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EXECUTIVE SUMMARY 
 

This amended Third Round Housing Element and Fair Share Plan has been 
prepared for Cranbury Township, Middlesex County in accordance with the rules of 
the New Jersey Council on Affordable Housing (“COAH”) at N.J.A.C. 5:93 et seq. 
This plan is an amendment to the prior Third Round plan adopted by the Planning 
Board and endorsed by the Township Committee on December 11, 2008 and granted 
Third Round substantive certification by COAH on April 21, 2010.  This Plan will 
serve as the foundation for the Township’s submission to the Honorable Douglas K. 
Wolfson, J.S.C., for a Judgment of Compliance and Repose.  
 
There are three components to a municipality’s affordable housing obligation: the 
Third Round rehabilitation share, the Prior Round obligation and the Third Round 
Prospective Need. As discussed in detail below the Township’s Third Round 
affordable housing obligations are as follows: 
 

Third Round Rehabilitation Share: 10 units 
 
Prior Round Obligation: 217 units 

 
Third Round Prospective Need: 260 units, utilizing 20% Cap 
 

Regarding rehabilitation, the Township will continue its rehabilitation program 
participation with the County, institute a local program if necessary and will provide 
any funding from the affordable housing trust fund necessary to supplement the cost 
to satisfy its obligation. 
 
The Township has fully satisfied the Prior Round obligation through COAH-
approved and Township-funded regional contribution agreements (“RCAs”) with the 
City of Perth Amboy and the Borough of Carteret and existing, completed affordable 
housing units including a mix of sale and rental units at the 100% affordable housing 
developments on Bergen Drive and Danser Drive, affordable senior rental units at 
Park Place West, affordable family rentals at Parkside at Bennett Place (a 100% 
affordable development), two group homes by SERV on Dey Road and Half Acre 
Road, a Second Round substantial compliance reduction and Prior Round rental 
bonuses.  
 
The Third Round Prospective Need will be satisfied with existing, completed 
affordable housing units including family rentals at the Old Cranbury Road site and 
the Gristmiller House site and approved and proposed affordable units at the 
Applewood Court site (formerly known as Route 130D), the High 
Point/Cheney/Kushner/Hagerty site and the Ingerman/Paul’s Garage site. 
Additionally, the Township will be receiving a $3,000,000 payment-in-lieu related to 
the Toll Brothers/Protinick site.  

 



Township of Cranbury 
Amended Third Round Housing Element and Fair Share Plan April 7, 2016  
 

 

  PAGE 2 

 

AFFORDABLE HOUSING JUDICIAL AND LEGISLATIVE BACKGROUND 
 

Providing affordable housing within each municipality was found to be a 
constitutional obligation by the New Jersey Supreme Court in its landmark 1975 
decision now referred to as Mount Laurel I. The Court found that developing 
municipalities have a constitutional obligation to provide a realistic opportunity for 
the construction of low and moderate income housing1. In its 1983 Mount Laurel II 
decision, the Supreme Court extended the obligation to all municipalities with any 
“growth area” as designated in the State Development Guide Plan (NJDCA 1978).  
Subject to a number of limitations, Mt. Laurel II also gave developers under 
appropriate circumstances the opportunity to secure a “builder’s remedy”.2 A 
builder’s remedy is where a developer is granted the right to develop what is typically 
a multi-family project on land that was not zoned to permit this use or at densities 
desired by the developer at the time of the suit and where a “substantial” percentage 
of the units are reserved for low and moderate income households. 
 
In 1985, the Legislature enacted the Fair Housing Act (“FHA”)3 in response to Mount 
Laurel II. The FHA created the Council on Affordable Housing (“COAH”) as an 
administrative alternative to municipal compliance in a court proceeding. The 
Legislature conferred “primary jurisdiction” on the agency and charged COAH with 
promulgating regulations: (i), to establish housing regions; (ii), to estimate low and 
moderate income housing needs; (iii), to set criteria and guidelines for municipalities 
to determine and address their fair share numbers, and (iv) to create a process for the 
review and approval of appropriate housing elements and fair share plans.  As will be 
seen, COAH has been declared a moribund agency which has forced the NJ Supreme 
Court to reactivate a judicial process in the review and approval of affordable housing 
plans. This document is being created to submit to the judicial process for 
determining affordable housing allocations and responses and ultimately, to receive a 
Third Round Judgment of Repose for a 10-year period. 
 
First and Second Round Methods 
 
COAH created the criteria and guidelines for municipalities to determine and 
address their respective affordable housing obligation4, or number of affordable 
dwellings. Following guidelines established by the U.S. Dept. of Housing and Urban 
Development (“HUD”), COAH defined affordable housing as dwellings that could be 
occupied by households making 80% or less of the regional household income – 
typically from 38-41% of the total population. COAH originally established a formula 
for determining municipal affordable housing obligations for the six-year period 
between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the “First 
Round.” The First Round rules established an existing need where sub-standard 

                                                 
1 - Southern Burlington NAACP v. Twp. of Mt. Laurel, 67 NJ 151 (1975) 
2 - Southern Burlington NAACP v. Twp. of Mt. Laurel, 92 NJ 158 (1983) 
3 - N.J.S.A. 52:27D-301 
4  - Also called a municipality’s “fair share” of affordable housing. 
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housing was being occupied by low and moderate income households (variously 
known as “present need” or “rehabilitation share”) and future demand to be satisfied 
with new construction (“prospective need” or “fair share”). 
 
The First Round formula was superseded by COAH regulations in 1994 (N.J.A.C. 
5:93-1.1 et seq.). The 1994 regulations recalculated a portion of the 1987-1993 
affordable housing obligations for each municipality and computed the additional 
municipal affordable housing need from 1993 to 1999 using 1990 U.S. Census data.  
The regulations COAH adopted in 1994 are known as “the Second Round” or 12-year 
cumulative obligation. In the Third Round, the new construction component from 
any earlier rounds is called either the prior obligation or “Prior Round”.  
 
Third Round Method 

 
On December 20, 2004, COAH’s first version of the Third Round rules became 
effective some five years after the end of Second Round in 1999 (N.J.A.C. 5:94-1 and 
5:95-1). The FHA had originally required housing rounds to be for a six year period 
but in 2001 was amended to extend the time period to ten year intervals, which 
meant that the Third Round should have been from 1999-2009.  However, because 
of the delay, the Third Round was extended by five years to 2014 and condensed into 
an affordable housing delivery period of ten years from January 1, 2004 through 
January 1, 2014.  In other words, 15 years of affordable housing activity was to take 
place in 10 years.   
 
The Third Round rules marked a significant departure from the methods utilized in 
COAH’s Prior Rounds. Previously, COAH assigned an affordable housing obligation 
that included the new construction number for each municipality. These Third 
Round rules implemented a “growth share” approach that linked the production of 
affordable housing to future residential and non-residential development within a 
municipality. Each municipality was required to project the amount of residential and 
non-residential growth that would occur during the period 2004 through 2014. Then 
municipalities were required to provide the opportunity of one affordable unit for 
every 8 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. The Township prepared a housing 
plan based on these rules as will be discussed below. 
 
This set of rules changed, however, when the New Jersey Appellate Court invalidated 
key elements of the first version of the Third Round rules on January 25, 2007.  The 
Court ordered COAH to propose and adopt amendments to its rules within six 
months to address the deficiencies identified by the Court. COAH missed this 
deadline but eventually issued revised rules effective June 2, 2008 (as well as a 
further rule revision effective on October 20, 2008). It met the Court’s directive to 
provide residential development and job projections for the Third Round. The Third 
Round was expanded again from 2014 out to 2018. COAH retained the growth share 
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approach but revised its ratios to require one affordable housing unit for every four 
market rate housing units developed and one affordable housing unit for every 16 
jobs created.   
 
Just as various parties challenged COAH’s initial Third Round “growth share” 
regulations, parties challenged COAH’s 2008 revised Third Round “growth share” 
rules. The Appellate Court issued a decision on October 8, 2010 deciding those 
challenges (see below).     
 
Fair Housing Act Amendments and the NJ Economic Stimulus Act 
 
On July 17, 2008, Governor Corzine signed P.L.2008, c.46, which amended the FHA 
in a number of ways5.  Key provisions of the legislation included the following: 
 

Establishing a statewide 2.5% nonresidential development fee instead of 
requiring nonresidential developers to provide affordable housing. 
 
Eliminating RCAs as a means available to municipalities to transfer up 
to 50% of their required affordable housing to a “receiving” municipality. 
 
Adding a requirement that 13% of all affordable housing units be 
restricted to very low income households (earning 30% or less of median 
income). 
 
Adding a requirement that municipalities had to commit to spend 
development fees within four years of the date of collection after its 
enactment or initially by July 17, 2012. 
 

On July 27, 2009 Governor Corzine signed the “NJ Economic Stimulus Act of 
2009”,6 which instituted a moratorium on the collection of non-residential affordable 
housing development fees through July 2010. This moratorium was later extended 
until July 1, 2013 (P.L. 2011, c. 122). Since the moratorium has now expired, 
municipalities are obligated to collect the fee of 2.5% of the equalized assessed value 
of a non-residential development. Municipalities were always permitted to impose 
and collect residential development impact fees approved by COAH following a 1990 
NJ Supreme Court decision7.  
 
 
 
 
 

                                                 
5 - Also known as the “Roberts Bill” after former NJ Assembly Speaker Joseph Roberts who sponsored 

the bill. 
6 - P.L. 2009, c.90. 
7 - Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990). 
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Appellate Court’s 2010 Decision 
 
On October 8, 2010 the Appellate Division issued a decision on the legal challenges 
to the second iteration of COAH regulations.8 The Appellate Division affirmed the 
COAH regulations that assigned rehabilitation and Prior Round numbers to each 
municipality, but invalidated the regulations by which the agency allocated affordable 
housing obligations in the Third Round. Specifically, the Appellate Division ruled 
that COAH could not allocate obligations through a “growth share” formula and 
directed COAH to use similar methods to those previously used in the First and 
Second Rounds.  Other highlights of the Appellate Court’s decision include: 
 

To be credited, municipally-sponsored or 100% affordable housing sites 
must show site control, site suitability, and a proposed source of funding 
to be granted credit. 
 
COAH’s rules did not provide sufficient incentive for the private 
construction of inclusionary developments (market-rate and affordable 
units).  Clearly defined percentages supported by economic data must be 
provided. The Court noted that a 20% affordable housing set-aside was 
typical. 
 
The Court invalidated Prior Round rental bonuses for developments that 
were not built within a reasonable time-frame.   
 
Bonuses for smart growth and redevelopment activities were upheld; 
however the Court invalidated Third Round compliance bonuses. 
 
The Court upheld its prior ruling on COAH’s formula that did not 
reallocate present need (existing substandard housing) from urban aid 
eligible municipalities to other municipalities in the region. The Court 
also questioned whether or not urban aid municipalities should be 
assigned an allocation for future growth. 
 

Judicial Activity from 2011 to 2014 
 

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

                                                 
8 -  In the Matter of the Adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable 

Housing. 



Township of Cranbury 
Amended Third Round Housing Element and Fair Share Plan April 7, 2016  
 

 

  PAGE 6 

 

The NJ Supreme Court decided on the appeal by the executive branch of the 
Appellate Court’s decision of March 8, 2012 that disallowed the dissolution of COAH 
under Governor Christie’s Reorganization Plan No. 001-2011. The Supreme Court 
upheld the lower court’s ruling, finding that the governor did not have the power to 
unilaterally reorganize COAH out of existence. The judges found that such an action 
requires the passage of new legislation. 
 
On September 26, 2013 the NJ Supreme Court upheld the Appellate Court decision 
in In re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable 
Housing, 215 N.J. 578 (2013), and ordered COAH to prepare the necessary rules. 
Subsequent delays in COAH’s rule preparation and ensuing litigation led to the NJ 
Supreme Court, on March 14, 2014, setting forth a schedule for adoption. COAH 
approved draft Third Round rules on April 30, 2014. Although ordered by the NJ 
Supreme Court to adopt revised new rules on or before October 22, 2014, COAH 
deadlocked 3-3 at its October 20 meeting and failed to adopt the draft rules. An initial 
motion to table the rule adoption for 60 days to consider amendments also 
deadlocked at 3-3 and thus also failed.   
 
March 2015 NJ Supreme Court Decision 
 
The failure of COAH to adopt new regulations in November 2014 as ordered by the 
NJ Supreme Court led one of the litigants – Fair Share Housing Center (“FSHC”) to 
file a Motion In Aid of Litigants’ Rights to compel the government to produce 
constitutional affordable housing regulations. The NJ Supreme Court heard oral 
arguments on the motion on January 6, 2015. Much of the justices’ questioning 
revolved around what means and methods could be employed to ensure that 
affordable housing was produced since the Attorney General’s office could offer no 
assurances as to when the COAH board would meet to consider new rules. Two 
months later, on March 10, 2015, the Supreme Court issued its ruling, entitled, In re 
Adoption of N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing, now known 
as Mt. Laurel IV.   
 
The decision provides a new direction for the means by which New Jersey 
municipalities are to comply with the constitutional requirement to provide their fair 
share of affordable housing. The Court transferred responsibility to review and 
approve housing elements and fair share plans (e.g., housing plans) from COAH to 
designated Mt. Laurel trial judges. The implication of this is that municipalities may 
no longer wait for COAH to adopt Third Round rules before preparing new Third 
Round housing plans and municipalities must now apply to Court, instead of COAH, 
if they wish to be protected from exclusionary zoning lawsuits. These trial judges, 
likely with the assistance of an appointed Special Master to the Court, will review 
municipal plans much in the same manner as COAH previously did. Those towns 
whose plans are approved by the Court will receive a Judgment of Repose, the court-
equivalent of COAH’s substantive certification. 
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The decision established a 90-day transitional period and then a 30-day filing period 
when municipalities could petition Superior Court in a Declaratory Judgment action 
seeking confirmation that their means of addressing affordable housing meets 
constitutional muster. Municipalities were also permitted to file motions for 
temporary immunity from builder’s remedy lawsuits. Cranbury filed its Declaratory 
Judgment action on July 8, 2015. 
 
The NJ Supreme Court indicated in its ruling that housing plans are to be drawn up 
using similar rules as to those in place during the Second Round as well as Third 
Round housing compliance mechanisms that the justices found constitutional, such 
as smart growth and redevelopment bonuses. This document has been drafted using 
the Supreme Court’s direction in its decision. 
 
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 income is measured within each housing region.  Cranbury is in 
COAH’s Region 3, which includes Middlesex, Somerset and Hunterdon 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. In 2008, the State 
Legislature created an additional sub-category of low income – very-low income, 
which has been defined as households earning 30% or less of the regional median 
income. 
 
Through the Uniform Housing Affordability Controls (“UHAC”) found at N.J.A.C. 
5:80-26.3(d) and (e), et seq., COAH requires that the maximum rent for a qualified 
unit be affordable to households that earn no more than 60% of the median income 
for the region. The average rent must be affordable to households earning no more 
than 52% of the median income. The maximum sale prices for affordable units must 
be affordable to households that earn no more than 70% of the median income. The 
average sale price must be affordable to a household that earns no more than 55% of 
the median income.  
 
The regional median income is defined by COAH using HUD income limits on an 
annual basis.  In the spring of each year HUD releases updated regional income 
limits which COAH reallocates to its regions. It is from these income limits that the 
rents and sale prices for affordable units are derived. See Table 1 for 2014 income 
limits for Region 3 and Tables 2 and 3 for illustrative sale prices and gross rents from 
2014 (the latest figures available). The sample rents and sale prices are illustrative 
and are gross figures which do not account for the specified utility allowance. We 
anticipate that the Superior Court will have to approve updated 2015 and 2016 
income limits and permitted sales and rental increases. 
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Table 1. Sample 2014 Income Limits for Region 3 
Household 
Income 
Levels 

1 Person 
Household 

2 Person 
Household 

3 Person 
Household 

4 Person 
Household 

5 Person 
Household 

Moderate $58,800 $67,200 $75,600 $84,000 $90,720 
Low $36,750 $42,000 $47,250 $52,500 $56,700 
Very Low $22,050 $ 25,200 $ 28,350 $ 31,500 $34,020 

   Source: NJDCA 2014 Affordable Housing Regional Income Limits 
 

Table 2. Illustrative 2014 Affordable Rents for Region 3 
Household Income Levels 
(% of Median Income) 

1 Bedroom 
Unit Rent 

2 Bedroom  
Unit Rent 

3 Bedroom  
Unit Rent 

Moderate (60% of Median)  $1,181  $1,418  $1,638 
Low (46% of Median)  $906  $1,087  $1,256 
Very Low (30% of Median)  $591  $709  $819 

     Source: NJDCA 2014 Illustrative Rents 
 

Table 3. Illustrative 2014 Affordable Sales Prices for Region 3 
Household Income Levels 
(% of Median Income) 

1 Bedroom  
Unit Price 

2 Bedroom  
Unit Price 

3 Bedroom  
Unit Price 

Moderate (70% of 
Median) $141,462 $169,755 $196,161 
Low (50% of Median) $93,442 $112,130 $129,572 
Very Low (30% of Median) $45,421 $54,505 $62,984 

      Source: NJDCA 2014 Illustrative Sales Prices for New Construction 
 
HOUSING ELEMENT AND 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 plan element as the foundation for 
the municipal zoning ordinance (see N.J.S.A. 40:55D-28b(3)). Pursuant to the FHA 
(N.J.S.A. 52:27D-301 et seq.), a municipality’s housing element must be designed to 
provide access to affordable housing to meet present and prospective housing needs, 
with particular attention to low and moderate income housing. Specifically, N.J.S.A. 
52:27D-310 requires that the housing plan element contain at least the following: 

 
An inventory of the municipality’s housing stock by age, condition, 
purchase or rental value, occupancy characteristics, and type, including 
the number of units affordable to low and moderate income households 
and substandard housing capable of being rehabilitated;  
 
A projection of the municipality’s housing stock, including the probable 
future construction of low and moderate income housing, for the next 
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ten years, taking into account, but not necessarily limited to, 
construction permits issued, approvals of applications for development, 
and probable residential development trends; 

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

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

 
A determination of the municipality’s present and prospective fair share 
of low and moderate income housing and its capacity to accommodate its 
present and prospective housing needs, including its fair share of low 
and moderate income housing; and 
 
A consideration of the lands most appropriate for construction of low 
and moderate income housing and of the existing structures most 
appropriate for conversion to, or rehabilitation for, low and moderate 
income housing, including a consideration of lands of developers who 
have expressed a commitment to provide low and moderate income 
housing.  

 
TOWNSHIP OF CRANBURY’S AFFORDABLE HOUSING HISTORY  
 
As background, Cranbury Township prepared a First Round (1987-1993) housing 
element and fair share plan addressing a 153-unit affordable housing obligation (143 
new construction/10 rehabilitation) and received First Round substantive certification 
from COAH on April 24, 1989.  Subsequently, the Township prepared a Second 
Round plan to address its cumulative (1987-1999) affordable housing obligation of 
230 units (217 new construction/13 rehabilitation) and received certification from 
COAH on December 4, 1996.  As the Township’s Second Round certification was 
valid for six years and COAH had yet to adopt its Third Round regulations, the 
Township received an extension of its Second Round substantive certification on 
February 9, 2005 (initially approved by COAH on November 6, 2002). The 
Township also petitioned for Third Round substantive certification on December 7, 
2005 under COAH’s original Third Round rules at N.J.A.C. 5:94 et seq.; however, the 
application had not been certified by COAH prior to the issuance of the Appellate 
Division’s January 25, 2007 decision overturning portions of COAH’s regulations. 
 
On December 11, 2008, Cranbury Township adopted a Third Round housing element 
and fair share plan addressing its Third Round fair share obligation consisting of 
three components pursuant to COAH’s revised Third Round regulations at N.J.A.C. 
5:97. On December 31, 2008, Cranbury Township petitioned COAH for substantive 
certification and after determining the Township’s petition for Third Round 
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substantive certification to be complete, on April 21, 2010 COAH granted Cranbury 
Third Round substantive certification. 
 
Pursuant to the NJ Supreme Court’s March 10, 2015 decision, Cranbury Township 
was deemed to be a ‘certified’ municipality and on July 8, 2015, the Township filed its 
Declaratory Judgment action. “While reviewing for constitutional compliance the 
ordinances of a town that achieved substantive certification, courts should be generously 
inclined to grant applications for immunity from subsequently filed exclusionary zoning 
actions during the necessary review process, unless such process is unreasonably protracted.”  
 
Pursuant to an October 2, 2015 Order by the Honorable Douglas K. Wolfson, J.S.C., 
Cranbury submitted a plan summary to the Courts prior to the November, 9, 2015 
deadline. Upon conclusion of a February 22, 2016 case management conference it 
was determined that the Township should file an adopted plan with the Courts by 
April 18, 2016. 
 
HOUSING CONDITIONS 
 
Cranbury’s housing stock consists predominantly of single-family detached units 
(82.6%), but also contains many single-family attached units (5.7%), and 3- to 4-unit 
structures (4.6%). The stock of single-family detached units makes up a much larger 
portion of the Township’s housing stock than that of Middlesex County (51.3%) and 
the state as a whole (49.5%). The Township’s renter population comprised only 
approximately 10% of all units, a number much lower than both State and County 
levels.  
 

Table 4. Housing Units by Units in Structure and Tenure of Occupant, 2013 

Number of 
Units 

Owner 
Occupied 

Percent of 
Total 

Renter 
Occupied 

Percent 
of Total Vacant Total 

1, Detached 1,041 91.5% 25 2.2% 72 1,138 
1, Attached 48 61.5% 11 14.1% 19 78 
2 10 31.3% 22 68.8% 0 32 
3 or 4 10 15.6% 54 84.4% 0 64 
5 to 9 0 0% 19 33.9% 37 56 
10 to 19 0 0% 0 0% 0 0 
20 or more 0 0% 9 100% 0 9 
Mobile Home 0 0% 0 0% 0 0 
Other 0 0% 0 0% 0 0 

Total 1,109 81% 140 10% 128 1,377 

   Source: Table B25032: Tenure by Units in Structure, ACS 2009-2013 
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Approximately 59% of Cranbury’s current housing stock was constructed between 
1980 and 2009, with the remaining 40% split evenly between 1939 and earlier and 
post-1950s construction. While the 1990’s contributed the most (21%) to today’s 
housing stock, construction is evenly split between 1939 and earlier and the 1980’s, 
1990’s and 2000’s.  

 
Table 5. Housing Units by Age, 2013 

Year Built Number Percent Owner Renter Vacant 

2010 or later 0 0% 0 0 0 
2000 to 2009 245 18% 166 43 36 
1990 to 1999 285 21% 276 9 0 
1980 to 1989 269 20% 250 19 0 
1970 to 1979 59 4% 18 4 37 
1960 to 1969 122 9% 90 8 24 
1950 to 1959 154 11% 84 47 23 
1940 to 1949 7 1% 7 0 0 
1939 or earlier 236 17% 218 10 8 

Total 1,377  100.0% 1,109 140  128 
Median Year 

Built 
1985 

Sources:  Table B25036: Tenure by Year Structure Built, ACS 2009-2013; 
Table B25037: Median Year Structure Built by Tenure, ACS 2009-
2013 

 
Nearly half (49.2%) of all housing units have nine or more rooms, while units with 
six or more rooms make up approximately 79% of all units in Cranbury. When 
compared to both Middlesex County and the State these numbers illustrate that 
houses in Cranbury far exceed both the State and County averages (5.7 rooms and 5.6 
rooms respectively).  
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Table 6. Number of Rooms per Housing Unit, 2013 

Rooms Number of Units Percent of Total 

1 9 0.7% 

2 26 1.9% 
3 90 6.5% 
4 81 5.9% 
5 81 5.9% 
6 130 9.4% 
7 134 9.7% 
8 148 10.7% 

9+ 678 49.2% 

Total  1,377  100.0% 

Median 8.4 Rooms 
     Source: Table DP04 Selected Housing       

Characteristics, ACS 2009-2013 
 
The plurality (37.8%) of housing in Cranbury contains four bedrooms, and 79.6% of 
all units had three or more bedrooms. The breakdown of housing units by number of 
bedrooms is generally inconsistent with that of Middlesex County or the State as 
Cranbury housing units are trending larger than both. If the plurality of Cranbury’s 
housing stock (4 bedrooms) is compared to that of Middlesex County and the State, 
the numbers illustrate how Cranbury has a much larger share of total units with 4 
bedrooms (19.5% and 18.8%) respectively.  

 
Table 7. Number of Bedrooms per Housing Unit, 2013 

Bedrooms Number of Units Percent of Total 

Efficiency 17 1.2% 
1 118 8.6% 
2 145 10.5% 
3 328 23.8% 
4 521 37.8% 
5+ 248 18.0% 

Total 1,377 100.0% 

                Source: Table DP04 Selected Housing Characteristics, ACS 
2009-2013 

 
Between 2000 and 2013, housing values have risen substantially. Accounting for 
inflation, the median home in 2000 was worth approximately $488,370 (in 2013 
dollars), meaning that the average home in Cranbury has increased in value by 
36.2%. While in 2013 nearly every unit (97%) was valued at $300,000+, overall, the 
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median home value between 2000 and 2013 grew from $352,200 to $665,100, a 
percent change of 88.8%.  
 
It should be noted that between 2000 and 2013, 250 additional units of housing were 
created in Cranbury and without accounting for demolition or rehabilitation it would 
appear as though virtually all of the new units were valued at $300,000+ with some 
reflecting the Township’s affordable housing production as well. 
 
Based on COAH’s 2014 illustrative sales numbers, approximately 6 (0.7%) of 2013 
housing may be affordable to very-low income households (depending on the 
number of rooms in the unit). Meanwhile, 30 (3.5%) of units (exclusive of units that 
may be affordable to very-low income households) may be affordable to low income 
households, and at least 38 units (4.4%) may be affordable to moderate income 
households (excluding those units affordable to low and very-low income 
households). In total, 74 owner-occupied units, or 8.6% of all units in the Township, 
may be affordable to low and moderate income households.   

 
Table 8. Value of Occupied Housing Units, 2013 and 2000 

Housing Unit Value 2013 Units Percent 2000 Units Percent 

Less than $50,000 0 0% 6 1% 
$50,000 to $59,999 12 1% 0 0% 
$60,000 to $69,999 0 0% 0 0% 
$70,000 to $79,999 10 1% 9 1% 
$80,000 to $89,999 0 0% 0 0% 
$90,000 to $99,999 0 0% 0 0% 
$100,000 to $124,999 10 1% 14 2% 
$125,000 to $149,999 0 0% 7 1% 
$150,000 to $174,999 0 0% 9 1% 
$175,000 to $199,999 0 0% 29 3% 
$200,000 to $249,999 0 0% 157 18% 
$250,000 to $299,999 0 0% 107 12% 
$300,000 or more 1077 97% 521 61% 

Total 1,109 859 

Median (dollars) $665,100 $361,000 
 Sources: QT-H14 Value, Mortgage Status, and Selected Conditions, 2000;     

B25075: Value, ACS 2009-2013 
 
The median rent in Cranbury in 2013 was $1,085 dollars, compared to $1,265 across 
Middlesex County. Approximately 54% of rental units in Cranbury rent for between 
$900 and $1,499, with 16% of gross rents between $1,500 and $1,999. Based on 
COAH’s 2014 illustrative rents, 27 units, or 19.3%, may be affordable to very low 
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income renters, depending on the number of bedrooms being rented. Similarly, 52 
units (37.1% or rental units) may be affordable to low income renters and 51 units 
(36.4% of rental units) may be affordable to moderate income households, exclusive 
of those units affordable to lower income groups. In total, 103 rental units, or 73.6% 
of all rental units, either are or may be affordable to low and moderate income 
households. 

 
Table 9. Gross Rent by Housing Unit in Cranbury Township and Middlesex County, 

2013 

Gross Rent 
Units in 
Cranbury Percent 

Units in 
Middlesex 

County Percent Difference 

Less than $100 0 0% 203 0% -0.2% 
$100 to $149 0 0% 134 0% -0.1% 
$150 to $199 0 0% 413 0% -0.4% 
$200 to $249 9 6% 1,285 1% 5.1% 
$250 to $299 10 7% 717 1% 6.4% 
$300 to $349 0 0% 687 1% -0.7% 
$350 to $399 0 0% 702 1% -0.7% 
$400 to $449 0 0% 641 1% -0.7% 
$450 to $499 0 0% 528 1% -0.6% 
$500 to $549 0 0% 510 1% -0.5% 
$550 to $599 0 0% 451 0% -0.5% 
$600 to $649 0 0% 492 1% -0.5% 
$650 to $699 0 0% 683 1% -0.7% 
$700 to $749 0 0% 901 1% -0.9% 
$750 to $799 0 0% 954 1% -1.0% 
$800 to $899 8 6% 3,552 4% 2.0% 
$900 to $999 25 18% 6,611 7% 10.9% 
$1,000 to $1,249 31 22% 25,835 27% -5.0% 
$1,250 to $1,499 20 14% 18,688 20% -5.4% 
$1,500 to $1,999 22 16% 20,844 22% -6.2% 
$2,000 or more 0 0% 7,978 8% -8.4% 
No cash rent 15 11% 2,300 2% 8.3% 
Total 140 100.0% 95,109 100.0% 

Median Rent $1,085 $1,265   
Sources: Table B25063 Gross Rent, ACS 2009-2013; Table B25064 Median Gross 

Rent (Dollars), ACS 2009-2013 
 

Housing is generally considered to be affordable if the costs of rents, mortgages, and 
other essential costs consume 28% or less of an owner-household’s income or 30% 
or less of a renter-household’s income. Homeowner rates are lower to account for the 
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additional home maintenance costs associated with ownership. In Cranbury, while 
only 25.5% of all households in occupied units are expending more than 30% of their 
income on housing, nearly 48.5% of renter households are paying more than 30%, 
compared to just 22.6% of homeowner households.  
 

Table 10: Housing Affordability, 2013 

Source: Table S2503 Financial Characteristics, ACS 2009-2013 
*Remaining percentage has zero or negative income, or paid no cash rent. 
 
In 2010, there were 0 housing units in Cranbury that were overcrowded (more than 1 
person per room) and were in structures that were built before 1950, there were 0 
units that had incomplete kitchen facilities and 412 which were 50+ years old. While 
historically the conditions mentioned in this paragraph have been indicators of 
housing deficiency, which are used to determine the number of units requiring 
rehabilitation, in the case of Cranbury it can be clearly seen that housing deficiency 
should not be considered a dominant factor. 

 
Table 11: Indicators of Housing Deficiency, 2010 

 Indicator 50+ Years 
Old 

Incomplete 
Plumbing 

Incomplete 
Kitchen 

Crowded or Overcrowded, 
and built pre 1950 

Number 
of Units 

412 0 0 0 

  Source: Table B25050 Tenure By Plumbing Facilities by Occupants per Room by 
Year Structure Built, ACS 2006-2010; Table 25051: Kitchen Facilities for 
All Housing Units,  ACS 2006-2010; Table B25034 Year Structure Built, 
ACS 2006-2010. This data was not available for the American Community 
Survey's 3-Year data set. 

 
POPULATION CHARACTERISTICS 
 
Cranbury has grown by 54.3% between 1990 and 2010, compared to just 20.6% in 
Middlesex County. Cranbury grew at more than double the County’s pace between 
1990 and 2000 (29.1% vs. 11.7%) and again grew at nearly double the County’s pace 
between 2000 and 2010 (19.5% vs. 8.0%).  

 
 

Monthly Housing 
Costs as Percent of 
Income 

Owner-
Occupied 

% of 
Total Renter 

% of 
Total 

All 
Occupied 

% of 
Total 

Less than 20 Percent 492 44.4% 11 7.9% 503 40.3% 
20 to 29 Percent 367 33.1% 46 32.9% 412 33.0% 
30 Percent or More 251 22.6% 68 48.5% 318 25.5% 

Total 1,109 100.1% 140 89.3%* 1,249 98.8%* 
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Table 12: Population Change, 1990 to 2010  

Location 1990 2000 % Change 2010 % Change 

Cranbury 2,500 3,227 29.1% 3,857 19.5% 

Middlesex 671,780 750,162 11.7% 809,858 8.0% 

 Source: U.S. Census 1990, 2000, 2010 
 
Age cohorts in Cranbury have had significant change since 2000. While Cranbury 
has seen a 79% reduction in the number of adults ages 25 to 40, it appears there has 
been a huge increase in the numbers of adults at or approaching retirement, ages 45 
to 64 (130%). The age bracket with the most growth is the 60 to 64 year old 
population cohort, which increased by 187 persons or 292%. Meanwhile, the 30-34 
year old age bracket declined the most; 521 persons or 83%. While Cranbury has 
extreme movement within its age cohort, the median resident age stayed relatively 
stable dropping from only 46.2 years to 46.1 years. 
 

Table 13: Age of Population, 2000 and 2013 
Age in 
Years 

Number 
in 2000 Percent 

Number 
in 2013 Percent 

Percent Change 
2000-2010 

Under 5 214 7% 105 3% -37% 
5-9 296 9% 342 9% -2% 

10-14 321 10% 370 10% 13% 
15-19 191 6% 244 7% 84% 
20-24 71 2% 101 3% 72% 
25-29 267 8% 69 2% -75% 
30-34 624 19% 103 3% -88% 
35-39 586 18% 144 4% -75% 
40-44 178 6% 292 8% 65% 
45-49 116 4% 327 9% 266% 
50-54 165 5% 367 10% 142% 
55-59 134 4% 380 10% 126% 
60-64 64 2% 251 7% 283% 
65-69 214 7% 185 5% -37% 
70-74 296 9% 135 4% -2% 
75-79 321 10% 102 3% 13% 
80-84 191 6% 94 3% 84% 
85+ 71 2% 78 2% 72% 

Total 3,227 100.0% 3,689 100.0% 19.5% 

Median Age 46.2 Years 46.1 Years  

Source:  Table B01001: Sex by Age, ACS 2009-2013; Table B01002: Median Age by 
Sex, ACS 2009-2013; Census 2010 DP-1; Census 2000 Summary File 1 
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HOUSEHOLD CHARACTERISTICS 
 
A household is defined by the U.S. Census Bureau as those persons who occupy a 
single room or group of rooms constituting a housing unit; however, these persons 
may or may not be related. By comparison, a family is identified as a group of 
persons including a householder and one or more persons related by blood, marriage 
or adoption, all living in the same household. In 2013 there were 1,249 households in 
Cranbury, with an average of 2.88 persons per household and 998 families (79.9%) 
with an average of 3.27 people per family. 87.2% of all families were married couple 
families. Just 6.6% of family households were female-headed without spouse 
present, and 3.7% of family households were male headed without spouse present. 
The majority of the heads of both male and female headed households live without 
their own children under 18 years old, indicating that the head of household lives 
either with a child not their own (adopted, related) or with another family member 
older than age 18. Additionally, 80.9% of the 251 non-family households consist of 
people living alone.  

 
Table 14. Household Composition, 2013 

Household Type 
Number of 

Households Percent 

Family households  998  79.9%% 
 Married-couple family 870 69.7% 
 With Children 433     34.7% 
 With No Children 437 35.0% 
 Male householder, no spouse present 46 3.7% 
 With Own Children Under 19 0 0% 
 Without Own Children Under 19 46 3.7% 
 Female householder, no spouse present 82 6.6% 
 With Own Children Under 19 29 2.3% 
 Without Own Children Under 19 53 4.2% 

Nonfamily households  251  20..1%  

 Householder living alone 203 16.3% 

TOTAL HOUSEHOLDS 1,249 100.0% 
        Source: Table DP02. Selected Social Characteristics, ACS 2009-2013 
 
INCOME CHARACTERISTICS 
 
The median household income in Cranbury was $149,450 in 2013, which was 
approximately $69,854 above the County median. As one might expect the income 
distributions between the Township and the County are extreme. 76.4% of Cranbury 
households earn more than $75,000, while the same is true for just 52.8% of County 
residents. Cranbury’s affluence is further illustrated when comparing poverty rates to 
those of the County. While the County has families and individual poverty rates of 
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5.9% and 8.5% respectively, Cranbury has poverty rates of just 1.0% and 1.4% 
respectively.  
 

Table 15. Household Income, 2013 

Household Income Households Percent 

Less than $10,000  2% 
$10,000-$14,999  1% 
$15,000-$24,999  4% 
$25,000-$34,999  5% 
$35,000-$49,999  5% 
$50,000-$74,999  7% 
$75,000-$99,999  9% 

$100,000-$149,999  18% 
$150,000-$199,999  18% 

$200,000+  32% 

Total 1,249 100.0% 

Median Income $ 149,450 

         Source: Table DP03 Selected Economic Characteristics, 
ACS 2009-2013 

 
Table 16. Individual and Family Poverty Rates, 2013 

Location Families Individuals 
Cranbury Township 1.0% 1.4% 
Middlesex County 5.9% 8.5% 

                       Source: Table DP03 Selected Economic Characteristics, 
ACS 2009-2013 

 
EMPLOYMENT CHARACTERISTICS 
 
The largest employment sector for employed Township residents, “Educational 
Services, and Health Care and Social Assistance”, employed 21.3% of all residents in 
the labor force in 2013. The next largest sectors were “Professional, Scientific, and 
Management, and Administrative and Waste Management Services”, 
“Manufacturing” and “Finance and Insurance, and Real Estate and Rental and 
Leasing”, respectively employing 17.8%, 10.3%, and 9.2% of the employed labor 
force. Table 17, Employed Residents by Industry Sector, 2013, provides the numerical 
breakdown. 
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Table 17. Employed Residents by Industry Sector, 2013 

Industry Number Percent 

Agriculture, forestry, fishing and hunting, and 
mining 

0 0.0% 

Construction 90 5.2% 
Manufacturing 179 10.3% 
Wholesale trade 60 3.5% 
Retail trade 149 8.6% 

Transportation and warehousing, and utilities 40 2.3% 

Information 67 3.9% 

Finance and insurance, and real estate and rental 
and leasing 

160 9.2% 

Professional, scientific, and management, and 
administrative and waste management services 

308 17.8% 

Educational services, and health care and social 
assistance 

369 21.3% 

Arts, entertainment, and recreation, and 
accommodation and food services 

142 8.2% 

Other services, except public administration 95 5.5% 

Public administration 74 4.3% 

Civilian employed population 16 years and over 
1,733 

      
100% 

    Source: Table DPO3 Selected Economic Characteristics, ACS 2009-2013 
 
While Cranbury’s workforce is spread across a number of industries, slightly more 
than half of Cranbury’s employed residents occupations were classified as 
“Management, Business, Science, and Arts or Service” in 2013. Natural Resources, 
Construction, and Maintenance was the smallest occupation classification in 
Cranbury, accounting for only 3% of the labor force. 
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Table 18. Employed Residents by Occupation, 2013 

Occupation Number Percent 

Management, business, Science, Arts 1,017 58.7% 

Service 207 11.9% 

Sales and Office 394 22.7% 

Natural Resources, Construction, Maintenance 57 3.3% 

Production, Transportation, Material Moving 58 3.3% 

Total  1,733 100.0% 
Source: Table DPO3 Selected Economic Characteristics, ACS 2009-2013 

 
Since the last amendment to Cranbury’s Housing Plan (2008), the Township’s labor 
force has seen a steady increase in labor force participation. In 2010, there were 1,585 
individuals in the labor force, while 1,966 were recorded in 2014. While growth in 
the labor force is a certain positive, the unemployment rate has grown from 4.2% in 
2010 to 5.1% in 2014.  

 
Table 19: Change in Employment Since 2010 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2010 1,585 1,518 67 4.2% 
2011 1,755 1,672 83 4.7% 
2012 1,972 1,813 159 8.1% 
2013 1,958 1,831 127 6.5% 
2014 1,966 1,865 101 5.1% 

      Source: NJ Department of Labor and Workforce Development 
 
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 public employees (federal, state, 
county and municipal), nor the self-employed, unpaid family workers, most part-time 
or temporary employees, and certain agricultural and in-home domestic workers. See 
Table 20, Covered Employment, 2014. It also indicates covered jobs by location of the 
employer, as opposed to Table 19, which examines employed residents of Cranbury. 
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Table 20. Covered Employment, 2014 
 
 
 

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

 
As Table 21, Journey to Work below shows, about 72% of Cranbury’s employed 
residents drive to work alone, a number only slightly lower than that of Middlesex 
County and slightly higher than the state as a whole. While lower than the County as 
a whole, this number is likely explained by the large number who either work from 
home or take transit, 8.1% and 12% respectively.  

 
Table 21. Journey to Work, 2009-2013 

Mode Cranbury 
Middlesex 

County 
New Jersey 

Drive Alone 72.8% 73.2% 71.9% 

Carpool 3.8% 8.6% 8.4% 

Transit 12.0% 9.8% 10.8% 

Walk 1.6% 2.8% 3.1% 

Other 1.7% 2.1% 1.9% 

Work at Home  8.1% 3.4% 3.9% 

     Source: 2009-2013 American Community Survey: Selected Economic 
Characteristics (DP03) 

 
Nearly 80% of households in Cranbury have more than 2 vehicles, while only 0.7% 
have no vehicle. While the previous Table indicates that 20% work from home or 
commute by transit, the 0.7% who do not own a vehicle could be explained by 
resident requirements to drive to a transit station, employment center or major 
services. See Table 22, Available Vehicles by Household.      

 
 
 
 
 
 
 
 
 
 

Year Cranbury Township Middlesex County 

 2014 10,091 338,614 
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Table 22. Available Vehicles by Household, 2009-2013 

Vehicles Count Percent 

None 9 0.7% 

One 246 19.7% 

Two 591 47.3% 

Three + 403 32.3% 

Source: 2009-2013 American Community Survey: Selected Housing 
Characteristics (DP04) 

 
The most common commuting destination of employed residents is within the 
Township. As shown in Table 23, Top Ten Commuting Destinations for Cranbury 
Residents below, the majority of commuting destinations are along the Route 1/ 
Interstate 95 corridor. About 53% commute to locations that are more dispersed.  

 
Table 23. Top Ten Commuting Destinations for Cranbury Residents, 2011 

Destination Jobs Percent 

Cranbury Twp. 124 8.40% 
Manhattan 121 8.20% 

Princeton 120 8.10% 
West Windsor Twp. 65 4.40% 

New Brunswick 53 3.60% 
South Brunswick Twp. 53 3.60% 

Plainsboro Twp. 48 3.20% 

Edison Twp. 37 2.50% 
Hamilton Twp. 36 2.40% 

Montgomery Twp. 35 2.40% 

      Source: US Census and Center for Economic Studies. Longitudinal Employer-
Household Dynamics, 2011 

 
POPULATION PROJECTIONS 
 
The North Jersey Transportation Planning Authority (“NJTPA”), the Metropolitan 
Planning Organization (“MPO”) that contains Cranbury Township as well as the 
remainder of Middlesex County, published population and employment projections 
for the year 2040. The NJTPA projects that the Township’s population and 
employment will increase by 23.8% and 48.4%, respectively, from 2010 to 2040.  In 
addition, households will increase by 37.9% during this period. As Table 24, 
Population, Household, and Employment Projections indicates, with the exception of 
employment growth, the NJTPA projection percentages for the Township are much 
the same as those for the County.  
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Table 24. Population and Employment Projections, 2010 to 2040 

Indicator 
Cranbury Middlesex County 

2010* 2040 % Change 2010* 2040 % Change 
Population 3,860 4,780 23.8% 809,900 1,023,100 26.3% 
Households 1,320 1,820 37.9% 281,200 378,200 34.5% 
Employment 7,790 11,560 48.4% 409,200 532,600 30.2% 
Source: NJTPA Regional Transportation Plan. Forecasts adopted 9/10/2013 
*2010 data from NJTPA calculations and may differ from other data sources 

 
The Fair Housing Act requires that Housing Plans include a 10 year projection of 
new housing units based on the number of building permits, development 
applications approved, and probable developments, as well as other indicators 
deemed appropriate (N.J.S.A. 52:27D-310.b). Annual building permit issuance in 
Cranbury during the years 2000 through 2014 averaged approximately 20 units.  
Assuming this rate remains relatively constant; Cranbury may see a growth of 
approximately 200 new dwellings by the year 2025. Factors such as the business 
cycle and physical obstacles to development may result in a lower or higher actual 
number.  Table 25, Housing Projections, provides an estimate of anticipated 
residential growth based on the extrapolation of prior housing activity into the future. 
It is important to note that based on conversations with Township professionals 
future construction of units will likely be higher. Over the next ten years, the 
Township Planner expects about 20 units located outside of proposed or approved 
affordable housing developments and inclusionary developments. If you add to these 
20 expected units the 129 affordable units that are proposed or approved, the 174 
market-rate units included in an inclusionary development by Toll Brothers (detailed 
under the Fair Share Plan) and the 59 market-rate units included in the High 
Point/Cheney/Kushner/Hagerty site the Township can expect 382 units to be 
constructed over the next ten years. 
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Table 25. Housing Projections to 2025 

Year Building Permits Issued 

2000 17 
2001 31 
2002 28 
2003 105 
2004 80 
2005 5 
2006 25 
2007 2 
2008 0 
2009 2 
2010 0 
2011 1 
2012 1 
2013 1 
2014 2 

Average 20 

Ten Year Projection 200 dwellings 
    Source: NJDCA Construction Reporter, Housing 

Units Authorized by Building Permits  
 
CONSIDERATION OF LAND FOR AFFORDABLE HOUSING 
 
Cranbury Township has limited developable land that is appropriate for inclusionary 
housing or a 100% affordable housing development. Large tracts of land in the west 
and south of Cranbury are preserved farmland or open space. There are 
environmental constraints on the remaining tracts zoned residential, and there is 
limited development ability on parcels that are outside the sewer service area.  
 
As part of this housing element, the Township has considered land within the Village 
(infill sites) and to the east of Route 130 for inclusion in the plan that is appropriate 
for the construction of low and moderate income housing, including properties with 
existing structures that could be converted or rehabilitated for use as affordable 
housing.  
 
The Township believes that the projects indicated in this document represent the best 
options for affordable development within the Township. The Township’s affordable 
housing sites such as the approved Applewood Court site/Route 130D and the High 
Point/Cheney/Kushner/Hagerty redevelopment site, as well as the proposed 
Ingerman/Paul’s Auto 100% affordable site are located within the historical Village 
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of Cranbury thus permitting very-low/low and moderate income households to be a 
part of the community and to access local schools, parks and services.  
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FAIR SHARE PLAN 
 

Cranbury’s Affordable Housing Obligation 
 
In its March 10, 2015 decision, the NJ Supreme Court directed that the methods of 
determining municipal allocation were to follow the calculations of the First and 
Second Round rules; specifically, the present and prospective statewide and 
affordable housing need.  Present need is defined in the Second Round rules as the 
sum of the “indigenous need” and the “reallocated present need”. However, this was 
modified by the Court in that the reallocated present need was no longer to be 
assigned to municipalities in the region. Indigenous need is sub-standard housing 
occupied by low and moderate income households. This is now more commonly 
called the “rehabilitation share”. The reallocated present need that is no longer 
required to be distributed is the technique where excess indigenous need in a 
municipality was reassigned to other municipalities where their need was lower than 
the regional average. COAH’s elimination of the reallocated present need was first 
upheld by the Appellate Court on October 8, 20109. 
 
Rehabilitation 
 
While the Courts have yet to set Cranbury Township’s rehabilitation share regarding 
the Third Round, the Township proposes to move forward with a rehabilitation 
obligation of 10 units10. In the history of affordable housing rules and regulations in 
New Jersey, the rehabilitation share was calculated using U.S. Decennial Census 
indicators of sub-standard housing (see Table 11, p. 14) cross-linked to demographic 
profiles. An example of a sub-standard dwelling unit is one lacking a complete 
kitchen, such as the absence of a stove for cooking. Since this information came from 
the long form Census, since replaced by sampling in the American Community 
Survey (ACS), the traditional snapshot of the data has been April 1 of the Census year 
(1980, 1990, 2000 and 2010).   
 
This 10 unit obligation was determined by estimating that there are 18 existing units 
containing more than 1.01 persons per room in structures built before 1960, that 
there are 0 units with incomplete plumbing facilities, and that there are 0 units with 
incomplete kitchen facilities. From the total of 18 units fitting these criteria, FSHC 
eliminated double counted units (units counted for more than one of those criteria) 
to arrive at a total of 16 deficient units. This number was cross-tabulated to other 
demographic data that determined that 66.1% were occupied by low or moderate 
income households and, the Township was thus assigned a 10 unit rehabilitation 
component11.  

                                                 
9 - 6 A. 3d 445, 416 NJ Super. 462, Appellate Div.(2010) 
10 As calculated by FSHC  in New Jersey Low and Moderate Income Housing Obligations for 1999-
2025 Calculated Using the NJ COAH Prior Round (1987-1999) Methodology (dated April 16, 2015, 
revised July 2015)
11 As calculated by FSHC. FSHC utilized the same data sources that COAH used for the 2014 analyses. 
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Prior Round  
 
The Prior Round can be defined as the cumulative 1987 through 1999 affordable 
housing obligation. This time period corresponds to the First and Second Rounds of 
affordable housing. COAH previously calculated Cranbury’s Prior Round obligation 
to be 217 units (Appendices to the Substantive Rules - N.J.A.C. 5:93).  
 
Third Round Obligation 
 
While the Courts have yet to assign Cranbury a Third Round obligation, Cranbury’s 
Third Round obligation, pursuant to N.J.A.C. 5:93-2.16, is capped at 20% of the 
estimated occupied housing stock and therefore cannot be exceeded by a 
municipality’s need for new construction. Based on the 2008-2012 American 
Community Survey (“ACS”) 5-Year Estimates, Cranbury has 1,300 occupied housing 
units and a 20% cap on this number would result in 260 affordable units.   
 
CRANBURY’S AFFORDABLE HOUSING PLAN 
 
MEANS OF ADDRESSING THE REHABILITATION COMPONENT  
 
COAH’s Second Round rules require that the rehabilitation obligation be satisfied by 
bringing deficient units up to building code standard. A minimum average of 
$10,000 will be expended for actual hard costs as may be determined by the Court 
when it rules on permitted Third Round standards. Cranbury will utilize Middlesex 
County’s housing rehabilitation program to satisfy its 10 unit rehabilitation 
obligation. The Middlesex County Department of Housing, Community 
Development and Social Services administer two programs. These programs utilize 
federal Community Development Block Grant (“CDBG”) and HOME Investment 
Partnership funds. The Township will continue its participation with the County as 
reflected in its ongoing Interlocal Services Agreement (Appendix A), institute a local 
program if necessary and will provide any funding from the affordable housing trust 
fund necessary to supplement the cost to satisfy its rehabilitation obligation. 
 
Cranbury’s rehabilitation program 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 states, “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 shall meet the applicable construction code. Additionally, all 
rehabilitated units shall be occupied by low or moderate income households and 

                                                                                                                               
Data sources included the 2010 Census, the 2008-2012 American Community Survey 
5-year estimates and the 2007-2011 American Community Survey Public Use Microdata 
Sample (PUMS).
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upon completion of the rehabilitation, ten (10) year affordability controls shall be 
placed on the property in the form of a lien or deed restriction12. 
 
In the prior rounds, as noted above, the rehabilitation share of municipal affordable 
housing obligation was reset at each Decennial Census count. Consequently, 
Cranbury has established April 1, 2010 as the point in time for counting units 
towards its Third Round obligation.  
 
Should a shortfall in funding occur, the governing body of Cranbury Township 
previously passed a Resolution of Intent to Bond, dated December 22, 2008 
(Resolution No. 12-08-217), that commits to fund or issue debt for any shortfall in its 
affordable housing program (Appendix B). The Township will update its 
commitment as part of this 2016 plan submission to the Superior Court. 
 
SATISFACTION OF THE PRIOR ROUND OBLIGATION 
 
As noted above, Cranbury’s Prior Round obligation is 217. COAH permits new 
construction credits and bonuses addressing a first or second round affordable 
housing obligation to be used to address the Prior Round obligation. All of the 
Township’s Prior Round compliance mechanisms were previously certified by COAH 
as part of the Township’s First Round, Second Round and Third Round substantive 
certifications. 
 
COAH requires that the Township establish the maximum number of age-restricted 
affordable units13 and the minimum number of affordable rental units14 using the 
formulas below.   
 

Minimum Prior Round Rental Obligation = 55 units 
 
.25((217 + 10) – 0 prior cycle credits - 10 rehab component) = 54.25, required to 
round up to 55.  

 
A rental unit available to the general public receives one rental bonus;  
 
An age-restricted unit receives a 0.33 rental bonus, but no more than 
50 percent of the rental obligation shall receive a bonus for age-
restricted units;  and 
 
No rental bonus is granted in excess of the prior round rental 
obligation. 
 

                                                 
12 While N.J.A.C. 5:93 permits 6-year controls, the County will be required to provide 10-year controls or 
such control period as determined by the Court. 
13 N.J.A.C. 5:93-6.1(b)1 - revised per COAH second round policy 
14 N.J.A.C. 5:93-5.15(a) 
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Maximum Prior Round Age Restricted Units = 26 units 
 
.25((217 + 10) – 0 prior cycle credits – 10 rehab component – 110 RCAs) = 
26.75, round down to 26. 
 

As summarized in Table 26, Summary of Credits from Prior Round, 1987-1999, the 
Township has addressed its 217-unit Prior Round obligation with transferred RCAs, 
existing family affordable rental and sale units, existing affordable age-restricted 
rental units, exiting alternative living arrangements, Second Round rental bonuses 
and a previously granted substantial compliance reduction. 
 

Table 26. Summary of Credits from Prior Round, 1987-1999 
Cranbury’s  217-- UUnit PPrior Round Compliance 

Mechanisms   Credits  Bonus  Total  

Regional Contribution Agreements –– ffunds transferred * 110 - 110 
Completed Affordable Units –– CCranbury Housing 
AAssociates    

Family aff. rentals - Bergen, Danser, 
Parkside/Bennett  26 26 52 

Family aff. sale units - Bergen, Danser, S. Main  30 - 30 
Senior aff. rentals - Park Place West  20 - 20 
Family aff. rentals - Old Cranbury Rd (18 of 20)  18 18 36 

Completed Alternative Living Arrangements     
SERV Group Home - Dey Road - 6 bedrooms 6 6 12 
SERV Shared Supportive Living - 5 bedrooms 5 5 10 

Prior Round Substantial Compliance RReduction   13 - 13 
Total   228 55 283 

Surplus  - - 66 
*Although Cranbury Township far exceeded the minimum Prior Round rental 
requirement, we note for the record that the Second Round RCA with Carteret 
included 15 rentals as well.  

 
Regional Contribution Agreements 

 
Cranbury Township previously transferred funds for a total of 110 RCA units, 
including a First Round RCA to the City of Perth Amboy for 76 units and a Second 
Round RCA for 34 units with the Borough of Carteret. Of the units transferred to 
Carteret, 15 units were rental RCAs. All funds for the 110 total RCAs have been 
transferred. 
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100 % Affordable  
 
Cranbury Housing Associates, Inc. (“CHA”), a private, nonprofit corporation, has 
been providing affordable housing in Cranbury since 1963 and administers 
affordable units in accordance with COAH’s regulations and UHAC. CHA 
affirmatively markets all of the affordable units, income qualifies applicants and 
provides long-term administration of the units while maintaining 30-year 
affordability controls. 

 
Bergen Drive, Danser Drive & Bennett Place - Family Affordable Rentals  
 
CHA developed 5 family rentals on Bergen Drive and 5 family rentals on Danser 
Drive. In 2001, CHA developed 16 family rentals at Parkside on Bennett Place. 
Certificates of occupancy (“CO’s”) started being issued for the first ten (10) units in 
1997 and for the additional 16 in 2002. All 26 units are fully occupied and have the 
appropriate affordability controls through a memorandum of understanding between 
CHA and the Township (Appendix D). Pursuant to N.J.A.C. 5:93-5.15 (d), all 26 family 
rentals received full Prior Round rental bonuses as part of the Township’s earlier 
Second Round and Third Round substantive certifications. The low/moderate-
income unit mix includes 11 low-income units and 15 moderate-income units 
consisting of twelve 1- bedroom units, eight 2-bedrom units and six 3-bedroom units. 
These family rental units helped the Township address the minimum Prior Round 
rental obligation. In addition, these completed developments are eligible for 26 rental 
bonuses. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Parkside on Bennett Place 
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Bergen Dr., Danser Dr. & South Main St - Family Affordable Sale 
 
CHA developed 19 family affordable sale units on Bergen Drive and 11 family 
affordable sale units on Danser Drive and South Main Street. All units are completed 
and have the appropriate affordability controls through a memorandum of 
understanding between CHA and the Township (Appendix C and E).  CO’s were 
issued in 1997. The low/ moderate-income mix includes ten (10) low-income units 
and 20 moderate-income units consisting of fourteen 1- bedroom units, ten 2-bedrom 
units and six 3-bedroom units. 

 

 
 

CHA Bergen Drive 
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CHA Park Place West - Senior Affordable Rentals 
 

CHA constructed 20 age-restricted affordable rental units on the 2.56 acre parcel 
(Block 23/Lot 63.02) formerly owned by the Township and Cranbury Township 
School Board on Park Place West. CO’s started being issued in 1991 and the project 
has since been completed. All 20 units are low income, have the appropriate 
affordability controls through a memorandum of understanding between CHA and 
the Township (Appendix C). The project contains twelve 1-bedroom units and eight 
studios. 
 

 
 

CHA Park Place West 
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CHA Old Cranbury Road – Family Affordable Rentals 
 
CHA constructed a 20-unit family rental development on a 2.67-acre site located 
along Old Cranbury Road (Block 20, Lot 10.01). The units are in six townhouse style 
structures and are surrounded by single-family age-restricted residences to the west 
and to the north, single-family residences also to the north and to the east, across Old 
Cranbury Road and to the south. All 20 units received CO’s on July 24, 2008 and 
pursuant to N.J.A.C. 5:93-5.15 (d), all 20 family rentals are eligible for full rental 
bonuses. Eighteen of the units and corresponding rental bonuses will be applied to 
the Prior Round while the remaining two (2) completed units will be applied towards 
the Township’s Third Round obligation. The building has a low/moderate-income 
unit mix which includes four very-low income units, six low-income units and ten 
moderate-income units and provides a bedroom mix of three 1-bedroom units, 13 2-
bedroom units, and four 3-bedroom units. All 20 units have the appropriate 
affordability controls through a memorandum of understanding between CHA and 
the Township (Appendix F).  
 

 
 

CHA Old Cranbury Road 
 

Supportive and Special Needs Housing 
 
SERV Group Home – Dey Road 
 
Cranbury Township is eligible for six credits for a licensed group home facility that is 
operated by SERV (see attached license - Appendix G). This special needs facility is a 
six-bedroom licensed group home. The group home is located on Dey Road (Block 25, 
Lot 5.01). Residents of the group home are referred to SERV through the Division of 
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Mental Health Services (DMHS) waiting list. SERV, a nonprofit organization, 
received capital funding from the DMHS to create the group home on Dey Road and 
continues to receive operational funding. The low/moderate-income unit mix 
includes six low-income/non-age restricted/special needs units. The State inspected 
the group home on May 1, 1997 and final Township inspections were performed in 
July 1998. Affordability controls were put in place in 1997 (Appendix G) and COAH 
has historically honored the DHS 20- year renewable funding agreement as satisfying 
COAH’s Second Round regulations on 30-year control period for group home rental 
bonuses. This completed group home addresses a portion of the Township’s Prior 
Round rental obligation and is eligible for six rental bonuses. COAH previously 
granted rental bonuses for this group home. 
 
SERV Shared Supportive Living 
 
Cranbury Township is eligible for five credits for a licensed five-bedroom supportive 
shared living unit located on Half Acre Road (Block 5, Lot 26) (see attached license - 
Appendix H). The housing unit was donated to SERV Foundation by the previous 
owners on August 30, 2004, upgraded to meet the NJ building code and established 
as a group home in 2006. The low/moderate-income unit mix includes five very-low 
income/non-age restricted/special needs units. Pursuant to the group home survey 
affordability controls became effective in 2006 (Appendix H) and as the number of 
bedrooms is 5 and under, no change of use was required and thus no new CO was 
issued during the conversion process. This group home helped the Township to 
address the minimum Prior Round rental obligation. The group home crediting 
survey notes that there are 30-year controls and thus the group home is eligible for 
five rental bonuses.
 
Substantial Compliance Reduction 
 
COAH’s grant of Second Round substantive certification to Cranbury included a 13-
unit substantial compliance reduction for having completed over 90% of its First 
Round certified plan. The substantial compliance reduction resulted in a 13-unit 
credit towards the Township’s Second Round new construction component. In its 
October 20, 2008 Comment and Response document, COAH upheld the use of the 
substantial compliance reduction, stating, “The Council will honor substantial 
compliance bonuses that were previously granted as part of a municipality’s 
substantive certification.” As Cranbury’s substantial compliance reduction was 
included in its Second Round substantive certification, the Township will continue to 
count the 13-unit reduction towards its Prior Round obligation. In addition, COAH’s 
grant of Third Round substantive certification to the Township honored the Prior 
Round substantial compliance reduction. 
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Prior Round Rental Bonuses 
 
As noted above, Cranbury Township more than addressed the minimum 55-unit 
Prior Round rental component through 75 total affordable rental units including 44 
affordable family rentals, 20 affordable senior rentals and 11 group home bedrooms. 
In addition, the Township is eligible for a full rental bonus for 55 of the completed 
rentals including the 44 affordable family rentals and 11 group home bedrooms. 
 
SATISFACTION OF THE THIRD ROUND OBLIGATION 
 
Cranbury’s Third Round obligation, pursuant to N.J.A.C. 5:93-2.16, is capped at 20% 
of the estimated occupied housing stock and cannot be exceeded by a municipality’s 
need for new construction. The 20% cap is based on the premise that if affordable 
housing was provided as a 20% set-aside of inclusionary housing and the calculated 
affordable housing obligation exceeds 20% of the housing stock, then a community 
should not have to rebuild itself and change the essential character of the community 
to meet projected housing obligation as the total new units (affordable and market 
rate) would exceed the number of existing units within the municipality. Based on 
the 2008-2012 American Community Survey (“ACS”) 5-Year Estimates15 Cranbury 
has 1,300 occupied housing units. A 20% cap on this number would result in a cap of 
260 affordable units.   
 
Pursuant to N.J.A.C. 5:93-2.16, the 20% cap calculation becomes the Township’s 
adjusted Third Round prospective need. While more up to date ACS surveys would 
produce a requirement for slightly less units, the 2008-2012 ACS estimate of 
occupied housing units represents an obtainable number that will factor in some 
flexibility should numbers be adjusted in the future.  
 

Minimum Third Round Rental Obligation = 65 units 
 
.25 (Third Round obligation) = .25 (260) = 65  
 

Maximum Third Round Age Restricted Units = 60 units 
 
.25 (Third Round obligation) = .25 (260) = 65 

 
As summarized in Table 27, Affordable Housing Credits/Reductions/Bonuses 
Addressing Third Round Obligation, the Township proposes to address its 260-unit 
Third Round obligation with the Prior Round surplus, affordable family rentals, 
affordable senior rentals and affordable special needs rentals and eligible Third 
Round rental bonuses.  
 
 

                                                 
15 As utilized by FSHC 
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Table 27. Affordable Housing Credits/Reductions/Bonuses Addressing Third Round 
Obligation (20% cap) 

 
 

Cranbury’s 260-unit Third Round - Compliance 
Mechanisms 

 

Credits  Bonuses  Total  

Prior Round Surplus   66 - 66 
100% Affordable  -- CCompleted , Approved, Proposed     

CHA family rentals - Old Cranbury Rd (2 of 20) - 
completed 2 2 4 

CHA family rental - Gristmiller - completed 1 1 2 
CHA family rentals – Applewood Court/Route 130D 
- approved 

32 32 64 

Ingerman/Paul’s Auto family rentals – proposed 24 24 48 
Ingerman/Paul’s Auto senior(49)/special needs(17) 
rentals - proposed 66 - 66 

Inclusionary Development/Redevelopment–– AApproved, 
Proposed    

Family affordable rentals - High 
Point/Cheney/Kushner/Hagerty redevel.- approved 
bonus cap 

7 6 13 

Toll Brothers/Protinick - Payment in lieu - proposed - - - 
Total 198 65 263 

 
Prior Round Surplus 
 
Cranbury addressed its 217-unit Prior Round obligation with 283 COAH eligible 
credits and bonuses. Thus, the Township has a 66-unit surplus to apply to its 260-
unit Third Round obligation.  
 
100% Affordable - Completed, Approved, Proposed 

CHA Old Cranbury Road – Family Affordable Rentals 
 
CHA constructed a 20-unit family rental development on a 2.67-acre site located 
along Old Cranbury Road (Block 20, Lot 10.01). All 20 units received CO’s on July 24, 
2008 and pursuant to N.J.A.C. 5:93-5.15 (d), all 20 family rentals are eligible for full 
rental bonuses. Two (2) of the 20 remaining units and corresponding rental bonuses 
will be applied to the Third Round.  
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Gristmiller House 
 
The Historic Gristmiller House (Block 23, Lots 73) is located at 6 South Main Street. 
Currently the building is utilized by the Cranbury Historical and Preservation Society 
as their collection storage and archiving facility and has one affordable housing unit 
located in the rear portion of the building. The moderate income/family affordable 
one bedroom rental unit occupies part of the first and second floor and is eligible for 
a Third Round rental bonus. Due to the fact that the unit was preexisting, no CO was 
required. On February 28, 2011, the Township adopted Ordinance No. 01-11-03 which 
requires 30-year affordability controls on the affordable unit (see Appendix I). 
Pursuant to a lease agreement between the Township and the Historical Society, 
CHA administers and affirmatively markets the affordable unit, income qualifies 
applicants and provides long-term administration of the unit. The building is owned 
by the Township. This development helped the Township to address the minimum 
Third Round rental obligation and is eligible for a Third Round rental bonus. 
 
Applewood Court/Route 130D - 100% Affordable  
 
On September 17, 2015, CHA received preliminary and final site plan approval for the 
construction of 32 family affordable rental units on this 3.81 acre site (Block 26, Lot 3) 
located on State Highway Route 130 (see constraints map). The site is vacant, zoned 
RMLIII (Residential - Mt. Laurel III) and is surrounded by single-family residential 
land uses to the south along Ryan Road and to the west along Silvers Lane. A 
business use and residence are to the north and to the east, across Route 130 from the 
site are commercial structures including a hotel. Although vehicular access will be 
restricted to Route 130 (except for emergency access to Ryan Road), it is important to 
note that pedestrian access will be via Ryan Road to enable residents, including 
school children, to walk to school, Township parks and to access Cranbury Village 
through existing adjacent residential streets. 

 
The Township acquired the site from Ravi, LLC on June 7, 2007 for $1,000,500 and 
will transfer the title of the property to CHA in the near future. Piazza & Associates 
will administer and affirmatively market the units, income-qualify applicants and 
place 30-year affordability controls on the units. The very low/low/moderate-income 
unit mix will include four (4) very-low income units, 12 low-income units and 16 
moderate-income units. The bedroom distribution of the project will include four (4) 
1-bedroom units, 20 2-bedroom units and eight (8) 3-bedroom units. These units help 
the Township address its minimum rental obligation and as there is a firm 
commitment for their construction are eligible for a Third Round rental bonus. As 
the Township has fully met the minimal Third Round rental obligation, the 
development is eligible for 32 rental bonuses  
 

Funding – CHA has developed a pro forma statement for developing the 
approved 32 affordable units (Appendix J).   
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Construction Schedule – Per an email from CHA and as confirmed by the 
Township, construction will begin within the next few months and will 
continue through July 2017.   

 
Ingerman/Paul’s Auto - 100% Affordable 
 
On February 11, 2016, an agreement of sale was signed to purchase a 3.89 acre site 
(Block 33, Lot 13.04) located on State Highway Route 130 to develop the site with 
affordable housing (see aerial map). The site will include 49 affordable senior rental 
units, 17 special needs units (all very-low income units) and 24 affordable family 
rental units. The Township anticipates entering into an agreement with Ingerman, 
an experienced affordable housing developer, in May 2016. 
 
The site is currently occupied by an auto repair facility (Paul’s Auto Repair). The 
100% affordable housing development will be constructed with Federal, State and 
Township funds. Ingerman will apply for Low-Income Housing Tax Credit 
(“LIHTC”) funding. The municipally sponsored development will consist of two 
buildings. One building will contain 66 units (special needs and senior), be three 
stories tall and include 66 parking spaces while the other building will be 2.5 stories 
tall, contain 24 units and include 36 parking spaces. The buildings will be 
constructed simultaneously and will not be phased. The site will be rezoned to permit 
residential development through the redevelopment process. The site is surrounded 
by multi-family residential uses to the west along Bennet Place, Village Park to the 
south and commercial uses to the north and east. While the main vehicular access 
will be onto Route 130, additional access via an easement onto Maplewood Ave is 
being considered. Pedestrian access to the Township school and village center will be 
provided through Village Park to the south and will include access along Bennett 
Place or Maplewood Avenue. 
 
The site has been determined to be a “non-condemnation area in need of 
redevelopment”. For the senior/special need building, the developer will apply for 9% 
tax credits (special needs set-aside round) and other funding sources including 
Federal Home Loan Bank and County HOME funds. As required by the New Jersey 
Housing and Mortgage Finance Agency (“NJHMFA”) and a condition of the 
application, the project will provide a 25% special needs set-aside (17 units). The 
Township will commit $2,600,000 from the affordable housing trust fund for the 
senior/special needs building. Additionally, Ingerman will apply for 4% non- 
competitive tax exempt bond financing for the family affordable rental units. 
Ingerman will also rely on $2,275,000 from the Township’s affordable housing trust 
fund for the family rental building. 
 
COAH’s Second Round rules at N.J.A.C. 5:93-5.3 “New construction; site criteria and 
general requirements” N.J.A.C. 5:93-5.3 “Municipally sponsored construction” and 
are addressed as follows: 
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Site Control – There is an agreement of sale with the owner.   
 

Site Suitability – The site is available, suitable, developable and approvable 
as defined in N.J.A.C. 5:93-1.3. The site can be developed consistent with 
the Residential Site Improvement Standards and other state regulations 
such as those of the Department of Environmental Protection (hereafter 
“DEP”). From a review of DEP’s wetland mappings, there does not appear 
to be any wetlands on the property. After a review of Federal Emergency 
Management Agency (hereafter “FEMA”) Flood Insurance Rate Maps 
(hereafter “FIRMs”) it would appear the site contains no floodplain. Per 
conversations with the Township and New Jersey American Water both 
water and sewer infrastructure and capacity is available. The site is located 
in Planning Area 2 (hereafter “PA2”) of the adopted and proposed State 
Development and Redevelopment Plan Policy Map (hereafter “State 
Plan”).   

 
Administrative Entity - Ingerman will administer and affirmatively market 
the affordable units, income qualify applicants, place 30-year affordability 
controls on the units and provide long-term administration of the units in 
accordance with COAH’s rules at N.J.A.C. 5:93-9.2 and 5:93-11.1 and 
UHAC per N.J.A.C. 5:80-26.1. 

 
Bedroom Distribution – For the family units, Ingerman will follow the 
UHAC requirements in developing the affordable units by providing no 
more than 20% one-bedroom units, a minimum of 20% three-bedroom 
units and the balance (at least 30%) two-bedroom units in accordance with 
N.J.A.C. 5:80-26.1. Regarding the senior/special needs units there will be 
five 2-bedroom units and 61 1-bedroom units. As the developer intends to 
have a maintenance person on site 40 hours per week and on call 24/7, an 
onsite superintendent is not currently planned. 

 
Funding – Ingerman has developed a pro forma for developing the 90 
affordable units (at least 17 of which will be available for households 
earning 30% or less of regional median income) and anticipates applying 
for various funding sources including but not limited to HMFA bond 
financing, Federal Low Income Housing Tax Credits, and conventional 
financing (Appendix K). Shortfall of funds will be addressed through the 
use of outside funding sources or through bonding and/or appropriations 
as may be allowed by law.   

 
Construction Schedule – Ingerman has proposed a construction schedule 
for the site that anticipates construction beginning in 2018 as required in 
N.J.A.C. 5:93-5.5(a)4 (Appendix K).  The Construction Schedule notes each 
step in the development process, including preparation of a site plan, 
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granting of municipal approvals, applications for State and Federal 
permits, and beginning construction.  

 
Very Low/Low/Moderate Income Split – At least half of the affordable 
units developed by Ingerman will be affordable to low income households 
and an odd number of affordable units will always be split in favor of the 
low income unit per N.J.A.C. 5:93-2.20 and the UHAC at N.J.A.C. 5:80-26. 
The senior project will have 33 low income units (of which 17 will be very 
low) and 33 moderate income units. Seventeen of the low income units will 
be designated special needs and will be one bedroom units designated for 
very low income residents.  The family affordable project will provide 13% 
of the units at 30% (very-low income), 39% of the units at 50% (low 
income) and 48% of the units at 60% (moderate income). 

 
Rental Bonus – The site is eligible for Third Round rental bonuses per 
N.J.A.C. 5:93-5:15 as there is a firm commitment to produce family 
affordable rental units. 

 
Inclusionary Development/Redevelopment– Approved, Proposed 

High Point/Cheney/Kushner/Hagerty - Inclusionary Redevelopment 
 
On October 26, 2015, Township Committee approved the Redevelopment Plan for 
this 11.58 acre site (Block 19, Lots 2- 4, and Block 20.16, Lots 7-10, and 20). The 
Redevelopment Area is bounded generally by South Main Street to the east; Block 19, 
Lot 5 and Old Hightstown Road to the south; Old Cranbury Road to the west; and Old 
Trenton Road to the north. The Old Hightstown Road right of way traverses the 
Redevelopment Area, generally from its southwestern corner to its northeastern 
corner, and terminates in a cul de sac just before the intersection of Old Trenton 
Road and South Main Street (see aerial map). Presently, the site is occupied by old 
dilapidated industrial/agricultural buildings, vacant single-family homes and some 
treed areas.  
 
The site is located in the High Point Redevelopment Area and all parcels within the 
Development Area are under contract with High Point Development, LLC. The 
Redevelopment Plan was intended to encourage the development of a comprehensive 
mixed use project (66 units in total), consisting of a row of retail businesses with 
residential apartments on the second floor along Old Trenton Road, and lower
density townhouses, complemented by park like green spaces, on the remainder of 
the site (see approved site plan). The project will have a 10% minimum set-aside for 
affordable housing and will be providing seven affordable family rental units. 
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On December 15, 2015 the Planning Board granted preliminary and final site plan 
(Phase 1) and final subdivision approval (Appendix L). The site is eligible for Third 
Round rental bonuses per N.J.A.C. 5:93-5:15 as there is a firm commitment to 
produce family affordable rental units. The very low/low/moderate-income unit mix 
will include 1 very-low income unit, three (3) low-income units and three (3) 
moderate-income units. The development will provide a bedroom mix which includes 
one 1-bedroom unit, four 2-bedroom units and two 3-bedroom units meeting UHAC 
requirements indicated in N.J.A.C. 5:80 26.1 et seq. The developer will retain Piazza 
and Associates, an experienced administrative agent, for the long term 
administration of the units, which includes placement of 30-year affordability 
controls, affirmative unit marketing, setting of affordable rents and income 
qualifying tenants. These units help the Township address its minimum rental 
obligation and as there is a firm commitment for their construction are eligible for a 
Third Round rental bonus. Due to the cap on rental bonuses, six of the seven units at 
the development are eligible for rental bonuses. 
 
The applicant has indicated that they would like to phase the development outside of 
normal COAH regulations. COAH stipulates that once 25% of the market-rate units 
have been completed, a percentage of the affordable units must be constructed. The 
applicant proposes to modify the COAH phasing schedule such that 100% of 
affordable housing units will be completed by the time approximately 75% of market-
rate units are constructed. The Township governing body will take action on the 
redevelopers phasing waiver as part of its Plan submission to the Superior Court. 
 
Toll Brothers/Protinick Site – Inclusionary/ Payment-In-Lieu  
 
This 71.66 acre site (Block 25, Lot 1) is located at 330 Dey Road on the corner of Dey 
Road and Petty Road (see aerial map). While the site contains some environmental 
constraints (floodplain, wetlands, streams), disturbance will be outside sensitive 
areas. The Township has agreed to a tentative settlement agreement with Toll 
Brothers, the developer of the site, which would permit 174 senior market-rate units. 
The tentative settlement agreement indicates that sewer will be obtained from 
Plainsboro Township while New Jersey American Water has indicated that there is a 
20 inch line in Dey Road. Instead of constructing affordable housing onsite, Toll 
Brothers will make a $3 million payment in lieu to the Township. The payment in 
lieu funds will be utilized by the Township to defer costs associated with the 
Township’s remaining Third Round 100% affordable housing sites including the 
Ingerman/Paul’s Auto site and the Applewood Court/Route 130D site. 
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Rental Bonuses 
 
As noted above, Cranbury Township has addressed the 65-unit Third Round 
minimum rental obligation through a total of 132 family, senior and special needs 
rentals. The Township is eligible for 65 third round rental bonuses for the 65 
affordable family rentals built, approved or proposed with a firm commitment at the 
CHA Old Cranbury site, the Gristmiller House, Applewood Court/Route 130D site, 
Ingerman/Paul’s Auto site and the High Point/Cheney/Kushner/Hagerty 
redevelopment site. 
 
AFFORDABLE HOUSING ORDINANCE AND AFFIRMATIVE MARKETING 
 
The Township of Cranbury has an Affirmative Marketing and Affordable Housing 
Ordinance (Chapter 44 "Affordable Housing" of the code of the Township of 
Cranbury) in accordance with COAH’s substantive rules and UHAC and last 
amended in May 10, 2010 (Ordinance #05-10-06) as part of the Township’s Third 
Round substantive certification from COAH. The Township’s Fair Share Ordinance 
governs the establishment of affordable units in the Township as well as regulating 
the occupancy of such units. The Fair Share 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.  
 
To conduct affirmative marketing and monitoring of affordable units, the Township 
currently contracts with CHA for the administration of existing affordable units in 
the Township and the proposed units at the Applewood Court/Route 130D site, with 
the exception of the existing supportive and special needs housing units, which are 
administered by SERV. The Township will rely on Ingerman to administer their 
senior/special needs and family units and anticipates that the High Point developer 
will enter into a similar contract with an experienced housing provider and 
administrator (initially assumed to be Piazza and Associates) for future affordable 
housing units at the inclusionary redevelopment site. 
 
The affirmative marketing plan is designed to attract buyers and/or renters of all 
majority and minority groups, regardless of race, creed, color, national origin, 
ancestry, marital or familial status, gender, affectional or sexual orientation, 
disability, age or number of children to the affordable units located in the Township. 
Additionally, the affirmative marketing plan is intended to target those potentially 
eligible persons who are least likely to apply for affordable units and who reside in 
Housing Region #3, consisting of Hunterdon, Middlesex and Somerset Counties.  
 
The affirmative marketing plan includes regulations for qualification of income 
eligibility, price and rent restrictions, bedroom distribution, affordability control 
periods, and unit marketing in accordance to N.J.A.C. 5:80-26. All newly created 
affordable units will comply with the 30-year affordability control required by UHAC, 
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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. The costs of 
implementing the affirmative marketing plan (i.e., the costs of advertising the 
affordable units, etc.) are the responsibilities of the developers of the affordable units. 
This requirement is included in the Township’s fair share ordinance and shall be a 
condition of any municipal development approval.  
 
AFFORDABLE HOUSING TRUST FUND 

 
The Township has collected development fees since October 5, 1994, when COAH 
approved the Township’s first development fee ordinance. The ordinance has been 
amended multiple times since then. Most recently, the Township revised its 
development fee ordinance pursuant to amendments to the Fair Housing Act 
(P.L.2008, c.46) on March 30, 2009 to increase the nonresidential development fee 
to 2.5% and the residential development fee to 1.5%.  
 
On April 12, 2010, COAH approved the Township’s Third Round spending plan as 
part of its grant of Third Round substantive certification. As part of their amended 
Third Round plan the Township will revise its certified spending plan. The 
Township’s amended spending plan (Appendix M), which details the collection and 
use of revenues, was prepared in accordance to N.J.A.C. 5:93-5.1(c). Collected 
revenues will be placed in the Township’s Affordable Housing Trust fund and will be 
dispensed for the use of affordable housing activities. Pursuant to N.J.A.C. 5:93-8.16, 
Cranbury Township may use the funds in the trust fund for the below listed items: 
 

Rehabilitation; 
 
New construction;  

 
Purchase of land for low and moderate income housing;  

 
Improvement of land to be used for low and moderate income housing;  

 
Extensions and/or improvements of roads and infrastructure to low and 
moderate income housing sites; 
 
Assistance designed to render units to be more affordable and 
administration of the implementation of the housing element. 
 

At least 30% of development fees and interest collected since July 17, 2008, excluding 
expenditures made from the fund inception regarding all new construction, 
previously funded RCAs and rehabilitation activities, must be used to provide 
affordability assistance to low and moderate income households in affordable units or 
for the creation of very-low or low-income affordable units included in a municipal 
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Fair Share Plan. Additionally, no more than 20% of the revenues collected from 
development fees and interest each year, exclusive of the fees used to fund an RCA, 
shall be expended on administration, including, but not limited to, salaries and 
benefits for municipal employees or consultant fees necessary to develop or 
implement a rehabilitation program, a new construction program, a housing element 
and fair share plan, and/or an affirmative marketing program. 
 
Cranbury Township intends to spend development fee revenues pursuant to N.J.A.C. 
5:93-8.16 and in conjunction with the housing programs outlined in this document. 
Cranbury Township currently has approximately $32,667 in the housing trust fund 
and anticipates an additional $9.25 million in revenues before the expiration of 
Judgment of Repose and Compliance, for a total of $9.2916 million. The municipality 
will dedicate the anticipated development fee revenues and will seek outside funding 
sources to cover the potential costs of its affordable housing programs anticipated to 
cost $$9.29 million. The shortfall of funds will be addressed through use of outside 
funding sources or through bonding and/or appropriations as may be allowed by law. 
A copy of the Township’s 2008 resolution of intent to bond/fund is attached 
(Appendix B) and will be updated as part of this 2016 plan.  
 

  

                                                 
16 Off due to rounding
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APPENDIX A - SERVICE AGREEMENT WITH COUNTY 
  



TO:          Middlesex “Urban County” Mayors and Municipal Clerks

FROM: Paul Buckley
Division Head

DATE: May 13, 2014

RE: 2015 Cooperation Agreements

The United States Department of Housing and Urban Development (HUD) 
has sent our office requirements and deadlines for the federal 
fiscal year 2015 “Urban County” qualification process in the 
Community Development Block Grant (CDBG) and HOME Investment 
Partnership Programs.

This is the latest in a series of agreements which have been in 
effect since 1975 and which have allowed the participating “Urban 
County” municipalities to receive over $79 million in federal 
funding. Each year, your municipality receives a guaranteed 
allocation, by formula, from this program.
In the 1994 agreements, a clause was added to the agreement which 
stated that the agreement will automatically renew for successive 
three-year qualification periods unless the County or the 
participating municipality provides written notice it elects not to 
participate in the new qualification period. Each “Urban County” 
participating municipality renewed under the current agreement 
covering federal fiscal years 2012, 2013 and 2014. The next renewal 
period will cover federal fiscal years 2015, 2016 and 2017.



TO:          Middlesex “Urban County” Mayors and Municipal Clerks
FROM: Paul Buckley, Division Head
DATE: May 13, 2014
RE:          2015 Cooperation Agreements
Page Two

Under HUD law, our office is required to notify each participating 
municipality that the Cooperation Agreement executed in 1994 will 
automatically renew unless your municipality notifies our office,
and HUD, in writing, that you are specifically terminating this 
agreement.

If your municipality elects to be excluded from the “Urban County” 
for the upcoming three-year period, you must notify our office, and 
HUD, in writing, by June 20, 2015.
If your municipality elects to continue in the “Urban County” 
entitlement program, you will, of course, not be eligible to apply 
for competitive grants under the HUD-Administered Small Cities or 
State CDBG Programs. 

Your municipality’s continuance in the “Urban County” also continues 
your participation in the Middlesex County HOME and ESG consortium,
thus continuing your eligibility to apply to the County for HOME 
Investment Partnership funds, as available.

If you have any questions, please do not hesitate to contact me at 
732-745-3950.

Thank you for your cooperation.
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APPENDIX B - RESOLUTION OF INTENT TO BOND 
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APPENDIX C – 1988 MEMORANDUM OF UNDERSTANDING 
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APPENDIX D – 1998 MEMORANDUM OF UNDERSTANDING 
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APPENDIX E - BERGEN DR., DANSER DR. & SOUTH MAIN ST - DEED 
RESTRICTIONS 
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APPENDIX F – 2006 MEMORANDUM OF UNDERSTANDING 
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APPENDIX G - SERV GROUP HOME - DEY ROAD- LICENSE/ETC.
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APPENDIX H - SERV GROUP HOME – HALF ACRE ROAD- LICENSE/ETC. 
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APPENDIX I – GRISTMILLER - LEASE AND AGREEMENT 
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APPENDIX J - APPLEWOOD COURT/ROUTE 130D – 
PROFORMA/RESOLUTION OF APPROVAL 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Cranbury Housing Associates March 21, 2016
Applewood Court
Project Costs

4 one bedrrom units
20 two bedroom units

8 three bedroom units
32 total

BUDGETED DEVELOPMENT COST

HARD COSTS

Site preparation & infrastructure $30,000 per unit  = $960,000
Landscaping & hookups $8,000 per unit  = $256,000
Additonal Sitework
Construction

1BR 4 760 sf = 3,040 sf
2BR 20 900 sf = 18,000 sf
3BR 8 1,200 sf = 9,600 sf

Total 32 30,640 sf
 common space = 2,345 sf

32,985 sf    x $100 /sf = $3,298,500

Construction Total $4,514,500
General conditions & CM fee $490,000

TOTAL HARD COSTS $5,004,500

SOFT COSTS

Architectural $75,000
Site Engineering $60,000
Legal $25,000
Testing & Inspections $5,000
Miscellaneous Expenses $5,000
Startup Expenses $16,000
Miscellaneous Fees $5,000
Land (Easments) $30,000

$221,000 $221,000

Construction Financing @ 5.0% for 12 months    = $125,113
Marketing & Leasing - Fee $750 per unit = $24,000
Marketing & Leasing - Expenses $500 per unit = $16,000
Insurance - Builders Risk $500 per unit = $16,000
Title Insurance $200 per unit = $6,400
Financing Fees @  = $5,000

$192,513 $192,513

Contingency $2,500 per unit $80,000 $80,000

TOTAL SOFT COSTS $493,513

TOTAL HARD AND SOFT COSTS $5,498,013

TOTAL SUBSIDY Required $3,675,000

AMOUNT TO BE FINANCED
(to be carried to Rental Pro Forma ) $1,823,013
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APPENDIX K - INGERMAN/PAUL’S AUTO – PROFORMA/CONSTRUCTION 
SCHEDULE

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
Township of Cranbury, Middlesex County 

2687 Route 130 (Paul’s Garage Site) 
 

Pro forma for 100% affordable multifamily residential construction 
 

March 10, 2016 
 

Senior / Supportive Housing Development, 66 units  
Total Project Cost $15,855,000 
  
Funding Sources  
   LIHTC Equity $11,760,000 
  Permanent Mortgage $1,440,000 
  Township Contribution $2,600,000 
  Deferred Development Fee $55,000 
 
Family Housing Development, 24 units 
Total Project Cost $5,400,000 
  
Funding Sources  
  LIHTC Equity $1,600,000 
  Permanent Mortgage $1,180,000 
  Township Contribution $2,275,000 
  Deferred Development Fee $345,000 
 



Township of Cranbury, Middlesex County 
2687 Route 130 (Paul’s Garage Site) 

 
Timeline for 100% affordable multifamily residential construction 

 
March 10, 2016 

 
Senior / Supportive Housing Development, 66 units  
Redevelopment / Rezoning Process May 2016 

Preliminary Site Plan Approval August 2016 

LIHTC Application 4Q 2016 

Notification of LIHTC Award March 2017 

Final Site Plan Approval May 2017 

Construction Closing June 2017 

Begin Marketing / Leasing  February 2018 

Construction Completion August 2018 

Complete Leasing January 2019 
 
Family Housing Development, 24 units 
Redevelopment / Rezoning Process May 2016 

Preliminary Site Plan Approval August 2016 

Declaration of Intent to issue Tax Exempt Bonds January 2017 

LIHTC Application May 2017 

Final Site Plan Approval May 2017 

Construction Closing June 2017 

Begin Marketing / Leasing  February 2018 

Construction Completion August 2018 

Complete Leasing November 2018 
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APPENDIX L - HIGH POINT/CHENEY/KUSHNER/HAGERTY – 

RESOLUTION OF APPROVAL
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 SPENDING PLAN OF THE AMENDED THIRD ROUND HOUSING ELEMENT AND FAIR SHARE PLAN 
Adopted April 7, 2016 

 
Introduction 
 
Cranbury Township has prepared an amended Third Round Housing Element and Fair 
Share Plan that addresses its regional fair share of the affordable housing need in 
accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.), the Fair 
Housing Act (N.J.S.A. 52:27D-301) and the regulations of the Council on Affordable 
Housing (“COAH”) (N.J.A.C. 5:93-1 et seq). A development fee ordinance creating a 
dedicated revenue source for affordable housing was approved by COAH on May 6, 1992 
and adopted by the municipality on October 26, 1992. The ordinance, which has since 
been amended, established Cranbury Township’s affordable housing trust fund for 
which this spending plan is prepared.  
 
As of February 2016, Cranbury Township has collected $3,528,033.83 and expended 
$3,495,365.95, resulting in a balance of $32,667.88. All development fees, payments-in-
lieu of construction, funds from the sale of units with extinguished controls and interest 
generated by the funds are deposited at PNC Bank in a separate interest-bearing 
affordable housing trust fund for the purposes of affordable housing. These funds shall 
be spent in accordance with N.J.A.C. 5:93-8.16 as described in the sections that follow.  
 
1. Revenues for Certification Period 
 
To calculate a projection of revenue anticipated during the period of Third Round 
Judgment of Repose, Cranbury Township considered the following: 
 
(a) Development fees: 

 
1. Residential and nonresidential projects which have had development fees 

imposed upon them at the time of preliminary or final development approvals 
 

2. All projects currently before the planning and zoning boards for development 
approvals that may apply for building permits and certificates of occupancy 

 
3. Future development that is likely to occur based on historical rates of 

development.  
 
(b) Payment in lieu (PIL):  

 
Actual and committed payments-in-lieu (PIL) of construction from developers as 
follows: 

  Proposed Toll Brothers/Protinick $3,000,000 
 
(c) Other funding sources: $0 
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Cranbury Township is not anticipating collecting money from other funding 
sources at this time.  Funds from other sources, include, but are not limited to the 
sale of units with extinguished controls, repayment of affordable housing 
program loans, rental income, and proceeds from the sale of affordable units.  All 
monies in the Affordable Housing Trust fund are anticipated to come from 
development fees, payments in lieu of construction and interest.  

 
(d) Projected interest:  

 
Based on the current average interest rate and previous amounts collected, 
Cranbury Township anticipates collecting $69,200 in interest through 2025. 

 
Table SP-1 indicates the anticipated revenue to be generated from development impact 
fees and interest. Cranbury Township projects a subtotal of $9,258,182 to be collected 
between January 1, 2016 and December 31, 2025, including interest, to be used for 
affordable housing purposes under the assumptions presented after the table, which is 
primarily an extrapolation of past trends. The total, after adding the money currently in 
the account, is projected to be $9,290,849. 
 
2.  ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 
 
The following procedural sequence for the collection and distribution of development fee 
revenues shall be followed: 
 
Collection of Development Fee Revenues 
 
Collection of development fee revenues shall be consistent with Cranbury Township’s 
development fee ordinance for both residential and non-residential developments in 
accordance with COAH’s rules and P.L.2008, c.46, sections 8 (C. 52:27D-329.2) and 32-
38 (C. 40:55D-8.1 through 8.7).   
 
Distribution of Development Fee Revenues 
 
The Planning Board adopts and forwards a resolution to the governing body 
recommending the expenditure of development fee revenues as set forth in this spending 
plan. The governing body reviews the request for consistency with the spending plan and 
adopts the recommendation by resolution. 
 
The release of funds requires the adoption of the governing body resolution in 
accordance with the Court approved spending plan. Once a request is approved by 
resolution, the Chief Financial Officer releases the requested revenue from the trust fund 
for the specific use approved in the governing body’s resolution.  
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3.  DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 
 
The Township of Cranbury may use the funds in the trust fund for any of the below 
listed items, pursuant to N.J.A.C. 5:93-8.16(a) and (c): 
 

New construction of affordable housing units and related development costs; in 
the case of inclusionary developments, eligible costs shall be pro-rated based on 
the proportion of affordable housing units included in the development 
 
Extensions or improvements of roads and infrastructure directly serving 
affordable housing development sites; in the case of inclusionary developments, 
costs shall be pro-rated based on the proportion of affordable housing units 
included in the development 
 
Acquisition and/or improvement of land to be used for affordable housing 
 
Accessory apartment or market-to-affordable programs 
 
Green building strategies designed to save money for low and moderate income 
households, either for new construction that is not funded by other sources, or as 
part of necessary maintenance or repair of existing units 
 
Maintenance and repair of affordable housing units 
 
Repayment of municipal bonds issued to finance low and moderate income 
housing activity 
 
Affordability assistance to very low, low and moderate income buyers and renters 
of affordable housing units to lower the cost of homeownership, subsidize closing 
costs, or to reduce the capitalized basis of the rent payments 
 
Affordability assistance to create very low-income and low-income units 
 
Any other activity as specified herein. 

 
At least 30% of collected development fees, excluding expenditures made from the 
affordable housing trust fund shall be used to provide affordability assistance to low- and 
moderate-income households in affordable units included in the Fair Share Plan and to 
create very-low income units. Additionally, no more than 20% of the revenues collected 
from development fees shall be expended on administration, including, but not limited 
to, salaries and benefits for municipal employees or consultant fees necessary to prepare 
or implement a rehabilitation program, a new construction program, a housing element 
and fair share plan, and/or an affirmative marketing program. At the present time, the 
share of allowed administrative expenses has not yet been exceeded in Cranbury. Adding 
up the previously collected and projected revenue, the Township would be permitted to 
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spend an additional $1,692,273 in administrative expenses. The Township has garnered 
additional costs in crafting its housing plan at the beginning of the anticipated Judgment 
of Repose period. However, once a Judgment of Repose has been granted, the 
administrative costs will be substantially reduced. Thus, the administrative costs are front 
loaded but should even out as collections grow.  
 
If funding should fall short of the amount necessary, Cranbury will seek grants, low cost 
loans or use general revenues and use its bonding capacity to meet such shortfall. 
 
Specific Projects 
 
Rehabilitation program:   
 
The Township will fund the ten unit program with an average hard cost of $10,000 per 
unit and expected total per unit cost of rehabilitation of $20,000 including soft costs for 
rehabilitation program administration. As such the total cost of the program may be 
$200,000 (10 units x $20,000). Cranbury will utilize Middlesex County’s housing 
rehabilitation program to satisfy its ten (10) unit rehabilitation obligation. The Middlesex 
County Department of Housing, Community Development and Social Services 
administer two programs which utilize federal Community Development Block Grant 
(“CDBG”) and HOME Investment Partnership funds. The Township will participate with 
the County, institute a local program if necessary and will provide any funding from the 
affordable housing trust fund necessary to supplement the cost to satisfy the 
rehabilitation obligation. 
 
Municipally-Sponsored New Construction (100% Affordable Housing Sites):  
 

1. Applewood Court/Route 130D site (32 units) = $3,675,000 
 

2. Ingerman/Paul’s Auto (90 units) = $4,875,000 
 
4. AFFORDABILITY ASSISTANCE (N.J.A.C. 5:93-8.16(C)) 
 
The following table indicates the minimum amount anticipated being available for 
affordability assistance to low- and moderate-income households, including very-low 
income households. 
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Table SP-2.  Projected Minimum Affordability Assistance Requirement. 
Development fees collected July 17, 2008 to 
February 29,2016 

 $112,758 

Development fees projected 2016-2025 + $6,188,982 

Interest earned July 17, 2008 to February 29,2016  $ 3,720 

Interest projected 2016-2025 + $69,200 

 Total = $6,374,660 

30 percent requirement x 0.30 =  $1,912,398 

Less affordability assistance expenditures through 
February 29,2016 

–  $0  

Projected minimum affordability assistance 
requirement  

= $1,912,398 

Projected minimum very low-income affordability 
assistance requirement  

÷ 3 =  $637,466 

 
Cranbury Township will dedicate at minimum $1,912,398 from the affordable housing 
trust fund to render units more affordable, including  $637,466 to render units more 
affordable to households earning 30 percent or less of median income by region, as 
follows: 
 

Down-payment assistance 
 
Rental assistance 
 
Security deposit assistance 
 
Low interest loans 
 
Assistance with homeowners association or condominium fees and special 
assessments; and/or 
 
Assisting in the creation of very-low income units. 
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5. ADMINISTRATIVE EXPENSES (N.J.A.C. 5:93-8.16(E)) 
 

Table SP-3.  Projected Allowed Administrative Expense. 

Development fees/interest collected through February 
29, 2016 

 $3,528,034 

Payment-in-lieu of construction through July 17, 2008  $0 

Development fees projected 2016-2025  $6,188,982 

Interest projected 2016-2025 + $69,200 

  TTotal  = $9,786,216 

 20 percent maximum permitted administrative 
expenses 

x 0.20 = 
$1,957,243 

Less administrative expenditures through February 
29,2016 

– 
$264,970 

Projected allowed administrative expenditures = $1,692,273 

Cranbury will not expend for administrative purposes in excess of the formula in 
Table SP-3.  

 
Cranbury Township projects that $1,692,273 will be available from the affordable housing 
trust fund to be used for administrative purposes. Projected administrative expenditures, 
subject to the 20 percent cap, are as follows:  
 

Township Attorney, Engineer, and Planner fees related to Third Round Judgment 
of Repose 

 
Rehabilitation administration fees 
 
Administration fees related to the Municipally-Sponsored New Construction 
Programs 

 
6.  EXPENDITURE SCHEDULE 
 
Cranbury Township intends to use affordable housing trust fund revenues for the 
creation and/or rehabilitation of housing units. In developing this spending plan, it is 
important to note that the Township has committed or will commit the expenditure of 
funds in the municipal trust fund within four (4) years of the date of collection or within 
four (4) years after the Township receives a Judgment of Repose per the Appellate 
Division decision, whichever is later. The expenditure schedule is summarized as follows 
(assuming a Judgment of Repose in 2016): 
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Table SP-4 - Projected Expenditure Schedule 2016 through 2025.

Program 
Units/ 

Bedrooms 20
16

20
17

 

20
18

2
0

19
 

20
20

20
21

 

20
22

20
23

 

20
24

20
25

 

Total 

Rehabilitation 
Program, if 
Necessary 

10 $40k $40k $40k $40k $40k $200k 

Affordability 
Assistance for the 
Creation of  Very-
Low Units/New 

Construction 

122 $8.55m - - - - $8.55m 

Homeowner/Tenant 
Affordability 
Assistance 

 $30k $30k $30k $30k $30k $150k 

Total Programs  $8.62m $70k $70k $70k $70k $8.65m 
Administration $78.2k $78.2k $78.2k $78.2k $78.2k $391k 

TOTAL 132 $8.70m $148.2k $148.2k $148.2k $148.2k $9.29m 

 
7.  EXCESS OR SHORTFALL OF FUNDS 

If funding should fall short of the amount necessary, Cranbury will seek grants, low cost 
loans or use general revenues and its bonding capacity to meet such shortfall. In the 
event of excess funds, any remaining funds above the amount necessary to satisfy the 
municipal affordable housing obligation will be used to produce additional affordable 
housing as outlined in Section 3. 
 
8.  SUMMARY 
 
Cranbury Township intends to spend affordable housing trust fund revenues pursuant to 
N.J.A.C. 5:93-8.16 and consistent with the housing programs outlined in the Township’s 
Housing Element and Fair Share Plan. 
 
Cranbury Township has a balance of $32,667.88 as of December 31, 2015 and anticipates 
an additional $9,258,182 in revenues before the expiration of Judgment of Repose for a 
total of $9,290,849. The municipality will dedicate all available funds towards 
rehabilitation and municipally sponsored new construction (including affordability 
assistance to create very-low income units). A small amount is anticipated for 
administration and any shortfall of funds will be addressed through the use of outside 
funding sources or through bonding and/or appropriations as may be allowed by law.  
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Spending Plan Summary 

Revenues 

Balance as of December 
31, 2015  

  $32,668 

Projected Revenue from 
December 31, 2015 
through 2025 

   

1. Development fees  ++  $6,188,982 
2. Payments in lieu of 
construction 

++  $3,000,000 

3. Other funds ++  $0 
Interest ++  $69,200 

Total Projected Revenue = $9,290,850 
Expenditures 

Funds Used for 
Rehabilitation  

--  $200,000 

Affordability Assistance 
For The Creation of 
Very-Low Units/New 
Construction 

--  $8,550,000 

Homeowner/Tenant 
Affordability Assistance 

--  $150,000 

Administration  - $390,850 
Excess Funds for 
Additional Housing 
Activity 

= $0 

Total Projected 
Expenditures 

= $9,290,850 
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