complete workers compensation insurance for all of his employees 
and those of subcontractor(s) engaged in work on the contract premises.  

Further, the contractor shall procure and maintain all insurance 
necessary to compensate and indemnify the homeowner and the County 
of Monmouth Housing Improvement Program for any or all claims arising 

from the contract.  

 
 
 Warranty: 
 The contractor must warrant for a period of one year that all work under 

the contract is free from defect arising from the equipment, material, and 
workmanship of the contractor and any subcontractor.  All warranty and 
guarantee periods will be effective from the date the client authorizes 

final payment to the contractor. 
 

 The Contractor will be allowed thirty (30) days to resolve a valid warranty 
complaint. Emergency warranty items (i.e. no heat in winter, burst pipes, 
etc.) require action within 24 hours of verbal notification of a problem.  If 

a valid complaint is not resolved within the appropriate time frame, 
another contractor will be brought in to correct any defects.  The repairs 

will be at the expense of the original contractor. 
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 Licenses: 
 If jobs require electrical and/or plumbing work, the contractor or 

subcontractor MUST hold a current, valid license to perform said work 
from the State of New Jersey. 

 
Lead-based Paint 
In order to become eligible to bid on housing rehabilitation and maintain 

their bidding eligibility in the Monmouth County Community 
Development Housing Improvement Program, all contractors and/or 
their crew must take the lead-based paint hazards Safe Work Practices 

class and receive their certificate.  The contractor shall provide the 
Program with a copy of the certificates for all of the crew members that 

took the class. 
 
Classes in safe work practices are offered free of charge periodically 

around the state. 
 

 Cancellation of Construction Agreement: 
 With written documentation, the Program Director will cancel the 

Construction Agreements for the following reasons: 

 

 Failure of contractor to comply with the terms of the Construction 
Agreement; 

 

 Failure of the contractor to provide acceptable workmanship as 
determined by the Program; 

 

 Failure of the homeowner and/or contractor to create and 
maintain a reasonable working relationship; 

 

 Actions necessitated by binding decision and/or arbitration (See 
Section III); 

 

 Failure of the homeowner to comply with the terms of the 
Homeowner Agreement; and  

 

 Failure of the homeowner to comply with the Construction 
Agreement. 

 
 If the remaining work to be done is less than $2500, the job will not be 

re-bid.  A simple agreement with a contractor selected through the 
solicitation of at lease three competitive quotations will be executed by 
the homeowner, new contractor and Cost Estimator after discussions 

with the Program Director. 
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 If the Construction Agreement is cancelled for any reason and the 
remaining work to be completed is more than $2500, the job must be 

re-bid.  The re-bid will follow procedures outlined in Step VI. 
 

 Assignment: 
 The contractor shall not assign the Construction Agreement in whole, to 

a subcontractor or to another contractor without the prior written 

consent of the homeowner and the Housing Improvement Program. 
 
 Extension: 

 If the work cannot be completed by the date specified in the Proceed to 
Work Order, the contractor must submit a Contractor's Request for 

Extension form which explains why an extension is needed.  The Request 
for Extension must be submitted prior to the Completion Date.  The 
Program Director will meet with the Cost Estimator to review the request 

for extension and arrive at a decision. 
 

Approval - If the request is approved, the Program Director and 
the Cost Estimator will sign the Request for Extension form, along 
with the contractor and homeowner. 

 
Disapproval - If the request is denied and the contractor does not  
complete the work within the prescribed time limits as set forth in 

the Construction Agreement, the contractor will be penalized at the 
rate of 1/2 of 1% of the contract sum for each day, or part thereof, 

that the work is incomplete.  This amount will be deducted from 
the final payment to the contractor upon completion and 
inspection of the work. 

 
 Master Specification Index: 
 All construction work must comply with Monmouth County Housing 

Improvement Program Master Rehabilitation Specifications Index.  The 
document is incorporated by reference. 

 
 Arbitration: See Section III. 
 

 
 B. Inspections 

 
 Progress Inspections: 
 

 The assigned Cost Estimator will make periodic inspections of the house 
to monitor the progress of property improvements.  This is necessary to 
ensure that the ongoing improvements coincide with the scope of work 

outlined in the work write-up. 
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 The Cost Estimator shall make the final determination of acceptable 
workmanship and it shall be subject to the concurrence of the Program 

Director.  The determination shall be binding upon the homeowner and 
the contractor. 

 
 Change Orders: 
 

 Change orders shall address previously undiscovered code violations and 
emergency conditions ONLY.  No substitutions or additional work items 
will be permitted.  Change orders will require the approval of the 

homeowner, the assigned Cost Estimator, Assistant County Counsel and 
the Program Director.   

 
 Change orders must be accompanied by a written explanation detailing 

the reason(s) for the change order.  Non-emergency change orders will 

require the solicitation of at least three price quotations. 
 

 An emergency change order is defined as any situation which would 
render the house uninhabitable, i.e., no water, no heat, roof open, no 
toilet, etc. 

 
 If immediate action is required due to an emergency condition, the 

Contractor shall contact the Cost Estimator immediately.  The Cost 

Estimator will obtain the Program Director's verbal approval to make the 
repairs.  If the Cost Estimator is not available, the contractor shall call 

the Program Director directly.  The assigned Cost Estimator shall 
document the approval in the homeowner's file and obtain the client's 
signature and date of signature on the change order paperwork as soon 

as possible.  Emergency change order work must be left uncovered for 
inspection. 

 

 Final Inspection: 
 

 The Cost Estimator shall conduct a final inspection to make sure that 
the required property improvements are complete and meet program 
quality standards.  If the work is satisfactory, the Cost Estimator shall 

obtain the client's signature on the Certificate of Completion and related 
paperwork.  The Cost Estimator will also confirm that the Contractor has 

provided the client with a copy of operation manuals and available 
warranty information for all equipment installed. 

 

 
STEP XII PAYMENTS 
 
A. General Information: 
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The first payment made to a contractor shall be in an amount not less than 

25% nor more than 72% of the total contract.  A minimum of 25% or a 
maximum of 75% of the contract price shall be retained until the final 

payment.  Contractors shall not receive more than 75% of the contract price 
unless the job is completed. 
 

Payments to the contractor may be made twice a month, based upon the 
County's Finance Department schedule.  Checks will be available for pick-up 
by the contractor in the Community Development Offices on the 1st and 3rd 

Thursdays of each month.  The Program Director will receive the check from 
the Finance Department and endorse the check on the clients' behalf by Power 

of Attorney. 
 
The contractor (or authorized representative) must pick-up the check and sign 

a receipt.  Upon request, the check will be mailed to the contractor by 
registered mail. 

 
 
 

B. Payment Authorization 
 
All change orders shall be on individual vouchers, separate from regular 

progress payment vouchers. 
 

Only complete, typed vouchers and change orders shall be presented by the 
Cost Estimator to the homeowner and contractor for signature.  No voucher, 
change order, or certificate of completion shall be signed in anticipation of 

completion of the work - NO EXCEPTIONS. 
 
The Program Director will review and initial the voucher package before 

forwarding it to the Program Financial Officer.  All voucher packages must 
include a homeowner-initialed work write-up indicating work completed to 

date, and a partial payment form in order to be processed.  In addition,  
 
The final voucher for payment must be accompanied by: 

  executed Certificate of Completion; 

  Certificate of Standard (if applicable); 

  copies of all applicable municipal permits; 

  copies of all applicable municipal inspection approvals; and 

  a work write-up fully initialed by the homeowner. 
 
 

STEP XIII MORTGAGE RECORDING / PROJECT CLOSE-OUT 
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The Program secretary shall file the mortgage and the mortgage note and any 
modifications with the Office of the County Clerk.  The mortgage documents 

will be filed at the end of the three day recision period.  Mortgage modifications 
will be signed and recorded after the rehabilitation work is complete.  The 

Program secretary shall send copies of: the executed certificate of completion; 
checks and vouchers; any change orders; recorded mortgage documents and 
modifications; and HIP Post-Rehabilitation Questionnaire to the client at the 

completion of the rehabilitation project. 
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SECTION III. 
CONFLICT RESOLUTION 

 
 
A. CONSTRUCTION AND WARRANTY COMPLAINTS 
 

Complaints will be logged-in by the Clerical or Housing Intake staff.  Copies of 
the complaint form will be forwarded to the Program Director and Cost 
Estimator. 

 
All complaints will be referred to the assigned Cost Estimator for inspection 

and resolution.  If it is determined by the Cost Estimator and confirmed by the 
Program Director that a complaint is valid, the complaint will be referred to the 
Contractor for correction/resolution within the time frame outlined in Step VIII 

(Warranty) above. 
 
The assigned Cost Estimator will take the necessary corrective action, complete 

the lower portion of the complaint form and forward it to the Program Director.  
The Program Director will review the complaint form to determine if the 

situation has been adequately resolved and file the form in the client's file. 
 
 

B. CLIENTS REFUSAL OF SIGNATURES 
 
If a homeowner refuses to sign a voucher, the following procedures will be 

implemented: 
 

The Cost Estimator will discuss the complaint with the homeowner and the 
contractor and attempt to resolve the problem. 
 

If the complaint cannot be settled informally, the homeowner must submit a 
written report within five (5) calendar days from the date of the refusal to sign 

the voucher to the Program Director indicating the reason(s) why. 
 
The Program Director will assign a second Cost Estimator to review the case 

and submit a written opinion to the Program Director as to a solution.  If no 
settlement can be made after the second Cost Estimator's review, the case will 
be referred to the Program Director for review and binding decision as to 

payment. All decisions will be documented and filed. 
 

Still, if no settlement is reached, the matter will be referred to arbitration.  
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C. ARBITRATION 
 

Should the procedures outlined above fail to resolve any dispute between the 
parties, the following shall apply: 

 
Unresolved claims or disputes arising out of the Construction Agreement or the 
breach thereof shall be decided by arbitration in accordance with the 

Construction Industry Arbitration Rules of the American Arbitration 
Association unless the parties mutually agree otherwise.  Notice of the demand 
for arbitration shall be filed in writing with the other party to the Construction 

Agreement and with the American Arbitration Association and shall be made 
within a reasonable time after the dispute has arisen, but not later than thirty 

(30) days thereafter. 
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SECTION IV. 
CONTRACTOR RELATED PROCEDURES 

 
 
A. CONTRACTOR REMOVAL FROM PROGRAM 
 
The Program Director has the authority to remove a contractor from the HIP 

Approved Contractor List for the following reasons: 
 

 Unacceptable workmanship 
  

 Failure to complete the job on time 
  

 Failure to comply with construction agreement and/or Program 
procedures 

  

 Failure to actively participate in the quote procedures for 6 consecutive 
bid cycles 

 
The Program will advise the contractor of the action and reasons for the 

decision in writing. 
 
B. CONTRACTOR SANCTIONS 
 
Probation: 
 
In those instances where a contractor has failed to comply with the terms of 
the Construction Agreement, however not to the degree warranting dismissal 
from the program, the Program Director) shall place the contractor on 

probation. 
 

Probation removes the contractor from the qualified bid list for a period to be 
determined by the Program Director and upon re-instatement the contractor 
will be awarded only one job  until his/her performance is approved. 

 
Before a contractor is put on probation he/she will be put on notice, sent a 

letter giving seven days notice, that if he/she doesn't meet the terms of the 
construction agreement he'll be in default.  If no response, contractor will be 
sent another notice stating he/she is in default, in breach of contract and 

stating actions to be taken. 
 
These controls shall be implemented for the following reasons: 

 

  Late start or late completion without an approved extension. 

    Lack of expedient repair of one year warranty items. 
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  Failure to comply with all terms of the Construction Agreement. 

  Inability to cooperate with clients and/or lack of professionalism. 
 
 
 
Removal from the Qualified Bidder’s List: 
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SECTION V. 
MAINTENANCE OF RECORDS AND CLIENT FILES 

 
 
The Monmouth County Community Development Housing Improvement Program 
staff will be responsible for establishing and maintaining individual files for each unit.  
Each record file will contain the following: 
 

  Application form 
 

  Income verification calculations and documentation 
 

  Housing inspection report 
 

  Photographs or Videotape (before and after) 
 

  Cost Estimates 
 

  Work Write-up 
 

  Homeowner Agreement 
 

  Construction Agreement 
 

  Affordability Controls: Mortgage, Mortgage Note 
 

  Copies of Payments: checks, vouchers 
 
A computerized Rehabilitation Log will be maintained by the Community 
Development Housing Improvement Program staff that depicts the status of all 
applications in progress. 
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APPENDIX I  -  ELIGIBLE REPAIRS 

 
 
The Housing Improvement Program’s main objective is to correct building code 
violations and fire/safety hazards.  Eligible items for repair or replacement include the 
following: 
 

 Heating  
 

 Sanitary Plumbing 
 

 Plumbing 
 

 Structural 
 

 Electrical 
 

 Roof 
 

 Weatherization 
 

 
Cosmetic/luxury repairs are NOT eligible! 
 
 
NOTE: ELIGIBLE REPAIRS ARE SUBJECT TO BUDGET RESTRAINTS AND 
MUST CORRECT CODE VIOLATIONS OR SUBSTANDARD CONDITIONS. 
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APPENDIX II 
SAMPLE COPIES OF ALL FORMS AND AGREEMENTS 

 
 
The following sample documents are contained in this appendix: 
 

1. Homeowner Application Form 
 

2. Income Verification Form 
 

3. Section 8 Housing Inspection Form 
 

4. Work Write-Up form & Cost Proposal Cover Sheet 

 
5. Homeowner Agreement 

 
6. Power of Attorney 

 
7. Construction Agreement (between the homeowner and the contractor) 

 
8. Proceed to Work Order 

 
9. Mortgage 

 
10. Mortgage Note 

 
11. Affidavit of Title 

 
12. 3-Day Right of Rescission Form 

 
13. Mortgage Modification Agreement 

 
14. Sample Monmouth County Voucher 

 
15. Request for Extension of Time 

 
16. Change Order Form 

 
17. Contractor Application  
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Monmouth County Division of Planning 
Office of Community Development 

 
 

Hall of Records Annex 
One East Main Street 

Freehold, NJ 07728 
Office (732) 431-7460 

Fax (732) 308-2995 
 
 

AFFADAVIT OF ACKNOWLEDGEMENT 
 

 
STATE OF NEW JERSEY  ) 
   )   
COUNTY OF MONMOUTH ) 

The undersigned, being duly sworn, deposes and says that: 

  I, __________________________ (“homeowner”) have on this date________ 
submitted an application for a ten-year interest-free, deferred payment second mortgage loan  
from the MONMOUTH COUNTY HOUSING IMPROVEMENT PROGRAM, an Agency of 
Monmouth County (“Lender”) which would be secured by a mortgage encumbering the 
premises located at_______________________,) (the “Premises”). 

  Borrower hereby acknowledges receipt of the Monmouth County Housing 
Improvement Program Policy Guidelines (“Policy Guidelines”) . 

  Borrower hereby acknowledges that he/she has read and understands all of the 
terms as set forth in the Policy Guidelines and acknowledge these polices and agree to adhere 
to these procedures in resolving any difference or disputes which may arise during the course of 
and upon completion or rehabilitation work on the above listed property.  

                   This Affidavit is made to induce Lender to make the Loan to Borrower 
 secured by the Mortgage covering said Premises, knowing that Lender will rely on the 
statements. 

 

Dated:___________________   

By:______________________________ 
           Applicant Signature 
 

Sworn and Subscribed to before me  
This ___ day of 2015 

________________________________ 

Notary Public 
State of New Jersey     
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APPENDIX F 

Primrose Place Crediting Documentation, including: 

 Resolution of Approval 

 Developer’s Agreement and Authorizing Resolution 

 Certificates of Occupancy 

 Deed Restriction 

 Unit Census 

  















































































































Primrose Place  - Affordable Units

Property: Property Address Property: Record Type Income Level
Number of 

Bedrooms
Property Type

20 Hidden Meadows Drive, Unit 236 Rental Unit Moderate 2 Apartment

20 Hidden Meadows Drive, Unit 238 Rental Unit Moderate 2 Apartment

20 Hidden Meadows Drive, Unit 240 Rental Unit Moderate 2 Apartment

20 Hidden Meadows Drive, Unit 242 Rental Unit Moderate 1 Apartment

20 Hidden Meadows Drive, Unit 244 Rental Unit Moderate 3 Apartment

20 Hidden Meadows Drive, Unit 245 Rental Unit Very Low 1 Apartment

20 Hidden Meadows Drive, Unit 247 Rental Unit Low 2 Apartment

20 Hidden Meadows Drive, Unit 249 Rental Unit Low 2 Apartment

20 Hidden Meadows Drive, Unit 251 Rental Unit Low 2 Apartment

20 Hidden Meadows Drive, Unit 253 Rental Unit Low 3 Apartment

20 Hidden Meadows Drive, Unit 336 Rental Unit Moderate 1 Apartment

20 Hidden Meadows Drive, Unit 340 Rental Unit Moderate 2 Apartment

20 Hidden Meadows Drive, Unit 342 Rental Unit Moderate 2 Apartment

20 Hidden Meadows Drive, Unit 344 Rental Unit Moderate 3 Apartment

20 Hidden Meadows Drive, Unit 345 Rental Unit Low 1 Apartment

20 Hidden Meadows Drive, Unit 347 Rental Unit Low 2 Apartment

20 Hidden Meadows Drive, Unit 349 Rental Unit Low 2 Apartment

20 Hidden Meadows Drive, Unit 351 Rental Unit Very Low 2 Apartment

20 Hidden Meadows Drive, Unit 353 Rental Unit Low 3 Apartment

Grand Totals (19 records)

1/31/20
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APPENDIX G 

Wayside Point Crediting Documentation, including: 

 Order Approving Settlement Agreement 

 Deed Restriction 

 Unit Census 
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APPENDIX H 

Group Homes Crediting Documentation, including: 

 Surveys 

 Deed restrictions 

 Licenses 
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Council on Affordable Housing (COAH) 

Alternative Living Arrangement Survey 

Municipality: Ocean Township _____ _ County: Monmouth, __________ _ 

Sponsor: Enable, __ _ Developer: Enable, _______ _ 

Block: 33,08_ Lot: 2, __ _ Street Address: 604 West Park Avenue 

Facility Name: Enable Group Home ______________ _ 

Type of Facility: 

X Group Home for developmentally disabled as 

licensed and/or regulated by the NJ Dept. of 
Human Services (Division of Developmental 
Disabilities (DDD)) 

□ Group Home for mentally ill as licensed and/or 

regulated by the NJ Dept. of Human Services 

(Division of Mental Health Services) (DMHS)) 

□ Transitional facility for the homeless 

□ Residential health care facility (licensed by NJ 
Dept. of Community Affairs or NJ Dept. of 
Human Services) 

□ Congregate living arrangement 

□ Other -- Please Specify: ________ _ 

# of total bedrooms 4 __ _ 

# of low-income residents 4 

# of moderate-income residents 

# of market residents 

Length of Controls: _ years 

Effective Date of Controls: I I 

Expiration Date of Controls: __ / _ _j __ 

Average Length of Stay: __ months (transitional 
facilities only) 

Sources of funding committed to the project ( cheek all 
that apply): 
X Capital funding from State - Amount$ ___ _ 
D Balanced Housing - Amount $ ____ _ 
0 HUD -Amount $ 
O Federal Home Loa--n..,B=:-ank-:--_-cA-m-o-unt $ ----
□ Farmers Home Administration -Amount$ __ _ 
lJ Development fees - Amount$ ___ _ 
r1 Bank financing - Amount $ _____ _ 
D Other- Please specify: _________ _ 

D Please provide a pro forma for proposed projects 

Residents qualify as low or moderate income? 

X_ Yes No 

:X: -CO Date: January 6, 2000 

Indicate licensing agency: 

X DDD [] DMHS [] DHSS O DCA 

lnjtial Ucensej:>ate:~ 8/29/2.00() :c 6/30/200 I 

Cum,nt p_cense Date: 5/31/08 -5/31/09 
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The following verification is attached: 

D Copy of deed restriction (30-year minimum, HUD, FHA, FHLB, BHP deed restriction, etc.) 

X Copy of Capital Application Funding Unit (CAFU) Letter (20-year minimum, no deed restriction required) 
o Award letter/financing commitment (proposed new construction projects only) 

Residents 18 yrs or older? x_Yes __ No Age-restricted? _Yes X_No 

Population Served (describe): 

Affirmative Marketing Strategy (check ali that apply): 

X DDD/DMHS/DHSS/DCA waiting list 

o Other (please specify): _______ _ 

CERTIFICATIONS 

Accessible (in accordance with NJ Barrier Free 
Subcocle)?_):'es_ X No 

I certify that the infortnation provided is true and correct to the best of my knowledge and belief. 

Certified by: 
Project Administrator (Sharon J.B. Copeland, Executive Director) Date 

Certified by: 
Municipal Housing Liaison Date 
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INVOICE 
(10) ACCOUNT NUMBER 

ORGAMZA Y!ON FUND PROGRAM OBJECT 

jll) 

COSl 
CENTER 

OF 
NEW JERSEY 

(12) (13) 

PROJECT @ 
ACHVITY EXTENDED NUMBER 

vi•oori91mus 

□ 
(14) 

TOTAL AW.CUNT 

BLANK 

' 2 

' 4 

' 

I 

14] 0005/0031 

NO CHANGE 
NEW VENDOR 
ADORESS CHANGE 
LOCATION COOE 
~l:o~~NZ8.Rc~NRi~8fii~oN 

AGENcPiJ_o. No. 
(16) 

L 

OBL!GATIJ~lNUMBEl'i 

® PAYEE NAME ANO ADDRESS @ PAYEE DECLARATION: 
118) NAME (19) (20} STREET {21/ CITY (22) STATE !23) Z!P CODE 

I certify that the within invoice Is correct In all its particulars, 

Enable Inc. that lhe described goods or services have been furnished or 
rendered, and that no bonus has been given or received on 

13 Roszel Rd. account of said invoice. 
Princeton, NJ 08540 

~ © DEPARTMENT I AGENCY ~✓ To, J,b-rr. 01' /-t,.,.MII,...) J<.,'"'IU/C;.,,0 PAYEE SIGNATURE 

fo 4<:J /(, 7o,o ® BILLING DATE 
MONTH I OAY I YEA 

-rP~-,., ,-,,· T- <!J"~Lr' 
Executive Director I I 

TITLE 
PROMP'f PAYMENT 

.,.. EXEMPT CODE 
(24) 

"'~ \099 © (26) iii'') {2') wf ") {30) (31) 
I O> 

COMMODITY CODE GATOR PAYEE REFERENCE {LIMIT 3" CHARACTERS) PAYEE IOENTIFICATJON NUMB_ER CONTRACT NUMBE 

22-2993393 22-2993393 I 
(32) {33) PROMPT PAYMENT START DATE "'' CHECK {35) ACCOUNTING USE ONLY @ PAYMENT DUE DATE LAST 

I susAE'l;\ll~. -- "~.~." TERMS !NVO\CE MONTH DAY YEAR SERIES NUMBER MONTH DAY YEAf 

I 
*PAYEE-SEE INSTRUCTIONS ON REVERSE SIDE• 

ITEM 
N{), QUANTITY UNIT 

OEL!V€RY IS O F.0.B. DESTINATION O F.0.8, SHIPPING POINT 

DESCRIPTION 
UNIT 

PRICE 

CERTIFICATION BY RECEIVING AGENCY , CERTIFICATION BY APPROVAL OFFICER 

AMOUNT 

$ 188,500.0 

I CERTIFY THAT THE ABOVE ARTICLES HAVE BEEN RECEIVED 
OR SERVICES RENDER STATED HEREIN. 

I CERTIFY THAT THIS INVOICE IS CORRECT AND JUST, 
AND PAYMENT IS APPROVED. 

)< 

TITLE 
AR 50/54 (9/~7) 

SIGNATURE 

' ' DATE 

AUTHORIZED SIGNATURE 

TITLE DATE 

ORIGINAL 



04/21/2009 08:44 FAX 

STATE OF NEW JERSEY - DEPARTMENT OF HUMAN SERVICES 

STANDARD LANGUAGE 

FUNDING AGREEMENT FOR CONSTRUCTION, PURCHASE, OR 

PURCHASE AND RENOVATION OF COMMUNITY-BASED FACILITIES 

TABLE OF CONTENTS 

I. DEFINITIONS 

Agreement 
Agreement Ceiling 
Agreement Funds 
Annex(es) 
Communi ty~Based 
Current Fair Market Value 
Days 
Department Clients 
Division 
Facility 
Mortgage 
Notice 
Project 
Project Expenditures 
Project.Period 
State 
Total Project Cost 

II. BASIC OBLIGATIONS OF THE DEPARTMENT 

2.01 Payment 
2.02 Inspection and Monitoring 
2.03 Referenced Materials 

III. BASIC O.BLIGATIONS OF THE AGENCY 

--3...01 Project Implementation and Completion 
--3.02 Expenditure of Agreement Funds 

3.03 Mortgage 
3.04 Matching Funds 
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3.06 Project Director 
3.07 Documents and Information 
3.08 Compliance with Laws 
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IV. SERVICE CONTRACT 
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AGREEMENT effective as of the date recorded on 

the signature page between the New Jersey Department 

of Human Services (the "Department") and the signatory 

agency (the ''Agency") identified on the signature page. 

WHEREAS the New Jersey Legislature has from time to time 

authorized the Department to expend such funds as are appropriated 

for the construction, purchase, or purchase and renovation of Com­

munity-Based facilities for certain Department Clients; and 

WHEREAS the Department has established a capital funding pro­

gram to carry out such authorizations; and 

WHEREAS the Agency, as a Community-Based private agency or a 

local government agency, is eligible and desires to utilize funding 

under the aforementioned appropriations; 

THEREFORE the Department and the Agency agree as follows: 

I, DEFINITIONS 

For the purposes of this document, the following terms, when 

capitalized, shall have meanings as stated: 

Agreement means this document, the Annex(es), all additional 

appendices and attachments (including the Mortgage and any approved 

assignment~1_subcontracts 1 amendments and modifications) and all 
supportinE-·docurnents. The Agreement constitutes the entire agree­

ment between the parties. 

Agreement Ceiling means the amount so designated in the 
Annex(es) and reflects the total amount of funding committed by the 

Department under this Agreement. 
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Agreement Funds means funds committed by the Department to 

the Agency pursuant to this Agreement. 

Annex(es) means the attachrnent(s) to this document containing 

at least the following information: a description of the Project; 

schedules for Project implementation and completion, Agency report­

ing of Project progress and Expenditures, and payment of Agreement 

Funds by the Department to the Agency; the commencement and expira­

tion dates of the Agreement and the Project Period; the time period 

during which use of the Facility shall be restricted pursuant to the 

terms of Section 3. 05 Facility Restrictions; the names of the Pro-
•· 

ject director, the Agency officer authorized to sign this document 

and any other documents and papers under this Agreement, and the per­

sons to whom Notices shall be directed; the title(s) of the Depart­

ment officer(s) authorized to sign this document and any other docu­

ments and papers under this Agreement; the duties and responsibil­

ities of the Project director; the Project budget, identifying both 

the Total Project Cost and the Agreement Ceiling; the sources and 

amounts of all funds supporting the Project; and a description of the 

services required to be provided in the Facility subsequent to its 

inspection ·and approval by the Department or the Division ~nd subse­

quent to any required licensure. Copies of the forms of the mortgage 

and promissory note to be executed pursuant to Section 5.01 Mortgage 

Execution are appended to the Annex(es). 

Commun~ty-Based means those service delivery programs or facil­

ities which---.are not located on the grounds of or operated by a 

State institution. 

Current Fair Market Value means the value of the Facility as 

determined by a reputable real estate appraiser approved by the De­

partment. All appraisals must be independent of any influence either 

by the Agency or the Department. When used in connection with the 

satisfaction of the Mortgage, the Current Fair Market Value must be 

determined as close in time as possible to the date of such satis­

faction. 
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J:l.a:)a, means calendar days. 

Department Clients means, as appropriate, clients of 
the Division of Youth and Family Services, the Division of 
Developmental Disabilities or the Division of Mental Health. 

Division means, as appropriate, the Division of Youth 
and Family Services, the Division of Developmental 
Disabilities or the Division of Mental Health. 

Facility means the building constructed, purchased, or 
purchased and renovated in whole or in part under this 
Agreement and includes the land on which such building is 
situated. 

Mortgage means the mortgage or mortgages executed pur­
suant to Section s, OJ Mortgage Execution and also includes 
the promissory note(s) secured by such mortgage(s). 

Notice means an official written communication between 
the Department or the Division and the Agency. All Notices 
shall be delivered in person or by certified mail, return 
receipt requested, and shall be directed to the persons at 
the addresses specified for such purpose in the Annex(es) or 
to such other persons as either party may designate in 
writing. 

Project means the project described in the annex (es) 
for construction, purchase, or purchase and renovation of a 
Community:-Based facility for Department Clients and may 
include acquisition of land for such purpose. The Project 
may be wholly or partially financed with Agreement Funds. 

Project Expenditures (also Expenditures) means 
expenditures· made by the Agency in accordance with the 
Project budget contained in the Annex(es). 
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Project Period means the period, specified in the Annex(es), 

which spans the time from implementation to completion of the Pro­

ject. 

State means the State of New Jersey. 

Total Project Cost means the amount so designated in the 

Annex(es) and reflects the total cost of the Project. If the Agency 

provides or obtains funding in addition to Agreement Funds to sup­

port the Project, the Total Project Cost will exceed the Agreement 

Ceiling by the amount of such additional funds. 

II. BASIC OBLIGATIONS OF THE DEPARTMENT 

Section 2.01 Payment. Payment of Agreement Funds to the Agency 

shall be in accordance with Article VI of this document. 

Section 2.02 Inspection and Monitoring. The Department or its. 

designee shall inspect the Project site and shall monitor Project 

activities for conformity with the terms of this Agreement, as well 

as with all other applicable Departmental specifications. 

Section 2.03 Referenced Materials, Upon written request of the 

Agency, the Department or the Division shall make available to the 

Agency copies of federal and State regulations and other materials 

specifically referenced in this document. 

III. BASIC-'OBLIGATIONS OF THE AGENCY 

Section 3.01 Project Implementation and Completion. The Agency 

shall implement and complete the Project in accordance with the 

schedule outlined in the Annex(es). 
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Section 3.02 Expenditure of Agreement Funds. The Agency shall 

expend Agreement Funds for the Project in accordance with the budget 

contained in the Annex(es) and for no purpose other than as reflected 
-

therein. Salaries and travel expenses f0r Agency employees shall not 

be paid by Agreement Funds, except as may be specifically approved by 

the Department and budgeted in the Annex(es). 

With exceptions only as expressly approved by the Department, 

the Agency may expend Agreement Funds only during the Project Period 

specified in the Annex(es). When circumstances force Agency expendi­

tures for Project-related activities prior to the Project Period, 

such circumstances shall be documented by the Agenc~ and forwarded in 

writing to the Department. At the discretion of the Department, part 

or all of such expenditures may be recoverable from Ag~eement Funds. 

The Department makes no assurance that it shall permit such recovery. 

Section 3.03 Mortgage. The Agency shall execute and satisfy a 

Mortgage in accordance with Article V of this document. 

Section 3.04 Matching Funds. The Department may require that 

the Agency provide or obtain matching funds for the Project. Any 

required Agency match shall be provided in accordance with Depart­

mental specifications, and the source(s) and amount(s) of such match 

shall be recorded in the Annex(es). 

Section 3.05 Facility Restrictions. The Agency shall maintain 

the Facilfty as an approved facility for Department Clients for a 

period of time stipulated by the Department in accordance with writter 

Division policies. Such time period constitutes the Agreement term 

and is recorded in the Annex(es). Unless otherwise stipulated in the 

Annex(es), the Agency shall reserve 100 percent of the Facility's 

maximum client capacity for Division referrals, except during such 

times as the Division may determine that a lesser percent is adequate 
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Section 3.06 Project Director. Under the direction of the 

Agency's governing body, the Project director named in the Annex(es) 

shall be responsible for all Project activities. 

Section 3.07 Documents and Information. The Agency shall fur­

nish the Department or the Division with all documents and informa­

tion required by this Agreement, as well as with any additional ma­

terial which may be considered necessary by the Department or the 

Division in support of the Agreement. 

Section 3.08 Compliance with Laws. In fulfilling its commitment 

under this Agreement, the Agency shall comply with all applicable 

federal, State and local laws, rules and regulations (collectively, 

"laws"), including but not limited to the following: the federal 

Civil Rights Act of 1964, as amended; P.L. 1933, Chapter 277, of the 

State of New Jersey, as amended (N.J.S.A. 10:2-1 et seq.) and P.L. 

1975, Chapter 127, of the State of New Jersey (N.J.S.A. 10:5-31 

et seq.) pertaining to affirmative action and nondi.scrimination in 
,·: 

public contracts; the federal Equal Employment Opportunity Act; Sec-

tion 504 of the federal Rehabilitation Act of 1973 pertaining to non­

discrimination on the basis of handicap; the federal Age Discrimina­

tion Act of 1975; and the New Jersey Conflicts of Interest Law 

(N.J.S.A. 52:13D-l2 et seq.), including but not limited to those 

sections pertaining to contracting; solicitation and the provision 

of inducements to State legislators, officers or employees. In ad­

dition, the Agency shall comply with all applicable State and local 

laws relat~~g_to licensure, with standards specified by the Depart­

ment as a~priate to the Facility, and with all applicable policies 

and procedures issued by the Department or the Division. 

IV. SERVICE CONTRACT 

The execution of this Agreement shall require execution of 

separate contract(s} or affiliation agreement(s} for the provision 

of services in the Facility. The parties to such service co.ntract(s) 
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or agreement(s) shall be the Division and the Agency or, alternatively 

the Division and another entity approved by the Division. The ser­

vices to be provided in the Facility are described in the Annex(es). 

This Article, in conjunction with Section 3.05 Facility Restric­

tions, binds the Agency to make the Facility available for the pro­

vision of Department-approved services for the entire term of the 

Agreement. This Article shall not be construed, however, to obligate 

the Division or the Department to continue to fund such services 

throughout the Agreement term. The Division may choose or may be 

forced to discontinue such funding; and such discontinuance may, at 

the option of the Department, result in termination .. of this Agree­

ment. Should such termination occur, the Department may act in ac­

cordance with any appropriate option set forth in Section 5.02 Mort­

gage Satisfaction. 

V. MORTGAGE 

Section 5.01 Mortgage Execution. The Agency shall execute and 

deliver to the Department a promissory note and a mortgage against 

the Facility. Execution of such documents shall be authorized by a 

resolution of the Agency's governing body. The amounts of both the 

note and the Mortgage shall be equal to the Agreement Ceiling. At 

the conclusion of the Project Period, should the actual amount of 

Project Expenditures approved for payment by the Department differ 

from the Agreement Ceiling as budgeted in the Annex(es), an addi­

tional note==l:thd an additional mortgage shall be executed by the Agenc: 

in the amount actually paid or approved for payment in excess of the 

original Agreement Ceiling. The original Mortgage and any additional 

Mortgage shall be filed by the Agency for recording in the county in 

which the Facility is located, and proof of such filing shall be de­

livered to the Department within seven Days thereafter. The original 

Mortgage and any additional Mortgage shall contin~e in full force and 
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amount until or unless the Department acts in accordance with any 

of its options set forth in Section 5.02 Mortgage Satisfaction. 

Section 5.02 Mortgage Satisfaction. The Department may, upon 

expiration or termination of the Agreement, exercise any of the 

following options: 

(a) If the Agreement Ceiling equals the Total Project Cost, 

the Department may require that the Agency transfer the 

Facility's title either to the Department or to an entity 

designated by the Department. 

(b) If the Agreement Ceiling is less than the Total Project 

Cost, the Department may pay the Agency for the Agency's 

interest in the Facility, and upon such payment the Agency 

shall transfer the Facility's title either to the De­

partment or to an entity designated by the Department. In 

such case, the amount of the Department's payment to the 

Agency shall be calculated by multiplying the Current Fair 

Market Value of the Facility by the percentage of the 

original investment represented by Agency funds. 

(c) Regardless of the relationship of the Agreement Ceiling 

to the Total Project Cost, the Department may require pay­

ment by the Agency to satisfy the Mortgage. If the Agency 

must sell the Facility in order to satisfy the Mortgage, 

_.and if the proceeds of such sale are less than the amount 

of the Mortgage, the Department's fair share of such pro­

ceeds shall be deemed to satisfy the Agency's indebtedness 

under the Mortgage. The Department's fair share of the 

sale proceeds shall be the same percentage as the percent~ 

age of the original investment represented by Department 

funds. No amount less than the full amount of the Mortgage 

shall be deemed to satisfy the Agency's indebtedness to the 
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Department unless the A_gency furnishes the Department with 

an appraisal indicating the Current Fair Market Value at 

the time of such sale and unless the Department is satis­

fied that the sale price was re~sonable in light of such 

appraisal. 

VI. PAYMENT 

Section 6.01 General Payment Obligation. Except as otherwise 

limited or precluded in this Agreement, and contingent upon satis­

factory fulfillment of the Agency's obligations as set forth in 

Section 3.01 Project Implementation and Completion, the Department 

shall pay the Agency the lesser of (a) the Agreement Ceiling or (b) 

an amount which bears the same percentage relationship to aggregate 

Project Expenditures as the Agreement Ceiling bears to the Total 

Project Cost. 

Section 6.02 Method and Schedule of Payment. The Agency shall 

be paid under this Agreement in accordance with the method and sched­

ule outlined in the Annex(es). Where applicable, the Department re­

serves the right to require written verification from the Project 

architect, contractor or other appropriate person, certifying the 

percentage of the Project completed to the date of Agency billing. 

In addition, the Department may require copies of statements from 

parties involved in Project activities. 

Sectiorr'G.03 Payments Conditional. All payments by the De­

partment under this Agreement shall be subject to revision on the 

basis of an audit conducted under Section 7.04 Audit. 

VII. BOOKS AND RECORDS; REPORTING REQUIREMENTS; VISITATION 

AND INSPECTION; AUDIT 

Section 7.01 Books and Records. The Agency shall maintain 

such books, records and accounts as are considered necessary by the 
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Department to ensure an accurate and adequate accounting of all re­

ceipts, expenditures and available funds, regardless of their source, 

relating to the Project. A separate bank account shall be estab­

lished for Agreement Funds to ensure that they are identifiable for 

monitoring and auditing purposes and that co-mingling of Agreement 

Funds does not occur. 

All books, records and documents of any kind pertaining to this 

Agreement shall be retained by the Agency for a minimum of four years 

after expiration or termination of the Agreement or ten years after 

completion of the Project, whichever is later. such requirement can 

be waived only by written authorization of the Depa:r::.tment. 

Section 7.02 Reporting Requirements. The Agency shall report 

Project progress and Expenditures to the Department in accordance 

with the schedule and procedures established in the Annex(es). 

Section 7.03 Visitation and Inspection, The Agency's books, 

records and facilities, as well as the Project site itself, shall 

be available for inspection by authorized representatives of the De­

partment, the Division and .any other appropriate unit, agency or 

agent of State or local government. At the discretion of the De­

partment, visitations and inspections may be at any time and may be 

announced or unannounced. The Agency's obligation to make available 

its books and records for on-site inspection, however, shall be limi­

ted to regular business hours. 

Section 7.04 Audit. At any time during the Agreement term, the 

Agency's overall operations, its compliance with specific Agreement 

provisions, and the operations of any assignees or subcontractors en­

gaged by the Agency under Section 10.01 Assignment and Subcontracts 

may be subject to audit by the Department, by any other appropriate 

unit or agency of state government, or by a private firm retained or 

approved by the Department for such purpose. 
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Whether or not such audits are conducted during the Agreement 

term, a final financial and compliance audit of Project operations, 

including the _relevant operations of any assignees or subcontractors, 

shall be conducted. Generally such audit Jhall be initiated within 

two years after expiration of the Project Period. Should extraordi­

nary circumstances prevent this from occurring, the final audit shall 

commence as soon as feasible thereafter. The final audit shall be 

performed by a unit or agency of State government or by a private 

firm retained for such purpose by the Department or the Agency and 

shall follow guidelines issued by the Department. Final financial 

settlement of this Agreement shall be contingent upon the findings 

of the final audit. 

All provisions of Section 7.03 Visitation and Inspection shall 

apply to the Agency and to any assignees or subcontractors in the 

case of any visitations or inspections made for the purpose of audit. 

The Department reserves the right to have· access to all written ma­

terial, including but not limited to work papers, generated•in con­

nection with any audit conducted. Should the Agency retain a pri­

vate auditing firm, the Agency shall ensure that the instrument used 

to engage such firm contains express reference to the Department's 

right of access pursuant to this section. 

VIII, AGREEMENT TERM; PROJECT PERIOD; AMENDMENTS ANO MODIFICATIONS; 

CLOSEOUT 

Sectio.tiS.Ol Agreement Term. This Agreement shall commence and 

expire on the dates specified in the Annex(es). The Agreement's ex­

piration date shall coincide with the date on which the Agency shall 

have satisfied its obligation to the Department as established pur­

suant to the terms of Section 3.05 Facility Restrictions and recorded 

in the Annex(es). 

Notwithstanding the foregoing, the Department and the Agency re­

tain the rig):lt, during the Agreement term, to terminate this Agree-
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ment upon six months' Notice to the other. 
occur, the Department may act in accordance 

1/i] 0019/0031 

Should such termination 
with any appropriate 

option s e t for th in .:cs-'-e-'-c_t_l._· o_n __ S_ . ..c.0_2.....:.M.c...o_r.,..tc...g.._a:.c.g,,_e.c......c.S..::.a'-t'--i:..cs;;.;fc..a::.c;c:_::t.=ic::oc:..:n . 

Section 8.02 Project Period. The Project Period shall commence 
on the same date as the Agreement and shall expire on the date spe­
cified in the Annex(es). The Project Period may be extended only 
upon written authorization of the Department. 

Section 8.03 Amendments and Modifications. Except as may other­
wise be provided for in this document, all amendments and modifica­
tions to the terms of this Agreement shall be consistent with Depart­
ment or Division policies and shall be accomplished by means of a 
written agreement signed by the parties' authorized agents identified 
in the Annex(es). All written amendments and modifications shall be­
come part of this Agreement and shall be appended to this document. 

Section 8.04 Closeout. All financial accounts under this Agree­
ment, with the exception of the Mortgage, shall be settled as accu­
rately as possible within 90 Days after expiration of the Project 
Period and shall be settled finally based upon the findings of the 
final audit conducted under Section 7.04 Audit. Any unexpended Agree­
ment Funds in the possession of the Agency shall be returned to the 
Department within the 90-Day closeout period. The Mortgage shall be 
satisfied in accordance with Section 5.02 Mortgage Satisfaction. 

Except..as may otherwise be provided for in this document, all 
non-financiarobligations of both parties shall continue after the 
Project Period and shall cease on the effective date of expiration 
or termination of the Agreement. 

IX. DEFAULT 

Section 9.01 causes. The occurrence of any of the following 
shall be considered by the Department as Agency default of this Agree­
ment: 
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(a) Agency failure, judged to be substantial by the Depart­

ment, to abide by Project specifications stipulated in 

the Annex(es); 

(b) Agency failure, judged to be substantial by the Depart­

ment, to adhere to the schedule established in the 

Annex(es) for Project implementation and completion; 

(c) any Agency use of Agreement Funds for purposes other than 

as approved by the Department and specified in the 

Annex (es); 

(d) Agency submission to the Department or the Division of 

reports or other documents that are inaccurate or in­

complete in any material respect: 

(e) Agency refusal or failure to permit the Department, the 

Division or a designee of the Department to inspect the 

Agency's facilities, including the Project site, or to 

review and monitor Agency administrative records and 

operational practices; 

(f) Agency allowance, in the absence of Departmental approval, 

of the placement of any lien, mortgage or other encumber­

ance on the Facility during the term of this Agreement, 

other than as provided for in Section 5,0l Mortgage 

Execution or identified in the Annex(es); 

(g) Agency use of Agreement Funds to employ or otherwise com­

pensate directly or indirectly any employee of the De­

partment; 

(h) Department discovery, in the absence of Agency disclosure, 

of any pecuniary or personal interest by the Agency, its 
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officers, trustees, directors or employees in any assign­

ment or subcontract executed pursuant to Section 10.01 

Assignment and Subcontracts; 

(i) conduct or acts, including but not limited to alleged or 

adjudged criminal activity, on the part of the Agency, 

its officers, trustees, directors or employees, which 

are detrimental to the reputation of the Agency or the 

Department; 

(j) any Agency failure, judged to be substantial by the De­

partment, to comply with the terms and conditions of this 

Agreement, including any failure to maintain an approved 

use of the Facility pursuant to Section 3,05 Facility 

Restrictions. 

Section 9.02 Procedures. Upon occurrence of any of the events 

enumerated in Section 9,01 Causes, the Department shall give Notice 

to the Agency that it is in default of this Agreement and shall 

elect either to terminate the Agreement on a date of the Department's 

choosing or to invoke the remedy provision set forth in Section 9.03 

Remedy. Should the Agreement be terminated pursuant to this section, 

the Department shall act in accordance with any appropriate option 

set forth in Section 5.02 Mortgage Satisfaction. 

Section 9.03 Remedy. In lieu of terminating this Agreement 

in the eve~t-Of default, the Department may advise the Agency, in 

the Notice of default, of specific measures the Agency must under­

take to remedy the default by a date of the Department's choosing. 

Such date shall be no more than six months from the date of the 

Notice of default and may be extended only at the discretion of the 

Department and upon Notice to the Agency. The Department's elec­

tion of this provision shall in no way limit or preclude its right 

to terminate the Agreement upon Notice to the Agency, should the 

Agency fail. to adhere to the remedy measures or the time schedule 

specified in the Notice of default. 
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X. MISCELLANEOUS 

section 10.01 Assignment and Subcontracts. No rights or obli­

gations of the Agency under this Agreemen~ may be assigned or sub­

contracted by the Agency, nor may the Agency sell or transfer title 

· to the Facility, except as may be provided within the terms of this 

Agreement or with the prior written approval of the Department. 

All approved assignments .and subcontracts shall become part of this 

Agreement and shall be subject to its terms. The Agency shall bear 

full responsibility, without recourse to the State or any of its 

subdivisions, for performance under any approved assignment or sub­

contract. The Agency shall forward copies of all assignment and 

subcontract documents to the Department and shall retain copies of 

them on file together with this document. 

Section 10.02 Procurement. The Agency shall bear full respon­

sibility, without recourse to the State or any of its subdivisions, 

for the settlement and satisfaction of any issues arising from any 

procurement arrangement entered into in support of this Agreement. 

Section 10.03 Insurance. The Agency and any assignees or sub­

contractors engaged in construction or renovation of the Facility 

shall obtain the following types of insurance in coverage amounts 

judged adequate by the Department and indicated in the Annex(es): 

(a) wqrkers' compensation; 

(b) general liability, including completed operations, broad 

form property damage and broad form contractual coverage; 

(c) fire insurance with extended coverage, such coverage to 

be equal to the replacement value of the Facility without 

any co-insurance; and 
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(d) builder's risk, on .an all-risk basis. 

In addition, the Department may requi.re the Agency and any 

assignees or subcontractors to obtain a completion bond and/or to 

maintain any other 

by the Department. 

type of insurance coverage considered necessary 

The State, which shall include the Department, 

shall be included as an additional named insured on any insurance 

policy applicable to the Project. The Department may require such 

proof of the required insurance and/or bond as it de.ems appropriate 

at any time during the Project Period. 

Section 10.04 Indemnification. The Agency shall defend, in­

demnify and otherwise save harmless the State of New Jersey, its 

agencies, departments, bureaus, boards, officials and employees from 

any and all claims or actions at law, whether for personal injury, 

property damage or liabilities, including the costs of defense 

(a) which arise from acts or omissions, whether negligent or not, 

of the Agency or its agents, employees, servants, subcontractors, 

material suppliers or others working for the Agency, irrespective 

of whether such risks are within or beyond the control of the Agency, 

or (b) which arise from any failure to perform the Agency's obliga­

tions under this Agreement or any improper performance. 

Notwithstanding the Agency's responsibilities outlined above 

in this section, the State reserves the right to provide its own 

attorney(s) ·-~assist in the defense of any legal actions which may 

arise as a result of this Agreement. 

Section 10.05 Insufficiency of Funds. The Agency and the De­

partment recognize that this Agreement is dependent upon funding 

through State appropriations. The Department shall not be held re­

sponsible for any breach of this Agreement arising due to insuf­

ficiency of such appropriations. 
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Section 10.06 Exercise of Rights. A failure or a delay on the 

part of the Department or the Agency in 

or privilege u0der this Agreement shall 

exercising any right, power 

not waive that 

or privilege. Moreover, a single or a par:-.ial exercise 

right, 

shall 

power 

not 

prevent another or a further exercise of that or of any other right, 

power or privilege. 

Section 10.07 Application of New Jersey Law. The parties to 

this Agreement hereby acknowledge that this Agreement•is governed 

by New Jersey law, including the provisions of the New Jersey Con­

tractual Liability Act (N.J.S.A. 59:13-1 et seq.) governing the 

Department's liability in any dispute that may arise under this 

Agreement. 

Section 10.08 Title to Facility. The title to the Facility 

shall be and remain in the Agency until such time as the Agreement 

has expired or been terminated for any reason. At such time, the 

Department's choosing of certain options set forth in Section 5.02 

Mortgage Satisfaction may result in transfer of the Facility's 

title either to the Department or to an entity designated by the 

Department. 

Section 10.09 Renewability. Up~n expiration of the Agreement 

term specified in the Annex(es), this Agreement may be renewed only 

on the condition that such renewal is desired and its terms are 

fully agreed upon by both the Department (or its successor) and 

the Agency.-in a renewal agreement. Nothing either explicit or im­

plicit in this Agreement shall be construed as granting to the Agency 

an automatic right of renewal. The Department reserves the right, 

for any reason whatsoever, to refrain from renewing this Agreement. 

Should the Agreement be renewed in accordance with the terms of 

this section, the Mortgage shall also be renewed; and the Agency's 

liability to satisfy the Mortgage shall continue under and be governed 

by the renewal agreement. 
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AGR.E!Mml'·SIGNATU'R.ES AND DATE 
Tho ce•rm.s of! chis'Agr ■ emenc: have been read and u.-iderstooci by the persons whose signatures ,ppear below. The parties ,gree co comply with che cermJ and condic:ions of ch• Agreemenc: as sec: fo::-:h in Article I through Article X above. 

New Human Services 

NAME: 10,,,.. 0 M Edwards I 

TITLE: Executive Director 

AGENCY: ENABLE I NC. 

ADDRESS: 13 Rosze I Rd. 

Princeton, NJ 08540 

AGREtM!lll"r DAT!D: 
Jf}-/\)UA-1<..'j /2, 2COO 

(9/83 
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PROMISSORY NOT! 

$ ]88,500.00 JaN. /2 2000 

In &ccordanca lolith & Capic&l Funding Agraamanc dacad --------ktJ. 12 2oo~ 
' ENi\BI,E. INC. 

promises co pay on demand eo cha order ot.cha Seace ~t New Jar~ey, 

Oepar'C?llane ot H1.1111an Services., R~s ~~~~rx~i ei~ht~-eight thousand, 
five hundred dollars and no ce xxx xx ltl< 

~. payable ac Capie&l Place Ona, 222 South Warran Seraac, 

Trenton, New Jersey 08625. 

S:A-; of New Jersey. 

My Coc.0;1,issivn expires 7,/2'-jk 
~n this _,.,& ___ fll'I ill~ 

DEBO~Afi A BARRY 
NOTARY Pf.If'! •r f'C """' •ens<:"( 

,._~v r,,.,.., ... -~ ,,,," •··,,-,. ,,.~ '?/j; ·1,,; ;__., 
·", vVn,,,,.ll,.).::l v1·◄ t:.•" ,r,~,.,,L,L~'.,L,{;,r-

NJ.ME: Joyce M. Ed•,1ards 

TITLE: Executive O i rector 

AGENCY: nable Inc. 

ADDRESS: 13 Rosze I Rd' 
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COMMUNITY RESIDENTIAL FACILITY FUNDING PROGRAM 
STATE OF NEW JERSEY -DEPT. OF HUMAN SERVICES 

DIVISION OF DEVELOPMENTAL DISABILITIES 

ANNEX A · PROJECT SUMMARY 

1. This Agreement commences on /-12-2000 and expires on /-//- 2o2o 

2. Legal Name of Agency: _ _.E""N"-'A""B,.LE.......,l""N""C_,_. _____________ _ 

3. Agency Address (Including P.O. Box, City, State, Zip Code, County): 
13 Roszel Rd. 

Princeton NI 08540 

4. Date of Agency Incorporation:_~0=c~±o~h~e~c~1 ~· ~J~2-8~9 __________ _ 
5. Federal I.D. Number: 22-2993393 ---------------------6. Project Location (Street, Address, City, State, County): 

604 West Park Ave. 
Ocean Twp., NJ07740 

7. Project Scope: 
-~ ____ Purchase ____ Land _____ Existing Building(s) 

X Renovation ____ Expansion of Existing Facility 
New Construction Equipment ------

8. The Project Period Commences on/-/2 ·.2tooand expires on 1- II- 2ooo 

9. Project Director: 

Name: A I ice J • Broda 

Address: Enab I e Inc. 
13 Roszel Rd. 

Princeton. NJ 08540 
Phone: (609) 987-5003 

10. Agency Officer authorized to 
sign this and other documents: 

Name: loyco M Edwards, Exer Dir. 
Address: Enable Inc. 

13 Roszel Rd. 

Princeton NJ 08540 
Phone: (609) 987-5003 

11. Person to whom Notices shall be directed: 
a) Agency b) Department 
Name: same as above Name:_--=E-'---r-'---i k'-"a'----=L"'-oy_,__k=a~------
Address:___________ Address:~D=D=D _________ _ 

CN 726 

Trenton NJ 08625-0726 
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COMMUNITY RESIDENTIAL FACILITY FUNDED PROGRAM 
STATE OF NEW JERSEY - DEPARTMENT OF HUMAN SERVICES 

DIVISION OF DEVELOPMENTAL DISABILITIES 

ANNEX A - ATTACHMENT A: 
DUTIES AND RESPONSIBILITIES OF PRO.JECT DIRECTOR 

The Project Director of ___ .lC,ENu.A=>J.B,...J .,_F-'"I Nx,.C~------- is responsible for: 

1. reporting the progress of the construction and related work to the 
Department through the Regional Assistant Director's Office, DDD; 

2. paying all contractor's and other bills as appropriate; 

3. submitting the invoices to the Statement for payment as per the 
Schedule in Annex C of this Agreement; 

4. verifying that the work is completed as approved by the Department. 

i4J 0028/0031 
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COMMUNITY RESIDENTIAL FACILITY FUNDING PROGRAM 
STATE OF NEW JERSEY - DEPARTMENT OF HUMAN SERVICES 

DIVISION OF DEVELOPMENTAL DISABILITIES 

ANNEX B - PRO,JECT BUDGET: PURCHASE AND RENOVATION 

I. PROJECT COSTS: PROJECT TOTAL AGREEMENT AMT AGENCY AMT 

A. Purchase of Facility Seeking 
l) Purchase Price $ 185,000.00 $ 185 000.00 $Lev. Grant 

2) Closing costs, $ 3,000.00 $ 3 000.00 $ 
including legal fees, 
studies & survey 

B. Architect $ $ $ 

C. Appliances $ $ $ 

D. Carpeting $ $ $ 

E. Renovations, $ $ $ 
including general 
contract, fire alann/ 
detection and equipment 

F. Other $ 500.00 $ 500.00 s 

G. Total Project Cost $ 188.500.00 $ 188.500.00 $ 11 

2. Ae:reement Ceilin1t $ 

3. SOURCES OF FlJNps TO SUPPORT PROJECT (use additional sheet ifnecessary): 

DHS Funding 

* List the basis for each element of the Project Cost• e.g., architect's estimate, 
contractor's estimate, agency estimate, consultant's estimate, purchase price. 

BASIS• 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

$ 

~0029/0031 
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COMMUNITY RESIDENTIAL FACILITY FUNDING PROGRAM 
STATE OF NEW JERSEY - DEPARTMENT OF HUMAN SERVICES 

DIVISION OF DEVELOPMENTAL DISABILITIES 

ANNEX C - PROJECT PROGRESS AND PAYMENT: PURCHASE & 
RENOVATION 

I. Reports and Inspections. 

A. The Agency will report Project progress and expenditnres as 
requested, but not less frequently than monthly, to the 
Department through the Regional Assistant Director's Office, 
Division of Developmental Disabilities. 

B. The Department will make periodic site inspections as necessary. 
At minimum, the following inspections will be made: 

I. site inspection prior to purchase of facility 

2. renovation inspection at 50% completion 

3. final inspection upon completion of Project, prior to 
final payment of capital funds. 

2. Payment of Capital Funds by the Department to the Agency 

A. Upon commencement of the Agreement, the Department will make 
initial payment of the following budgeted costs as specified: 

I. Purchase of Facility 
2. Closing Costs 
3. Architect 
4. Appliances 
5. Carpeting 
6. Renovations 
7. Other 

Total to be paid 

Amount to 
be paid 

$ 185 GOO QQ 
$ 3;000.00 
$ ____ _ 
$ ____ _ 

$ ____ _ 
$ ____ _ 

$ 500.00 

$ 188 500.00 

% of Budgeted Amt 
(Per Annex B 

$ JOO% 
$ 100% 
$ ______ _ 

$ ______ _ 
$ ______ _ 

$ _____ _ 

$ 100% 

14] 0030/0031 
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B. Subsequently upon receipt from the Agency of billings and 
written verification of the percentage of the project completed 
to date, the Department will pay renovations costs as follows: 

% of Project Completed % of Budgeted Renovations Dollar Amount 
Amount (Per Annex B) to be pajd 

to be paid 

I. 50% 

2. 100% 

An adjustment based on actual costs may be made in the second 
payment to compensate for any previous over or underpayment 
made based on estimated costs. 

C. Subsequent to the final inspection required in I B3 above, the 
Department will pay the remainder of the documented approved 
Project costs up to, but not to exceed, the Agreement Ceiling. 

Annex D - DESCRIPTION OF SERVICES TO BE DELIVERED IN FACILITY 

The Agency shall maintain the Facility as a licensed community residence 
for the Developmental Disabled housing, __ "-__ persons. The 
facility shall provide food, shelter and personal guidance for developmentally 
disabled persons who require assistance, temporarily or permanently, in order 
to live independently in the community. 

anexapro 
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2019 Amended Third Round Housing Element and Fair Share Plan 

Ocean Township, Monmouth County, N.J. 

 

 

 

 

 

 

 

 

 

APPENDIX I 

Heritage Village at Oakhurst Crediting Documentation, including: 

 NJHMFA financing, deed restriction and regulatory agreement 

 Special Needs Housing Trust Fund deed restriction 

 LIHTC deed restriction 

 HOME agreement and deed restriction 

 Township mortgage 

 Developer’s agreements and amendment 

 Unit census 

 2019 Utility allowances, maximum gross rents   





















































































































































































































































































AFFORDABLE HOUSING DEVELOPMENT AGREEMENT 
,., 

AGREEMENT, made this t ~ day of }/ltr-;l 2013, between Community 
Investment Strategies, Inc." its successors aod assigns herein er referred to as ("CIS"); Ocean 
Senior Citizens Housing Corporation, hereinafter referred to as ("Poplar") and The Township of 
Ocean, hereinafter referred to as (the "Township"). 

WHEREAS, as CIS is an affordable housing developer that has a reputation for 
developing, owning and managing affordable housing projects in the State of New Jersey; and 

WHEREAS, Poplar is currently the owner and operator of a 93 unit active adult 
community in the Township of Ocean, Monmouth County, New Jersey, known as "Poplar 
Village"; and 

WHEREAS, Poplar is presently less than 50% occupied due to substantial damage 
caused by flooding and Poplar therefore desires to relocate and construct a new community for 
its resident that is not located in an area prone to flooding; and 

WHEREAS, the Township is currently the owner of a certain ± 6.85 acre parcel of land 
identified on the Township Tax Maps of Ocean Township as Block 3; Lot 16.03 and 16.04 also 
known as 777 West Park Avenue (the "Property'~; and 

WHEREAS, the Township has an obligation under the Fair Housing Act to create a 
realistic opportunity for the provision of low and moderate income housing; and 

WHEREAS, Poplar Village and CIS desire to construct an age-restricted, affordable 
rental community consisting of approximately 93 units in a building not to exceed four (4) 
stories on the Property as previously defined (the "Project"); and 

WHEREAS, since CIS, Poplar and the Township (the "Parties") each posses certain 
necessary skills and resources, it is in the mutual interest of the parties to jointly participate in 
implementing the Project and to define their respective responsibilities with respect to the 
construction and development of the Project; 

NOW THEREFORE, IT IS AGREED AS FOLLOWS: 

1. PURPOSE. The purpose of this Agreement shall be to define the responsibilities of each 
of the parties hereto with respect to the construction and development of the Project. The Project 
shall consist of approximately 93 units in a building not to exceed four (4) stories on the Property 
as previously defined which is adjacent to West Park Avenue in the Township of Ocean. Any 
obligations relating to the management and operation of the Project after its Completion (as 
hereinafter defined), such as preparation of annual investor reports, communications, and tax 
forms, certifications as the Administrative Agent to the Township'S housing liaison and to the 
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Department of Community Affairs ("DCA") shall be the responsibility of CIS, as the ("housing 
sponsor"). 

2 AFFORDABLE HOUSING REQUIREMENTS 

a. CIS will provide 93 total units, inclusive of 92 affordable age-restricted rental units and one 
on-site manager. At a minimum, there shall be a set aside for ten (10) units that are affordable to 
very low income households at or below thirty (30%) of AMI. 

b. If CIS secures rental assistance contracts and/or Rental Assistance Demonstration (RAD) 
funding and/or proceeds from the Section 236 Program for some or all of the 92 affordable units, 
CIS will deed restrict the number of units for which it receives rental assistance as low incomc 
units, up the full number of units in the project. Low income is defined as units affordable to 
low income households who earn 50 percent of median income or less, as defined for the 
Township's housing region. CIS agrees to apply for renewal of RAD funding or other subsidies 
throughout the initial thirty (30) year affordability conrrol period. Any funding received will not 
offset the ten (10%) set aside as defined in paragraph 2(a) . 

c. Regardless of whether CIS secures rental assistance contracts and/or Rental Assistance 
Demonstration (RAD) funding and/or proceeds from the Section 236 Program, the following 
provisions shall apply: 

1. Length of Affordability Controls - All Project affordable housing units shall be 
subject to a Thirty (30) year Deed Restriction. In the event that the Project affordability 
controls are not renewed for any reason the Township shall have an option to purchase 
the Project subject to the terms of a right of first refusal. 

2. CIS shall take all necessary steps to provide 92 creditworthy units and to maintain the 
creditworthiness of the units for at least 30 years under applicable law. 

3. If there are special needs units, CIS shall select the provider and any subsequent 
provider for the special need units, subject to the Township 's consent, which consent the 
Township may not umeasonably withhold. 

4. Housing units shall be restricted under the Housing for Older Persons Act 1995 24 
CFR Part 100 where at least eighty percent (80%) of the occupied units are occupied by 
at least one person who is fifty-five (55) years or older. To the extent permitted by law, 
there shall be no individuals residing in the units under 19 years old. 

3. SOURCES OF FTNANCTNG. 

a. Sources of financing are expected to include equity investment by investors through the 
syndication (the "Project Syndication") of low-income housing tax credits (UHTC) to be 
allocated by the New Jersey Housing and Mortgage Finance Agency (the "Agency"); and 
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possible additional funding through Housing and Urban Development Agency ("HUD") and 
Community Development Block Grant Disasler Recover funds ("CDBG"). The Project may also 
receive loans or subsidies from public entities, including the State of New Jersey, the County of 
Monmouth, if available, as well as capital contributions from Poplar. The Township shall also 
contribute as set forth in paragraph 4. Each unit that receives a HAP contract or RAD subsidy 
will be designated as a low income unit as defined in this Agreement. 

b. The currently anticipated Project financial structure is attached as Exhibit A. Some of these 
sources of funds may be contributed or loaned to the Project through a non-profit company, 
which if done will be identified by CIS ("Non-Profit Participation"). Upon Project Syndication, 
CIS or a related entity will remain the managing member/general partner of the Owner Entity (as 
hereinafter defined). 

4. MUNICIPAL CONTRlBUTION 

a. In addition to the other Township obligations set forth herein, in order to ensure the economic 
feasibility of the Project, the Township shall provide a municipal subsidy to CIS for the benefit 
of the Project of five (5%) of the total Project cost which is anticipated to be $22,000,000.00. 
(i.c. total Township contribution of $1,100,000.00). The Township 's contribution will be the 
contribution of the Property to Poplar for the benefit ofthc Project. The Township's contribution 
shall be limited to the contribution of the Property to Poplar for the benefit ofthe Project. 

5. APPLICA nON FOR FUNDING. 

a. CIS shall be responsible for preparing the application for LIHTC and Syndication of the 
Project and making application to the Agency for funding on behalf of the Project. It is 
understood that in order to receivc the most advantageous financing, the Project will compete for 
9% Lax credits. The Township and Poplar acknowledge that the process to obtain 9% tax credits 
is highly competitive, and should the Project not be awarded credits in the upcoming round, the 
Township and Poplar will assist in improving the application for 9% credits for a subsequent 
round, or cooperate in restructuring the Project as a 4% LIHTC transaction, which shall not 
require additional Township contribution. 

b. CIS shall fund costs associated with securing approvals and filing and prosecuting the LlHTC 
applications, which the Parties acknowledge as a significant expense. As such CIS shall retain 
the exclusive right to pursue the development of the Project for up to three (3) years from the 
date of the execution of this Agreement. In the event CIS does not obtain a financing 
commitment for the Project within the three (3) year window, the Township and Poplar may 
assign the development rights of the Project to another developer. 

c. CIS shall prepare applications for grants and loans, and other financing as available. Certain 
grants and loans may require participation by a non-profit entity which shall be selected and 
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arranged for by CIS. CIS will arrange for and prepare any agreements necessary to reflect any 
Non-Profit Participation. Certain applications for grants and loans, and other financing as 
available may require participation by a municipality. The Township will cooperate with CIS in 
this participation. The parties acknowledge that the preparation and execution of the 
aforementioned loan and grant applications require significant expenditure by CIS. 

d. As part of the appiication of funding in the event that CIS docs not secure funding in the 
application cycle expiring on May 31, 2013, the Township agrees at its sale cost and expense, to 
the extent permItted by law, to designate the Property as an Area in Need of Redevelopment. See 

NJ.S.A. 40A:12A-l, et. seq. 

6. PILOT. The Township shall grant the Project a Payment in Lieu of Tax Agreement 
("PILOT") under the Agency statute reflecting a PILOT payment at a rate no greater than 6.28% 
pursuant to the statutory definition of gross rents. 

7. LAND USE APPROVALS. CIS shall obtain from the appropriate governmental 
authoriTy, application fee, all permits, approvals, licenses, certificates and other authorizations 
necessary to develop the Project (the "Approvals"). The Township shall promptly, upon reguest 
of CIS, reasonably assist and cooperate with the CIS in securing the Approvals, which 
cooperation and assistance shall include: 

(i) The Township will contribute the Township-controlled Inspection Fee, Building 
Permit Fees and Recreation Fee. Specifically, the contribution of said fees is limited to the cost 
of Township'S "in-house personnel" and municipal pennit fees. Any fees or costs associated 
witli inspections, reviews undertaken or permits by outside professionals, consultants, or 
contractors to the Township will be paid by tlie Developer in accordance with applicable 
Township regulations. 

(ii) The Township does not control tlie sewer and water service in the municipality, 
but has made inquiry of New Jersey American Water and the Township of Ocean Sewerage 
Authority. The responses of these entities are attached hereto as Exhibit JL The Township 
bears no financial responsibility for providing sewer and water service to the Property. 

(iii) As part of future applications for funding following tlie May 2013 deadline, the 
Township shall take all necessary action to facilitate an amendment to existing zoning to permit 
the construction of the Project which shall consist of a four (4) story residential structure 
containing up to 93 residential units. 

8. CONSTRUCTION OF THE PROJECT 
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a. CIS will prepare a General Construction Agreement (the "Construction Agreement") for CIS 
Construction, LLC, a related entity, or other contractor chosen solely by CIS as the General 
Contractor for the Project between CIS and Poplar with no impact to the Township. Parties 

agrees that the Construction Agreement shall be based upon the standard CIS construction 
agreement, and agrees that the Construction Agreement will be structured as a Lump 
Sum/Stipulated Sum Fee Agreement with values, terms and conditions determined by CIS. CIS 
will provide Construction oversight, supervision, and management and a guarantee to the 
investor of construction completion. 

b. CIS will oversee the preparation of construction documents (civil engineering, architectural 
construction drawings and project specifications, etc.) (the "Construction Documents"). It is 
understood by each of the parties that the Construction Documents must meet minimum 
requirements of investors and lenders and therefore arc subject to their approval. 

CIS will also provide these additional services to the Project: 
Administrative Agent for the Project. 
Management during initial rent-up and stabilized occupancy. 
Preparation of financial projections. 
Preparation of annual investor reports, communications, and tax forms. 
Upon Completion, the Project will be managed by CIS Management Inc. 

c. CIS shall prepare a Development Services Agreement for the Project. The Development 
Services Agreement shall include a developer fee to CIS equivalent to up to 15 percent of the 
total development cost of the Project for all development services through including construction 
and operations including coordination of syndication, legal, and organizational. The fee shall be 
earned in accordance with the Agency rules and the LlHTC syndication agreement. This 
Development Services Agreement also includes the selection of professionals and the 
supervision of preparation of architectural, site engineering and land development plans. 

9. PROPERTY TRANSFER. 

(a) Representations . Township makes the following representations regarding the 
Property to the best of its knowledge: 

(i) The Township is the owner of the Property and has good and marketable 
title for the purposes of the transferring the property for completion of the 
Project as contemplated. 

(ii) There are no liens or judgments against the Property. 

(iii) There are no environmental conditions with the exception of existing 
wetlands on the Property that would impact the development of the 
Project. 
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(iv) There is access to the Property from valid and existing roadways for 
completion of the Project. 

In the event that any of the above-referenced representations are not true, CIS 
reserves the right to cancel this Agreement without penalty. CIS shall not have an 

affirmative obligation to clear title to the Property or conduct 
environmental remediation for any actions caused prior to its ownership of the 
Project. This section shall survive closing of title. 

(b) Closing Deliveries. At the closing of title, the Township shall provide the 
following deliveries: 

(i) Bargain and Sale Deed with covenants against grantor' s acts in a form 
sufficient to satisfy the Project 's title company and funding sources. 

(ii) An Affidavit of Title in a form sufficient to satisfy the Project's title 
company and funding sources. 

(iii) Such other documents as may be reasonably requested by the Project' s 
title insurance company and funding sources to convey title to the 
Property; 

(e) Due Diligence. CIS and Poplar shall have up to ninety (90) days to conduct 
due diligence on the Property. In the event that CIS determines that the Property is not suitable 
for development for any reason, CIS shall have the un-restricted right to terminate this 
Agreement without penalty and costs to the other parties. 

(d) Easements. Upon request, the Township shall grant easements across adjoining 
municipally owned property for construction, access and utilities and assist CIS in obtaining any 
necessary easements from adjoining property owners for the benefit of the Project. 

(e) Property Records. The Township shall provide all reports or documentation in 
the Township's possession relating to the Property within seven (7) days of the execution of this 
Agreement. 

10 . POPLAR CONTRIBUTION . Poplar agrees to accept the Property from the 
Township which it further agrees to contribute to the Project. Further, Poplar and CIS 
acknowledge that Poplar has existing subsidies under the Section 236, Rent Supplement, and 
Section 8 programs that may possibly be used to benefit the (new) project. Poplar agrees to 
cooperate with CIS in working with the US Department of Housing and Urban Development in 
transferring any rental assistance contracts andlor securing Rental Assistance Demonstration 
(RAD) funding for the proposed project andlor proceeds from the Section 236 Program. For any 
and all units that receive federal rental assistance such as RAD, rents at these units should be set 
at low income (below 50% of AMI median income). To the extent Poplar wishes to rehabilitate 
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units it already owns on the original Poplar site, CIS commits to assist Poplar in identifying and 
accessing such subsidies. In recognition of these contributions, Poplar shall become a limited 
member in the owner entity. Poplar agrees to participate in and assist in all applications for 
funding and development of the Project at its sale cost and expense. Furthermore, in the event 
that the Property appraises for more than five (5%) of the Project, Poplar agrees to reimburse the 
Township the value of the difference. 

II. FORMA nON OF LIMITED LIABILITY COMPANY. The parties anticipate that a 
Limited Liability Company (the "Owner Entity") shall be formed under the laws of the State of 
New Jersey to assume the obligations of CIS and be the owner of the Project. CIS shall include 
Poplar in the Owner Entity as a limited member in exchange for Poplar fully performing its 
obligations set forth herein. Anything prepared in the name of CIS for the Project can be 
assigned and/or transferred by CIS without further consent of the Parties. Transfer and/or 
assignment of any of CIS's rights or obligations pursuant to this Agreement is approved and 
shall not require the consent of the Parties. 

12. BOOKS AND RECORDS. The books and records of the Project shall be maintained by 
CIS. CIS shall make its records available, upon request, for purposes of evaluation of 
compliance with the terms and conditions of the Agreement. 

13. NO ASSIGNMENT. Except as stated above, no party may assign this Agreement 
without the consent of the other. Consent shall not be unreasonably withheld. 

13 . TERM OF AGREEMENT. CIS shall have three (3) years from the date of signing the 
Final Agreement to secure financing for the Project. 

14 . MANAGEMENT OF THE PROJECT. Upon completion, the Project shall be managed 
by CIS Management. CIS agrees that all affordable rental units within the Project shall be rented 
and managed in accordance with Agency's rules pursuant to the LIHTC pro gram, and that CIS 
will be responsible for the income qualification of all residents and potential residents of the 
project and for providing tbe municipality, or its agent, with any required documentation to 
complete monitoring and reporting forms, as required by Agency and DCA. Notwithstanding 
anything to the contrary herein, if CIS is found in default of its obligations as administrative 
agent, after an opportunity to cure the default, the Township shall have tbe right, subject to 
HMFA approval, to select another administrator; and shall have any and all remedies available at 
law or in equity. 

15 . D EF A UL T AND REMEDIES. In the event that any party to this Agreement shall 
fail to perform any undertaking required to be perfonned by it pursuant to the terms of this 
Agreement, unless such obligation is waived in writing by the party or parties for whose benefit 
such obligation was intended, such failure to perform shall constitute an event of default under 
this Agreement. In the event of default, the non-defaulting party shall have available any and all 
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rights and remedies that may be provided in law or in equity, including, but not limited to the 

right of specific performance and/or the right to bring a motion in aid oflitigant's rights. Prior to 

such proceedings, there shall be an opportuuity to cure said alleged default as follows: (i) the 

benefited party shall notifY the defaulting party of such alleged default specifying the nature of 

the default, (ii) the defaulting party shall thereafter have ten (J 0) business days to effect a cure; 

(iii) the benefited party shall promptly notify the defaulting party of its acceptance of the 
proposed cure, or its alternative election to seek judicial remedies. 

16. MISCELLANEOUS. 

(a) Notice. All notices required under this Agreement shall be in writing and 

shall be given by certified mail, return receipt requested, or by recognized overnight personal 

carriers with certified proof of receipt, and by duplicate facsimile transruission if under 25 pages. 

All notices shall be deemed recei ved upon the date of delivery which is set forth in the mailing 

certifications by the mail or delivery services used, and all times for performance based upon 

such notices, shall be from the date set forth in such proof of delivery. The persons and entities 
to receive notice shall be as follows: 

To CIS : 

With a copy to : 

To the Township: 

With a copy to: 

To Poplar: 

With a copy to: 

COMMUNITY INVESTMENT STRATEGIES, INC. 
1970 Brunswick Avenue, Suite 100 
Lawrenceville, NJ 08648 
Attention: Christiana Foglio, CEO 
Telecopier No. (609-298-2229) 

Michael P. Supko, Jr. , Esq. 
Archer & Greiner, PC 
830 Broad Street, Suite B 
Shrewsbury, New Jersey 07702 
Telecopier No. (732-741-9944) 

TOWNSHIP OF OCEAN 
Andrew Brannen, Township Manager 

Martin J. Arbus, Esq. 

Township Attorney 

OCEAN SENIOR CITIZENS HOUSING CORP. 
67 Skinner Drive 
Oakhurst, New Jersey 07712 
Attn: Raymond Ross 

Charles P. Stone, Esq. 
3536 Route 66 
Neptune, New Jersey 07755 
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Should any of the above entities have a successor, notice shall be sufficient only if the successor 
has notice as specified herein provided that notice has been provided of said successor .. 

(b) Captions. Captions and titles to this Agreement are inserted for the purposes of 
convenience and reference only, and are in no way to be construed as limiting or modifying the 
scope and intent of the various purposes and provisions of this Agreement. 

(c) Cooperation. The parties expressly agree to cooperate with each other in order to 
effectuate and carry out the purposes of this Agreement in addition to the Mount Laurel II 
doctrine, the Fair Housing Act, and COAH's and Agency's Rules. CIS further agrees to 
participate in any proceedings before the Superior Court, COAH, or the HMFA that may be 
necessary to accomplish the purpose of this Agreement. 

(d) Waiver. Each of the parties waives all rights to challenge the validity and 
enforceability of this Agreement. Failure to enforce provisions or obligations in this Agreement 
by any party shall not be construed as a waiver of these provisions and obligations. 

(e) Entire Agreement. This Agreement and its prefatory statements and recitals 
constitute the entire agreement between the parties. No representative, agent or employee of any 
party has been authorized to make any representation andlor promises that are not contained 
herein or to otherwise modify, amend, vary or alter the terms hereof except as stated herein. No 
modifications , amendments, variations or alternations shall be binding unless reduced to writing 
and signed by the panies. 

(f) Counteroarts This Agreement may be executed simultaneously or in one or more 
counterparts, each of which, when so executed and delivered, shall constitute an original, fully 
enforceable counterpart for all purposes. Facsimile counterparts shall be accepted and 
enforceable. Immediately upon the deiivery of a facsimile counterpart, the sending party shall 
deliver a counterpart with the original execution page. 

(g) Ambiguities. Each party and its counsel have participated fully in the review and 
revision of this Agreement. Any rule of construction to the effect that ambiguities are to be 
resolved against the drafting party shall not apply in interpreting this Agreement. The language 
in this Agreement shall be interpreted as to its fair meaning and not strictly for or against any 
party. 

REMAINDER OF PAGE INTENTION ALL Y BLANK 
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C~itY Investment Strategies, Inc 

Wi / 
Christiana Foglio, EO····· · 

Ocean Senior Citizens Housing Corporation 
Witness: 

Raymond Ross, pJ"esident date 

Township of Ocean, Monmouth County, NJ 

Vincent Buttiglieri, RMC/Ml'K: 

Township Clerk 

~7~ 
William Larkin, Mayor 
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Community Investment Strategies., Inc 
Witness: 

Christiana Foglio, CEO date 

Ocean Senior Citizens Housing Corporation 

~.g ym;;d ROJres;;rent 

Township of Ocean. Monmouth County, NJ 

Witness 

William Larkin, Mayor 
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Revised: 11/20/2017

Ref. # Street City, State Apartment # Accessible BIN # Bedrooms Description Sq. Footage CO Date

OFFICE 777 West Park Avenue Oakhurst, NJ 07755 100 ‐ ‐ ‐ ‐ ‐
1 777 West Park Avenue Oakhurst, NJ 07755 101 NJ‐1450‐01 2 Unit 2A, Alt 1 998 9/30/2016

2 777 West Park Avenue Oakhurst, NJ 07755 102 NJ‐1450‐01 1 Unit 1D 715 9/30/2016

3 777 West Park Avenue Oakhurst, NJ 07755 103 Y NJ‐1450‐01 2 Unit 2B 984 9/30/2016

4 777 West Park Avenue Oakhurst, NJ 07755 104 NJ‐1450‐01 1 Unit 1B, Alt 4 633 9/30/2016

5 777 West Park Avenue Oakhurst, NJ 07755 105 NJ‐1450‐01 1 Unit 1B 658 9/30/2016

6 777 West Park Avenue Oakhurst, NJ 07755 106 NJ‐1450‐01 1 Unit 1B, Alt 1 706 9/30/2016

7 777 West Park Avenue Oakhurst, NJ 07755 107 NJ‐1450‐01 1 Unit 1B, Alt 1 706 9/30/2016

8 777 West Park Avenue Oakhurst, NJ 07755 108 NJ‐1450‐01 1 Unit 1B, Alt 2 672 9/30/2016

9 777 West Park Avenue Oakhurst, NJ 07755 109 NJ‐1450‐01 1 Unit 1B, Alt 2 672 9/30/2016

10 777 West Park Avenue Oakhurst, NJ 07755 110 NJ‐1450‐01 1 Unit 1B 686 9/30/2016

11 777 West Park Avenue Oakhurst, NJ 07755 111 NJ‐1450‐01 1 Unit 1B 686 9/30/2016

12 777 West Park Avenue Oakhurst, NJ 07755 114 NJ‐1450‐01 1 Unit 1E, Alt 1 752 9/30/2016

13 777 West Park Avenue Oakhurst, NJ 07755 115 NJ‐1450‐01 1 Unit 1E 780 9/30/2016

14 777 West Park Avenue Oakhurst, NJ 07755 117 NJ‐1450‐01 1 Unit 1B, Alt 2 672 9/30/2016

15 777 West Park Avenue Oakhurst, NJ 07755 118 NJ‐1450‐01 2 Unit 2A 952 9/30/2016

16 777 West Park Avenue Oakhurst, NJ 07755 119 Y NJ‐1450‐01 2 Unit 2D 993 9/30/2016

17 777 West Park Avenue Oakhurst, NJ 07755 120 NJ‐1450‐01 1 Unit 1E, Alt 1 752 9/30/2016
18 777 West Park Avenue Oakhurst, NJ 07755 121   NJ‐1450‐01 1 Unit 1E 780 9/30/2016

19 777 West Park Avenue Oakhurst, NJ 07755 201 NJ‐1450‐01 2 Unit 2C 906 11/10/2016

20 777 West Park Avenue Oakhurst, NJ 07755 202 Y NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/10/2016

21 777 West Park Avenue Oakhurst, NJ 07755 203 Visual NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/10/2016

22 777 West Park Avenue Oakhurst, NJ 07755 204 NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/10/2016

23 777 West Park Avenue Oakhurst, NJ 07755 205 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/10/2016

24 777 West Park Avenue Oakhurst, NJ 07755 206 NJ‐1450‐01 1 Unit 1D 715 11/10/2016

25 777 West Park Avenue Oakhurst, NJ 07755 207 NJ‐1450‐01 1 Unit 1B 686 11/10/2016

26 777 West Park Avenue Oakhurst, NJ 07755 208 NJ‐1450‐01 1 Unit 1B, Alt 4 633 11/10/2016

27 777 West Park Avenue Oakhurst, NJ 07755 209 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/10/2016

28 777 West Park Avenue Oakhurst, NJ 07755 210 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/10/2016

29 777 West Park Avenue Oakhurst, NJ 07755 211 NJ‐1450‐01 1 Unit 1A 611 11/10/2016

30 777 West Park Avenue Oakhurst, NJ 07755 212 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/10/2016

31 777 West Park Avenue Oakhurst, NJ 07755 214 NJ‐1450‐01 1 Unit 1B 686 11/10/2016

32 777 West Park Avenue Oakhurst, NJ 07755 215 NJ‐1450‐01 1 Unit 1B 658 11/10/2016

33 777 West Park Avenue Oakhurst, NJ 07755 216 NJ‐1450‐01 1 Unit 1E, Alt 1 752 11/10/2016

34 777 West Park Avenue Oakhurst, NJ 07755 217 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/10/2016

35 777 West Park Avenue Oakhurst, NJ 07755 219 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/10/2016

36 777 West Park Avenue Oakhurst, NJ 07755 221 NJ‐1450‐01 1 Unit 1B 686 11/10/2016

37 777 West Park Avenue Oakhurst, NJ 07755 223 NJ‐1450‐01 1 Unit 1E 780 11/10/2016

38 777 West Park Avenue Oakhurst, NJ 07755 225 NJ‐1450‐01 1 Unit 1C 710 11/10/2016

39 777 West Park Avenue Oakhurst, NJ 07755 226 NJ‐1450‐01 2 Unit 2A 952 11/10/2016

40 777 West Park Avenue Oakhurst, NJ 07755 227 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/10/2016

41 777 West Park Avenue Oakhurst, NJ 07755 228 NJ‐1450‐01 1 Unit 1E, Alt 1 752 11/10/2016

42 777 West Park Avenue Oakhurst, NJ 07755 229 NJ‐1450‐01 1 Unit 1B 686 11/10/2016
43 777 West Park Avenue Oakhurst, NJ 07755 231 NJ‐1450‐01 1 Unit 1E 780 11/10/2016

44 777 West Park Avenue Oakhurst, NJ 07755 301 NJ‐1450‐01 2 Unit 2A 952 11/22/2016

45 777 West Park Avenue Oakhurst, NJ 07755 302 Y NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/22/2016

46 777 West Park Avenue Oakhurst, NJ 07755 303 NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/22/2016

47 777 West Park Avenue Oakhurst, NJ 07755 304 NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/22/2016

48 777 West Park Avenue Oakhurst, NJ 07755 305 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/22/2016

49 777 West Park Avenue Oakhurst, NJ 07755 306 NJ‐1450‐01 1 Unit 1D 715 11/22/2016

50 777 West Park Avenue Oakhurst, NJ 07755 307 NJ‐1450‐01 1 Unit 1B 686 11/22/2016

51 777 West Park Avenue Oakhurst, NJ 07755 308 NJ‐1450‐01 1 Unit 1B, Alt 4 633 11/22/2016

52 777 West Park Avenue Oakhurst, NJ 07755 309 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/22/2016

53 777 West Park Avenue Oakhurst, NJ 07755 310 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/22/2016

54 777 West Park Avenue Oakhurst, NJ 07755 311 NJ‐1450‐01 1 Unit 1A 611 11/22/2016

55 777 West Park Avenue Oakhurst, NJ 07755 312 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/22/2016

56 777 West Park Avenue Oakhurst, NJ 07755 314 NJ‐1450‐01 1 Unit 1B 686 11/22/2016

57 777 West Park Avenue Oakhurst, NJ 07755 315 NJ‐1450‐01 1 Unit 1B 658 11/22/2016

58 777 West Park Avenue Oakhurst, NJ 07755 316 NJ‐1450‐01 1 Unit 1E, Alt 1 752 11/22/2016

59 777 West Park Avenue Oakhurst, NJ 07755 317 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/22/2016

60 777 West Park Avenue Oakhurst, NJ 07755 319 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/22/2016

61 777 West Park Avenue Oakhurst, NJ 07755 321 NJ‐1450‐01 1 Unit 1B 686 11/22/2016

62 777 West Park Avenue Oakhurst, NJ 07755 323 NJ‐1450‐01 1 Unit 1E 780 11/22/2016

63 777 West Park Avenue Oakhurst, NJ 07755 325 NJ‐1450‐01 1 Unit 1C 710 11/22/2016

64 777 West Park Avenue Oakhurst, NJ 07755 326 Visual NJ‐1450‐01 2 Unit 2A, Alt 1 998 11/22/2016

65 777 West Park Avenue Oakhurst, NJ 07755 327 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/22/2016

66 777 West Park Avenue Oakhurst, NJ 07755 328 NJ‐1450‐01 1 Unit 1E, Alt 1 752 11/22/2016

67 777 West Park Avenue Oakhurst, NJ 07755 329 NJ‐1450‐01 1 Unit 1B 686 11/22/2016
68 777 West Park Avenue Oakhurst, NJ 07755 331 NJ‐1450‐01 1 Unit 1E 780 11/22/2016

69 777 West Park Avenue Oakhurst, NJ 07755 401 NJ‐1450‐01 2 Unt 2A 952 11/30/2016

70 777 West Park Avenue Oakhurst, NJ 07755 402 Y NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/30/2016

71 777 West Park Avenue Oakhurst, NJ 07755 403 NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/30/2016

72 777 West Park Avenue Oakhurst, NJ 07755 404 NJ‐1450‐01 1 Unit 1B, Alt 3 633 11/30/2016

73 777 West Park Avenue Oakhurst, NJ 07755 405 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/30/2016

74 777 West Park Avenue Oakhurst, NJ 07755 406 NJ‐1450‐01 1 Unit 1D 715 11/30/2016

75 777 West Park Avenue Oakhurst, NJ 07755 407 NJ‐1450‐01 1 Unit 1B 686 11/30/2016

76 777 West Park Avenue Oakhurst, NJ 07755 408 NJ‐1450‐01 1 Unit 1B, Alt 4 633 11/30/2016

77 777 West Park Avenue Oakhurst, NJ 07755 409 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/30/2016

78 777 West Park Avenue Oakhurst, NJ 07755 410 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/30/2016

79 777 West Park Avenue Oakhurst, NJ 07755 411 NJ‐1450‐01 1 Unit 1A 611 11/30/2016

80 777 West Park Avenue Oakhurst, NJ 07755 412 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/30/2016

81 777 West Park Avenue Oakhurst, NJ 07755 414 NJ‐1450‐01 1 Unit 1B 686 11/30/2016

82 777 West Park Avenue Oakhurst, NJ 07755 415 NJ‐1450‐01 1 Unit 1B 658 11/30/2016

83 777 West Park Avenue Oakhurst, NJ 07755 416 NJ‐1450‐01 1 Unit 1E, Alt 1 752 11/30/2016

84 777 West Park Avenue Oakhurst, NJ 07755 417 NJ‐1450‐01 1 Unit 1B, Alt 1 706 11/30/2016

85 777 West Park Avenue Oakhurst, NJ 07755 419 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/30/2016

86 777 West Park Avenue Oakhurst, NJ 07755 421 NJ‐1450‐01 1 Unit 1B 686 11/30/2016

87 777 West Park Avenue Oakhurst, NJ 07755 423 NJ‐1450‐01 1 Unit 1E 780 11/30/2016

88 777 West Park Avenue Oakhurst, NJ 07755 425 NJ‐1450‐01 1 Unit 1C 710 11/30/2016
89 777 West Park Avenue Oakhurst, NJ 07755 426 NJ‐1450‐01 2 Unit 2A, Alt 1 998 11/30/2016

90 777 West Park Avenue Oakhurst, NJ 07755 427 NJ‐1450‐01 1 Unit 1B, Alt 2 672 11/30/2016

91 777 West Park Avenue Oakhurst, NJ 07755 428 NJ‐1450‐01 1 Unit 1E, Alt 1 752 11/30/2016

92 777 West Park Avenue Oakhurst, NJ 07755 429 NJ‐1450‐01 1 Unit 1B 686 11/30/2016
93 777 West Park Avenue Oakhurst, NJ 07755 431 NJ‐1450‐01 1 Unit 1E 780 11/30/2016

Unit Matrix

Monmouth County, New Jersey

Heritage Village at Oakhurst



Heritage Village at Oakhurst 
Utility Allowances 

(Eff.  8/1/19 TC, 12/01/2018 S8) 
HMFA #02874 
LITC #1450 

Placed in Service 5-2016 
***Effective 8/1/19—Vacant Units will Reset to Max Rent*** 

Utility Services 
Heating 
Natural Gas 
 

Cooking 
Electric 
Other Electricity 
 

Air Conditioning 
 

Water Heating 
Natural Gas 

 

 
 

 

1 Bedroom (Eff. 8/1/19) 

$54 

Section 8 
1 Bedroom (Eff. 12/1/18) 

$107 

 

2 Bedroom (Eff. 8/1/19) 

$63 

2019 Income Limits (Effective 5-30-19) 
60% 1 person—43,020 2 person—49,140 
60% 3 person—55,260 4 person 61,380 

S8 Units 50% 1 person—35,850 2 person 40,950 
S8 Units 30% 1 person—21,500 2 person $24,600 

Heritage Village at Oakhurst Rents:   
 
        Effective 1/1/19 
60% 1BR (72)   $952.00  $971.00 
60% 2BR (10)   $1,143.00  $1,165.00 
 
     Contract Rent Resident Portion 

30% 1BR Section 8 (5) $888.00*  $0—$469.00  
 
50% 1BR Section 8 (5) $888.00*  $0—$853.00 
 
 

92 Units (plus 1 Supers Unit - Unit 102) 
 
*Pending Contract Approval—$905.00 

Project Based  
Section 8 DCA 
 
Special Needs 
30% Units: 
105  311 
211  411 
215 
 
50% Units: 
110  315 
111  415 
207 

Section 8 
2 Bedroom (Eff. 12/1/18) 

$143 

Eff. 8/1/19 Max Rent 
 
 

60% 1BR $1,098.00 
60% 2BR $1,318.00 

 
30% 1BR Section 8  $0—$469.00  

50% 1BR Section 8  $0—$853.00 



Heritage Village at Oakhurst 
Utility Allowances 

(Eff.  8/1/19 TC, 12/01/2018 S8) 
HMFA #02874 
LITC #1450 

Placed in Service 5-2016 
***Effective 8/1/19—Vacant Units will Reset to Max Rent*** 

 

Max Gross Rent for Vacant Units 8/1/19: 
 
 BR   Max Gross Rent  Utility Allowance Max Rent 
 
 60% 1BR  $1,152.00 - $54.00  = $1,098.00 
 60% 2BR  $1,381.00 - $63.00  = $1,318.00 
 
 30% 1BR S8  $0-$576.00 - $107.00  = $469.00 
 50% 1BR S8  $0-$960.00 - $107.00  = $853.00 

 

1 Bedroom (Eff. 8/1/19) 

$54 

Security Deposit Amounts: 
Rent $952.00  Security $1,428.00 
Rent $1,143.00  Security $1,714.50 
Rent $888.00  Security $1,332.00 
Rent $971.00  Security $1,456.50 
Rent $1,165.00  Security $1,747.50 
Rent $905.00  Security $1,357.50 
Rent $1,064.00  Security $1,596.00 
Rent $1,277.00  Security $1,915.50 
Rent $1,098.00  Security $1,647.00 
Rent $1,317.00  Security $1,975.50 
Rent $1,318.00  Security $1,977.00 

 

2 Bedroom (Eff. 8/1/19) 

$63 

Heritage Village at Oakhurst Rents for Existing 
Tenants:   
      Effective 1/1/19 
60% 1BR (72) $952.00  $971.00 
60% 2BR (10) $1,143.00  $1,165.00 
 
     Contract Rent Resident Portion 

30% 1BR Section 8 (5) $888.00*  $0—$452.00 
50% 1BR Section 8 (5) $888.00*  $0—$824.00 
 
 

92 Units (plus 1 Supers Unit - Unit 102) 
 
*Pending Contract Approval—$905.00 

Rent Reset at 
Vacancy 

Max Rent 8/1/19 
 
 

60% 1BR $1,098.00 
60% 2BR $1,318.00 

 
30% 1BR S8 $0-$469.00  
50% 1BR S8 $0-$853.00 



Heritage Village at Oakhurst 
Utility Allowances 

***Vacant Units Reset to Max Rent History*** 

 

Max Gross Rent for Vacant Units 4/1/19: 
 BR   Max Gross Rent  Utility Allowance Max Rent 
 
 60% 1BR  $1,118.00 - $54.00  = $1,064.00 
 60% 2BR  $1,341.00 - $64.00  = $1,277.00 
 30% 1BR S8  $0-$559.00 - $107.00  = $452.00 
 50% 1BR S8  $0-$931.00 - $107.00  = $824.00 

 
Max Gross Rent for Vacant Units 6/1/19: 

 BR   Max Gross Rent  Utility Allowance Max Rent 
 
 60% 1BR  $1,152.00 - $54.00  = $1,098.00 
 60% 2BR  $1,381.00 - $64.00  = $1,317.00 
 30% 1BR S8  $0-$576.00 - $107.00  = $469.00 
 50% 1BR S8  $0-$960.00 - $107.00  = $853.00 

Security Deposit Amounts: 
Rent $952.00  Security $1,428.00 
Rent $1,143.00  Security $1,714.50 
Rent $888.00  Security $1,332.00 
Rent $971.00  Security $1,456.50 
Rent $1,165.00  Security $1,747.50 
Rent $905.00  Security $1,357.50 
Rent $1,064.00  Security $1,596.00 
Rent $1,277.00  Security $1,915.50 
Rent $1,098.00  Security $1,647.00 
Rent $1,317.00  Security $1,975.50 
Rent $1,318.00  Security $1,977.00 

Max Gross Rent for Vacant Units 8/1/19: 
 BR  Max Gross Rent  UA  Max Rent 
 
60% 1BR  $1,152.00—$54.00 = $1,098.00 
 
60% 2BR  $1,381.00—$63.00 = $1,318.00 
 
30% 1BR S8  $0-$576.00-$107.00 = $469.00 
50% 1BR S8  $0-$960.00-$107.00 = $853.00 

Rent Reset at 
Vacancy 

Max Rent 8/1/19 
 
 

60% 1BR $1,098.00 
60% 2BR $1,318.00 

 
 

30% 1BR S8 $0-$469.00 
50% 1BR S8 $0-$853.00 





























































 

 
2019 Amended Third Round Housing Element and Fair Share Plan 

Ocean Township, Monmouth County, N.J. 

 

 

 

 

 

 

 

 

 

APPENDIX J 

Cindy Lane Apartments Crediting Documentation, including: 

 Resolution approving PILOT 

 Developer’s agreement 

 Financing documents 

 Planning Board resolution of approval 

 Summary of income and bedroom distribution 

 

  































 
 
 

OCEAN FAMILY APARTMENTS 
 
 

NJHMFA CDBG/FRM 3B TRANCHE  
 

PART A. APPLICATION SUBMISSION 
 

NOVEMBER 2015 
 
 
 
 
 
 

SUBMITTED BY: 
 

CINDY LANE FAMILY VENTURES, LLC 
 

JOSEPH ALPERT/THE ALPERT GROUP 
& 

AFFORDABLE HOUSING ALLIANCE, INC. 
 
 

 



Ocean Family Housing 
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Ocean Family Housing 
 

Exhibit 1:  UNIAP 
 
 

Please see the attached NJHMFA UNIAP. 
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PART I -- PROJECT INFORMATION SUMMARY 
This form must be completed for all projects. 

 
 

PROGRAM(S) YOU ARE APPLYING FOR  (Check all that apply) 
 

 HMFA Financing      Low Income Housing Tax Credits 
  Construction Financing Only    4% credit (federally subsidized) 
  Permanent Financing Only     9% credit (non federally subsidized) 
  Construction/Permanent    

 Tax-Exempt Bonds (Volume Cap)   Preservation Financing 
 501(c)(3) Tax-Exempt Bonds    HMFA Portfolio 
 Taxable Bonds      Section 8 Project 
 Conduit Bonds            Section 236  Project    
 Special Needs Housing Trust Fund             Section 202  Project 
 Special Needs Housing Partnership Program  Date Current Mortgage Expires: 

     

 
 Other Special Needs _________________________ Date IRP or HAP Expires: 

     

   
     

 Community Development Block Grant - Disaster Recovery (CDBG - DR)   $ 7,950,000 (total amt)  
  Fund for Restoration of Multifamily Housing (FRM) 
  Sandy Special Needs Housing Funds (SSNHF) 

 Fund for Restoration of Multi-Family Public Housing Authority Set-Aside Program (FRM-PHA) 
 
PROJECT INFORMATION 
 
Project Name (as it will appear on mortgage documents)  Ocean Family Apartments 
Primary address for project: Cindy Lane  
City  Ocean Township        County Monmouth Zip Code
 07712 
 

 Building Address Block Lot # of 
Units 

# of Special 
Needs Beds 

Census Tract # Rehab, New 
Construction, 
or Acquisition 

Only 
Cindy Lane 1.02 51.11 48 5 8065.01 New 

Construction 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

(If more space is needed, see last page) 
 

Number of Currently Occupied DU’s:______________        Total Number of Units: _________________ 
 
CONSTRUCTION TYPE 
 
  Rehabilitation/Vacant    Conversion      
  Rehabilitation/Occupied   Historic 
  Moderate Rehabilitation   New Construction 
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  Substantial Rehabilitation   Modular 
 
PROJECT CLASSIFICATION: (Please check all that apply) 

 
  Family         Market 
  Senior Citizens*  Green Tax Credit Point  
  Nonprofit Sponsored     Energy Benchmarking       
  Scattered Site Single Family             Solar Hot Water or Water Retainage and
  Scattered Site Duplex              Reuse System 
  Supportive Housing       Green Future  
  Davis-Bacon Prevailing Wages             Tier 2 EPA ENERGY STAR Homes  
  Ready to Grow Area      Version 3.0 
           Solar Photovoltaic 
            LEED Certification  
           National Green Building Standard 
           Tier 3 Energy Star Climate Choice  
          Tier 1 Energy Efficient Homes 
         Inclusionary Development 
         Project Has Received a Density Bonus    
          Planning Area _____________________ 
                    
*NOTE:  Units financed by Special Needs Program Funds may not be age-restricted to individuals age 55 and older. 
 
LEGISLATIVE DISTRICTS 
  Congressional 4  State Senate/Assembly 11 
 
BUILDING TYPE 

 

 # of Buildings # of Stories # of Residential 
Stories # of Units Elevator (Yes or No) 

Lo-Rise (1-4 stories) 1 3 3 48 No 

Mid/High-Rise (5+ 
stories) 

     

 

     

 

     

 

     

 

     

 

Garden Apartments 

     

 

     

 

     

 

     

 

     

 

Rowhouse/Townhouse 

     

 

     

 

     

 

     

 

     

 

Semi-detached 

     

 

     

 

     

 

     

 

     

 

Single Family 

     

 

     

 

     

 

     

 

     

 

TOTALS 1   48  

            
 
PROJECT DEVELOPMENT SCHEDULE             Month/Year 
 
Preliminary Site Plan Approval       01/16 
Final Site Plan Approval    01/16 
Local, County and/or State Planning and Variance Approvals   01/16 
Local, County and/or State Environmental Approvals   01/16 
Closing and Transfer of Property    08/16 
Construction Start     08/16 
Construction Completion    08/17 
Lease-Up      08/17 - 02/18 
Expenditure of 10% of Reasonably Expected Basis (if applicable)   12/18 
Anticipated Placed in Service Date     08/17 
Anticipated Completion of Rent-Up   02/18 
Anticipated Start of Compliance Period   08/17 
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PROJECT DESCRIPTION 
 
Site Acreage      3.612 acres 
Number of buildings       1 
Number of buildings containing low-income units    1 
Number of buildings containing special needs units    1 

 
 
UNIT DISTRIBUTION (Do not include non-revenue units) 
 

Type of Unit (1BR, 
2BR, etc.) 

# of Affordable 
Units 

(up to 60%) 

# of Moderate- 
Income Units 

(>60% to 80%) 

# of Market 
Rate Units 

# of Special 
Needs Units 

(included in # 
of Affordable 

Units) 

TOTAL 

1 BR 9 0 0 1 9 
2 BR 26 0 0 3 26 
3 BR 12 0 0 1 12 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 

     

 
TOTAL 47 0 0 5 47 

 
 NON-REVENUE UNITS:  Indicate number of units, BR count and intended use (i.e. super’s unit). one 2 BR super's unit.  
 
 NUMBER OF STATE SUBSIDIZED UNITS  47 
  Is a superintendent’s unit included in the State Subsidy units?   Yes___  No___ 
  If not, will the superintendent’s unit be income restricted?  Yes___  No___ 
 
 NUMBER OF COUNCIL ON AFFORDABLE HOUSING UNITS  47 
 
SQUARE FOOTAGE 
 
 Gross Square Footage       55,289 s.f.  
 Total residential square footage      55,289 s.f. 
 Total low-income residential square footage      55,289 s.f. 
 
SITE SECURITY: 
 
How will site security be addressed in the building (s)?  Check off Type(s):  
Cameras   Monitors    
On Site Security   Armed Security   
Card Entry   Other: 

     

 
 
SENIOR PROJECT (If applicable, must only check one) 
 

Please indicate below which category of exempt "housing for older persons" (as defined by the Fair Housing Act) the 
project will meet:  

    At least 80 percent of the occupied units in the building will be occupied by at least one person 55 years or older 
and the property will be clearly intended for older persons as evidenced by policies and procedures that 
demonstrate the intent that the property be housing for older persons (55+).   

 
NOTE:  This option should be selected for senior projects that will be setting aside units for special needs and 
seeking financing from the Special Needs Housing Trust Fund, as units financed by the Special Needs Housing 
Trust Fund may not be age-restricted to individuals age 55 and older. 

 
  ALL the residents of the project will be 62 or older 
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  The Secretary of HUD has designated the project as housing for older persons (attach documentation) 
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APPLICANT INFORMATION  
 
Developer/ 
Applicant Cindy Lane Family Ventures, LLC 

  Address c/o The Alpert Group, One Parker Plaza 

  City Fort Lee State NJ  Zip Code 07024 

  Telephone  (201) 886-7800 Fax (201) 886-7806 

 

Principals 2 members -- Joseph Alpert (50%) and Affordable Housing Alliance, Inc. (50%) 

  

     

 

 

 

Contact Person/Consultant      Joseph Alpert 

  Title     President   

  Company The Alert Group, LLC 

  Address      One Parker Plaza 

  City      Fort Lee  State NJ  Zip Code07024 

  Telephone (201) 886-7800   Fax (201) 886-7806 

  E-mail      joe@thealpertgroup.com 

 
The contact person named will be the only person with whom NJHMFA corresponds.  

Any changes in the contact person must be in writing. 
 
 

  Applicant is current owner and will retain ownership. 
  Applicant is the project developer and will be part of the final ownership entity. 
  Applicant is the project developer and will not be part of the final ownership entity. 
  Other:    Applicant is 

     

 
 
 
Will property be sold or transferred by the applicant prior to project being placed in service?  

 NO   
 YES (If yes, provide name of the purchasing entity and experience of its principals.) 

       
 
Will property be sold or transferred by the applicant within 2 years of being placed in service? 

 NO 
 YES  (When? Provide name of purchasing entity and experience of its principals.) 

 
Name of Final Ownership Entity  Cindy Lane Family Ventures, LLC 
  Currently Exists Tax ID#   

     

 
  To be Formed Expected Date:  

     

 
 
Final Ownership Entity is/will be:  
  Limited Partnership   LLP or LLC 
 
 

Attach a diagram depicting the organizational structure of the final ownership 
entity (see Tax Credit application appendix). 
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DEVELOPMENT TEAM RESUMES 
 
Insert a brief resume for the sponsor(s), developer(s), general partner(s), voting member(s), and limited partner, and complete the 
list of Development Team Members below.  Please include full address (street, city, state, zip). 
 
   Name    Tax ID#   Phone#  Fax# 
Sponsor/Borrowing Entity Cindy Lane Family Ventures, LLC (201) 886-7800 (201) 886-7806 

     

 
     Address: c/o The Alpert Group, LLC,  One Parker Plaza 
     City:  Fort Lee 
     State:      NJ 
     Zip:        07024 
     Email:    Joe Alpert;  joe@thealpertgroup.com            
 
 
Developer  The Alpert Group, LLC 

     

 (201) 886-7800 (201) 886-7806 
     Address: One Parker Plaza 
     City:  Fort Lee 
     State:      NJ 
     Zip:        07024 
     Email:    Joe Alpert;  joe@thealpertgroup.com            
 
 
General Contractor To Be Determined 

     

 

     

 

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

            
 
Municipal Contact Honorable Christopher Siciliano 

     

 (732) 531-5032  

     

 
     Address: 399 Monmouth Rd 
     City:  Oakhurst 
     State:      NJ 
     Zip:        07755 
     Email:    csiciliano@oceantwp.org            
 
General Partner  

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

            
 
Voting Member (LLCs) Joseph Alpert (201) 886-7800 (201) 886-7806  

     

 
     Address: One Parker Plaza 
     City:  Fort Lee 
     State:      NJ 
     Zip:        07024 
     Email:    joe@thealpertgroup.com            
 
Construction Lender NJHMFA (609) 278-7400 

     

 

     

 
     Address: 637 S. Clinton Avenue 
     City:  Trenton 
     State:      NJ 
     Zip:        08650 
     Email:    Marisol Rodriguez; mrodriguez@njhmfa.state.nj.us            
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   Name Tax ID# Phone#  Fax# 
Limited Partner  

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

            
 
Management Company The Alpert Group, LLC (201) 886-7800 (201) 886-7806  

     

 
     Address: One Parker Plaza 
     City:  Fort Lee 
     State:      NJ 
     Zip:        07024 
     Email:    Joe Alpert;  joe@thealpertgroup.com            
 
Architect  Kitchen and Associates (856) 854-1880 (856) 854-3842  

     

 
     Address: 756 Haddon Avenue 
     City:  Collingswood 
     State:      NJ 
     Zip:        08108 
     Email:    Steve Schoch; sschoch@kitchenandassociates.com            
 
Attorney   Brach Eichler (973) 403-3117 (973) 618-5517  

     

 
     Address: 101 Eisenhower Parkway 
     City:  Roseland 
     State:      NJ 
     Zip:        08816 
     Email:    Dave Ritter; dritter@bracheichler.com            
 
Accountant  Wilkin & Guttenplan, PC (732) 846-3000 (732) 846-0618  

     

 
     Address: 1200 Tices Lane 
     City:  East Brunswick 
     State:      NJ 
     Zip:        08816 
     Email:    Melissa Marsicano; mmarsicano@wgcpas.com            
 
Market Analyst  Value Research Group (973) 422-9800 (973) 422-9797  

     

 
     Address: 301 S. Livingston Avenue, Suite 104 
     City:  Livingston 
     State:      NJ 
     Zip:        07039 
     Email:    Robin Weiss; rweiss@valueresearch.com  
 
Professional Planner Monarch Housing Associates (908) 272-5363 x 234 (908) 382-6312  

     

 
     Address: 29 Alden Street, Suite 1B 
     City:  Cranford 
     State:      NJ 
     Zip:        07016 
     Email:    Sharon Levy; slevy@monarchhousing.org 
 
Environmental Consultant 

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    
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   Name Tax ID# Phone#  Fax# 
Historical Consultant 

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

 
 
Solar Installer  

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

 
 
LEED Professional 

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

 
 
Project Development  
Consultant  

     

 

     

 

     

  

     

 
     Address: 

     

 
     City:  

     

 
     State:      

     

 
     Zip:        

     

 
     Email:    

     

 
 
Syndicator  Enterprise Community Investment (212) 284-7147 

     

  

     

 
     Address: One Whitehall Street, 11th Floor 
     City:  New York 
     State:      NY 
     Zip:        10004 
     Email:    Lianna Petroski; lpetroski@enterprise.com 
 
Social Service Provider Triple C Housing (732) 297-5840 

     

  

     

 
     Address: 1 Distribution Way 
     City:  Monmouth Junctiom 
     State:      NJ 
     Zip:        08852 
     Email:    Leslie Stivale; lstivale@triplechousing.org 
 
Other: Co Developer / Member --Affordable Housing Alliance  

     

 (732) 389-2958  

     

 
 

     

 
     Address: 11 White Street 
     City:  Eatontown 
     State:      NJ 
     Zip:        07724 
     Email:    Donna M. Blaze; MHA-Ceo@housingall.org  
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*** FOR PROJECTS REQUESTING HMFA FINANCING AND/OR SUBSIDY *** 
[NOTE:  DO NOT COMPLETE IF APPLYING FOR TAX CREDITS ONLY] 

 
INCOME RESTRICTIONS (for purposes of qualifying for Tax-Exempt Bond Financing under 26 U.S.C. §142(a)(7)) 
 

This test will impact the return on equity calculation pursuant to N.J.A.C. 5:80-3 
 

 60% of County Median Income Adjusted for Family Size         
 

    50% of County Median Income Adjusted for Family Size 
 
 
ADDITIONAL SITE INFORMATION 

 
Commercial Space: Provide details as to how the space will be used, whether it will be rented to a third party, 
the terms and conditions of that lease and the square footage.   
N/A - There is no commercial space. 
                                                            
Community and Social Service Space:  Provide details as to how the space will be used, whether it will be 
rented to a third party, the terms and conditions of that lease and the square footage. 
There will be multi-purpose space which will be used for resident activities.  The space will not be rented to third 
parties. 
 
Ancillary Buildings: Examples of ancillary buildings include garages, and community buildings.  Provide details 
as to how the space will be used and the square footage. 
N/A -- There are no ancillary buildings.                                                                                                         
 
On-Site Office: Identify where the on-site management office will be located and the functions to be performed 
in that office.                                                                                  
There will be an on-site management office at the project.  The office will be used by property staff.  
           
Current Zoning:                              
Is site zoned properly for proposed usage?   Yes    No      
 
Parking:  
Is there sufficient parking available on-site in accordance with code? Yes   No  
If not, what other arrangements are being made? 

     

 
 
Site Control: 
 
Form of Ownership  

 Fee Simple       Leasehold           
 
If ownership is fee simple, does the applicant currently own the site?    Yes    No   
or optioned? Yes   No  
 
List Current Owner of Site:  The Township of Ocean 

 
Attach a diagram depicting the organizational structure of the final ownership 

entity (see Tax Credit application appendix). 
 
 
Other:(specify) 
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Attach copies of deed, option agreement, or contract to purchase. If site 
control is to be in the form of leasehold, attach copy of lease and list all 

financial encumbrances on the site. 
 
Are there any easements or other restrictions on the site? (Specify) No 
 
If the municipality owns site, are there any non-monetary conditions for conveyance such as a reverter provision?       
No 
 
Purchase Price:   
 
Of property already acquired                 $0 
Of property to be acquired            $0 
        TOTAL $0  
 
Present tax rate of municipality: 
 
(Per $100)  $2.25  Equalization Rate  90.18 
 
Tax Abatement: 
 
Has the municipality designated any Areas in Need of Redevelopment?  Yes   No  
Has tax abatement been granted?      Yes   No  
If yes, indicate the statute under which said abatement was granted as well as the terms and conditions. (i.e. 
Agency Statute, Long Term or other) Tax abatement of 10% for 30 years approved under the NJHMFA statute in 
September 2015. 
 
Property Tax Exemption (if applicable): 
 
Please specify the term and status of the property tax exemption.  Please include documentation in your 
application submission. 

     

 
 
If new construction, indicate the availability of utilities: 

       Distance from Site?   
Water   Yes   No    at site 
Storm Sewer  Yes   No    at site 
Sanitary Sewer   Yes   No    at site 
Gas  Yes   No    at site 
Electric  Yes   No    at site 
Rubbish Removal  Yes   No    at site 

 
 
Is sewer capacity available? Yes   No     
 
Is sewer capacity subject to review by the New Jersey Department of Environmental Protection? 
Yes   No  
 
Has a Phase I Environmental Assessment been performed? Yes   No  
If yes, provide a copy with the application. 
 
Resolution of Need: 
 

 Has the municipality determined that the project will meet or meets an existing housing need?  
 Yes   No  
 
 If yes, attach the Resolution of Need. 
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ADDITIONAL APPLICANT INFORMATION 
 

Type of Applicant 
 

 For-Profit     Non-Profit   
 LLP or LLC     Limited Partnership 
 Corporation      Partnership 

 
Indicate the statute under which you are formed.       Cindy Lane Family Ventures, LLC is a limited liability 
company which was formed under NJSA 42:2B-1.   

 
Indicate affiliated entities.   

     

 
 
Sponsoring Ownership Entity’s Official Name: Cindy Lane Family Ventures, LLC 
(Must be exactly as it will appear in mortgage documents.)   

 
(List all principals of the ownership entity.) 
 
Principals of Development/Entity and percentage of ownership 

  Joseph Alpert (50% Member), Affordable Housing Alliance (50% Member).  Joseph Alpert and Affordable 
Housing Alliance will together have a 0.01% project ownership interest.  Enterprise 
Community Investment will have a 99.99% ownership interest.  

                                                                                                                                                                        
Principals of the Land Ownership Entity and percentage of ownership 
Joseph Alpert (50% Member), Affordable Housing Alliance (50% Member).  Joseph Alpert and Affordable 
Housing Alliance will together have a 0.01% project ownership interest.  Enterprise Community Investment will 
have a 99.99% ownership interest.  

 

NOTE: The Agency must have a Resolution of Need in order to process applications for Multifamily 
and Preservation financing, or other Subsidy Loan Program.      
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REQUIRED SUBMISSIONS for MULTIFAMILY OR SPECIAL NEEDS 
FINANCING 
 

The following information must be provided in a three ring binder with the tabs as noted below.  If this 
information is not available at this time you must indicate the status of the item and when it will be available.  
 
Submit the following: 
Multifamily Financing  
Application Fee - $2,500 (traditional) or $5,000 (conduit) 
Three (3) copies of the required submission below 
 
Special Needs Financing 
Application Fee - $500  
No application fee for Special Needs Housing Partnership Program 
Two (2) copies of the required submission below 

 
1. UNIAP Part I Application*   
2. Project Narrative  
3. Proforma - Form 10 / Cash Flow*  
4. General Site Location Map (with directions to site), along with tax map showing lot and block   
5. Resumes for Sponsor  
6. Evidence of Site Control (Deed, Option Agreement, Contract of Sale)  
7. Preliminary Drawings  
8. Social Services Plan**   

 9. Evidence of Social Services Agreements**    
 10.  Resolution of Need 
  

*Agency form documents must be used. 
 **Required submissions for projects seeking financing for supportive housing units. 
 

Please note a separate tax credit application is required, even if the project has applied for financing from a separate 
Agency division.   See the current LIHTC Application for more details on submission requirements. 
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*** FOR PROJECTS REQUESTING FINANCING FOR SUPPORTIVE HOUSING UNITS *** 
 
Total no. of Units in the project:     5 
No. of special needs units:     5  
No. of special needs beds:      

     

 
 
Special Needs Population to be served: 

 Homeless families and individuals    Youth aging out of foster care 
 AIDS/HIV      Blind and Visually Impaired 
 Consumers of Mental Health services   Ex-offenders 
 Individuals with Developmental Disabilities   Other: _______________ 

 
NOTE:  Units financed by Special Needs Program Funds may not be age-restricted to individuals age 55 and older. 
 
Type of Housing 

 Supportive Housing     Community Residence 
 
If the project will be licensed, please indicate which State Agency will be licensing it: 

 Department of Human Services, Division of Mental Health and Addiction Services 
 Department of Human Services, Division of Developmental Disabilities 
 Department of Human Services, Division of Aging Services 
 Department of Children and Families 
 Department of Health 

 
 
Indicate source of funding for Rental Assistance: 
 

Federal Source:  

     

   $ Amount:  

     

  No. of Units:  

     

 
 
State Source:     

     

   $ Amount:  

     

  No. of Units:  

     

 
 
Other Source:  

     

   $ Amount:  

     

  No. of Units:  

     

 
 
Indicate source of funding for Supportive Services:  
 

Federal Source:  

     

   $ Amount:  

     

  No. of Units:  

     

 
 
State Source:  

     

   $ Amount:  

     

  No. of Units:  

     

 
 
Other Source:  Project Operations   $ Amount:  $15,000  No. of Units:  5 

 
 
Has the Special Needs Application Design Checklist been completed? 
 

 Yes    
 No 

 
Property Management Entity: The Alpert Group, LLC 
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*** FOR PROJECTS REQUESTING LOW INCOME TAX CREDITS *** 
 
 
CYCLE TO WHICH YOU ARE APPLYING    SET-ASIDE TO WHICH YOU ARE APPLYING 

 Family    HOPE VI/ CHOICE Neighborhood 
 Senior      Preservation    
 Supportive Housing     
 Final       
 Volume Cap Tax Credits   
 Mixed Income Reserve  
 Hardship Reserve     

       
 
TYPE OF TAX CREDIT REQUESTED  AMOUNT OF ANNUAL TAX CREDIT REQUESTED: 

 Acquisition/Rehabilitation          (Total must be supported by Breakdown of Costs & Basis) 
 New Construction           $0  9% tax credit 
 Rehabilitation            $439,359  4% tax credit 

     ---------------------------------------  
             $439,359  TOTAL  
 
 
APPLICABLE FRACTION 
 
 Unit Fraction (see unit distribution chart on page 3)  
  Number of Affordable Units (up to 60% AMI)/ 
  Total Units  =  100% 
    
 Floor Space Fraction:         
  Total low-income residential square footage / 
  Total residential square footage =     100%   
 
 
 The LESSER of the Unit Fraction and the Floor Space Fraction =  100% 
 
 
FEDERAL SET-ASIDE (must select one) 

 
 40% AT 60%                

 
40-60 set-aside means 40% or more of the residential units will be rent restricted and occupied by households 
whose income is 60% or less than the area median income. 

 
    20% AT 50%  

 
20-50 set-aside means 20% or more of the residential units will be rent restricted and occupied by households 
whose income is 50% or less than the area median income.   

 
NOTE:  If this election is selected, all tax credit units must be restricted to no more than 50% of the area median 
income adjusted for family size. For example, if the project has an applicable fraction of 100%, then 100% of the 
units must be restricted to 50% of the area median income adjusted for family size. 

 
 Your selection will be reflected in the Deed of Easement & Restrictive Covenant & Part II of the IRS Form 8609. 
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Additional Buildings 
 

Building Address Block Lot # of 
Units 

# of Special 
Needs Beds 

Census Tract # Rehab, New 
Construction,  
or Acquisition 

Only 
       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

       

 
Number of Currently Occupied DU’s:___________                  Total Number of Units: _________________ 
 



Ocean Family Housing 
 

Exhibit 2:  Project Description 
 
 

Please see the attached Project Description. 
 
 
  



Ocean Family Apartments 
Project Description 

November 2015 
 
 
Overview  
 
The proposed Ocean Family Apartments project is a 48 unit, new construction family project 
in Ocean Township in Monmouth County.   Ocean Township is very supportive of the 
proposed project and will count the units toward satisfying their COAH obligation. 
 
The project is seeking NJHMFA CDBG FRM funding in the 3b round. 
 
 
Development Team 
 
Joseph Alpert of The Alpert Group and the Affordable Housing Alliance are co-developing the 
Ocean Family Apartments project.    
 
The Alpert Group, LLC is a third generation, family owned and operated full-service real 
estate management and development company based in Fort Lee, New Jersey. Since its 
founding over 40 years ago, the company has developed over 2,000 units in new 
construction and adaptive reuse housing projects.  Currently, The Alpert Group owns and 
manages a portfolio of over 2,500 units.  The Alpert Group has extensive experience working 
with the requirements of municipal, state, and federal affordable housing programs such as 
NJHMFA loan programs, CDBG FRM, HOME, and the federal low-income housing tax credit 
program.   
 
The Affordable Housing Alliance is a community-based, 501 (c) (3) nonprofit corporation with 
over 20 years of experience providing housing and services in Monmouth, Ocean, and 
Middlesex Counties. Since 1991, the Alliance has developed 400 units of housing in the 
community. The work of the Alliance has been recognized at local, state and national levels 
including the Governor’s Award for Housing Excellence, the New Jersey Department of 
Community Affairs, the National Association of Housing and Redevelopment Officials, and 
the NAACP President’s Community Service Award.   
 
Other development team members include Kitchen and Associates (Architect), MidAtlantic 
Engineering (Engineer), Brach Eichler (Attorney), The Alpert Group (property management), 
and Enterprise Community Partners (tax credit equity investor).  The project general 
contractor will be selected through a bidding process.  
 
 
Project Location 
 
The Ocean Family Apartments project will be located on Cindy Lane in Ocean Township in 
Monmouth County.  The project site is located on vacant land in a suburban location within 
close proximity to shopping, employment, schools and public transportation. Ocean Township 
is adjacent to the municipality of Sea Bright which is listed as a municipality that sustained 
major or severe renter damage as a result of Superstorm Sandy.  The project site is located 
in a designated Smart Growth Area. 



 
Project Design 
 
The Ocean Family Apartments project will entail the new construction of 48 high-quality 
apartments.  The project is designed as a 3-story building totaling 55,289 square feet.  The 
development will offer a wide range of apartment types to accommodate singles and families 
including: 9 one-bedroom units (611 sq. ft.); 26 two-bedroom units (853 sq. ft.); 12 three-
bedroom units (1,150); and 1 two-bedroom superintendent’s unit. The development will 
include on-site parking, community room space, common laundry facilities, security features, 
and offices for property staff.   Energy-saving measures and green features will be 
incorporated in the project’s design to foster a healthy living environment for residents and 
lower project operating costs and maintenance needs.  The project will be certified through 
the Tier 2 Energy Star Version 3 program.  
 
 
Target Population & Affordability 
 
The Ocean Family Apartments project is a mixed-income, mixed-population project which will 
serve a wide range of households and promote community integration of homeless 
households.   
 
Of the 48 apartments at Ocean Family Apartments, 23 apartments will be reserved for 
households with incomes up to 60% AMI, 18 apartments will be reserved for households with 
incomes up to 50% AMI, and 6 apartments will be reserved for households with incomes up 
to 20% AMI.  The project’s unit mix and income targeting complies with COAH’s Uniform 
Housing Affordability Control requirements 
 
Of the apartments reserved for households with incomes up to 20% AMI, 5 apartments will be 
permanent, supportive, and affordable housing reserved for homeless persons. Specifically, 
there will be 1 one-bedroom unit, 3 two-bedroom units, and 1 three-bedroom unit reserved for 
homeless households.  Apartment rents will be affordable to persons earning less than 20% 
AMI and are as follows:  $227/month for the one-bedroom unit;  $256/month for the two-
bedroom units; and $283/month for three-bedroom unit. 
 
 
Homeless Services 
 
Triple C Housing is the lead support service coordinator for the project.  Residents of the 5 
supportive housing units for homeless persons will have access to a wide array of supportive 
services to help them stay permanently housed including on-site support service coordination 
and linkages to on-site and community-based services.  Supportive services will include 
linkages and on-going follow-up services to health care, including dental care, mental and 
physical health care, and primary health care prevention services; education services; job 
training and job search assistance; financial management training; and socialization and 
recreation.   Supportive services are voluntary and will be provided at no cost to residents.  
Acceptance of support services will not be a condition of residency. 
 
 
. 
 



 
Capital Funding & Timeline 
 
The project’s financing plan includes NJHMFA tax-exempt bond financing (construction and 
permanent), NJHMFA CDBG FRM funds, deferred developer fees, and equity from the sale 
of 4% low income housing tax credits.   
 
The developers are seeking funding in the FRM 3b tranche.  A construction start is 
anticipated in Summer 2016.  
 
 
 



Ocean Family Housing 
 

Exhibit 3:  Form 10 
 
 

Please see the attached Form 10. 
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BREAKDOWN OF COSTS & BASIS -- 2015 Reviewer: Print Date: 23-Oct-15
Stage:

Project Name: QCT n   (Y or N)

Municipality: DDA n   (Y or N)

County: Special Needs n   (Y or N)

Scattered Site Single/Duplex n   (Y or N)

Davis Bacon Wages y   (Y or N)

Development Non-Depreciable Non-Eligible Eligible Basis for Eligible Basis
Cost Costs Costs Rehab / NC for Acquisition

ACQUISITION
    Building
    Relocation
    Other:   Closing Costs

CONSTRUCTION
    Demolition
    Off-Site Improvements
    Residential Structures $8,600,000 $8,600,000
    Environmental Clearances
    Surety & Bonding $100,000 $100,000
    Building Permits $120,000 $120,000
    Community Service Facility
    Garage Parking
    Fire Suppression System
    Green Features (for Solar and LEED Certification costs only)
    Other:

CONTRACTOR FEE
    Contractor Overhead & Profit $650,000 $650,000
    General Requirements $500,000 $500,000

CONTINGENCY
    Hard Contingency 5.00% $498,500 $498,500
    Soft Contingency 5.38% $83,420 $83,420

PROFESSIONAL SERVICES
    Appraiser & Market Study $15,000 $15,000
    Architect $375,000 $375,000
    Attorney $150,000 $25,000 $125,000
    Cost Certification / Audit $20,000 $5,000 $15,000
    Engineering $75,000 $75,000
    Environmental Consultant $10,000 $10,000
    Historical Consultant
    Professional Planner
    Soil Investigation Geotec Eng) $15,000 $15,000
    Surveyor $10,000 $10,000
    LEED Provider contract fees, etc. $25,000 $25,000

CARRYING & FINANCING
    Interest $255,635 $106,235 $149,400
    Points & Bank Fees $185,375 $22,000 $163,375
    R.E. Taxes $25,000 $25,000
    Insurance $72,000 $72,000
    Title Insurance & Recording $50,000 $50,000
    Utility Connection Fees $100,000 $100,000
    Other Impact Fees
    Tax Credit Fees $90,500 $90,500
    Neg. Arb. & Cost of Issuance $25,000 $25,000 
    FF&E $53,018 $53,018
SUB-TOTAL $12,103,448 $273,735 $11,829,713

DEVELOPER FEE - CONSTRUCTION/REHAB 15.00% $1,815,000 $1,815,000
DEVELOPER FEE - EXISTING BUILDING
LAND X X
ORGANIZATIONAL COSTS X X
SYNDICATION EXPENSES X X
MARKETING EXP & HAS FEE $48,000 $48,000 X X
ESCROWS: Working Capital $163,707 $163,707 X X

Replacement Reserves X X
Operating Deficit Escrow X X
Debt, Serv. Fees, MIP & Insur. $20,205 $20,205 X X
Tax $11,239 $11,239 X X

Other Escrows: Enterprise Operating Reserve $218,276 $218,276 X X
Other Escrows: X X
TOTAL $14,379,876 $735,163 $13,644,713

Eligible Basis Limit NOT APPLICABLE
First Mortgage DSCR 1.15

Lesser of Total or Limit $13,644,713 
<PERMANENT PHASE NEEDS ANALYSIS>

x QCT / DDA Adjustment  100%
FUNDING SOURCE INTEREST     AMORTIZATION AMOUNT

RATE = Basis as Adjusted $13,644,713 
5.30% 30 $1,190,000 

$7,950,000 x Applicable Fraction 100.00% 100.00%

= Qualified Basis $13,644,713 
$846,724 

x Tax Credit Percentage 3.22% 3.20%

INVESTOR PROCEEDS NEEDED FROM LOW INC HSG TAX CREDITS $4,393,152 Tax Credits based
= on Qualified Basis $439,359 

SYNDICATOR
LP or Non-Voting Member % 99.99% Actual Equity $4,393,151 Total Maximum LIHTC $439,359 
PRICING $1.00

$87,872 

FEDERAL LOW INCOME HOUSING TAX CREDITS NEEDED $439,359 Carryover Test $1,375,591 43935.9

Development Cost / Unit **9% projects cannot exceed $250,000-$300,000/unit
Funding Gap 1.01 $0 Construction Cost / Unit

Ocean Family
Ocean

Enterprise

Monmouth

HMFA 1st. Mortgage, NOTE I

Additional Deferred Developer Fee

HMFA FRM CDBG

Mandatory Deferred Fee - Constr/Rehab



DRAFT - for discussion purposes only and subject to change
12:00 PM

Ocean Form 10 102315.xlsFORM-10 (A-F) 10/23/15
This memorandum contains advisory, consultative and deliberative materials and is intended for the person(s) named as recipient(s).

REV.  5/26/15

Date Action Taken CONSTRUCTION& PERMANENT LOANS
X Inducement
X Commitment Indicate Closing Type By Date HMFA#

Re-Commitment Home Express:     Date:
Mtg. Extension Special Needs: Prepared by:
Bond Sale Other: Reviewed by:
Closing Other:

Zip Code:

Municipality   Block No.    Lot No.
County

Type of Development Type of Construction Term of Mortgage (in years): 30.00
(Select either Family or Senior Citizens (NOT BOTH)) 
Family X New Construction X Mortgage Interest Rate: Note I 5.300%
Senior Citizens Modular Note II 2.400%
Provide the following: Moderate Rehabilitation
Legislative District: Substantial Rehab.
Congressional District: Conversion The Project is in a: Y  or  N
Census Tract: Rehabilitation/Occupied QCT

Historic Smart Growth
No. of dwelling units 48 Planning Area: Metropolitan
No. of occupied units Parking (designate area)
Special Needs Units
Special Needs Population Total Number of Parking Spaces 78
Construction Term 12 (mos.) Ratio of parking to D.U.'s 1.63 : 1 ENTER DOLLAR AMOUNT
Rent-up Period 6 (mos.) Type of Financing Type of Subsidy

Tax Exempt X City Living $
Type of Loan Taxable FRM-CDBG $ 7,950,000

Tax Credits Check One Amt. Of FRM-CDBG/Unit: 165,625
Construction Loan Only 4% X Green Funds $
Construction & Permanent Loan X 9% Fire Supression $
Permanent Loan Only Historic Balanced Housing $

Affordability - Check One Ready to Rent (Bal. Hous. Funds)   $
Cost Summary ** 40% AT 60%

*** 20% AT 50% Loan: $
Subsidy: $

Cost of Land and/or Improvements per DU per Sqft.
Construction Cost $207,708 per DU $180 per Sqft.
Total Project Cost $299,581 per DU $260 per Sqft.

Types of No. of Unit Type Average Net
Residential      No. of Stories (No. of Unit Size No. of Rentable
Structures*  Bldgs. Each BR's) in Sq. Ft.      Units     =      Area

Low Rise 1 3 1 611 9 5,499 $14,379,876
2 853 27 23,031
3 1,150 12 13,800 $413,428

$846,724

= $13,119,724
$273,328

Basement/Crawl Space
****Garage Parking
Commercial Space

Common/Other Space 12,959

   Totals: 1 Buildings UNITS: 48 55,289 Sq. Ft.

*Low - Rise (1 - 3), Mid/Hi - Rise (4 + stories), Townhouse or Semi-detached
** 40-60 set-aside means 40% or more of the residential units will be restricted and occupied by households whose income is 60% or less than the area median income.
*** 20-50 set-aside means 20% or more of the residential units will be rent restricted and occupied by households whose income is 50% or less of area median income.
****Includes only parking beneath the building and/or parking structure

SCHEDULE 10-A: PROJECT DESCRIPTION-CONSTRUCTION (ONLY) AND 

Monmouth

10/09/15
Alpert/MidAtlantic

Project Name

Project Street Address

NEW JERSEY HOUSING AND MORTGAGE FINANCE AGENCY
MULTI-FAMILY - with or without TAX CREDITS

Ocean Family

Cindy Lane

Ocean

Total Project Cost                                             
Minus Eligible Costs:
Reserves
Req Deferred Developer Fee
Non Basis Off Site Improvements

Cost Per DU
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SCHEDULE 10-B:  EST. DEVELOPMENT COSTS AND CAPITAL REQUIREMENTS
HMFA#

X Inducement Prepared by: Alpert/MidAtlantic
X Commitment Reviewed by:

Re-Commitment   (Director of Technical Services)
Bond Sale Date
Closing (Director of MF Programs & Lending)

Chief of Credit and Business Development or Accountability Officer: Date

Will loan/s be repaid from project revenues?
1. SOURCES OF FUNDS DURING CONSTRUCTION: Enter total Amt. of (If Source is a grant, enter "G".)

Grant/Loan Here     Y, or N, or G
            a) N/A               $ 1,190,000
            b) $6,225,000               $ 6,225,000
            c) $7,950,000               $ 5,191,849
            d) $4,393,151               $ 100
            e)               $
            f)               $
            g)               $
            h)               $ 1,361,250

TOTAL SOURCES OF CONSTRUCTIONS FUNDS:               $ 13,968,199
2.  USES of FUNDS DURING CONSTRUCTION:

% of Cons't Cost
   A. ACQUISITION COSTS: OR Cost/Unit
    a) Land 6.76      @             ( $ per Acre) $
    b) Building Acquisition Should be between $15,000 & $25,000 per units
    c) Relocation
    d) Other: Closing Costs Total Acquisition as a percent of Total Project Costs:
   B. CONSTRUCTION COSTS
    a) Demolition NOTE: Payment and Performance bonds are required through the construction period                 $
    b) Off-site Improvements and for a two-year period after the Certificate of Occupancy.
    c) Residential Structures (including all on-site improvement) 8,600,000
    d) Community Building
    e) Environmental Clearances
    f) Surety & Bonding should be between .75% and 2% of Construction Costs 100,000 1.00%
    g) Building Permits 120,000
    h) Garage Parking garage should be approx $15,000/space; parking lot around $700/space
    i) General Requirments should be about 6% of construction costs 500,000 5.67%
    j) Contractor Overhead & Profit - should not exceed 8% of cons't costs total - usually 2% for Overhead and 6% for Profit 650,000 7.37%
    k) Green Features
    l)   Other
    m) Other Total Cons't Costs as a percent of Total Project Costs: 72.80%

9,970,000
   C. DEVELOPERS FEE - CONSTR/REHAB 15.00% 1,815,000
        DEVELOPERS FEE - BUILDING
   D. CONTINGENCY Non-Deferred Amt.: $968,276 8.00% 1,815,000
     a)  Hard Costs 5.000% 5% for New Construction & 10% for Rehabilitation 498,500
     b)  Soft Costs 5.000% should be a Maximum of 5% 83,420 581,920
   E. PROFESSIONAL SERVICES
    a) Appraisal & Market Study                 $ 15,000
    b) Architect HMFA CONS'T & PERM. BLENDED RATE 375,000
    c) Engineer Construction Interest Rate Calculation 75,000
    d) Attorney Note I Weighted: 63,070 150,000
    e) Cost Certification/Audit - should not exceed $35,000 Note II Weighted: 149,400 20,000
    f) Environmental Consultant TOTAL: 212,470 10,000
    g) Historical Consultant Cons't. Int. Rate: 2.8654%
    h) Geotechnical Consultant 15,000
    i) Surveyor 10,000
    j) Professional Planner:
    k) Other:  Energy Star Rater Total Professional fees as a % of Total Project Costs: 4.83% 25,000 695,000
   F. PRE-OPERATIONAL EXPENSES * *  Non-eligible costs in TC basis
    a) Operator fees (pre-construction completion) * Should Not Exceed $250.00                 $ 18,000
    b) Advertising and Promotion (pre-construction completion)* 15,000
    c) Staffing and Start-up Supplies (pre-construction completion)* 15,000
    d) Other: *
    e) Other: * Total Pre Opt Costs as a % of Total Project Costs: 0.33% 48,000
   G. CARRYING AND FINANCING COSTS DURING CONSTRUCTION (percentage of total development costs) 4.61%
    a) Interest  @ 2.8654 %    for             ( 12 mos.)      on           $ 3,707,500 106,235
    b) R.E. Tax $ 25,000  (per annum)     x 1.00 Yrs. 25,000
    c) Insurance $ 72,000  (per annum)     x 1.00 Yrs. 72,000
    d) Title Insurance and Recording Expenses 50,000
    e) Points To Reduce HMFA Servicing Fee[Cons't. & Perm. Only] 2%                 on         $ 1,190,000 23,800
    f) HMFA Second Note Financing Fee[Cons't & Perm Only] 2%                 on            $ 6,225,000 124,500
    g) HMFA Constr.Loan Serv.Fee 0.50 %    for              ( 12  mos.)      on     7,415,000 37,075
    h) Other Lender Construction Financing Fee
    i) Tax Credit Fees If the HMFA will be selling Bonds for the project either before or during the 46,500
    j) Negative Arbitrage (if Bonds are sold during Construction)             time the Development is under construciton,  these costs 25,000 (ESTIMATE)
    k) Cost of Issuance (If Bonds are sold during Construction)   should be accounted for during the construction period. (ESTIMATE)
    l) Furniture, Fixtures & Equiptment (F,F&E) 53,018
    m) Utility Connection Fees Total Carrying/Fin. Costs as % of Total Project Costs: 4.61% 100,000 663,128

Senior Director of Programs

LIHTC Equity

HMFA Policy is that the Developer fee is earned as a percentage of 
construction completion.

Deferred Developer's Fee

HMFA 1st. Mortgage, NOTE I
HMFA 1st. Mortgage, NOTE II
HMFA FRM CDBG
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  H. Working Capital Escrow
           a)  Debt Service & Operating Expenses 163,707
           b) Rental Agent Rent-up Fee (during Rent-up)
           c) Advertising and Promotion (during Rent-up)
  I. Other Escrows
           a) Insurance (1/2 YR.) $ 13,200
           b) Taxes (1 Qtr.) $ 11,239
           c) Debt Service Payment & Servicing Fee for 1 Month $ 7,005
           d) Mortgage Insurance Premium (MIP) 1 year plus 3 months $
           e) Repair & Replacement Reserves $
           f) HMFA Operating Deficit Reserve $
           g) Other: $
           h) Other: $
           i) Other: Total Escrows as a % of Total Project Costs: 1.36% $

3. USES OF FUNDS DURING CONSTRUCTION: $ 13,968,199

4. BALANCE OF FUNDS NEEDED FOR CONSTRUCTION (overage / shortage): $ -0

5. SOURCES OF FUNDS FOR PERMANENT CLOSE-OUT:     Y, or N, or G
                   a) LIHTC Equity               $ 776,802

            b)               $
            c)               $
            d)               $
            e)               $
            f)               $

TOTAL SOURCES FOR PERMANENT CLOSE-OUT:               $ 776,802
6.  USES of FUNDS FOR PERMANENT Close-out:

   A.  DEVELOPER'S FEE: $ 514,526
   B. CONSTRUCTION LOAN PAYOFF $
   C. Negative Arbitrage * (ESTIMATE) $
   D. Syndicator Operating Reserve *  Non-eligible costs in TC basis $ 218,276
   E. Tax Credit Fees $ 44,000
   F. Other: $
7. TOTAL of NUMBER 6 A-F ABOVE: Total Costs at Perm. Closeout as % of Total Project Costs: 1.82% $ 776,802
8.  BALANCE NEEDED TO CLOSE (overage / shortage): $ -0
9. TOTAL PROJECT COSTS $ 14,379,876
10.  MAXIMUM MORTGAGE LOAN 8.28 % of Item 10 $ 1,190,000

11.    55% of Basis Test: Aggregate Basis: $ 13,481,772 Check each line item for Eligibility

55% of Basis (estimated): 7,414,974
            Less 1st Mtg., 1st Note: 1,190,000
            Equals 1st. Mtg., 2nd Note Needed: 6,224,974

12. REPAYMENT OF SECOND NOTE (IFAPPLICABLE) List Source
$ 2,758,151 NJHMFA CDBG FRM

Principal    $ 6,225,000                              $ $3,616,249 LIHTC
Interest @ 2.40%               ( 12 ) mos.                      $ 149,400                              $

Total          $ 6,374,400 Total          $ 6,374,400
$ -0

NEW JERSEY HOUSING AND MORTGAGE FINANCE AGENCY
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SCHEDULE 10-C: OPERATING EXPENSES

  Borrowing Entity: HMFA#
Dev. Name: Ocean Family Prepared by: Alpert/MidAtlantic 10/09/15

Reviewed by:
                                        Director of Property Management Date

        I. ADMINISTRATIVE EXPENSE        II. SALARIES &         #  of  Total Wages
RELATED CHARGES Employees inc benefits

Stationery & Suppl.      1,000 Superintendent 1.00 30,000
Telephone 3,000 Janitorial
Dues & Sub. 778 Grounds & Landscaping
Postage 1,000 Security
Insp. & Other Fees 5,000 Social Services
Advertising 1,000 Site Office & Admin 1.00 22,500
Legal Services 3,800 Maintenance
Auditing (Year End) 11,100 Other Salaries:
Soc. Serv. Suppl. 3,000 Empl. Benefits 7,850
Misc. Adm. Expenses 2,000 Empl. Payroll Taxes 5,900
Bookkeeping/Accounting Worker's Comp. 1,250
and/or Computer Charges 3,802 Other: Social Service Contract 15,000
Other:

                       TOTAL   $  2.00 82,500
                     TOTAL   $  35,480

       III. MAINTENANCE AND REPAIRS        IV. MAINTENANCE CONTRACTS

Masonary 500 Security 4,000
Carpentry 500 Elevator
Plumbing 500 Rubbish Removal 6,000
Electrical 600 Heating & AC Maint. 6,000
Kitchen Equipment Grounds, Parking & Landscaping 5,000
Elevator Exterminating 5,000
Windows & Glass 500 Cyclical Apt. Painting 6,000
Vehicles & Equip. Other:
Snow Removal 3,000
Grounds & Landscaping 3,000                         TOTAL   $  32,000
Paint & Dec. Supl. 2,000
Small Equip. & Tools 1,000        V. UTILITY EXPENSE
Janit. Sup. & Tools 1,000
HVAC Supplies 500 Water Charges 18,000
Misc. Maint. Suppl. 700 Sewer Charges 18,000
Other: Electricity 12,000

Gas 10,800
TOTAL   $  13,800 Fuel

Less Solar Energy Savings
                        TOTAL   $  58,800

       VI. REAL ESTATE TAX CALCULATION FOR TAX ABATEMENT

Gross Rents             $ 483,396
Less Vacancy            ( - ) 33,838
Less Utilities (if applicable)                 ( - )

Gross Sheltered Rents             $ 449,558

x Rate             x 10.00 % ACTUAL TAXES
Real Estate Taxes             $ 44,956 OR IF NO P.I.L.O.T.
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SCHEDULE  10-D  :  ANTICIPATED  GROSS  RENTS

Mortgage Amount 1,190,000 HMFA #
Mortgage Interest Rate 5.30 % Prepared by: Alpert/MidAtlantic 10/09/15
      Term (years) 30 Yrs.   The Interest rate has been Reviewed by:
Amortization (Y,S,M) M reduced by: basis points Date
FMR Area Monmouth        as the Cost-of-Issuance is being

        paid out-of-pocket by the sponsor. Date of Income Limits Chart Used:
Date of Utility Chart Used:

ANTICIPATED GROSS RENTS
Allowance for

No. of      No. of      Target ** Gross Tenant Paid Square Feet of
Bedrooms      Units     Occupancy       Rent        Utilities*** Net Rent Monthly Annual Individual Units

1 4 60% AMI- Mod 989 117 872 3,488 41,856
1 4 50% AMI- Mod 817 117 700 2,800 33,600
1 1 20% AMI- Low 344 117 227 227 2,724

2 13 60% AMI- Mod 1,187 157 1,030 13,390 160,680
2 10 50% AMI- Mod 980 157 823 8,230 98,760
2 30% AMI- Low 619 157 462
2 3 20% AMI- Low 413 157 256 768 9,216

3 6 60% AMI- Mod 1,371 194 1,177 7,062 84,744
3 4 50% AMI- Mod 1,132 194 938 3,752 45,024
3 2 20% AMI- Low 477 194 283 566 6,792

Super's Apt.* 2 1

TOTALS 48 40,283

    Anticipated Annual Rents:    483,396

          * Indicate on a separate line which apartment is for the Superintendent.
If it's rent-free, put $0 in the Rent column.

         ** Indicate "Low", "Mod" or "Mkt" AND the percentage of median income. NOTE:  The percentage listed in this section is merely the percentage of the Gross
Low Income - 50% or less of median income Rent as to the applicable Area Median Income.
Moderate Income - 50% to 80% of median income
Market Income - 80%+ of median income
NOTE: For Underwriting Purposes Only, Target Occupancy is based on (1) person per Bedroom

        *** Where tenants pay their own utilities, a "utility allowance" must be subtracted
from the maximum chargeable rent when determining their rental charge.

EQUIPMENT AND SERVICES
Gas, Electric Paid by

          (a) Equipment:           (b) Services: or Oil Tenant
Ranges X Heat Gas Individual Yes
Refrigerator X Hot Water Gas Individual Yes
Air Conditioning X Cooking Gas Individual Yes
Laundry Facilities X Air Conditioning Electric Individual Yes
Disposal Household Electric Individual Yes
Dishwasher X Water Master No
Carpet Sewer Master No
Drapes Parking No
Swimming Pool Other:
Tennis Court Other:
Other:

UTILITY ALLOWANCE METHODS (Yes or No)
DCA Utility Allowance Chart Utility Company Estimates
HUD Utility Schedule Model Energy Consumption Model

COMMERCIAL SPACE
(Include all utility costs associated with the commercial space in your description)

Individual or 
Master Meter
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SCHEDULE   10-E  :  SUMMARY OF ANTICIPATED ANNUAL INCOME AND EXPENSES

  Borrowing Entity: HMFA#
Prepared by: Alpert/MidAtlantic

Dev. Name: Ocean Family Reviewed by:
                      (Director of Property Management - Expenses Only)

RENTAL INCOME
Apartment Rents            $ 483,396
Vacancy Loss          ( 7.00 % )         - 33,838
NET APT. RENTS 449,558

Commercial Income   per Sq. Ft.             $
Garage & Parking per Sq. Ft.               
Commercial Vacancy %
NET COMMERCIAL RENTALS

TOTAL RENTAL INCOME            $ 449,558

OTHER INCOME
Laundry Machines            $
Other:
TOTAL OTHER INCOME            $

TOTAL REVENUE            $ 449,558

EXPENSES
Administrative     (Schedule I)               $ 35,480
Salaries               (Schedule II) 82,500
Maint. & Repairs (Schedule III) 13,800
Maint. Contracts  (Schedule IV) 32,000
Utilities                (Schedule V) 58,800
Management Fee       65.00 per unit 37,440 * Should be between $50 & $65 per unit
P.I.L.O.T. on Commercial Income( %)
Real Estate Taxes (Schedule VI) 44,956
Insurance $550 per Unit 26,400 2-Story & below - $500; 3-Story & above - $550
Reserve for Repair and Replacement

440.00 per unit 21,120

TOTAL EXPENSES            $ 352,495

NET OPERATING INCOME            $ 97,063
DEBT SERVICE
                    1. Principal and Interest                  $ 79,298
                    2. Mortg & Bond Serv Fee 0.40 %                                     $ 4,760
                    3. MIP %                                     $
                    4. Debt Service on Other 

Mortgage Loans $ $
AGENCY DEBT SERVICE                  $ 84,058

DEBT SERVICE NOT TO BE 
CONSIDERED IN DSR                  $

TOTAL DEBT SERVICE            $ 84,058

NET INCOME            $ 13,005

               Less Return on Equity                      ( %  on   $ )            -    $

Project Profit/(Loss)            $ 13,005

        DEBT SERVICE RATIO CALCULATION :

    NET OPERATING INCOME
    DSR  =     AGENCY DEBT SERVICE            = 1.15472

New  Mortgage
   Amount

1,190,000
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FEDERAL LOW INCOME HOUSING TAX CREDITS CALENDAR YEAR -- 2015

NET OPERATING INCOME

Tenant Population Family
Elevator (Y or N) N

Rehab or New New

PER UNIT ANNUAL YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
or  % TRENDING 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15

EFFECTIVE INCOME $449,558 $458,548 $467,720 $477,073 $486,615 $496,346 $506,272 $516,397 $526,725 $537,259 $548,003 $558,964 $570,142 $581,545 $593,176

EXPENSES

ADMINISTRATION $739.16 3.00% $35,480 $36,543 $37,639 $38,768 $39,931 $41,128 $42,361 $43,631 $44,939 $46,287 $47,675 $49,105 $50,578 $52,095 $53,657
SALARIES $1,718.75 3.00% $82,500 $84,975 $87,524 $90,149 $92,853 $95,638 $98,507 $101,462 $104,505 $107,640 $110,869 $114,195 $117,620 $121,148 $124,782
M&R $287.50 3.00% $13,800 $14,214 $14,640 $15,079 $15,531 $15,996 $16,475 $16,969 $17,478 $18,002 $18,542 $19,098 $19,670 $20,260 $20,867
MAINTENANCE CONTRACTS $666.67 3.00% $32,000 $32,960 $33,948 $34,966 $36,014 $37,094 $38,206 $39,352 $40,532 $41,747 $42,999 $44,288 $45,616 $46,984 $48,393
INSURANCE $550.00 3.00% $26,400 $27,192 $28,007 $28,847 $29,712 $30,603 $31,521 $32,466 $33,439 $34,442 $35,475 $36,539 $37,635 $38,764 $39,926
SUBTOTAL $3,962.08 $190,180 $195,884 $201,758 $207,809 $214,041 $220,459 $227,070 $233,880 $240,893 $248,118 $255,560 $263,225 $271,119 $279,251 $287,625

UTILITIES $1,225.00 3.00% $58,800 $60,564 $62,380 $64,251 $66,178 $68,163 $70,207 $72,313 $74,482 $76,716 $79,017 $81,387 $83,828 $86,342 $88,932
MANAGEMENT FEE 8.49% net rent $37,440 $38,188 $38,951 $39,730 $40,524 $41,334 $42,160 $43,003 $43,863 $44,740 $45,634 $46,546 $47,476 $48,425 $49,393
REAL ESTATE TAXES 10.00% net rent $44,956 $46,305 $47,694 $49,124 $50,598 $52,116 $53,680 $55,290 $56,949 $58,657 $60,417 $62,229 $64,096 $66,019 $68,000
RESERVES $440.00 0.00% $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120 $21,120
SOCIAL SERVICES 3.00% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
OTHER: 3.00% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
OTHER: 3.00% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
OTHER: 3.00% $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

TOTAL OPERATING EXPENSES $7,343.65 $352,495 $362,061 $371,903 $382,034 $392,461 $403,192 $414,237 $425,606 $437,307 $449,351 $461,748 $474,507 $487,639 $501,157 $515,070

NET OPERATING INCOME $97,063 $96,487 $95,817 $95,039 $94,154 $93,154 $92,035 $90,791 $89,418 $87,908 $86,255 $84,457 $82,503 $80,388 $78,106

DEBT SERVICE
FIRST HARD DEBT SERVICE $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298 $79,298
FIRST HARD DEBT SERVICING FEE 40.00 bp $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760 $4,760

SECOND HARD DEBT SERVICE

CASH FLOW AFTER HARD DEBT $13,005 $12,429 $11,759 $10,981 $10,096 $9,096 $7,977 $6,733 $5,360 $3,850 $2,197 $399 -$1,555 -$3,670 -$5,952

HOME EXPRESS DEBT SERVICE (If Applicable) $6,502 $6,215 $5,880 $5,490 $5,048 $4,548 $3,989 $3,367 $2,680 $1,925 $1,099 $199 N/A N/A N/A

RATIO ANALYSIS
FIRST HARD DEBT COVERAGE RATIO 1.15 1.15 1.14 1.13 1.12 1.11 1.09 1.08 1.06 1.05 1.03 1 0.98 0.96 0.93
EXPENSE : EFFECTIVE INCOME 0.78 0.79 0.8 0.8 0.81 0.81 0.82 0.82 0.83 0.84 0.84 0.85 0.86 0.86 0.87

OPERATING DEFICIT RESERVE
INTEREST INCOME 0.00% % $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
UTILIZATION FOR CASH FLOW SHORTFALL $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,555 $3,670 $5,952
BALANCE $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $218,276 $216,721 $213,051 $207,099

Ocean Family
Ocean

Monmouth



Ocean Family Housing 
 

Exhibit 4:  Site Location Map 
 
 

The project site is located on Cindy Lane in Ocean Township in Monmouth County.  
Please see the attached site map and directions. 
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11/3/15, 11:26 AM670 S Clinton Ave, Trenton, NJ 08611-1816 to 1 Cindy Ln, Ocean, NJ 07712-7249 Directions - MapQuest

Page 1 of 2http://www.mapquest.com/directions/list/1/us-nj-trenton-670+s+cli…dy+ln-07712+7249/L1;40.210642,-74.751299/L1;40.263192,-74.046649

Trip time based on traffic conditions as of 11:25 AM on November 3, 2015. Current Traffic:

YOUR TRIP TO:
1 Cindy Ln, Ocean, NJ 07712-7249

50 MIN 47.2 MI

Start out going north on S Clinton Ave toward Mott St.

Then 0.28 miles

Take the 2nd left onto Hamilton Ave/County Hwy-606.

Hamilton Ave is just past Ditmar Aly.

Hong Kong Restaurant is on the corner.

If you reach Snyder Aly you've gone a little too far.



Then 0.14 miles

Turn left onto NJ-129/State Highway 129. Continue to follow NJ-129.

NJ-129 is just past E Canal St.

If you reach Conovers Aly you've gone a little too far.



Then 1.51 miles

Merge onto NJ-29 S toward I-195/I-295/Shore Points/Camden.


Then 1.18 miles

Keep left to take I-195 E toward I-95/Belmar.


Then 34.80 miles

Stay straight to go onto NJ-138 E.


Then 1.63 miles

Merge onto NJ-18 N toward Eatontown.


Then 6.17 miles

Take the Deal Rd E exit, EXIT 11A.


Then 0.17 miles

Merge onto Deal Rd.


Then 0.23 miles



11/3/15, 11:26 AM670 S Clinton Ave, Trenton, NJ 08611-1816 to 1 Cindy Ln, Ocean, NJ 07712-7249 Directions - MapQuest

Page 2 of 2http://www.mapquest.com/directions/list/1/us-nj-trenton-670+s+cli…dy+ln-07712+7249/L1;40.210642,-74.751299/L1;40.263192,-74.046649

Use of directions and maps is subject to our Terms of Use. We don’t guarantee accuracy, route conditions or usability. You assume all risk of use.

Take the 1st left onto Poplar Rd.

If you reach McKinley Dr you've gone about 0.2 miles too far.


Then 0.78 miles

Turn right onto W Park Ave/County Hwy-14.

W Park Ave is 0.1 miles past Cotswold Cir.

If you are on Lynn Dr and reach Hanley Rd you've gone about 0.1 miles too far.



Then 0.31 miles

Take the 3rd left onto Cindy Ln.

Cindy Ln is just past Raleigh Ct W.

Merendino Pizza is on the left.

If you reach Raleigh Ct E you've gone a little too far.



Then 0.00 miles

1 CINDY LN is on the left.

http://hello.mapquest.com/terms-of-use


Ocean Family Housing 
 

Exhibit 5:  Sponsor Resumes 
 
 

The project is being co-developed by a joint venture between The Alpert Group and the 
Affordable Housing Alliance. 
 
Organizational resumes are attached.   
 
  

























Affordable Housing Alliance 
Organizational Resume 

 
 
The Affordable Housing Alliance is a private, nonprofit 501(c)3 corporation which was 
created in response to the overwhelming need for quality, affordable housing in New 
Jersey.  Founded as the Monmouth Housing Alliance in 1991, the agency was renamed 
the Affordable Housing Alliance in 2008 to better reflect its expanded mission and 
service area.  The Alliance is based in Eatontown, New Jersey and serves Monmouth, 
Ocean, and Middlesex Counties. 
 
The Alliance was formed in April, 1991 with a start-up grant from the Robert Wood 
Johnson Foundation. The idea sprang from a group of interested colleagues who were 
struggling to find housing for individuals with disabilities, low-wage workers, single 
parents and other disenfranchised groups. Founding director Donna Blaze, now Chief 
Executive Officer, was the agency’s first and only staff until more substantial funding 
could be secured. Today, the Affordable Housing Alliance employs close to forty 
professional and staff members augmented by interns, volunteers, and community 
partners. The Board was established with members whose passion and expertise was 
in the area of commercial and residential development, finance and management. 
Nineteen years later the Chief Executive Officer and many of those same founding 
directors remain with the organization, growing it from the initial $25,000 grant to nearly 
$5 million in operations annually. 
 
The Alliance has established itself as an important provider of affordable housing and 
housing services in the community.  The agency’s programs include Housing 
Development; Property Management; Housing Intake, Information and Referral; 
Housing Counseling and Income Certification; Energy Assistance Programs; and 
Administration of Municipal Fair Housing Programs.   These programs serve more than 
10,000 people annually from Monmouth County and expect to grow to nearly 30,000 a 
year with the implementation of new statewide utility assistance programs. The Alliance 
receives contacts from nearly 4,000 individuals monthly either directly or through our 
website seeking assistance.  The Alliance has developed 400 units of housing in the 
community, including 380 units in Monmouth County.  The agency currently owns and 
manages 360 properties in the community. Specifically, the Alliance’s redevelopment of 
the 131-unit Grandview Apartments (30 are seniors) and 14-unit Carver Hotel (11 are 
seniors) are comparable in scope, extent, and quality to the proposed 10-unit Allen 
House project. 
 
The philosophy of the Affordable Housing Alliance is one of simplicity:  it develops its 
services, programs and housing based on a shared human need for shelter, food, 
comfort, and quality of life and treats all seeking assistance with dignity, compassion, 
and respect regardless of race, religion, ethnicity, sex, disability or income.  
 



The Alliance mission is to improve the quality of life for all New Jersey residents by 
developing and preserving affordable housing, by providing services that maintain 
affordability, by providing housing education and by helping communities meet their 
legal and moral housing obligations.  This task is accomplished through inter-agency 
cooperation and partnerships, and all facets of real estate development, from 
consultation and acquisition to construction or renovation and management.   
 
In 2011, the Alliance was accepted into the network of Neighborworks affiliate 
organizations. 
 
The Alliance is governed by a 16-member volunteer Board of Trustees that meets every 
month. Of the current board members, approximately 90% live in Monmouth County, 
10% are themselves low-income persons, 65% are seniors, 35% are female, and 14% are 
minority.   
 
The agency is a designated Community Housing Development Organization (CHDO) 
which incorporates low-income persons, renters, and persons of color into the 
evaluation, selection, development, and management of its projects. As a designated 
Community Housing Development Organization (CHDO), at least 1/3 of the board 
members are low-income, live in a low-income neighborhood, or represent a low-
income group.    
 
The board members are all local citizens or are employed by local businesses and 
organizations such as Patock Construction Company, New Jersey Natural Gas, 
BRICON International, Inc., Playgoers Theatre Club, PS&S Architecture, MIP 
Associates, attorney offices, Two River Community Bank, Lane Northeast Real Estate 
Development, Birdsall Service Group (Civil Engineer), Stafford Smith, Tinton Falls State 
Bank, Stasi Landscaping, and Sorrentino Development Construction Corporation. 
 
The Alliance has received acknowledgement at the local, state, and national levels for 
the quality of its housing work: 
 

• The Alliance received the Governor’s Award for Housing Excellence in 1998 and 
1999 from the New Jersey Housing and Mortgage Finance Agency for housing 
administration and preservation, respectively.   

 
• In 2001, the Alliance was bestowed the National Award of Merit from the National 

Association of Housing and Redevelopment Officials for the agency’s Community 
Outreach Initiative.    

 
• The Alliance received the National Association for the Advancement of Colored 

People (N.A.A.C.P.)’s coveted President’s Community Service Award for the 
agency’s commitment to providing housing for all people of Monmouth County in 
2001.   

 



• In 2007, the Alliance was named an Outstanding New Jersey Community 
Development Corporation by the Local Initiative Support Corporation. 

 
• In 2007, the Alliance received a special designation of the Governor’s Excellence 

in Housing Award for Special Achievement for the Millstone House.   
 

• The Alliance was selected as the nonprofit agency of the year by the Eastern 
Monmouth Chamber of Commerce awarding the Alliance the beautiful Spinnaker 
Award.   

 
The Alliance believes housing is the foundation of a family and a community and 
approaches this need from many directions.  Below is the description of its present 
service continuum: 
 
• Housing Intake, Information and Referral provides personal service to those 

needing housing with a wealth of information on a variety of programs offered on the 
local, state and federal level.  A data base of available housing including housing for 
special needs populations is kept to assist callers in narrowing an often difficult 
search.  Phones are answered during business hours of 8 to 6 Monday thru Friday 
without the use of voice mail.  Clients seeking any assistance related to housing or 
housing related services know they will be received personally by a qualified and 
compassionate counselor waiting to assist with addressing their needs.  Those who 
do not have time or capacity to call and speak with our counselors directly can use 
the interactive website and integrated intake system located at www.housingall.org. 
 

• Housing Counseling and Income Certification – as a HUD certified counseling 
agency we provide the full range of counseling, education and training services 
needed.  From reverse mortgages to homeownership education our counselors are 
here to help with housing.  The Alliance provides the full range of foreclosure 
mediation programs available in the state of NJ.  Over 2,324 clients have directly 
received housing counseling services in the years ending 2009 and 2010.  31% of 
those served have been African American, 15% of multiple races, 2.5% Asian and 
51% Caucasian.  The Alliance was recently selected to implement the HAMP 
program in this area providing additional options to those facing foreclosure due to 
the loss of income.  The Alliance is one of the largest homeownership education 
providers in the Region and participates with the Web based Home America 
program as well.   

                                                  
 

• Housingall.com (the official Affordable Housing Alliance website) was created 
in 1999 by volunteers to broaden the dissemination of housing information to 
residents throughout cyberspace.  Today over 16,000 visits a month are recorded.  
In 2010 the site was expanded to include a cloud access intake system allowing 
clients who are unable to call or access the office complete intakes in any of our 
service lines.  Emails are then immediately forwarded to the appropriate counselors 
for follow-up and the data recorded for use in planning better programs in the future. 



 
• Housing Management - The Alliance has over 360 affordable housing units 

presently in its portfolio. Units cover all forms and types from the administration of 
two supportive rooming houses, a McKinney funded permanent housing for the 
disabled site, supportive apartments for the disabled, senior housing, single family 
homes, and a group home for aging out youth, a 131 unit apartment complex and a 
125 unit manufactured home park.  Where possible, we work with service 
organizations to serve special needs populations in the least restrictive environment 
possible.  Present partnerships include Catholic Charities, Declarations, the Mental 
Health Association of Monmouth County, Easter Seals, Manna House and Spring 
House.  The Alliance portfolio has been consistently operated with vacancy rates 
below 5%. 

              

      
                                                   Novad Court SF rental 
 
 
 
 
 
• Administrative Agency -The Alliance is a designated administrative agency 

providing services to local governments and builders seeking to be in compliance 
with the Fair Housing Act of NJ.  Contracts include Spring Lake, Atlantic Highlands, 
Wall Township, Manalapan Township, Eatontown, and numerous private builders.  
Both rental and for sale units are affirmatively marketed and clients income certified 
for thousands of units throughout this portfolio.  We administer the rehab component 
for several communities providing low income owners with options to keep and 
preserve their homes.  All contractors and scope of work is coordinated by Alliance 
staff. 

 
• Energy Assistance Programs –The Alliance began the provision of energy 

assistance programs in 2009 we were the recipient of a NJ Department of 
Community Affairs contract to administer the USF/LIHEAP program.  In 2010 after a 
competitive RFP process we were selected as the highest scoring proposal and 
have since signed contracts with the Board of Public Utilities to administer $25 
million  in TRUE utility assistance. In 2012 AHA was awarded the PAGE Utility 
Program which is for the entire state of New Jersey.  In 2015 AHA was awarded 
TRUE 2 $6 Million grant for NJ residents. Programs are administered by 15 staff and 
volunteers and now serve the entire state of NJ through an innovative cloud portal 
making utility assistance services available to all homes having internet access.  To 



those that don’t offices are still operated in Eatontown and through affiliate agencies 
under partnership with the Alliance throughout the state. 
 

• Senior Citizen Job Training -- The Affordable Housing Alliance has established a 
relationship with the Senior Community Service Employment Program, formerly 
the National Council on Aging.  The Alliance is a training site for participants, ages 
55 and older. We help educate and train participants that are interested in re-
entering the workforce.  Over the last three years, the total number of hours 
volunteered are 7,965.  The Alliance has given these participants the opportunity to 
learn and develop new skills for the current work place.  The Alliance has hired six 
participants from this program, most of whom were beginning a second or third 
career in their 60’s and even 70’s.  Currently we have two former SCSEP 
participants that are now AHA employees, recently celebrating their 78th and 79th 
birthdays. Their life experiences and dedication to the mission of the Alliance truly 
helps our clients.  Often times, our clients develop a connection with these 
participants because they share many similarities, having grown up in the same 
generation as one another. They are an inspiration to our staff, volunteers, and most 
of all the college interns that see their strong work ethic and job satisfaction.  They 
are the first to admit that being trained and adapting to the work environment has 
expanded their repertoire by using the computers, scanners, and “modern 
technology” at their age.   Through their part-time work, they are living a more 
fulfilled life by making significant contributions to the Alliance and helping its clients.  

 
• Mortgage Counseling -- The Alliance also provides mortgage delinquency 

counseling to seniors.  Counselors will work one-on-one with our senior clients to 
make sure they understand all of their options and provide them with the information 
and tools necessary to make an informed decision.  If the individual wants to retain 
their home, the counselor will assist them in working with their mortgage company 
on a retention solution.  If the individual can no longer afford their home, the 
counselor will work with them on liquidation options (such as selling the home or 
doing a deed in lieu of foreclosure) and will refer them to our intake specialists to 
assist with finding alternative housing. The agency is involved in continuous 
outreach to the elderly community.  Each year the agency provides information and 
referral services to at least 1000 older adults in the community.   
 

• Housing Developer - The Alliance has developed, financed, renovated or 
constructed over $30 million of housing since 1991.  
 
Through these initiatives, the Alliance  has gained extensive experience managing 
all aspects of the development process including leading development teams; 
purchasing land; meeting development budgets and timelines; obtaining local and 
state approvals; creating multi-layered financing plans, raising capital and operating 
funds, complying with funder compliance and reporting requirements; designing 
buildings with are accessible, encourage visitability, and incorporate green features; 
overseeing construction; managing completed properties; and coordinating 
supportive services for residents.   



  

 
 

In the early 90’s it acted as a 
consultant on the development of 
several group homes including 
housing for the Developmentally 
Disabled through ARC of 
Monmouth, an 8 unit apartment 
building in Paterson serving 

clients of SJHMC, and three group homes in Monmouth for 
Collaborative Support Programs of NJ.   
 
The Alliance has successfully developed over 400 units of affordable housing.  It 
maintains a rental portfolio of 360 units and has successfully worked with several 
municipalities to develop a low impact rental option to their affordable housing plans.  
We have also developed or rehabilitated fifteen single family homes and marketed them 
to qualifying first time homebuyers.     The Alliance is presently working on completing a 
HUD Neighborhood Stabilization Program funded community redevelopment project in 
Asbury Park in partnership with Interfaith Neighbors and Habitat for Humanity which 
consists of building up to 22 single family homes.  The Alliance has infrastructure 
improvements including water, hydrant and gas service installation contracted for our 
120 unit manufactured home park.  Numerous permanent rental projects remain in our 
pipeline as local communities struggle with reconciling their affordable housing 
obligations under a moving target of legislation regarding the NJ Fair Housing Act. 
 
 
 
Housing Projects Completed 
 
The 131 unit Grandview Apartments, Keansburg,  
New Jersey, serves individuals and families who 
were initially eligible for project based rental 
assistance.  Residents have since been converted to 
a voucher system however nearly 89% continue to 
use their rental voucher at this site.  The Alliance in 
1995 completed a gut renovation of all 131 units and 
the community room using one of the largest 
LIHPRHA renovation grant awards in the country.  
Nearly 9.5 million was expended including $300,000 
in local HOME funds, 1.2 million in private mortgage 
financing and 8 million in LIHPRHA funding. This site 
won the Governor’s Award for its innovative tenant 
partnership approach to management where tenants 
maintain a majority interest in the Board of Directors.  
A tenants association, Senior Service Committee and 
a contracted social services director insure a broad 

 



range of services are available to residents. Thirty 
residents are over 62 and 22 are legally disabled.  
                                          

                                                                                                                                                                   

 
Senior open house and children’s 
holiday party. 
 
The Alliance at Beacon Place, Middletown,  
New Jersey, 28 rental units were purchased in a 131 
unit private for sale condo community in partnership 
with a private developer and offer 1, 2 and 3 bedroom 
apartments to low- and moderate income renters.   
The Alliance works with Middletown Township to 
insure that all residents meet the Council on 
Affordable Housing income guidelines and maintain 
the 56 housing credits offered the town.  Funding was 
provided by the Federal Home Loan Bank, New 
Jersey Department of Community Affairs and private 
bank loan.  All units are maintained under the Federal 
Home Loan Bank guidelines.  Donna Blaze, the 
Alliance’s Chief Executive Officer, has sat on the 
Board of Directors of the condo association for over 
ten years in the position of Treasurer to insure low 
and moderate income tenants are afforded the same 
rights as the condominium owners.  Three residents 
of this complex are senior and five have legal 
disabilities. 
 
 
 



 

 
The Monmouth Highlands Apartments, Highlands, New Jersey, provides 16 units to 
low- and moderate income residents.  This project was an acquisition from the 
Resolution Trust Corporation (RTC) and it was renovated with Monmouth County 
HOME funds.  Although not specifically designated, 8 of the 16 residents have special 
needs that warrant supportive services and two senior residents live here as well.  
Working with the Mental Health Association of Monmouth County and the MCPAC 
Team tenants have remained stable in their living setting for over a decade outside any 
specifically identifiable program or facility. 
 
 
The Laurels of Long Branch, Long Branch, New 
Jersey,   
Built new 6 new 2,400 square foot homes within two triplexes for low-, moderate-income 
and entry market families. Built in 1997, 5 of the original six families remain stably 
housed. HMFA gave $140,000 in subsidy financing for 4 of the units and the balance of 
the $740,000 was provided through private construction financing.  Units sold at prices 
ranging from $56,000 - $135,000. 
 
 

 
 
 
Oceanport Manor, Oceanport, New Jersey, 
Provides Six 1,2 & 3 bedroom rental units.  
Renovations have been made including a total 
makeover, accessibility, and the installation of laundry 
facilities with funds from the Federal Home Loan Bank 
and Monmouth County HOME Funds. Three of the six 

 

 



households have a head of household with a 
disability. 
 
 
 
 
Viking House in Keansburg, NJ.  
Renovations to this rooming house 
are complete.  The Viking 
accommodates 18 residents in 
addition to a manager’s apartment.  
Four residents’ rooms are 
handicapped accessible.  Funding 
was received from Monmouth 
County HOME Funds, New Jersey 
Department of Community Affairs 
Boarding Home Life Safety funding 
and State HOME funds.  Six of the 
residents are frail or have a special 
need requiring supportive services.  
Two of the residents are seniors.  
Staff works with area agencies to 
see that all basis needs are met.       
 
The Carver Hotel, a historic site in Neptune, was reconstructed to serve 14 
senior citizens in 1 bedroom apartments.  Over two million in Home Funds, 
Federal Home Loan Bank funds, Regional Contribution Agreement funding and 
New Jersey Department of Community Affairs special projects money was used 
to develop a plan with the help of local resident seniors that returned this facility 
to the anchor property it had once been. After years of planning and design work 
with local residents, the original structure collapsed and a new building had to be 
reconstructed to stay true to the original intent.  All residents are low income and 
over 55.  Services are coordinated through service agreements with the Office on 
Aging, the VNA, and local case management providers.  On site staff help 
residents with daily needs and provide security and emergency response.  
Eleven residents are senior over 62 and five have a disability. 

 



       

 
              Carver Planning Committee members. 

 
 
 

 
      Open house at the new Carver 
Apts. 
 
        
 

Pine Tree Mobile Home Park –The Alliance 
has secured a 130-unit mobile home park in a 
precedent-setting acquisition dedicated to 
preserving the existing affordable 
homeownership for over 130 residents.  
Funding from the CFED foundation, Chase 
and the Borden Foundation is being used to 
examine the threat to this form of housing 
throughout the state.  Over 2.5 million was 
secured from the New Jersey Balanced 
Housing Fund and $250,000 secured from 
local municipal resources to acquire and 
improve the infrastructure.  Habitat for 
Humanity worked with the Alliance to rebuild 
an old storage building into an inviting 
community center and laundry facility while 
staff of Bank of America spent the day 
painting the facility.  The facility is now used 
by Social Service staff to administer the Food 
Bank program, provide homework club 
activities, offer free medical screenings and 
vaccinations, and facilitate tenant association 
meetings and participation. Five units were 
purchased by Declarations -- a nonprofit 
providing independent supportive housing. 
Twenty six of the residents are seniors and 8 
have a disability. 



                                                                                             

       
New unit purchased by Declarations 
 
 
 
         

  
          Residents 
enjoying the spring flowers         

 
                                Bank of America volunteers painting community room 
 
 
 
 



Park Avenue Apartments was created as a design build partnership with a local 
builder, the municipality and the U. S. Department of Housing and Urban 
Development.  Four of the six units provide permanent housing for the disabled who 
were homeless.  The other two units provide affordable housing under the 
municipality’s affordable housing obligation.  Nearly $400,000 in McKinney funds were 
used to purchase the completed facility along with a municipal tax waiver and private 
financing.  Services are provided by the Mental Health Association through McKinney 
funds matched with funding from the Department of Human Services. Five of the 
residents have a disability. 
 

 
Park Avenue Apartments 
 
 
6th Avenue Neptune is a unique partnership with the Alliance and Catholic Charities 
to provide transitional housing for young adults aging out of the foster care system.  
Catholic Charities had come to the Alliance requesting assistance for the development 
of the residential component of this unique program.  The Alliance acquired Shelter 
Support funds and Human Service Bond funds to purchase what was the boyhood 
home of Jack Nicholson.  After completing necessary renovations including an access 
ramp and central air conditioning, the Alliance leases this home back to Catholic 
Charities who supervises the programming for up to six young men.  Located in 
Neptune, it provides each resident a sense of pride to identify oneself as a resident of 
this beautiful period home. 



                        .

 
                     Catholic Charities Director excited about new home. 
 
Single Family Rentals:  The Alliance has renovated and retained ownership of 
several single family units over the past eight years.  The units were purchased from 
the Resolution Trust Corporation, from the U. S. Department of Housing and Urban 
Development, and Federal Housing Administration all having been previously 
foreclosed upon.  The units were privately financed and have been leased back 
primarily too large families with rental vouchers who have been unable to locate 
accommodating apartment units.  The homes are located in Neptune, Red Bank, 
Millstone, and Monmouth Beach.  One of the units is occupied by a disabled head of 
household. 

     
Red Bank 



      
                                                             Neptune 

         
                                                                                            Monmouth Beach 
 
Asbury Park, Red Bank, and Long Branch Single Family For Sale The Alliance 
has constructed or renovated ten 14 family homes in the past several years providing 
homeownership to low and moderate income families in free standing fee simple 
ownership.  Homes are three and four bedroom units and were designed to provide all 
of the amenities and characteristics of other homes in the neighborhood.  Experience 
in this market allowed the Alliance to capitalize on the availability of Neighborhood 
Stabilization Program funding to expand this concept in Asbury Park, NJ where we 
received a multimillion dollar NSP award in partnership with Interfaith Neighbors and 
Coastal Habitat for Humanity.  Three of the eight homes to be built by the Alliance 
have already been completed.  The Alliance also took the lead on establishing a 
Neighborhood Leadership and good neighbor program to encourage future 
homeowners to be more than just a resident but a participant in their community.  The 
Alliance is also responsible for homeowner education and income certification for all 
buyers within the partnership. 

                                       
Hendrikson, Long Branch                           7th Avenue, Long Branch 



  

                                                       

 
               Summerfield New construction Asbury Park                
                                                                                                                         
                                                                                                                        
Summerfield 4 BR Asbury Park 
Special Partnerships have always been important to the Alliance. Single family 
revitalization efforts were completed and/or under way with smaller local nonprofits 
including the NAACP in Long Branch, STARS Neighborhood CDC in Asbury Park and 
HOMES in Red Bank.  Funding was provided directly by the State legislature for this 
capital funding pilot program.   Eight single family homes were rehabilitated or 
constructed new.  The Alliance is presently administering rehabilitation programs for 
several towns working with local municipal officials and homeowners.  The Alliance is 
presently working with Ladacin to develop 2 new group homes for adults with physical 
challenges.     
 
The Alliance is undertaking the new HUD 202 seniors project in Millstone Township as 
the natural next step in providing permanent, affordable housing for older adults.  
Through its 20 years of service in the community, the Alliance has become acutely 



aware of the affordable housing crisis facing low-income seniors in Monmouth County 
who can still live independently.  These seniors, many of whom are retired and living on 
fixed incomes, are unable to meet the high costs of maintaining houses or renting 
apartments in the area.  Additionally, many seniors are in need case management and 
supportive services to stay housed independently.  As a result, seniors are being forced 
to impose upon their children or other relatives for housing, leave town to find more 
reasonable accommodations elsewhere, or must give up living independently.  The new 
Allen House project in Millstone Township will allow seniors with very low incomes to 
age in place within their community in close proximity to their families, social contacts 
and community supports. 
 
The new Allen House project will create 10 units of permanent, affordable rental 
housing for independent seniors.  The building will be designed as an elevator building 
with on-site parking.  Every apartment will have its own kitchen, bathroom, eating area, 
and living area.  Amenities will include Energy Star appliances, window blinds, ample 
closet space, security and emergency call features, common laundry, and hardwiring for 
telephone, cable TV and internet access.   The building will include a community room, 
common laundry facilities, and property management/social services offices.  Exterior 
amenities will include a covered entryway, walking paths, and a pond. 
 



Ocean Family Housing 
 

Exhibit 6:  Site Control 
 

 
Please see the attached site control documentation. 
  















Ocean Family Housing 
 

Exhibit 7:  Design Schematics 
 
 

The project’s design schematics are attached. 
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Ocean Family Housing 
 

Exhibit 8:  NJHMFA Resolution of Need 
 
 

The municipality approved the NJHMFA Resolution of Need which is attached. 
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APPENDIX K 

Roosevelt Properties Crediting Documentation, including: 

 Settlement Agreement and Authorizing Resolution 

 Rezoning Ordinance 
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APPENDIX L 

C-1 District Zoning Ordinance Amendment – Norwood Avenue. No. 2333 

Ordinance No. 2282 
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APPENDIX M 

 

Golf Course Overlay Zoning Ordinance 
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APPENDIX N 

Amended Affordable Housing Ordinance 
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APPENDIX O 

Resolution Appointing Municipal Housing Liaison 
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APPENDIX P 

Agreement with Administrative Agent and Authorizing Resolution 
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PROFESSIONAL SERVICES AGREEMENT 

THIS AGREEMENT by and between the Township of Ocean (hereinafter 

referred to as “Township”), a Municipal Corporation of the State of New Jersey and 

CGP&H LLC, 1249 South River Road, Suite 301, Cranbury, NJ 08512-3633 (hereinafter 

referred to as “CGP&H”); and 

WHEREAS, both the Township and CGP&H desire to set forth the various 

duties, terms and responsibilities of the parties hereto; 

WHEREAS, the Township Council hereby desires to approve of this Contract 

that was presented for the provision of said services. 

WITNESSETH, that the parties hereto, for and in consideration of the mutual 

agreements herein contained, promise and agree as follows: 

1. The term of the Agreement shall become effective as of the ______ day of 

November, 2019 for a period of twelve months (12), terminating at the close of 

business on the _____ day of November, 2020. The Agreement may be 

terminated by either party, by giving one (1) month advanced written notice to 

the other. 

2. CGP&H shall furnish all equipment and materials and shall perform the 

services set forth in Schedule A, Scope of Services and Compensation. 

Compensation will be provided as in this Agreement and as awarded in 

accordance with Compensation Schedule in strict accordance with the contract 

as the word “contract” is hereinafter defined and in accordance with all other 

terms and provisions. 

3. The “contract” shall consist of the following: 

a. This Agreement and all Schedules annexed thereto. 

b. Resolution of appointment made by the Mayor and Township Council. 

c. All other terms required by law to be inserted in this contract, whether 

actually inserted or not. 
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d. The Affirmative Action Requirements annexed hereto, applicable to this 

contract, as Schedule B. 

4. CGP&H hereby represents to the Township that CGP&H is qualified to fulfill 

the position set forth herein with applicable requirements.  CGP&H further 

represents that CGP&H is familiar with all applicable statutes, laws, 

regulations, procedures and requirements in connection with this appointment. 

5. CGP&H hereby agrees to perform the services set forth under the Scope of 

Services and Compensation, Schedule A, for the Township of Ocean during 

the period set forth herein above. 

6.  Notwithstanding anything herein to the contrary, CGP&H will provide all 

services required of an Administrative Agent pursuant to the Uniform Housing 

Affordability Controls (N.J.A.C. 5:80-26.14(a)) and applicable portions of §21-

9B (“Affordable Housing”) of Chapter XXI, Article III of the Township Revised 

General Ordinances, as may be amended or supplemented. 

7. CGP&H shall not assign this contract or any of its rights or monies due 

hereunder without the previous written consent of the Township of Ocean as 

evidenced by a duly adopted Resolution. 

8. CGP&H represents that they currently have professional liability insurance in a 

minimum amount of $1,000,000 per occurrence and $2,000,000 aggregate, 

and that they shall supply a certificate to the Township showing said coverage. 

CGP&H further covenants and agrees to protect, keep and hold the Township 

of Ocean harmless against any and all actions, claims or demands for 

damages, which may be caused by the negligent error, act or omission of 

CGP&H or by the improper performance of the contract. 

9. Payment to CGP&H shall be made in strict accordance with the terms of this 

contract. It is understood and agreed that in the event CGP&H is required to 

perform services that are not contemplated and are not within the subject 

matter of this contract and are extraordinary and are of a kind which would not 

ordinarily be performed in the normal course of providing services, that 
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CGP&H shall be paid additional sums of money based upon change orders 

duly approved by Resolution of the Township of Ocean Council. 

AND IT IS FURTHER UNDERSTOOD AND AGREED that the covenants,  

conditions and agreements herein contained are binding of the parties hereto, their 

successors, assigns and legal representatives. 

IN WITNESS WHEREOF, the parties hereto have caused their presents to be 

signed by the respective authorized officers and the proper corporate and/or municipal 

seals affixed hereto, the date and year first written above. 

 

WITNESS: TOWNSHIP OF OCEAN 

 

BY: _______________________         BY:_________________________________ 

 

NAME: _____________________ NAME: ______________________________ 

 

TITLE: _____________________ TITLE: ______________________________ 

 

 DATE:______________________________ 

 

 

WITNESS: CGP&H, LLC 

___________________________ ____________________________________  

 

NAME: _____________________ NAME: Randall Gottesman, PP 

 

TITLE: _____________________ TITLE: President 

 

 DATE:______________________________ 

  



 

SCHEDULE A: SCOPE OF SERVICES AND COMPENSATION 

For services rendered by the Consultant, including that spent in the Consultant's office, under the 

terms of this document, the Consultant shall be compensated as follows: 

  

Fees Paid by Ocean Township 

1.  General Program Administration 

 

Not-to-exceed fee of $5,000 billed at rate 

of $125 per hour for senior staff and $80 

per hour for all other staff. 

 

1. General Program Administration: This includes but is not limited to creating 

Administrative Agent manuals, providing a centralized webpage with information about all 

affordable housing opportunities in the Township and advising developers on affordable 

housing requierments.  CGP&H will also expertly perform all of the mandated reporting as 

identified in Ocean’s Settlement Agreement. CGP&H will request authorization to proceed 

with additional work In the event that additional services are required beyond the contracted 

$5,000.   

 

Fees That Are Generally Paid in Full by Developer/Landlord, whenever applicable: 

Service Fee Explanation 

Project Setup $1,000 per development billed at $80 per hour 

Rental Income Certification Fees Flat fee of $700 per rental certification 

Applicants found ineligible will be billed hourly at $80 per 
hour up to $275 

Waiting List Management $25 per unit per year 
(waiting list fee will not be charged until all units have been 
leased)   

Lease Renewal Fee $25 per lease renewal (not applicable in first year) 

Reimbursement of Expenses Cost of postage, printing of notices, copying costs, and 
advertising up to $250 per year 

 

Project Setup 

This includes, but is not limited to, establishing the initial rents for the project, drafting the deed 

restriction, preparing the affirmative marketing plan, answering questions from applicants during 

the initial affirmative marketing period and conducting the lottery. Affirmative marketing includes 

setting up a dedicated website on AffordableHomesNewJersey.com as well as postings on 

NJHRC.gov, Twitter, Instagram and Facebook where we 3,000 followers.  We also send out 



 

mailings quarterly to our distribution list of over 200 community groups, major employers, and 

social service providers to the housing region where the affordable units are located.    

  

Rental Income Certification Fees 

CGP&H will contact the next applicant on the waiting list to prescreen them for eligibility, refer 

them to the landlord, and invite them to submit a full application.  CGP&H will collect and review 

documentation from the applicant households to determine their eligibility.   Eligibility 

determination fees do not include credit or background checks, which are done by the landlord.  

There is no charge to prescreen applicants and referring multiple, screened applicants to landlord 

until a proper match is made. 

 

Waiting List Management Fee 

The waiting list management fee will allow us to maintain the waiting list on our web-based 

Affordable Homes New Jersey Profile.  The fee will be $25 per constructed unit per year and paid 

in four quarterly payments. This fee will be waived in the first year. 

 

Lease Renewal Fee 

CGP&H will advise the landlord of the maximum rental amount before each new lease is executed 

and we will review all executed leases and maintain copies in our files.   

 

Direct (Reimbursable) Expenses 

CGP&H will bill direct costs related to the required affirmative marketing mailing to community 

groups, major employers, and government agencies in the housing region.  If additional paid 

advertising is required, CGP&H will advise and approve of the newspaper ad for compliance with 

state rules and Ocean will be responsible for the cost of newspaper advertising. CGP&H's 

affirmative marketing activities (non-newspaper related) will ensure that this project meets state 

marketing requirements of the Uniform Housing Affordability Controls. 

 

CGP&H will monitor and administer the affordable homes covered under this contract utilizing 

HomeKeeper, a powerful database designed by industry experts to manage affordable housing 

programs. No personal or confidential information will be disclosed by CGP&H outside of 

HomeKeeper, and only CGP&H will have access to any such information within HomeKeeper. In 

addition, data CGP&H inputs into HomeKeeper about the affordable homes will be aggregated 

and analyzed at the national level as a tool for policy makers to evaluate the impact of affordable 

housing. Only non-personal information relating to performance measurements (such as the 

number of vacancies annually, demographic data and rents) will be aggregated into reports and 

disclosed to the public.  



 

SCHEDULE B 

N.J.S.A. 10-5-31 et seq., (N.J.A.C. 17-27) 

MANDATORY AFFIRMATIVE ACTION LANGUAGE 

GOODS PROFESSIONAL SERVICES AND GENERAL SERVICE CONTRACTS 

 

During the performance of this contract, the contractor agrees as follows: 

a.  The contractor or subcontractor, where applicable, will not discriminate against any 

employee or applicant for employment because of age, race, creed, color, national 

origin, ancestry, marital status, affectional or sexual orientation or sex.  Except with 

respect to affectional or sexual orientation, the contractor will take affirmative action to 

ensure that such applicants are recruited and employed, and that employees are treated 

during employment, without regard to their age, race, creed, color, national origin, 

ancestry, marital status, affectional or sexual orientation or sex.  Such action shall 

include, but not be limited to the following:  employment, upgrading, demotion, or 

transfer, recruitment or recruitment advertising, layoff or termination, rates of pay or 

other forms of compensation and selection for training, including apprenticeship.  The 

contractor agrees to post in conspicuous places, available to employees and applicants 

for employment, notices to be provided by the Public Agency Compliance Officer setting 

forth provisions of this nondiscrimination clause. 

b.  The contractor or subcontractor, where applicable will, in all solicitations or 

advertisements for employees placed by or on behalf of the contractor, state that all 

qualified applicants will receive consideration for employment without regard to age, 

race, creed, color, national origin, ancestry, marital status, affectional or sexual 

orientation or sex. 

c.  The contractor or subcontractor, where applicable, will send to each labor union or 

representative or workers with which it has a collective bargaining agreement or other 

contract or understanding, a notice, to be provided by the agency contracting officer 

advising the labor union or workers’ representative of the contractor’s commitments 

under this act and shall post copies of the notice in conspicuous places available to 

employees and applicants for employment. 

d.  The contractor or subcontractor, where applicable, agrees to comply with the regulations 

promulgated by the Treasurer pursuant to N.J.S.A. 10:5-31 et seq. as amended and 

supplemented from time to time and the American with Disabilities Act. 

e.  The contractor or subcontractor agrees to make good faith efforts to employ minority and 

women workers consistent with the applicable county employment goals established in 

accordance with N.J.A.C 17:-5.2. or a binding determination of the applicable county 

employment goals determined by the Division pursuant to N.J.A.C.17:27-5.2. 



 
 

 

f.  The contractor or subcontractor agrees to inform in writing appropriate recruitment 

agencies including, but not limited to, employment agencies, placement bureaus, 

colleges, universities, labor unions, that it does not discriminate on the basis of age, 

creed, color, national origin, ancestry, marital status, affectional or sexual orientation or 

sex, and that it will discontinue the use of any recruitment agency which engages in 

direct or indirect discriminatory practices. 

g.  The contractor or subcontractor agrees to revise any of its testing procedures, if 

necessary, to assure that all personnel testing conforms with the principles of job-related 

testing, as established by the statutes and court decisions of the State of New Jersey 

and as established by applicable Federal Law and applicable Federal Court decisions. 

h.  In conforming with the applicable employment goals, the contractor or subcontractor 

agrees to review all procedures to transfer, upgrading, downgrading and layoff to ensure 

that all such actions are taken without regard to age, creed, color, national origin, 

ancestry, marital status, affectional or sexual orientation or sex, consistent with the 

statues and court decisions of the State of New Jersey, and applicable Federal law and 

applicable Federal court decisions 

i.  The contractor shall submit to the public agency, after notification of award but prior to 

execution of a goods and services contract, one of the following three documents: 

Letter of Federal Affirmative Action Plan Approval 

Certificate of Employee Information Report 

Employee Information Report Form AA302 

j.  The contractor and its subcontractor shall furnish such reports or other documents to the 

Division of Contract Compliance and EEO as may be requested by the Division from 

time to time in order to carry out the purposes of these regulations, and public agencies 

shall furnish such information as may be requested by the Division of Contract 

Compliance and EEO for conducting a compliance investigation pursuant to Subchapter 

10 of the Administrative Code at N.J.A.C.17:27. 

 

COMPANY CGP&H, LLC 

SIGNATURE 

TITLE  PRESIDENT 

DATE   
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APPENDIX Q 

Affirmative Marketing Plan and Adopting Resolution 

  



COAH, January 2011 1 

AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
For Affordable Housing in (REGION 4) 

 

I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 

 
1a.  Administrative Agent Name, Address, Phone Number 

Community Grants, Planning & Housing 

101 Interchange Plaza, Suite 301 

Cranbury, NJ 08512-3716 

609 664-2769 

1b. Development or Program Name, Address 

Primrose Place 

20 Hidden Meadows Dr. 

Ocean Township, NJ 07712 

 

 

1c.  

Number of Affordable Units: 19 

 

Number of Rental Units:        19 

 

Number of For-Sale Units:      0 

1d. Price or Rental Range 

 

From   

      

To             

1e. State and Federal Funding 

Sources (if any) 

 

 

1f.   

        □  Age Restricted 

 

        X  Non-Age Restricted 

1g. Approximate Starting Dates 

 

Advertising:                                          Occupancy:       

1h. County 

Mercer, Monmouth, Ocean 
1i. Census Tract(s): 

 

1j. Managing/Sales Agent’s Name, Address, Phone Number 

 

 

 

 

1k. Application Fees (if any): 

 

 

1a.  Administrative Agent Name, Address, Phone Number 

Community Investment Strategies 

Heritage Village at Oakhurst 

777 West Park Avenue 

Oakhurst, NJ 07755 

(732) 493-6454 

 

1b. Development or Program Name, Address 

Heritage Village at Oakhurst 

777 West Park Avenue 

Oakhurst, NJ 07755 

 

 

1c.  

Number of Affordable Units: 87 

 

Number of Rental Units:        87 

        (plus 5 special-needs units) 

 

Number of For-Sale Units:     0 

1d. Price or Rental Range 

 

From           $853 

      

To            $1,318 

1e. State and Federal Funding 

Sources (if any) 

 

 

1f.   

        X  Age Restricted 

 

        □  Non-Age Restricted 

1g. Approximate Starting Dates 

 

Advertising:                                          Occupancy:       

1h. County 

Mercer, Monmouth, Ocean 
1i. Census Tract(s): 

 

1j. Managing/Sales Agent’s Name, Address, Phone Number 

(same as administrative agent) 

 

 

 

1k. Application Fees (if any): 

$50.00 per applicant age 19+, payable by money order; fee is waived for participants in Section 8 or public housing 

programs  
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1a.  Administrative Agent Name, Address, Phone Number 

Affordable Housing Alliance 

3535 Route 66, Parkway 100 

Building 4 

Neptune Township, NJ 07753 

732-393-2958 

 

1b. Development or Program Name, Address 

Cindy Lane Apartments 

16 Cindy Lane 

Ocean Township, NJ 07755 

 

 

1c.  

Number of Affordable Units: 48 

 

Number of Rental Units:        48 

 

Number of For-Sale Units:      0 

1d. Price or Rental Range 

 

From        $   287 

      

To            $1,316 

1e. State and Federal Funding 

Sources (if any) 

CDBG-DR. tax credit funds 

 

1f.   

        □  Age Restricted 

 

        X  Non-Age Restricted 

1g. Approximate Starting Dates 

 

Advertising: Spring 2019                   Occupancy:     Summer 2019  

1h. County 

Mercer, Monmouth, Ocean 
1i. Census Tract(s): 

 

1j. Managing/Sales Agent’s Name, Address, Phone Number 

(same as administrative agent) 

 

 

 

1k. Application Fees (if any): 

 

  

 
1a.  Administrative Agent Name, Address, Phone Number 

Community Grants, Planning & Housing 

101 Interchange Plaza, Suite 301 

Cranbury, NJ 08512-3716 

609 664-2769 

 

1b. Development or Program Name, Address 

Wayside Point 

17 Cindy Lane 

Ocean, NJ 07755 

1c.  

Number of Affordable Units: 11 

 

Number of Rental Units:        11 

 

Number of For-Sale Units:      0 

1d. Price or Rental Range 

 

From    $    374 

      

To         $1,286    

1e. State and Federal Funding 

Sources (if any) 

 

1f.   

        □  Age Restricted 

 

        X  Non-Age Restricted 

1g. Approximate Starting Dates 

 

Advertising: 2020                  Occupancy:     2020-2021 

1h. County 

Mercer, Monmouth, Ocean 
1i. Census Tract(s): 

 

1j. Managing/Sales Agent’s Name, Address, Phone Number 

(same as above) 

 

 

1k. Application Fees (if any): 
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1a.  Administrative Agent Name, Address, Phone Number 

 

1b. Development or Program Name, Address 

Roosevelt Properties 

 

 

1c.  

Number of Affordable Units: 5 

 

Number of Rental Units:         

 

Number of For-Sale Units:      

1d. Price or Rental Range 

 

From   

      

To             

1e. State and Federal Funding 

Sources (if any) 

 

1f.   

        □  Age Restricted 

 

        X  Non-Age Restricted 

1g. Approximate Starting Dates 

 

Advertising:                   Occupancy:  

1h. County 

Mercer, Monmouth, Ocean 
1i. Census Tract(s): 

 

1j. Managing/Sales Agent’s Name, Address, Phone Number 

 

 

 

 

1k. Application Fees (if any): 

 

 

 

1a.  Administrative Agent Name, Address, Phone Number 

 

1b. Development or Program Name, Address 

Ocean Glades 

 

 

1c.  

Number of Affordable Units: 46 

 

Number of Rental Units:        46 

 

Number of For-Sale Units:     0 

1d. Price or Rental Range 

 

From   

      

To             

1e. State and Federal Funding 

Sources (if any) 

 

 

1f.   

        □  Age Restricted 

 

        X  Non-Age Restricted 

1g. Approximate Starting Dates 

 

Advertising:      2022             Occupancy: 2022-2023  

1h. County 

Mercer, Monmouth, Ocean 
1i. Census Tract(s): 

 

1j. Managing/Sales Agent’s Name, Address, Phone Number 

 

 

 

 

1k. Application Fees (if any): 
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(Sections II through IV should be consistent for all affordable housing developments and programs within the 

municipality.  Sections that differ must be described in the approved contract between the municipality and the 

administrative agent and in the approved Operating Manual.) 

 

II. RANDOM SELECTION 

 
2. Describe the random selection process that will be used once applications are received. 

 

The Administrative Agent will assign random numbers to each applicant through a computerized random number 

generator.   

 

After the list of applications submitted during the initial lottery period is exhausted, the priority of preliminary 

applications is established by the date the household submitted their preliminary application (Interest Date).   

 

In addition to the random number assigned to the household and/or the Interest Date, there are other factors affecting 

waiting priority that are described below. 

• Regional Preference: Applicants who indicate that they live or work in the Affordable Housing Region will 

be contacted first. Once those applicants are exhausted, applicants outside the region will be contacted. 

• Household Size: Whenever possible, there will be at least one person for each bedroom. If the waiting list is 

exhausted and there are no in- or out-region households with a person for each bedroom size, units will be 

offered to smaller sized households that do not have a person for each bedroom. The Administrative Agent 

cannot require an applicant household to take an affordable unit with a greater number of bedrooms, as long 

as overcrowding is not a factor. A household can be eligible for more than one unit category. 

• Fully Accessible Units: A household with a person with physical disabilities will get preference on the 

waiting list because of the very limited number of accessible units. If there is more than one household with a 

person with physical disabilities on the waiting list, in-region households with a person for each bedroom will 

be contacted first. Applicants must provide a letter from their doctor stating what kind of accommodation 

they require as a result of their disability. 

 

 

 

III. MARKETING 

 
3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the 

housing without special outreach efforts because of its location and other factors) 

□ White (non-Hispanic        X Black (non-Hispanic)        X Hispanic          □ American Indian or Alaskan 

Native 

                               □ Asian or Pacific Islander                                       □ Other group:  

 

3b. HOUSING RESOURCE CENTER (www.njhousing.gov)  A free, online listing of affordable housing        X 

 

 

3c. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 

OF OUTREACH 

NAMES OF REGIONAL 

NEWSPAPER(S) CIRCULATION AREA 

 

TARGETS PARTIAL COAH REGION 4 

Daily Newspaper 

X At outset; ongoing as needed Trenton Times Mercer 

X At outset; ongoing as needed Trentonian Mercer 

X At outset; ongoing as needed Asbury Park Press Monmouth, Ocean 

□  Ocean County Observer Ocean 

Weekly Newspaper 

□  Ewing Observer Mercer 

http://www.njhousing.gov/
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□  Hopewell Valley News Mercer 

□  Lawrence Ledger Mercer 

□  Pennington Post Mercer 

□  Princeton Town Topics Mercer 

□  Tempo Mercer Mercer 

□  Trenton Downtowner Mercer 

X At outset; ongoing as needed Windsor Heights Herald Mercer 

□  West Windsor-Plainsboro News Mercer, Middlesex 

X At outset; ongoing as needed Princeton Packet Mercer, Middlesex, Somerset 

□  Messenger-Press Mercer, Monmouth, Ocean 

□  Woodbridge Sentinel Middlesex 

□  Atlanticville Monmouth 

□  Coaster Monmouth 

□  Courier Monmouth 

□  Examiner Monmouth 

□  Hub, The Monmouth 

□  Independent, The Monmouth 

X At outset; ongoing as needed News Transcript Monmouth 

□  Two River Times Monmouth 

□  Coast Star, The Monmouth, Ocean 

□  Beach Haven Times Ocean 

□  Beacon, The Ocean 

□  Berkeley Times Ocean 

□  Brick Bulletin Ocean 

□  Brick Times Ocean 

□  Jackson Times Ocean 

□  Lacey Beacon Ocean 

□  Manchester Times Ocean 

□  New Egypt Press Ocean 

□  Ocean County Journal Ocean 

X At outset; ongoing as needed Ocean Star, The Ocean 
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X At outset; ongoing as needed Tri-Town News Ocean 

□  Tuckerton Beacon Ocean 

□  Atlantic Highlands Herald Monmouth 

 

 DURATION & FREQUENCY 

OF OUTREACH 

NAMES OF REGIONAL TV 

STATION(S) 

CIRCULATION AREA AND/OR 

RACIAL/ETHNIC IDENTIFICATION 

OF READERS/AUDIENCE  

 

TARGETS ENTIRE COAH REGION 4 

□  2 WCBS-TV 

CBS Broadcasting Inc.  

□ 
 4 WNBC  

NBC Telemundo License Co. 

(General Electric)  

□ 
 5 WNYW  

Fox Television Stations, Inc. 

(News Corp.)  

□ 
 

 

7 WABC-TV 

American Broadcasting 

Companies, Inc (Walt Disney)  

□ 
 9 WWOR-TV 

Fox Television Stations, Inc.  

(News Corp.)  

□ 
 10 WCAU 

NBC Telemundo License Co. 

(General Electric)  

□  11 WPIX 

WPIX, Inc. (Tribune)  

□ 
 13 WNET 

Educational Broadcasting 

Corporation  

□ 
 58 WNJB 

New Jersey Public Broadcasting 

Authority  

 

TARGETS PARTIAL COAH REGION 4 

□  25 W25AW 

WZBN TV, Inc. Mercer 

□ 
 39 WLVT-TV 

Lehigh Valley Public 

Telecommunications Corp. Mercer 

□ 
 60 WBPH-TV 

Sonshine Family Television 

Corp Mercer 

□  63 WMBC-TV 

Mountain Broadcasting Corp. Mercer 

□ 
 69 WFMZ-TV 

Maranatha Broadcasting 

Company, Inc. Mercer 

□ 
 41 WXTV 

WXTV License Partnership, 

G.P. (Univision 

Communications Inc.) Mercer, Monmouth 

□  3 KYW-TV 

CBS Broadcasting Inc. Mercer, Ocean 

□ 
 6 WPVI-TV 

American Broadcasting 

Companies, Inc (Walt Disney) Mercer, Ocean 
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□  12 WHYY-TV 

WHYY, Inc. Mercer, Ocean 

□  17 WPHL-TV 

Tribune Company Mercer, Ocean 

□ 
 23 WNJS 

New Jersey Public Broadcasting 

Authority Mercer, Ocean 

□ 
 29 WTXF-TV 

Fox Television Stations, Inc. 

(News Corp.) Mercer, Ocean 

□ 
 35 WYBE 

Independence Public Media Of 

Philadelphia, Inc. Mercer, Ocean 

□  48 WGTW-TV 

Trinity Broadcasting Network Mercer, Ocean 

□ 
 52 WNJT 

New Jersey Public Broadcasting 

Authority Mercer, Ocean 

□  57 WPSG 

CBS Broadcasting Inc. Mercer, Ocean 

□ 
 61 WPPX 

Paxson Communications 

License Company, LLC Mercer, Ocean 

□ 
 65 WUVP-TV 

Univision Communications, 

Inc. Mercer, Ocean 

□ 
 25 WNYE-TV 

New York City Dept. Of Info 

Technology & 

Telecommunications Monmouth 

□ 
 31 WPXN-TV 

Paxson Communications 

License Company, LLC Monmouth 

□ 
 47 WNJU 

NBC Telemundo License Co. 

(General Electric) Monmouth 

□ 
 50 WNJN 

New Jersey Public Broadcasting 

Authority Monmouth 

□  68 WFUT-TV 

Univision New York LLC 

Monmouth, Ocean 

(Spanish) 

□ 
 62 WWSI 

Hispanic Broadcasters of 

Philadelphia, LLC Ocean 

 

 DURATION & FREQUENCY 

OF OUTREACH NAMES OF CABLE PROVIDER(S) BROADCAST AREA  

 
TARGETS PARTIAL COAH REGION 4 

□  Cablevision of Hamilton 

 

Partial Mercer, Monmouth 

□  Comcast of Central NJ,  

 

Partial Mercer, Monmouth 

□ 
 Patriot Media & 

Communications, CNJ 

Partial Mercer 

X 
At outset; ongoing as needed Cablevision of Monmouth, 

Raritan Valley 

Partial Monmouth 

□  Comcast of Mercer County, 

Southeast Pennsylvania 

Partial Middlesex 

X 
At outset; ongoing as needed Comcast of Monmouth County Partial Monmouth, Ocean 



COAH, January 2011 8 

X 
At outset; ongoing as needed Comcast of Garden State, Long 

Beach Island, Ocean County, 

Toms River  

Partial  Ocean 

 

 DURATION & FREQUENCY 

OF OUTREACH 

NAMES OF REGIONAL RADIO 

STATION(S) 

BROADCAST AREA AND/OR 

RACIAL/ETHNIC IDENTIFICATION 

OF READERS/AUDIENCE 

 

TARGETS ENTIRE COAH REGION 4 

AM 

□  

WWJZ 640 

 

□  

WOR 710 

 

□  

WABC 770 

 

□ 
 

WCBS 880 

 

□  

WBBR 1130 

 

□  

WPST 94.5 

 

FM 

□  WKXW-FM 101.5 

 

□  WPRB 103.3 

 

 

TARGETS PARTIAL COAH REGION 4 
AM 

□  
WFIL 560 Mercer, Monmouth 

□  
WMCA 570 Monmouth, Ocean 

□  
WFAN 660 Mercer, Monmouth 

□  
WNYC 820 Mercer, Monmouth 

□  
WWBD 860 Mercer 

□  
WPHY 920 Mercer 

□  
WNTP 990 Mercer 

□  
WCHR 1040 Mercer 

□  
WOBM 1160 Monmouth, Ocean 

□  
WWTR 1170 Mercer 

□  
WPHT 1210 Mercer, Monmouth 

□  
WBUD 1260 Mercer, Monmouth 

□  
WIMG 1300 Mercer 

□  
WADB 1310 Monmouth, Ocean 

□  
WHTG 1410 Monmouth 

□  
WCTC 1450 Mercer, Monmouth 
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□  
WBCB 1490 Mercer 

□  
WTTM 1680 Mercer, Monmouth 

FM 

□  WNJT-FM 88.1 Mercer 

□  WWFM 89.1 Mercer, Monmouth 

□  WRDR 89.7 Monmouth, Ocean 

□  WRTI 90.1 Mercer 

□  WBJB-FM 90.5 Monmouth 

□  WWNJ 91.1 Ocean 

□  WTSR 91.3 Mercer 

□  WBGD 91.9 Ocean 

□  WFNY-FM 92.3 Mercer, Monmouth 

□  WXTU 92.5 Mercer 

□  WOBM-FM 92.7 Ocean 

□  WPAT-FM 93.1 Mercer, Monmouth 

□  WMMR 93.3 Mercer 

□  WNYC-FM 93.9 Mercer, Monmouth 

□  WYSP 94.1 Mercer 

□  WJLK-FM 94.3 Monmouth, Ocean 

□  WFME 94.7 Mercer, Monmouth 

□  WZZO 95.1 Mercer 

□  WPLJ  95.5 Mercer, Monmouth 

□  WBEN-FM 95.7 Mercer 

□  WRAT 95.9 Monmouth, Ocean 

□  WCTO 96.1 Mercer 

□  WQXR-FM 96.3 Mercer, Monmouth 

□  WRDW-FM 96.5 Mercer 

□  WQHT 97.1 Mercer, Monmouth 

□  WSKQ-FM 97.9 Mercer, Monmouth 

□  WOGL 98.1 Mercer 

□  WMGQ 98.3 Mercer, Monmouth 

□  WRKS 98.7 Mercer, Monmouth 
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   □  WUSL 98.9 Mercer, Monmouth 

   □  WAWZ 99.1 Mercer, Monmouth 

   □  WBAI 99.5 Mercer, Monmouth 

   □  WJRZ-FM 100.1 Ocean 

   □  WHTZ 100.3 Mercer, Monmouth 

   □  WCBS-FM 101.1 Mercer, Monmouth 

   □  WQCD 101.9 Mercer, Monmouth 

   □  WIOQ 102.1 Mercer 

   □  WNEW 102.7 Mercer, Monmouth 

   □  WMGK 102.9 Mercer 

   □  WKTU 103.5 Mercer, Monmouth 

   □  WAXQ 104.3 Mercer, Monmouth 

   □  WWPR-FM 105.1 Mercer, Monmouth 

   □  WDAS-FM 105.3 Mercer, Monmouth 

   □  WCHR-FM 105.7 Ocean 

   □  WJJZ 106.1 Mercer, Monmouth 

   □  WHTG-FM 106.3 Monmouth, Ocean 

   □  WLTW 106.7 Mercer, Monmouth 

   □  WKDN 106.9 Mercer 

   □  WWZY 107.1 Monmouth, Ocean 

   □  WBLS 107.5 Mercer, Monmouth 

   □  WWPH 107.9 Mercer 

 
3d. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) 

(Check all that applies) 

 
NAME OF 

PUBLICATIONS OUTREACH AREA 

RACIAL/ETHNIC 

IDENTIFICATION OF 

READERS/AUDIENCE  

 

TARGETS ENTIRE COAH REGION 4 

Weekly 

X At outset; ongoing 

as needed 

Nuestra Communidad 

 

Central/South Jersey 

 

Spanish-Language 

 

 
 

TARGETS PARTIAL COAH REGION  4 

Weekly 

□  
New Jersey Jewish 

News 

Northern and Central 

New Jersey 
Jewish 
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X At outset; ongoing 

as needed 
El Hispano 

Camden and Trenton 

areas 
Spanish-Language 

□  Ukrainian Weekly New Jersey Ukrainian community 

 
3e. Employer Outreach (names of employers throughout the housing region that can be contacted to post 

advertisements and distribute flyers regarding available affordable housing) (Check all that applies) 

DURATION & FREQUENCY OF OUTREACH NAME OF 

EMPLOYER/COMPANY 

LOCATION 

 

Mercer County 

X At outset; ongoing as needed 
Mercer County Board of 

Education 1075 Old Trenton Rd, Trenton, NJ 

□  Medical Center at Princeton 253 Witherspoon St, Princeton, NJ 

X 
At outset; ongoing as needed Bristol-Myers Squibb 

100 Nassau Park Blvd, Princeton, 

NJ and 820 Bear Tavern Rd, 

Trenton, NJ 

X At outset; ongoing as needed Educational Testing Service 660 Rosedale Rd., Princeton, NJ  

X At outset; ongoing as needed Princeton Theological Seminary P.O. Box 821, Princeton, NJ 

X At outset; ongoing as needed Princeton University 

Office of Human Resources, 2 New 

South, Princeton, NJ 

X At outset; ongoing as needed 

Westminster Choir College of 

Rider University 

2083 Lawrenceville Rd., 

Lawrenceville, NJ 

X At outset; ongoing as needed 
St. Lawrence Rehabilitation 

Center 

2381 Lawrenceville Rd, 

Lawrenceville, NJ 

□  McGraw-Hill 

120 Windsor Center Dr, East 

Windsor, NJ 

X At outset; ongoing as needed Conair Corporation 150 Milford Rd, Hightstown, NJ 

X At outset; ongoing as needed Shiseido America, Inc. 

366 Princeton Hightstown Rd, East 

Windsor, NJ 

X At outset; ongoing as needed 
NJ Manufacturers Insurance 

Company P.O. Box 1428, West Trenton, NJ 

X At outset; ongoing as needed Homasote 932 Lower Ferry Rd, Trenton, NJ 

□  
Robert Wood Johnson 

University Hospital 1 Hamilton Health Pl, Trenton, NJ 

X At outset; ongoing as needed Congoleum Corp. 

3500 Quakerbridge Rd, 

Mercerville, NJ 

□  Coca-Cola Foods 480 Mercer St, Hightstown, NJ 

X At outset; ongoing as needed Peddie School 201 S. Main St., Hightstown, NJ 

□  Dana Communications 2 E Broad St, Hopewell, NJ 

X 
At outset; ongoing as needed Merrill Lynch 

7 Roszel Road, Princeton, NJ; 1300 

Merrill Lynch Drive, Pennington, 

NJ; and 410 Scotch Rd, Hopewell, 

NJ 

X At outset; ongoing as needed Janssen Pharmaceutical 

1125 Trenton Harbourton Rd, 

Titusville, NJ 

X At outset; ongoing as needed St. Francis Medical Center 

601 Hamilton Ave., Trenton NJ 

08629-1986 

X At outset; ongoing as needed The Trenton Times 413 Riverview Plazat, Trenton, NJ 

X At outset; ongoing as needed Gaum. Inc. 

1080 US Highway 130, 

Robbinsville, NJ 
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Monmouth County  

X At outset; ongoing as needed Meridian Health System 1350 Campus Parkway Neptune 

□ 
 

US Army Communications 

Electronics Command Fort 

Monmouth 

CECOM Bldg 901 Murphy Drive 

Fort Monmouth 

X At outset; ongoing as needed 
County of Monmouth Hall of 

Records 1 East Main Street Freehold 

X At outset; ongoing as needed 
Central State Healthcare 

Systems West Main Street Freehold 

X At outset; ongoing as needed Monmouth Medical Center 300 Second Ave Long Branch 

□  Asbury Park Press 3601 Route 66 Neptune, NJ 

X At outset; ongoing as needed 
Food Town Circus Super 

Markets, Inc. 

835 Highway 35 PO BOX 278 

Middletown, NJ 

X At outset; ongoing as needed Monmouth University 400 Cedar Ave, West Long Branch 

□  Naval Weapons stations Earle State Highway 34 Colts Neck, NJ 

X At outset; ongoing as needed Norkus Enterprises, Inc.  

505 Richmond Ave Point Pleasant, 

NJ 

X At outset; ongoing as needed Horizon Blue Cross Blue Shield 

1427 Wyckoff Road Farmingdale, 

NJ 

 

 
Ocean County 

□  
Saint Barnabas Health Care 

System 

300 2nd Ave Long Branch, NJ 

07740 

X At outset; ongoing as needed Six Flags Theme Parks Inc. Route 537 Jackson, NJ 08527 

□  Meridian Health Care System 415 Jack Martin Blvd, Brick, NJ  

X At outset; ongoing as needed 
Southern Ocean County 

Hospital 

1140 Route 72 West, Manahawkin, 

NJ 

X At outset; ongoing as needed Jenkinson’s 

300 Ocean Ave Pt. Pleasant Beach, 

NJ 08742  

 
3f. Community Contacts (names of community groups/organizations throughout the housing region that must be 

contacted to post advertisements and distribute flyers regarding available affordable housing) 

Name of Group/Organization Outreach Area Racial/Ethnic 

Identification of 

Readers/Audience 

Duration & Frequency of 

Outreach 

Fair Share Housing Center 

510 Park Blvd. 

 Cherry Hill, NJ 08002 

Statewide N/A At outset; ongoing as needed 

New Jersey State Conference of 

the NAACP 

4326 Harbor Beach Blvd., #775, 

Brigantine, NJ 08203 

Statewide African-American At outset; ongoing as needed 

Latino Action Network 

2560 U.S. Highway 22, Suite 322 

Scotch Plains, NJ 07076 

Statewide Hispanic At outset; ongoing as needed 

STEPS 

P.O. Box 638 

Lakewood, NJ 08701 

Ocean County N/A At outset; ongoing as needed 

OCEAN, Inc. 

40 Washington Street 

Toms River, NJ 08753 

Ocean County N/A At outset; ongoing as needed 

Greater Red Bank Branch of the 

NAACP 

Monmouth County African-American At outset; ongoing as needed 
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PO Box 311 

Navesink, NJ 07752 

Asbury Park/Neptune Branch of 

the NAACP 

401 Atkins Avenue 

Neptune, NJ 07753 

Monmouth County African-American At outset; ongoing as needed 

Bayshore Branch of the NAACP 

PO Box 865 

Matawan, NJ 07747 

Monmouth County African-American At outset; ongoing as needed 

Greater Freehold Branch of the 

NAACP 

PO Box 246 

Marlboro Annex, NJ  07746 

Monmouth County African-American At outset; ongoing as needed 

Greater Long Branch Branch of 

the NAACP 

PO Box 472 

Long Branch, NJ 07740 

Monmouth County African-American At outset; ongoing as needed 

Trenton Branch of the NAACP 

PO Box 1355 

Trenton, NJ 08608 

Mercer County African-American At outset; ongoing as needed 

Supportive Housing Association 

of New Jersey 

185 Valley Street 

South Orange, NJ 07079 

Statewide Special needs At outset; ongoing as needed 

 

IV. APPLICATIONS 

 
Applications for affordable housing for the above units will be available at the following locations: 

4a. County Administration Buildings and/or Libraries for all counties in the housing region (list county building, 

address, contact person) (Check all that applies) 

 BUILDING LOCATION 

X 
Mercer County Library Headquarters 2751 Brunswick Pike, Lawrenceville, NJ 08648 

X 
Monmouth County Headquarters Library 125 Symmes Drive, Manalapan, NJ 07726 

X 
Ocean County Library 101 Washington Street, Toms River, NJ 08753 

4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 

Township of Ocean Municipal Building 

399 Monmouth Rd. 

Oakhurst, NJ 07755 

Attn.:  

Township of Ocean Library 

701 Deal Road 

Ocean, NJ  07712 

4c. Sales/Rental Office for units (if applicable) 
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V. CERTIFICATIONS AND ENDORSEMENTS 

 
I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that 

knowingly falsifying the information contained herein may affect the Township’s Judgment of Repose. 

 

 

ELAINE R. CLISHAM 
Name (Type or Print) 

 

 

Planner 

Title/Municipality 

 

 

 

 

                                                                                                                             December 2, 2019 

 
Signature                                                                                                               Date 
 





 

 
2019 Amended Third Round Housing Element and Fair Share Plan 

Ocean Township, Monmouth County, N.J. 

 

 

 

 

 

 

 

 

 

APPENDIX R 

Spending Plan, Adopting Resolution, and Resolution of Intent to Bond 
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