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HOUSING ELEMENT 

Overview 

This Housing Element has been prepared in accordance with the Municipal Land Use Law 
(MLUL) at N.J.S.A. 40:55D-28b(3) to address Califon Borough's affordable housing obligations 
for the third round, covering the period fiom 2004 to 201 8 (but also including the housing need 
generated between 2000 and 2004). This Plan includes the minimum requirements presented at 
N.J.S.A. 52:27D-3 1 ,  the Fair Housing Act, and the information required pursuant to N.J.A.C. 
5:97-2.3 and 3.2. 

According to the Fair Housing Act, municipalities that choose to enact and enforce a zoning 
ordinance are obligated to prepare and adopt a Housing Element as part of the community's 
Master Plan. The Fair Housing Act established the Council on Affordable Housing (COAH) as 
the State agency to administer municipal implementation of municipal Housing Elements and 
Fair Share Plans and to create rules and regulations regarding the development of low- and 
moderate-income housing in the State. COAH has established both Procedural and Substantive 
Rules for municipalities to adhere to in addressing their affordable housing obligations. To 
receive certification fiom COAH, a municipality must not only adopt the required Housing 
Element of the Master Plan but also adopt a Fair Share Plan that includes all of the 
implementation strategies, including the specific ordinances, plans, timetables and resolutions 
that are needed to carry out the plan. Once certified by COAH, a municipality's Housing 
Element and Fair Share Plan is now entitled to a ten-year presumption of validity against a 
builders remedy challenge, as long as the municipality continues to implement the plan in 
accordance with COAH's approval. 

COAH's first round regulations covered the time period from 1987 to 1993. In 1994, COAH 
adopted new Substantive Rules establishing the requirements for the second round of affordable 
housing plans, covering the twelve year cumulative period fiom 1987 to 1999. 

The Substantive Rules for COAH's third round were initially adopted on December 20,2004, to 
cover the period fiom January, 2000, to December, 2013. These third round Rules were 
challenged, and in January of 2007, the Appellate Court invalidated large portions of the 2004 
Rules. As a result, COAH went back to the drawing boards and prepared new Rules, which were 
introduced in December of 2007 and adopted in May of 2008. COAH received an overwhelming 
number of comments on the December, 2007, Rule proposals. Consequently, when COAH 
adopted the Rules, it simultaneously introduced a set of comprehensive amendments to the newly 
adopted Rules. These amendments were adopted in September of 2008. In addition, the New 
Jersey Legislature adopted amendments to the Fair Housing Act in June of 2008 that were signed 
into law by the Governor in July of 2008. The amendments to the Fair Housing Act affect, 
among other things, the requirement to provide very low income housing and the role of non- 
residential development~ in providing affordable housing. 

The Rules now in effect provide that municipalities address a third round fair share obligation 
based upon COAH's projections of growth in households and employment in each municipality 
during the delivery period. Municipalities are now required to provide one &ordable housing 



unit for every four market priced housing units projected and one affordable housing unit for 
every 16 jobs projected. 

Municipalities located within the Highlands Region, as Califon Borough is, were given an 
extension of time in which to prepare and submit a third round Housing Element and Fair Share 
Plan so that the plan could be coordinated with the municipality's Highlands Regional Master 
Plan conformance efforts. 

Califon Borough submitted the documents and resolution required for Basic Plan Conformance 
in the Highlands Preservation Area, which encompasses the entire Borough, by the deadline of 
December 8,2009. The submission has been deemed complete, but the Borough has not yet 
received any substantive review of its submission fiom the Highlands Council. 

The overriding policy guiding the preparation of this Housing Element and Fair Share Plan has 
been to ensure the continuing provision of affordable housing in the Borough while at the same 
time acknowledging the limitations imposed by the NJDEP regulations for development in the 
Highlands Preservation Area. 

Goals and Objectives of the Housing Element and Fair Share Plan 

In furtherance of Califon Borough's efforts to ensure sound planning within the Highlands Area, 
this Plan incorporates the following goals and objectives with respect to the provision of 
affordable housing in Califon Borough: 

1. To the extent feasible, the plan will utilize the existing housing stock andlor previously 
approved developments that are already vested. 

2. To provide a realistic opportunity for the provision of the municipal share of the region's 
present and prospective needs for housing for low- and moderate-income families. 

3. To the maximum extent feasible, to incorporate affordable housing units into any new 
residential construction that occurs within the Highlands Area including any mixed use, 
redevelopment, andlor adaptive reuse projects. 

4. To preserve and monitor the existing affordable housing stock in the Borough. 

5. To reduce long term housing costs wherever possible through: 

a. Implementation of green building and energy efficient technology in the 
rehabilitation, redevelopment and development of housing. Recent innovations in 
building practices and development regulations reflect significant energy 
efficiency measures, and therefore cost reductions, through building materials, 
energy efficient appliances, water conservation measures, innovative and 



alternative technologies that support conservation practices, and common sense 
practices such as recycling and re-use. 

b. Promotion of the use of sustainable site design, efficient water management, 
energy efficient technologies, green building materials and equipment, and 
retrofitting for efficiencies. 

c. Maximizing the efficient use of existing infrastructure, through such means as 
redevelopment, infill and adaptive reuse. 

6. To use a smart growth approach to achieving housing needs: 

a. To the extent feasible, to use land more efficiently to engender economically 
vibrant communities, complete with jobs, houses, shopping, recreation, 
entertainment and multiple modes of transportation. 

b. To support a diverse mix of housing that offers a wide range of choice in terms of 
value, type and location. In addition, to achieve quality housing design that 
provides adequate light, air, and open space. 

c. To target affordable housing units for areas with existing higher densities, free of 
environmental constraints, and within walking distance of schools, employment, 
services, transit and community facilities with sufficient capacity to support them. 

Housing, Demographic and Employment Information 

Appendices A, B and C to this Housing Element contain the Housing, Demographic and 
Employment background information required by COAH. 

Summary of Califon Borough's Past Affordable Housing Activities 

In 1986, when the New Jersey Council on Affordable Housing (COAH) was issuing its first 
round of affordable housing allocations covering the period fiom 1987 to 1993, rural 
municipalities, such as Califon, were not required to help meet regional housing needs; they were 
merely expected to address their own indigenous needs on the premise that they were not 
growing communities (they were located outside of the Growth Area shown in the 1978 State 
-. 

Consequently, in 1986, COAH calculated Califon's first round affordable housing obligation to 
be five (5) units. These five (5) units reflected an estimate, based on the 1980 U.S. Census data 
of the Borough's indigenous affordable housing need, or the need to rehabilitate existing 
substandard housing units located in Califon and already occupied by low and moderate income 
households. 

In response to this first round housing allocation, Califon formulated a plan for, and funded, a 
housing rehabilitation program targeted at five (5) units of substandard housing occupied by low 



and moderate income households. Subsequently, Califon petitioned COAH for Substantive 
Certification of its first round Compliance Plan, and COAH granted Substantive Certification to 
Califon in March, 1990. In 1996, the Hunterdon County Housing Corporation (HCHC), which 
no longer exists, agreed to administer the Borough's housing rehabilitation program, and all five 
(5) units were rehabilitated. 

In 1993, COAH changed its position with respect to rural municipalities. When the second 
round of fair share allocations was issued by COAH in 1993, & municipalities were required to 
help meet regional housing needs in addition to their own indigenous needs. COAH adjusted its 
formula for calculating the second round (1993-1999) fair share housing allocations to reflect 
this change in policy. The fair share housing allocation assigned to Califon by COAH for the 
1993-1999 compliance period (now referred to as the prior round) was twenty-six (26) units of 
affordable housing. Five (5) of these units reflected the 1990 Census-based determination of the 
indigenous housing need in Califon. Since all five (5) of the units rehabilitated to address the 
Borough's first round obligation were completed well after the 1990 Census, there was no 
further rehabilitation obligation for the second round. The remaining 21 units represented the 
Borough's fair share of present and prospective regional housing needs. 

Califon filed a second round Housing Element and Fair Share Plan with COAH before its first 
round Substantive Certification period was due to end in March, 1996. While awaiting 
Substantive Certification of its second round plan, Califon discovered that certain aspects of its 
new plan were proving to be unworkable despite the Borough's high hopes and best efforts. 
Consequently, it amended its plan and filed a new petition for Substantive Certification. After a 
lengthy review period, with many concerns and questions raised by COAH during that review, 
the Borough's petition for Substantive Certification of the prior round plan was ultimately 
granted by COAH on June 5,2002. 

That plan had proposed to address the Borough's 21 unit prior round new construction obligation 
with three separate programs: 1) a five-bedroom alternative living facility to be constructed and 
operated by NORWESCAP on the site of the former "Basket Factory" (a 0.6 acre portion of Lots 
20,21 and 22 in Block 6) on Center Street; 2) a 6-bedroom ARC group home to be constructed 
on a lot created fiom a portion of the Staiano property (Lot 25, Block 18), pending approval of a 
subdivision of the entire property into several lots; and a five (5) unit accessory apartment 
program- 

The Borough had been hard-pressed to come up with a plan to provide 21 new affordable 
housing units in the first place due to the absence of sewers within the Borough and the presence 
of steep slopes and flood plains on most of its undeveloped lots. The Legislature's adoption of 
the Highlands Act in 2004 and the resulting inclusion of all of Califon Borough within the 
Highlands Preservation Area has completely thwarted the Borough's ability to implement its 
Second Round Housing Element and Fair Share Plan. 

The Borough made every effort to implement its certified plan, even conveying the deed 
restricted "Basket Factory" property to NORWESCAP for a dollar. To date, however, 
NORWESCAP ly=is not proceeded with the development of this property due to a combination of 



its reconsideration of the originally proposed housing format, its lack of capital funding and, 
perhaps, trepidation in the face of the NJDEP regulatory restrictions for the Highlands 
Preservation Area. The NJDEP regulations permit waivers to be granted for 100% afTordable 
housing developments, but Califon's experience to date has been that this is not an automatic 
process and it is certainly not the same thing as an exemption. Nevertheless, NORWESCAP has 
declined to convey the "Basket Factory" site back to the Borough, so perhaps there is some hope 
that this site will eventually produce affordable housing. 

The Staiano subdivision, when it was finally presented to the Planning Board, was found not to 
be approvable due to the inability to comply with the NJDEP Stormwater Management 
regulations as well as other NJDEP regulations resulting from the Highlands Act. Consequently, 
the objective of acquiring a lot from that developer for an ARC group home had to be 
abandoned. 

Lastly, while there was some early interest in the accessory apartments program, none of the 
prospective applicants proceeded through the approval process. The Borough has put the 
$50,000 of required funding for the accessory apartment program into escrow, however, and that 
money remains available to qualified applicants. 

Justification for Adjustment to Prior Round Obligation Due to Insufficient 
Vacant Developable Land 

As a result of the foregoing circumstances, the Borough now has no alternative but to seek an 
adjustment of its prior round obligation due to insufficient vacant developable land. 

In 2008, in anticipation of the Borough's submission of a Third Round Housing Element and 
Fair Share Plan to COAH in December of that year, an analysis was undertaken of the capacity 
of the Borough's remaining vacant developable land to accommodate inclusionary development, 
using the Highlands septic density limits for the Preservation Area. Based on that analysis, the 
Borough now seeks an adjustment of its prior round obligation to zero. A copy of the vacant 
land analysis is included in Appendix D to this report. 

Of course, should NORWESCAP find that the development of the "Basket Factory" site with a 
single-family dwelling offering supportive shared living opportunities to low and/or moderate 
income persons, whether elderly or not, is feasible and fundable, then any credits for such 
development would be applied to the "unmet need" created by the vacant land adjustment. 
Additionally, should there be renewed interest from Borough property owners in the accessory 
apartment program, any units created under what will have to be a modified version of that 
program to meet Highlands requirements could also help to offset the ''umnet need". 

Issues for Potential Future Affordable Housing Opportunities 

In 2005, representatives of the Borough met with representatives of both COAH and the 
Highlands Council to discuss the implementation problems the Borough was facing with its prior 
round plan. Following that meeting, the Borough applied for and received a Highlands Grant to 



study alternative wastewater treatment facilities that might enable existing sites to be 
redeveloped or adaptively reused for affordable housing. The result was a comprehensive 
analysis of the available alternatives for small scale wastewater treatment facilities. The study 
culminated in a report, entitled Evaluation of Innovative/Alternative Wastewater Treatment 
Technologies, prepared by Keller and Kirkpatrick and dated March 24,2006, that provides a 
compendium of available wastewater treatment alternatives for smaller projects. It is not certain 
that any of these wastewater treatment alternatives would be acceptable to the NJDEP in the 
~ i ~ h l k d s  Preservation Area, however, as Califon has experienced resistance to their use even 
for 100% affordable housing developments by the NJDEP. 

In approximately 2006, Habitat for Humanity approached the Borough of Califon about the 
potential to use the Tiger property (Lot 13, Block 8) for a 100% affordable housing development. 
At that time, it was understood that a Municipal Land Acquisition Fund was going to be made 
available to assist municipalities in acquiring land for municipally sponsored affordable housing 
developments. Clearly, there is no such h d .  Moreover, in preliminary discussions with 
NJDEP staff, it became evident that there would be resistance to anything other than a 
conventional septic system serving one (or perhaps two) dwelling units on the Tiger property. 
Habitat has walked away from the property for the time being, although communication between 
Borough and Habitat representatives remains open. 

Califon's Third Round Affordable Housing Obligations 

Components of the Third Round Obligation. Per COAH 

COAH's determination of the municipal third round fair share obligation is comprised of three 
components: the prior round obligation (left over from the second round), the rehabilitation 
obligation and the third round "growth share" obligation. For the Borough of Califon, the 
COAH numbers are as follows: 

Third Round Total Affordable 

Prior Round 
Obligation 

I Rehabilitation 13 1 
Obligation 
Third Round 

COAH's determination of the presumptive third round growth share obligation is based on its 
consultants' projections of household and employment growth by municipality through the year 
2018. The 7 unit third round obligation for the Borough is based upon a projected employment 
growth of 40 jobs and a projected household growth of 24 dwelling units, all between January 1, 
2004 and December 3 1,201 8. COAH then divides the projected household growth by 5 and the 

7 
Obligation 
Total 3 1 



projected employment growth by 16 and adds the two results together to determine the third 
round fair share obligation. 

Determination of Applicable Obligation for Highlands Communities 

Municipalities that are located in the Highlands Area and that are either required to conform to 
the Highlands Regional Master Plan or elect to do so are subject to limitations on the amount of 
development that will be permitted due to the amount and capacity of vacant developable land in 
both wastewater and septic system service areas, utility capacity and resource based capacity 
(Net Water Availability). 

As demonstrated in the Table below (developed from Table 4 of the Municipal Build-Out 
Analysis prepared by the Highlands Council for Califon), the Highlands Council has determined 
that Califon has a maximum future build-out of no new dwelling units and no new employment 
opportunities based on septic density limitations. Therefore, the Borough has no projected 
"growth share" obligation. This maximum build-out number does not take into account 
development that is exempted from the Highlands Act. Exempted development (generally 
isolated single-family dwellings) could increase the actual build out of the Borough and thereby 
create a "growth share" obligation. 

Municipal Build-Out Results with Resource and Utility Constraints 

Preservation Area Planning Area Totals 
Residential units - 
Sewered 0 NIA 0 

Septic System Yield 0 NIA 0 

Total Residential Units 0 NIA 0 

Non-Residential Jobs - 
Sewered 0 NIA 0 
Source: Table 4, Municipal Build-Out Report for Calfon Borough, prepared by New Jersey Highlands Council, 
2009. 

Municipalities conforming in the Highlands Area may elect to use either the Highlands 111 
build-out number or the COAH projection through 2018. If a Highlands municipality elects to 
use the Highlands build-out number, it is also obligated to address the fair share obligation 
associated with any growth that has occurred in the municipality since January 1,2004. 

According to The New Jersey Construction Reporter, a total of four (4) residential Certificates of 
Occupancy were issued in the Borough fiom January 1,2004, through July 3 1,2009. 
Additionally, a Certificate of Occupancy was issued for a total of 14,129 square feet of 
mercantile space, according to the same source. The mercantile space was a pharmacy that 
obtained site plan approval just before the effective date of the NJDEP Highlands Preservation 
Area regulations. 



Based on COAH's "growth share" requirements, the four (4) residential units constructed since 
January 1,2004, have generated an obligation for 0.8 affordable housing units, and the non- 
residential space constructed since January 1,2004, has generated an obligation for another 1.5 
affordable housing units, per Appendix D of COAH's Substantive Rules. Califon thus has 
incurred a total growth share obligation from January 1,2004, through July 3 1,2009, of 2.3 or 
three (3) affordable housing units despite the zero future build-out potential within the Borough. 

Rounding the 2.3 number up to three (3) units, as COAH requires, will help to cover 
unanticipated growth due to isolated single-family residential development that is exempted fiom 
the Highlands regulations. 

Califon's third round growth share obligation is three (3) units, rather than COAH's projected 
growth share obligation of seven (7) units. Considering both the reduction in the prior round 
obligation to an RDP of zero (with an unmet need of 21) and the reduction in the growth share 
obligation, Califon's adjusted third round affordable housing obligation is six (6) units (with a 21 
unit unmet need): 

Third Round Adjusted Affordable 
Housing Obligation 

( Prior Round 1 0  
Obligation - RDP 

(with 21 
unit Unmet 

Rehabilitation 
Need) 
3 

Obligation 
Third Round 

Appendix E of this document presents Workbook A, COAH's calculation of the Borough's 
current third round growth share obligation, as well as Workbook D, the calculation based on the 
Highlands Build-Out Analysis. Appendix F of this Housing Element presents the Highlands 
Build-Out Analysis (Module 2 of the Basic Plan Conformance Requirements). 

3 
Obligation 
Total 

Projected Housing, Demographic and Employment Changes and Capacity to 
Accommodate Growth Projections and Growth Share Obligation 

6 

In view of the very low septic densities permitted within the Highlands Preservation Area, and 
the fact that Califon has no sewer service, no new development can occur except in the context 
of development that would be exempt fiom the Highlands Act (generally single-family homes on 
existing isolated vacant lots or replacement dwellings on developed lots) or 100% affordable 
housing developments that receive a waiver of the Highlands Preservation Area regulations fiom 
the NJDEP. 



The probability of little or no development occurring in Califon as a result of its designation as 
Highlands Preservation Area is reflected in the very low projection of growth embodied in the 
Build-Out Analysis and the discouraging results of recent efforts to interest Habitat for Humanity 
in undertaking construction in the Borough. For this reason, the Borough will be requesting a 
waiver of the obligation to address its third round growth share obligation. This does not mean 
that the Borough will not continue to work cooperatively with Habitat for Humanity and various 
special needs housing providers in an effort to bring affbrdable housing to the Borough, but it 
cannot assure COAH that any of this will occur. The Borough cannot and is not required by the 
Fair Housing Act to fund the production of affordable housing, and inclusionary zoning is out of 
the question. If an intermunicipal transfer opportunity should arise within the Highlands Region 
that does not require the Borough to pay for the cost of constructing affordable housing units 
elsewhere, Califon would be willing to participate in such a program. 

Rehabilitation Obligation 

The Borough acknowledges that it has an obligation to fund and arrange for the administration of 
a housing rehabilitation program targeted at the rehabilitation to a standard condition of three (3) 
existing housing units in the Borough that are currently occupied by qualified low and moderate 
income households. The terms of the rehabilitation program are described within the Fair Share 
portion of this Housing Element and Fair Share Plan. 

Requirements for Addressing a Growth Share Obligation 

According to COAH's current Rules, together with the 2008 amendments to the Fair Housing 
Act, at least half of the Borough's three (3) unit growth share obligation must be provided as 
family housing units, meaning available to the general public (i.e. not age-restricted and not 
special needs units). 

Also, according to the Rules, the maximum number of units that can be age-restricted out of the 
growth share obligation is, as it was in the prior round, 25% of the total, or, in Califon's case, 
zero (0) units. 

The Borough has a minimum third round rental obligation of 25% of the three (3) unit growth 
share obligation, or one (1) unit. At least 50% - in this case, the one and only unit - of the rental 
obligation must be a family rental unit available to the general public. The third round rental 
obligation is in addition to the prior round rental obligation of six (6) units. 

In municipalities with larger growth share obligations, there is an opportunity to use bonus 
credits to satisfy up to 25% or the growth share obligation. Since Califon's growth share 
obligation is so low, it cannot avail itself of any bonus credits. 

Based upon the 2008 amendments to the Fair Housing Act, the Borough also has an obligation to 
provide very low income housing, defined as housing affordable to households earning 30% or 
less of median income for the region. At least 13% of all housing units created to satisfy the 



third round growth share obligation must be affordable to very low income households, and at 
least 50% of the very low income housing must be in the form of family units - available to the 
general public. In Califon Borough's case, the very low income housing obligation equates to 
one (I), which must be a family unit unless a waiver can be obtained from COAH to allow the 
very low income housing obligation to be met with special needs units. 

Potential Opportunities to Satisfjr the Growth Share Obligation 

Califon acknowledges that COAH's Rules require the third round growth share obligation to be 
satisfied even though the Borough is entitled to a vacant land adjustment for the prior round. 
Califon further acknowledges that the growth attributed to the Borough between January 1,2004 
and July of 2009 did indeed occur. The Borough simply has no realistic way to guarantee that 
affordable housing will, indeed, be built in Califon, at least not without substantial municipal 
subsidies, which the Borough is unable to commit to providing. It has not collected any 
development fees to date and does not anticipate collecting any in the future. Nevertheless, its 
plan to address the third round growth share obligation is as follows: 

Exempt Development on Two Sites 

The Borough continues to look at two potential sites on which the three (3) unit growth share 
obligation might be able to be addressed. One is the Tiger property (Block 8, Lot 13), on which 
Habitat for Humanity and the Borough had, in 2006, unsuccessfully explored with the IVJDEP 
the possibility of obtaining waivers from the Highlands Preservation Area regulations in order to 
develop one or more single or two family affordable dwellings. The second site is the still 
undeveloped portion of the Wade property (Block 2, Lot 3.1) behind the new pharmacy. 

Each of these two sites could be eligible for the development of one single-family home, perhaps 
offering supportive shared living for persons with special needs, under a Highlands exemption, 
assuming a provider with sufficient funding could be found. The Borough does not have the 
funds to offer its own support for such a project, nor is it required to do so, pursuant to the Fair 
Housing Act. 

The above-described special needs supportive shared living housing would satisfj the growth 
share obligation number, but waivers from certain of COAH's requirements would still have to 
be sought (for example, the 50% family housing requirement and the 50% very low income 
family housing requirement would not be met). Alternatively, if Habitat for Humanity were able 
to construct a single-family home under an exemption on an existing vacant lot, the extent of the 
waivers required could be lessened, but the growth share number would not be satisfied. 

Highlands Redevelopment 

One potential mechanism for satisfying the growth share obligation is the Highlands 
Redevelopment approach. This approach is not like redevelopment in the traditional sense 
(under the Local Redevelopment and Housing Law), in that it does not require municipal 
condemnation of properties. Instead, Califon would provide, through its zoning, a more intense 



use of selected previously developed sites (or portions of sites) so as to create affordable housing 
opportunities. If Highlands Redevelopment opportunities arise, it may be possible to obtain an 
affordable housing unit or two in that context, as well. The constraint to successful Highlands 
redevelopment is, of course, the lack of sewerage in the Borough. 

Unanticipated Inclusionary Development 

Should a developer ever be successful in obtaining approval for a Major Highlands Development 
from the NJDEP anywhere in Califon, pursuant to a waiver or otherwise, such approval should 
include the provision of affordable housing. No such approvals are anticipated. 

Housing Transfers 

The Borough of Califon would be interested in participating in an affordable housing transfer 
program, should such a mechanism be created by the Highlands Council, but the Borough does 
not have the authority nor does it have the ability to fund such a program on its own. 

Documentation of Sites 

Prior Round Sites 

Appendix G to this report presents maps and documentation concerning the Staiano and 
NORWESCAP sites, both of which are prior round sites. The Staiano property is no longer 
being considered as an affordable housing site due to its physical constraints. 

The NORWESCAP site was acquired by the Borough and was subsequently deed restricted and 
conveyed to NORWESCAP for a dollar. The NORWESCAP site will remain in the plan as a 
potential mechanism to address unmet need. 

Third Round Sites 

Appendix H to this report presents maps and documentation concerning the Tiger property and 
the Wade tract, both of which have been identified herein as potential sites for exempt 
developments of individual single-family dwellings that could accommodate either a single low 
or moderate income household or a special needs supportive shared living facility, if funding to 
acquire these sites and develop such uses could be found. 

Accessory Apartments Program 

The Borough of Califon will continue to implement its prior round five (5) unit accessory 
apartments program in an effort to address some portion of the unmet need. However, the 
program will need to be modified to comport with the requirements for the Highlands. 

The Highlands Council interprets its septic density standards as applying to the number of 
dwelling units permitted, not just the number of septic systems. However, if an owner of an 



existing single family dwelling were permitted to create an accessory apartment within that 
dwelling, without adding to it and without any increase in the total number of bedrooms in the 
dwelling, there should be no impact on septic system usage (since the size of a septic system is 
designed based on the number of bedrooms in the home). 

Consequently, Califon Borough intends to seek permission fiom the Highlands Council for an 
accessory apartment program based on zoning provisions that would limit the resulting total 
number of bedrooms in both the accessory apartment and the host unit to the existing number 
of bedrooms and would require use of the existing septic system to serve both units. This is not 
a limit on the size of the accessory apartment, which is prohibited by COAH, but it is a limit on 
the total number of bedrooms within the host unit and the accessory apartment unit combined, so 
that this type of program can work within the Highlands Region. 

The Borough will have to subsidize the creation of the accessory apartments with a one-time 
payment of $20,000 for each moderate income unit and $25,000 for each low income unit. The 
homeowner would be permitted to choose which level of subsidy would apply, based on whether 
the accessory apartment unit would be restricted to a low income household or a moderate 
income household. The units would be restricted for a period of 10 years. 

The subsidy is permitted to be used by the owner to cover the costs of construction in creating 
the unit or, in the alternative, to provide compensation for the reduction in the rental rate over the 
requisite 10 year period of affordability controls. The rental rates are limited to a rent level 
affordable to a household earning 60 percent of median income for the housing region for a 
moderate income unit and affordable to a household earning 44 percent of median income for the 
housing region for a low income unit. 

During the 10 year affordability control period, the accessory apartment would have to be 
affirmatively marketed to qualified households throughout the housing region, but at the of 
the 10 year period, the owner would have a legal accessory apartment that could be rented to 
anyone of his choosing, including a family member. The total cost to the Borough of this 
program, assuming five (5) homeowners apply for it, would be not more than $125,000. The 
Borough has already set aside $50,000 in an escrow account to fund the (unsuccessful) prior 
round accessory apartment program. 

The Fair Share Plan includes proposed zoning regulations that would permit the creation of 
affordable accessory apartments subject to the parameters outlined herein. 

Availability of Infrastructure/Effect on Future Growth and Development 
Potential 

Califon Borough is entirely dependent upon individual septic systems for sewage disposal. 
There is, however, a public water supply within the Borough. The capacity to accommodate 
additional septic systems is limited in the Highlands Preservation Area by NJDEP regulations. 
The Highlands Build-Out Analysis for Califon Borough, presented in the Appendix to this 



document, demonstrates the impact of the Highlands Regional Master Plan on the Borough's 
development capacity. 

Anticipated Land Use Patterns, Anticipated Demand for Projected Growth 
and Economic Impact 

The land use pattern in Califon Borough is not expected to change at all in response to this 
Housing Element. If one or two exempt single-family homes are built to accommodate a special 
needs facility or an individual low or moderate income household, there would still be no change 
in the overall pattern of development in the Borough. 

The plan continues to propose five (5) accessory apartments in existing residential buildings with 
no resulting additional bedrooms. The accessory apartments program had been part of the prior 
round plan, and, while it was not a successful program, maintaining it (with the modifications 
required to maintain Highlands compatibility) may help to address some portion of the prior 
round unmet need. 

Consistent with the Highlands Regional Master Plan's housing goals, the plan depends upon 
adaptive reuse of the existing housing stock and permitted (exempt) infill development. 

As a result of the development limitations imposed by the NJDEP Highlands Preservation Area 
regulations and the anticipated impact of municipal conformance with the Highlands Regional 
Master Plan throughout the Highlands Region, it is expected that the demand for housing within 
the Highlands Region will exceed the supply. The economic impacts of this are not yet known - 
presumably existing housing values will rise, and the speculative value of vacant and farmed 
land will stabilize. This is not an outcome of the Housing Element, but it is a reality that is likely 
to result in slower growth in the future than Califon (and other Highlands Region municipalities) 
have experienced in the past. 

Development Constraints 

Califon Borough is located entirely in the Highlands Preservation Area. As a result, the entire 
Borough is subject to environmental and regulatory constraints of one kind or another. 

The Borough has prepared (but has not yet adopted) a Highlands Environmental Resource 
Inventory and a Highlands Master Plan Supplement that identifl these constraints. These 
constraints do not preclude the implementation of the proposals contained in this Housing 
Element and Fair Share Plan, however. 

Summary of Califon's Third Round Affordable Housing Plan 

Califon Borough intends to address its current cumulative third round affordable housing 
obligation as follows: 



Rehab Obligation: 

3 units: establish and fund a rehabilitation program and contract with a qualified 
Rehabilitation Administrator to run it. 

Prior Round Obligation: 

Realistic Development Potential (RDP) of 0 units: no proposals. 

Unmet Need of 21 units: retain the 5 unit accessory apartmentprogram, which is 
already partially funded, and modifl it to conform with Highlands requirements; retain 
the NORKZ?SCAP site in the plan for a 5 bedroom special needs facility or other 
approvable alternative living arrangement in a single-family dwelling. 

Third Round Obligation: 

3 units: Work with Habitat for Humanity and/or special needs housing providers to 
develop affordable housing within single-family homes on the Tiger andlor Wade 
properties, if funding can be obtained to acquire and develop these properties. 
Potential yield of 1-6 units. Seek a waiver from COAH of the obligation to comply 
with the growth share obligation itself and of the obligation to comply with the 
components of the growth share obligation (family; rental; family rental; very low 
income; family very low income) due to lack of funding resources and effect of 
Highlands regulations on development opportunities in the Borough. 

TOTAL: 6 unit obligation; potential for 4-9 units (including 3 rehabilitation units) 

The Fair Share Plan includes a new Affordable Housing Ordinance, a new Aflirmative 
Marketing Plan, and copies of the Borough's existing Development Fee Ordinance and Escrow 
Agreement. A proposed new Development Fee Ordinance and the Spending Plan that is required 
to accompany it is also presented, along with a Resolution of Intent to Fund the Rehabilitation 
Program. Additionally, the material required by COAH in support of the rehabilitation program 
and the modified accessory apartments program is also included. Finally, the Fair Share Plan 
includes copies of the Municipal Affordable Housing Liaison Ordinance and Resolution as well 
as a Resolution of Intent to Contract with a qualified Housing Administrator. 
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Appendix A 

Inventory of Municipal Housing Conditions 

The primary source of information for the inventory of the Borough's housing stock is the 2000 
U.S. Census. While the Census data was compiled in 2000, it remains the only source of 
information that provides the level of detail needed for this analysis. 

According to the 2000 Census, the Borough had 410 housing units, of which 401 (98%) were 
occupied. Table 1 identifies the units in a structure by tenure; as used throughout this Plan 
Element, "tenure" refers to whether a unit is owner-occupied or renter-occupied. The Borough 
largely consisted of single family detached units, (92% of the total, compared to 74% in the 
County). The Borough had a relatively lower percentage of renter-occupied units, 13%, than 
Hunterdon County (19.5%) and the State (52%). 

Table 2 presents the data concerning the year housing units were built by tenure, while Table 3 
compares the Borough to Hunterdon County and the State. Approximately 71% of all the units 
in the Borough were built prior to 1970,67% of the owner-occupied units and 92% of the renter 
occupied units were built prior to 1970. The presence of an older housing stock is one of the 
factors which correlates highly with filtering. Filtering is a downward adjustment of housing 
need which recognizes that the housing requirements of lower-income groups can be served by 
supply additions to the higher-income sections of the housing market. 



Table 2: Year Structure Built bv Tenure 

Table 3 compares the year of construction for all dwelling units in the Borough to Hunterdon 
County and the State. The Borough had a larger percentage of units built between 1960 and 
1969 and prior to 1940 than does the County or State, and a much smaller percentage of units 
built between 1990 to 2000, which is reflected in the median year built. 

Year Built 

1990 - 2000 
1980 - 1989 
1970 - 1979 
1960 - 1969 
1950 - 1959 
1940 - 1949 

Pre- 1 940 

Information reported in the 2000 Census concerning occupancy characteristics includes the 
household size in occupied housing units by tenure, and the number of bedrooms per unit by 
tenure; these data are reported in Tables 4 and 5, respectively. Table 4 indicates that renter- 
occupied units generally house smaller households, with 75% of renter-occupied units having 2 
persons or fewer compared to 53% of owner-occupied units. Table 5 indicates that renter- 
occupied units generally have fewer bedrooms, with 67% having two bedrooms or fewer, 
compared to 12% of qwner-occupied units. 

Source: 2000 US.  Census, STF-3QT-Pl for Borough 

Total 
Units 

25 
50 
44 
72 
40 
9 

170 

Vacant 
Units 

0 
0 
3 
0 
0 
0 
6 

Occupied Units 
Renter 

2 
0 
2 
0 
2 
0 

46 

Total 
25 
50 
41 
72 
40 
9 

164 

Owner 
23 
50 
3 9 
72 
38 
9 

118 



Table 4: Household Size in Occupied Housing Units by Tenure 

No bedroom 

1 bedroom 

2 bedrooms 

3 bedrooms 

Table 6 compares the Borough's average household size for all occupied units, owner-occupied 
units, and renter-occupied units to those of the County and State. The Borough's average household 
size for all units was lower than those of the County and State. 

Household Size 

1 person 

2 persons 

3 persons 

4 persons 

5 persons 

6 persons 

7+ persons 

Total 

I I I I I I 

Table 6: Average Household Size for Occu~ied Units for Borough. Countv and State 

Source: 2000 US.  Census, STF-3 H-17 for Borough. 

Owner-occupied Units 

5 9 

126 

5 9 

62 

40 

2 

1 

349 

Total Units 

85 

139 

64 

69 

41 

2 

1 

401 

2 

18 

64 

205 

k bedrooms 1 3 

I I 

New Jersev 2.68 2.85 

Renter-occupied Units 

26 

13 

5 

7 

1 

0 

0 

52 

I I I I I 
Source: 2000 US. Census, SF-3  DP-l for Borough, County andstate. 

.5 

4.4 

15.6 

50 

Source: 2000 US. Census, STF-3QT-H8 for Borough. 

.7 

0 

3 

3 

3 

0 

2 

15 

61 

202 

3 3 0 

0 

2 

41 

189 

2 

13 

20 

13 



The distribution of bedrooms per unit, shown in Table 7, indicates that the Borough has fewer 0 to 1 
bedroom units than the County or State and more 2 or 3bedroom units. 

In addition to data concerning occupancy characteristics, the 2000 Census includes a number of 
indicators, or surrogates, which relate to the condition of the housing stock. These indicators are 
used by COAH in calculating a municipality's deteriorated units and indigenous need. The 
surrogates used to identifl housing quality, in addition to age (Pre-1940 units in Table 2), are the 
following, as described in COAH's rules. 

Table 7: Percentage of All Units by Number of Bedrooms for Borough, County and State 

Persons per Room 1 .O1 or more persons per room is an index of overcrowding. 

Plumbing Facilities Inadequate plumbing is indicated by either a lack of exclusive use of 
plumbing or incomplete plumbing facilities. 

Four or More 

29.5 

37.1 

22.6 

Jurisdiction 

_ Califon Borough 

Hbterdon County 

New Jersey 

Kitchen Facilities Inadequate kitchen facilities are indicated by shared use of a kitchen 
or the non-presence of a sink with piped water, a stove, or a 
refigerator. 

Source: 2000 US. Census, STF-3 QT-HZ0 for Borough, County andstate. 

Table 8 compares the Borough, County, and State for some of the above indicators of housing 
quality. The Borough had no overcrowding, and was similar to the County in the adequacy of 
plumbing and kitchen facilities. 

- None or one 

4.9 

9.2 

18.3 

Table 8: Housing Oualitv for Borough. Countv and State 

Two or Three 

65.6 

53.7 

59.1 

The last factors used to describe the municipal housing stock in the U.S. Census are the self- 
reported estimated values and rental values for residential units. The 2000 Census shows that 67% 
of the housing un$s are valued over $200,000, with the median value of $220,900. 

Overcrowding ' 
Inadequate plumbing 

Inadequate kitchen ' 
Notes: 'The universe for these factors is ocmpied housing units. 

2 The universe for these factors is all housing units. 
Source :2000 US. Census, S F - 3  QT-H4 for Borough, County and State. 

0 

.5 

.5 

.4 

.4 

.2 

11 

.7 

.8 



Table 9: Value of Owner Occupied Residential Units 

With regard to renter-occupied units, 33 of the 52 renter-occupied units in the Borough, or 63%, 
rent for over $750 per month. 

- Value 

$0 - 50,000 

$50,000 - 99,999 

$100,000 - 149,999 

$1 50,000 - 199,999 

I $1,000,000 + 

Under $200 

Number of U n h  

0 

2 

23 

86 

Source: 2000 US. Census, SF-3 for Borough County, and State, DP-4. 

0 

The data in Table 1 1 indicate that there were 23 renter households with an annual income less than 

% 

0 

.6 

6.9 

25.7 

0 I 

$300 - 499 

$500 - 749 

$750 - 999 

$1,000 - 1,499 

$1,500 or more 

No Cash Rent 

$35,000, which was the approximate income threshold for a three-person, moderate-income 
household in Hunterdon County in 2000. At least 6 of these households are paying more than 30% 
of their income for rent; a figure of 30% is considered the limit of affordability for rental housing 
costs. It should be noted that 7 households in the Borough had reported incomes less than $10,000 
annually, which is classified as very low income. 

Note: Median gross rent for Calfin Borough is $883 
Sowce: 2000 US. Census, SF-3 for Borough QT-H12. 

2 

11 

10 

13 

6 

4 

3.8 

21.2 

19.2 

25 

11.5 

7.4 



Table 11: Household Income in 1999 by Gross Rent as a Percentage of Household Income 
in 1999 

Note: 'The universe for this Table is speciJied renter-occupied housing units. 
Source: 2000 US.  Census, S F - 3  QT-HI3 for Borough. 
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Appendix B 

Analysis of Demographic Characteristics 

As with the inventory of the municipal housing stock, the primary source of information for the 
analysis of the demographic characteristics of the Borough's residents is the 2000 U.S. Census. The 
data collected in the 2000 Census provide a wealth of information concerning the characteristics of 
the Borough's population. 

Califon Borough had 1,055 persons in 2000 according to the census, or 18 fewer person than in 
1990, a decrease of 2%. The Borough's 2% decrease in the 1990's compares to a 13% increase in 
Hunterdon County and an 8% increase in New Jersey. 

The age distribution of the Borough's residents is shown in Table 1. The Borough's largest 
population f d s  in the 35 to 54 age range and the least population in the 0-4 age range. 

Table 2 compares the Borough to the County and State by age categories. The principal differences 
among the Borough, County, and State occur in the 20-34 and 50-64 age category, where the 
Borough had a higher proportion than the County and State, and the 20-34 age category, where the 
Borough's proportion was fewer than the County and State. 

Table 1: Population by Age 
Age 
0-4 

5- 19 

20 - 34 

35 - 54 

55 - 69 

70 + 
Total 

Source: 2000 US. Census, SF-1 for Borough, QT-PI. 

Total Persons 

67 

23 5 

140 

41 1 

129 

73 

1,055 

% 

6.4 

22.3 

13.3 

38.9 

12.2 

6.8 

100 - 



Table 3 provides the Census data on household size for the Borough, while Table 4 compares 
household sizes in the Borough to those in Hunterdon County and the State. The Borough differs 
fiom the County and State in terms of the distribution of household sizes by having fewer 6 or more 
households and more households of 2 person households. 

Source: 2000 US. Census, STF-3 QT-PI0 for Borough. 



Table 4: Comparison of Persons in Household for Borough, County and State (% of 
households1 

State Household Size 
- 1 person 
2.persons 
3 persons 
4 persons 
5 persons 
6 persons 

7 or more persons 

Source: 2000 US. Census, STF-3 QT-PI0 for Borough, County andstate. 

I 

I I I 

Table 5 presents a detailed breakdown of the Borough's households by household type and 
relationship. There were 302 family households in the Borough and 99 non-family households; a 
family household includes a householder living with one or more persons related to him or her by 
birth, marriage, or adoption, while a non-family household includes a householder living alone or 
with non-relatives only. In terms of the proportion of family and non-family households, the 
Borough had more family households than the State (75% for the Borough, 75% for the County, 
and 70% for the State). 

Borough 
21.2 
34.7 
16 

17.2 
10.2 
.5 
.2 

Table 5: Household T v ~ e  and Relationshir, 

County 

2.68 Persons per household I 2.63 

m 

Total 

20 
33.8 
17.2 
18.9 
7.5 
2 
.7 

2.69 

24.5 
30.3 
17.3 
16 
7.5 
2.7 
1.7 

I 

In Non-Family Households: 99 I 

In family Households: 
Married 

Child 

Male householder: 37 1 

302 
27 
15 

Living alone 3 5 I - 

Not living alone 2 I - 

Female householder: 62 I 
Living alone I 50 I 

Not living alone I 12 I 

Non-institutionalized 0 I 
Source: 2000 US. Census, SF-1 for Borough, QT-PI1 and QT-Pl2. 

In group quarters (persons): 
Institutionalized 

0 
0 



Table 6 provides 1999 income data for the Borough, County and State which is the last full year 
of income before the 2000 Census questionnaires were distributed. The Borough's per capita and 
median incomes were lower than the County but higher than the State. 

Table 7 addresses the lower end of the income spectrum by providing data on poverty levels for 
persons and families. The determination of poverty status and the associated income levels is based 
on the cost of an economy food plan and ranges fiom an annual income of $8,501 for a one-person 
household to $28,967 for an eight-person family for the year 1999. According to the data in Table 
7, the Borough proportionally had fewer persons qualifjing for poverty status than did the State but 
more than the County. However, the percentages in Table 7 translate to 45 persons, but 10 families 
classified in poverty status. Thus, the family households had a much larger share of the population 
in poverty status. 

Table 6: 1999 Income for Borough, County and State 

Table 7: Poverty Status for Persons and Families for Borough, County and State 

Jurjsdiction 

Califon Borough 

Hunterdon CounUflty 

New Jersey - 

The U.S. Census includes a vast array of additional demographic data that provides insights into an 
area's population. For example, Table 8 provides a comparison of the percent of persons 5 years old 
and older who lived in the same house as in 1995; this is a surrogate measure of the 
mobility/stability of a population. The data indicate that the percent of the State and County 
residents residing in the same house as in 1995 was less that of the Borough. 

Source: 2000 US.  Census, SF-3 DP-3 for Borough, County and State. 

per Capita 
Income 

$3 1,064 

$36,370 

$27,006 

- 
(% with 1999 income below poverty) 

Jurisdiction 

Califon Borough 

Hunterdon County 

New Jersey , 

Median h o m e  

Table 8: Comparison of 1995 Place of Residence for Borough, County and State 

Households 

$76,657 

$79,888 

$55,146 

Source: 2000 US. Census, SF-3 QT-H7 for Borough, County and State. 

Persons (%) 

4.3 

2.6 

8.5 

Jurisdiction 
Califon Borough 

Hunterdon County 
3.Mg-w Jersey - 

Families 

$85,963 

$91,050 

$65,370 

Families (%) 

3.3 

1.6 

19.4 

Percent living in same house in 1995 
67.9 
61.8 
59.8 

Spurce: 2000 US.  Census, SF-3 DP-2 for Borough, County and State. 



Table 9 compares the educational attainment for Borough, County, and State residents over age 
25. These data indicate that Borough residents exceeded State and County residents in graduating 
from high school and post secondary. 

Table 9: Educational Attainment for Borough, County and State Residents 

The 2000 Census also provides data on the means of transportation which people use to reach their 
place of work. Table 10 compares the Census data for the Borough, County, and State relative to 
driving alone, carpooling, using public transit, and using other means of transportation. The 
Borough had a relatively high percentage of those who drive alone, and a relatively low percentage 
of workers who carpool or use public transit. Of the 6.3% of workers who reside in the Borough 
and use other means of transportation to reach work, 18 workers work at home and 16 workers 
walked to work. 

(Persons 25 years and over) 

Table 10: Means of Transportation to Work for Borough, County and State Residents 

Jurisdiction 

Califon Borough 

Hunterdon County 

New Jersey 

Source: 2000 US. Census, SF-3 DP-3 for Borough, County and State. 

Percent (%) high school 
graduates or higher 

93.2 

91.5 

82.1 

(Workers 16 years old and over) 

Percent (%) with bachelor's 
degree or higher 

42.4 

4.1.8 

29.8 

Jurisdiction 

Califon Borough 

Hunterdon County 

New Jersey 
Source: 2000 US. Census, SF-3 DP-3 for Borough, County and State. 

Percent who 
drive alone 

88.4 

82.5 

73 

Percent in 
carpools 

3.9 

7.3 

10.6 

Percent using 
public transit 

1.5 

1.7 

9.6 

Percent using 
other means 

6.3 

.7 

.9 
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Appendix C 

Summary of Employment Data 

The 2000 Census provides detailed information on a municipality's resident population 
regarding their means of employment. Employment characteristics are describes two 
ways. First through occupation which is the type of work the employee performs. The 
second is by industry, or the type of business. The following table outlines these two 
characteristics for Califon Borough. 

Table 1: Selected Employment Characteristics of Resident Population 

Employed 544 100.0 -- 
OCCUPATION 
~ana~eme;,  professional, and related occupations 264 1 48.5 
1 Service occupations 1 441 8.1 
1 Sales and office occu~ations 133 1 24.4 
/ ~ a r r n i n ~ ,  fishing, and forestry occupations 1 0 0.0 
1 construction. extraction. and maintenance occu~ations 1 6 0  11.0 
I~roduction. trans~ortation. and material moving. occu~ations 1 43 1 7.9 

Agriculture, forestry, fishing and hunting, and mining 0 1  0.0 
Construction 541 9.9 

1 wholesale trade 1141 2.6 
1 ~ e t a i l  trade 5 1 )  9.4 
ITransportation and warehousing, and utilities ' 14 2.6 
1 Information 1 221 4.0 
I~inance, insurance, real estate, and rental and leasing 1 4 8  8.8 
Professional, scientific, management, administrative, and waste management 
services 111~ 20.4 

E ~ U C ~  13.4 
Arts, entertainment, recreation, accommodation and food services 1 2 4  4.4 
1 other services (except public administration) 3 3  6.1 
1 public administration 1 121 2.2 
Source: 2000 Census table DP-3 (STF-3). 

The table highlights that the largest percentage of the population is in the professional, 
scientific and management field and holds a managerial or professional position. 



In addition to seeking information about the employment characteristics of the 
population, COAH requires municipalities to report on the types of industries found 
within the municipality. According to the New Jersey Department of Labor Annual 
Report for 2003, Califon's employment opportunities were primarily in the construction, 
local government (including schools), retail trade and professional and technical services, 
with health care and social services also figuring prominently. Table 2 presents these 
data. 

Table 2: Employment and Wages by Industry, Califon Borough 
 CALIFO ON 

Agriculture, forestry, fishing and hunting 
Construction 
Manufacturing 
Wholesale trade 
Retail trade 

~nnua l l  ~verage 1 ~nnual l  

Transportation and warehousing 
Information 
Finance and insurance 
Real estate and rental and leasing 

Average Units 
7 

34 
4 

16 
21 

" 
Professional and technical services 
Administrative and waste services 

8 

Educational services 
Health care and social assistance 

~ r n ~ l o ~ m & n t  
13 

173 

35 
13 

Arts, entertainment, and recreation 
Accommodation and food services 
Other services, except public administration 

14 
5 1 

1 34 

51 

9 

. . 
Unclassified entities 
PRIVATE SECTOR MLINICIPAI-ITY TOTAL 

I I 

Source: 2003 Annual Report, NJDOL. 

$28,256 
$49,163 
$24.708 

$28,808 

115 
25 

5 
12 

FEDERAL GOVT MUNICIPALITY TOTAL 
LOCAL GOVT MUNICIPALITY TOTAL 

$107,004 
$29.088 

76 

174 

. . 

$21.940 

13 
33 

7141 $44.01 9 
1 
3 

$13,589 
$23,548 

5 
153 

$551497 
$44,023 
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CALIFON BOROUGH -VACANT LAND INVENTORY - RDP 

SEWER AGGREG. NO. OF 
TAX TAX PLANNING SERVICE AREA DEVEL. DEVEL. AFF. 

BLOCK LOT(S) CLASS MAP OWNER LOCATION AREA AREA WIN) SF ACRES STATUS CONDITION(S1 AREA (ac.) AREA (aC.1 UNITS- 

2 2 - - 2 to be determined* County Route 513 HE (CARE) 5 N 23,800 0.55 VACANT CLEARED 0.55 

2 3 38  2 Wade Family Partnership 428 County Route 513 HE (CARE) 5 N 327,571 7.52 DEVELOPED COMMERCIAL BUILDING 0.00 

2 3.01 38  2 Route 51 3 R-3 (CARE) 5 N 361,112 8.29 VACANT AGRICULTURAL-NOT ACTNE' 0.00 

0.55 0 

3 2 1 2 Burd, Carl & Sylva 432 County Route 513 HE (CARE) 5 N 20,038 0.46 VACANT CLEARED 0.46 0.46 0 
3 6 1 2 Califon Development LLC 35 School Street R-3 (CARE) 5 N 12,632 0.29 VACANT PART OF ADJACENT RESIDENTIAL LOT 0.00 0.00 0 
3 15 1 2 Dunn, Alex & Carol 9 School Street R-3 (CARE) 5 N 21,780 0.50 VACANT PARTIALLY WOODED 0.50 0.50 0 
4 5.01 1 2 Clawson, Preston & Eleanor 450 County Route 513 HE (CARE) 5 N 10.725 0.25 VACANT PARTIALLY WOODEDIACCESS 0.25 0.25 0 
5 2 1 3 Gilmartin, James 8 Erigid 77 Main Street R-3 (CARE) 5 N 27,878 0.64 PART. VACANT CLEARED - PORTION PARKING LOT 0.64 0.64 0 
5 7 1 3 McVicker, Catherine M 67 Main Street R-3 (CARE) 5 N 11,830 0.27 VACANT PARTIALLY WOODED 0.27 0.27 0 
5 14 1 3 Cranneil, Duncan & Julie First Street FPIR-1 5 N 130,680 3.00 VACANT RlVERlFLOOD PLAIN/+10% O . " )  

5 25 15C 3 Boroughof Calion First Street FPIR-I 5 N 28.750 0.66 VACANT FLOOD PLAINPART. WOODEDl+lO% 0.00 
0.00 0 

5 27 1 3 Alvarez, Ruddy River Road FPIR-1 5 N 218 0.01 VACANT FLOOD PLAINIPART. WOODED 0.00 0.00 0 
5 28 1 3 UNKNOWN (do Calion) River Road FPIR-1 5 N 87 1 0.02 VACANT FLOOD PLAINPART. WOODED 0.00 0.00 0 
5 28.01 I 3 UNKNOWN (do Calion) River Road FPlR-1 5 N 2,396 0.06 VACANT FLOOD PWNPART. WOODED 0.00 0.00 0 
5 23.01 1 3 Conway, Michael & Leslie First Street FPIR-1 5 N 160.736 3.69 VACANT RIVERFLOOD PLAIN 0.00 

5 29 1 3 McKown, Forest & Jadwiga River Road FPIR-1 5 N 8.712 0.20 VACANT FLOOD PLAINPART. WOODED 0.00 

5 30 1 3 Haut, Stephen & Marie River Road (rear) FPIR-1 5 N 6,098 0.14 VACANT FLOOD PLAINPART. WOODED 0.00 

5 31 1 3 Runge, Robert & Kelly River Road FPIR-1 5 N 1,742 0.04 VACANT FLOOD PLAINPART. WOODED 0.00 

5 32 1 3 UNKNOWN (do Callfon) Rlver Road FPIR-1 5 N 1,307 0.03 VACANT FLOOD PLAINPART. WOODED 0.00 

0.00 0 

6 6 1 3 McKown, Forest 8 Jadwiga 27 River Road R-3 (CARE) 5 N 49.658 1.14 VACANT PORT RESIDENTIAL LOT (300' RIP) 0.00 0.00 0 
6 19 1 3 Deckhut, Galy 8 Edna 8 Center Street R-3 (CARE) 5 N 4,792 0.1 1 VACANT CLEARED 1 300' RIP 0.00 0.00 0 
6 22 1 3 Northwest NJ Comm. Act Prg. Center Street (15 Academy St.) R-3 (CARE) 5 N 18,731 0.43 VACANT CLEARED 1 300' RIP 0.00 0.00 0 
6 24 1 3 Deckhut, Gary& Edna 19 Academy Street R-3 (CARE) 5 N 12.634 0.29 VACANT WOODED 1300' RIP O.OO 

6 25 1 3 UNKNOWN (do Califon) Academy Street R-3 (CARE) 5 N 5.227 0.12 VACANT NARROWROW 0.00 

8 4 1 4 Geist, Sophie 8 School St Ext. R-3 5 N 33,205 0.76 VACANT CLEARED 0.76 

8 5 1 4 Hoffman. J Kenneth 8 Michael 22 School St Ext. R-3 5 N 38,332 0.88 VACANT CLEARED 0.88 

8 13 1 4 Tiger, Ralph A &  Doris 14 School St Ext. R-3 5 N 94.525 2.17 VACANT WOODEDIMODERATE SLOPES/10% 2.17 

0.00 0 

3.81 0 

8 18 I 4 Cortese. Joeephine B Michael 44 Hoffman Drive R-3 5 N 10.890 0.25 DEVELOPED SF DWELLING 0.00 0.00 0 
8 32 1 4 D'Angelo, Kimberly Second Street R-3 5 N 4,356 0.10 VACANT CLEARED (NARROW - TOO SMALL) 0.10 0.10 0 
11 1.03 I 4 UNKNOWN (do Califon) Main Street FPIR-1 5 N 30,928 0.71 WATER BODY RIVERFLOOD PLAIN 0.00 0.00 0 
12 3 1 4 Maguire. Vincent & Nettie 2 Coolidge Court R-3 5 N 19.602 0.45 VACANT CLEARED 0.45 0.45 0 
13 5 1 4 Reinhardt, William 8 Patricia 10 Coolldge Court FPIR-1 5 N 5,227 0.12 VACANT FLOOD PLAINIPART. WOODED 0.00 0.00 0 
14 1 3B 5 Wimmer, Roy & Emily Rlver Road FPIR-1 5 N 3,049 0.07 VACANT RIVERFLOOD PLAIN 0.00 0.00 0 
14 1.01 38  5 Wimmer, Roy & Emily River Road FPIR-1 5 N 20,038 0.46 VACANT RIVEWFLOOD PLAIN 0.00 0.00 0 
14 1.011 1 5 Burd, Hurley & Margaret Rlver Road FPIR-I 5 N 1,307 0.03 VACANT RIVEWFLOOD PLAIN 0.00 0.00 0 
14 2 I 5 Wimmer, Roy & Emily River Road FPIR-1 5 N 7,841 0.16 VACANT FLOOD PLAINIPART. WOODED 0.00 0.00 0 
14 2.01 1 5 Jennsen, Warren & Donna River Road FPIR-1 5 N 8,712 0.20 VACANT FLOOD PLAINIPART. WOODED 0.00 0.00 0 
14 2.02 1 5 Ehrlich, Richard /Shoemaker River Road FPIR-1 5 N 6,534 0.15 VACANT FLOOD PLAINIPART. WOODED 0.00 0.00 0 
14 2.03 1 5 Ludwig, Donald & Maria River Road FPIR-1 5 N 6.970 0.16 VACANT FLOOD PLAINPART. WOODED 0.00 0.00 0 
14 2.04 3B 5 Wimmer, Roy & Emily River Road FPIR-1 5 N 16,988 0.39 VACANT FLOOD PLAINPART. WOODED 0.00 0.00 0 
14 3 1 5 Wlmmer, Roy & Emily River Road FPIR-1 5 N 12,197 0.28 VACANT FLOOD PLAINPART. WOODED 0.00 0.00 0 
14 5 1 5 Wimmer, Roy & Emily River Road FPR-1 5 N 1,307 0.03 VACANT FLOOD PLAINIPART. WOODED 0.00 0.00 0 



APPENDIX E 
COAH WORKBOOKS FOR CALCULATION OF 

GROWTH SHARE OBLIGATION 



Workbook A: Growth Share Determination Usinn Published Data 
(Using Appendix F(2), Allocating Growth To Municipalities) 

COAH Growth Projections 
Must be used in all submissions 

Municipality Name: 
V 

Enter the COAH generated growth projections from Appendix F(2) found at the back of N.J.A.C. 5:97-1 et 
seq. on Line 1 of this worksheet. Use the Tab at the bottom of this page to toggle to the exclusions portion of 
this worksheet. After entering all relevant exclusions, toggle back to this page to view the growth share 
obligation that has been calculated. Use these figures in the Application for Substantive Certification. 

Residential 

I 

Non- 
Residential 

- 
Enter Growth Projections From 

1 Appendix F(2) * 

Subtract the following Residential 
Exclusions pursuant to 5:97-2.4(a) from 

2 "Exclusions" tab 
built or projected to be built post 
1 / I  104 
lnclusionary Development 
SupportiveISpecial Needs Housing 
Accessory Apartments 
Municipally Sponsored 
or 100% Affordable 
Assisted Living 
Other 

Market Units in Prior Round lnclusionary I 
development built post 1/1/04 

Subtract the following Non-Residential 
3 Exclusions (5:97-2.4(b) 

Affordable units 
Associated Jobs I 

4 Net Growth Projection 

Projected Growth Share (Conversion to 
Affordable 2-5- Affordable 

Affordable Units Dividing Households by 5 1 9 S units 
5 and Jobs by 16) Units 

Total Projected Growth Share Obligation 1 D 3 (7) Affordable 
Units 

* For residential growth, see Appendix F(2), Figure A.l, Housing Units by Municipality. For non-residential 
growth, see Appendix F(2), Figure A.2, Employment by Municipality. 



Affordable and Market-Rate Units 
Municipality Name: 

Prior Round Affordable Units NOT included in lnclusionary Developments Built post 1/1/04 

Number of COs 
Development Type Issued andlor Projected 

SupportiveISpecial Needs Housing 
Accessory Apartments 
Municipally Sponsored and 100% Affordable 
Assisted Living 
Other 

Total 

Market and Affordable Units in  Prior Round lnclusionary Development 
Built post 1/1/04 

N.J.A.C. 5:97-2.4(a) 
(Enter Y for yes in Rental column if rental units resulted from N.J.A.C. 5:93-5.15(c)5 incentives) 

Development Name 
..... . . . .  =.-.... ..................... 

: Rentals? Total rdable Market Units j 
(YIN) ;.L i .&!its. Excluded : .......... ...... nits. . . .  ....... 

Jobs and Affordable Units Built as a result of post 1/1/04 Non-Residential Development 
N.J.A.C. 5:97-2.4(b) 

Development Name 

- - -  - 

; Affordable 1 Permitted j 
: Units i Jobs i 

r . .~rev.~ed . . :.. Etc!u.s_ip_n. I 0: 

..........-....- - ..... . -  . . . . . . . . .  .... - . . . . . . . . . . . . . . . . . . .  
Total ; 0 :  0 i ...-... ._ . .. ............- .. -. -.. :. . . . . .  _ . ........ - _  .............. .- 

Return To Workbook A Summary 



Summarv of Adiusted Growth Share Proiection Based On Land Capacitv 
(Introduction to Workbook D) 

Municipality Code: Municipality Name: &&,&-3-, 
Muni Code Lookup 

This workbook is to be used for determining the prijected Municipal Growth Share Obligation by comparing growth projected by COAH with actual 
growth based on certificates of occupancy that have been issued from 2004 through 2008 and the RMP build-out analysis conducted under Module 
2 of the Highlands RMP conformance process. Data must be entered via the 'labs" found at the bottom of this spreadsheet which may also be 
accessed through the highlighted links found throughout the spreadsheet. This workbook consists of five worksheets that, when combined on this 
introduction page, provide a tool that allows the user to enter exclusions permitted by N.J.A.C. 5:97-2.4 to determine the projected Growth Share 
Obligation. COAH-generated Growth Projections included in Appendix F(2) of the revised Third Round Rules, Highlands Council build-out figures 
based on Mod 2 Reports and actual growth based on COs as published by the DCA Division of Codes and Standards in The Construction Reporter 
are imported automatically upon e n t j  of the Municipal Code. 
Click Here to enter COAH and Hiahlands Council data 

Municipalities seeking to request a revision to the COAH-generated growth projections based on opting in to the Highlands RMP may do so by 
providing this comparative analysis of COAH and RMP build-out projections. After completing this analysis, the growth projections may be revised 
based on the Highlands RMP build-out analysis. Actual growth must first be determined using the Actual Growth worksheet. The RMP adjustment 
applies only to RMP capacity limitations that are applied to growth projected from 2009 through 2018. 
Click Here to Enter Actual Growth to Date 
Click Here to Enter Permitted Exclusions 
Click Here to View Detailed Results from Analvsis 

Summary Of Worksheet Comparison 

COAH Projected Growth Share Based 
Growth Share on Highlands RMP 

Residential Growth af 0 
Residential Exclusions - 
Net Residential Growth 
Residential Growth Share 

dease enter 
Non-Residential Growth G Code in the 
Non-Residential Exclusions 
Net Non- Residential Growth yo & box above 

Non-Residential Growth Share 

Total Growth Share 7.3 (7) 



Growth Projection Adjustment - Actual Growth 
Actual Growth 01101104 to 12131108 

Municipality Name: 

Residential COs Issued ~ . 

As Published by D C S i ... 9 ~~. . 

Per Municipal ..... Records ...... (if different) ; #N/A ! . . . . . . . . . . . . . . . . . .  

Qualified Residential Demolitions ...... d i 
- ...... - . . .  - 

Note: To qualify as an offsetting residential demolition, the unit must be the primary residence of the household for which the 
demolition permit has been issued, it had to be occupied by that owner for at least one year prior to the issuance of the 
demolition permit, it has to continue to be occupied by that household after the re-build and there can be no change in use 
associated with the property. (See N.J.A.C. 597-2.5(a)l .v.) A Certification Form must be completed and submitted for each 
qualifying demolition. 

Get Demolition Certification Form 

Non-residential 
CO's by Use Group 

B 
M 
F 
S 
H 

A1 
A2 
A3 
A4 
A5 
E 
I 

R 1 
Total 

Return to Main Page (Workbook D Intro) 
Proceed to COAH Data and RMP Module 2 Build-out Data 
Proceed to Exclusions Tab 



Affordable and Market-Rate Units Excluded from Growth 

Municipality Name: 

Prior Round Affordable Units NOT included in lnclusionary Developments Built Post 111104 

Number of COs 
Development Type Issued andlor Projected 

..-......................................................................-............... - ............................................. 
SupportiveISpecial Needs Housing ..... ......................... ..... . . . . . . . .  
Accessory Apartments - ......................... ................. ........... .......-.. . . . . . . . . . . . . . . . . . . . . . . . . . . .  
Munici~allv SRonsored and 100% Affordable 

2 -. -.-. .......... ... -........... ... .... . . . . . . . . . . . . . . . . . .  

Assisted Living -. ......... .. . . . . . . . . . . .  
Other - - -. . .. .. ........ . ..............--... ........ ... .... 

Total 

Market and Affordable Units in  Prior Round lnclusionary Development Built post 1/1/04 
N.J.A.C. 5:97-2.4(a) 

(Enter Y for yes in Rental column if affordable units are rentals 

Development Name 
---- . -- - .  - 

j Rentals? Total i Market Affordable I Market Units 
i ' (YIN) . i ..U.!!its ,,.a .LlN@-_.._. units ~i E_x_cluded 

0 - 0: 

Jobs and Affordable Units Built as a result of post 1/1/04 Non-Residential Development 
N.J.A.C. 5:97-2.4(b) 

Return to Main Page (Workbook D Intro) 
Return to COAH Data and RMP Module 2 Build-out Data 
Return to Actual Growth 
View Detailed Results from Analysis 



COAH Growth Projections and Highlands Buildout Data 
Must be used in  all submissions 

Municipality Name: #NIA 
The COAH columns have automatically been populated with growth projections from Appendix F(2) found at the back of N.J.A.C. 597-1 et seq. The 
Highlands RMP Build-out columns have automatically been populated with residential and non-residential build-out figures from the municipal build- 
out results with resource and utility constraints found in Table 4 of the RMP Module 2 report. Always check with the Highlands Council for updates. 
If figures have been updated, enter updated build-out results. Use the Tabs at the bottom of this page or the links within the page to toggle to the 
exclusions worksheet of this workbook. After entering all relevant exclusions, toggle back to the introduction page to view the growth share obligation 
that has been calculated based on each approach. 

COAH Projections Highlands RMP Buildout Analysis 
From Appendix F(2) found at the back of N.J.A.C. 5:97-1 et seq. I From Module 2 

Allocating Growth To Municipalities ! Table 4 - Municipal Build-Out Results With Resource and Utility Constraints 
Updated as of March 30,2010 

I 

Residential 

2Y 
Non-Residential 

Yo 
PresenratiOn Planning Area Totals 

 area-.^- . - - - . .. . i Residential units - 1 0  
j Sewered . , - - .  .... - . 

: 
. . . - . - ~  

0 
. . 

!Septic System Yield 
--- 0 MA- - .- 

0 

!Total Residential Units 0 hlh 0 
:Nan-Residential Jobs - 
i Sewered o #A - - a 
Note: Always check with the Highlands Council for updated municipal 
Build-out numbers. Enter build-out figures in  the appropriate boxes 
only i f  revised figures have been provided by the Highlands Council. 

Click Here to link to current Mod 2 Build-Out Re~or ts  

Proceed to Enter Prior Round Exclusions 
Retrun to Enter Actual Growth 

Return to Main Page (Workbook D Intro) 



*u I - 
The following chart applies the exclusions permitted pursuant to N.J.A.C 5:97-2.4 to both the COAH growth projections and the projected growth that results from the 
Highlands RMP build-out analysis plus actual growth for the period January 1, 2004 through December 31,2008. 

Residential 

Projected Growth From COAH 
Appendix F(2) 

COAH 
Non- 

Residential 

I I Highlands 
Residential Non- 

Residential 
RMP Build-out results from 8 
Mod2 Table 4 
Actual Growth from COs 
issued 2004 through 2008 14, i q  

Net Growth Projection Net Growth Projection 

Projected Growth Share Projected Growth Share 
(Residential divided by 5 and (Residential divided by 5 and 
jobs divided by 16) jobs divided by 16) oe.9 if 5- 

Total Projected Growth Share Obligation ? r  3 ( 7 ) ~ ~ ~ ~ ~ '  
Return to Main Paae Workbook D Intro) 

Return to COAH Data and RMP Module 2 Build-out Data 

Affordable 2 . 3  (3) "nits 

Return to Actual Growth 
Return to Exclusions 



Municipal Codes 
Return To lntro 

8 Municipality :County Code ' 

Mahwah towns hi^ Beraen 0233 ............. .......... -- ... ...- .. 
i Bergen 0242 i 

.... .... -"--- ....... 
'Alexandria Township _ ____. _ ..._.... ,Hunterdon . ; 1001 i . . . . .  ..... 

I Bethlehem towns hi^ ; Hunterdon ' 1002 i ........................... .................. - .................--............... 

Bloornsbury ;Hunterdon i 1003 i 
/ ... il_._. -. .......... I !_ . . 
'Califon Borough !Hunterdon : 1004 1 , .-.. . .......-.. L ...A,.-.- . ......... 

a Clinton Town !Hunterdon i 1005 1 ~~ ~ -~ ~ - ......... - . . . . . . .  -----. ...- 
Clinton ...... Township ............... - - ................ ;Hunterdon .. 1 1006 : 

....... -- . . .  
:Glen Gardner Borouah ' Hunterdon 1 1012 - 
I .  . ......... ,_ . . . .  ._.._C_l._- ...-. < _  ....... 

; ....... Hampton ...... Borough . :Hunterdon : - 1013 ... i 
I High .. Bridge Borough . . . .  ;Hunterdon .. 1 1014 1 ................. -..-...............A. 
j ... Holland _ .  ... Township .......... :Hunterdon . .  . 1015 i 

..... 

; . Lebanon Borough -- ......... ;Hunterdon - ....... ; 1018 ....... Return To lntro 
j Lebanon Township -. ... . !Hunterdon i 1019 i 

:Milford ........ Borough .......... :Hunterdon i 1020 ; ....... ... ............ 

:Tewksbury . .......- Township ........ :Hunterdon ... . -. ' 1024 ....... 1 
Union Township .. ...... .- ;Hunterdon ..... : 1025 .. j 
Boonton ... Town .. . _ _  ; Morris i 1401 ..... . . . . . .  _ 

i Boonton towns hi^ l Morris : 1402 i ....... ----..7----_- -... ..--.. -.............. 

i Morris ' 1403 ; ..-.-........ ..... 

Chester Borough 
" - - - - - - - - - - - - - 

~hester  towns hi^ 
,Morris ...... ......... 

1406 .... 
, Morris 1407 : - -  - 

- , ................. .- ........... ...-..... ... ......- 
; Denville ............ Township 'Morris 

. . . . . .  . . . . . . . .  1408 
; Dover Town ' Morris 1409 r 

. . . . . . . . .  . . . . . . .  - . .  

Hanover . . . . . . . . . .  Township - - Morris '1412. . . . . . . . . . . . . . . .  . . . . . . . . . . . .  . . 

i . Harding Township . . .- ........... , Morris 1413 ; . . . . - .  .-...... 

Jefferson Township i Morris ... - .......- -- . ........ -....-.........-. -. . .  - .... .- . - ... 1414 ! 

; ............ Kinnelon Borough j Morris 
.....-. ........ .... .-.. ....... .... 

r 1415 
i Mendham .......... Borough . . . . . . . .  . . . .  .... 

\Morris : 1418 Return To lntro 
/ _  

! Mendham . .......... Township : Morris ; 1419 . . . . .  ........ - 
Mine Hill Township j Morris ....... ... - ...... . . . . . . . .  . -. ..... .... i 1420 r 

i Montville Township i Morris ! 1421 ' 
: . . . .  . . . . .  .-.., 

:Morris ... . _ Township . . . .  .... . ;Morris 1422 : 
._ ..i....--. ....... 

Morris Plains Borough .... . Morris ......... 1423 j 
i Morristown Town . -. .. :Morris 1424 j ...-........... ". ............ ..- 

: .......... Mountain . Lakes ......... Borough i Morris ................. .. 
1 1425 : - 

Mount .. Arlington . . . . .  Borough ................. .Morris - . . . . . . . . .  . i 1426 .- - 

'Mount ..... Olive ......... Township . ........... j Morris 
.......... . 

1427.~ 
-. - .- - 

: Netcong ...... Borough .......... ! Morris : 1428 i ....... - . -- 
I . . .  ~arsippany-~roy Hills Twp 'Morris !-.__I.___._.-.~.-._-. : . 1429 ; . 
: Peauannock towns hi^ i Morris 1431 . . ............... .. --.. .. ......... 

Randolph .... . Township . .. i Morris -..-............ .-.....-........ . . .  ; 1432 Return To lntro 
- - 

: Riverdale . ... Borough .. .  Morris 1433 i . . . . . . . .  . . 

: ........... Rockaway ............ Borough ...... Morris ; 1 4 ~ 4 ;  
....... ....... 

: ...... Rockaway .. . . .  Township .... ; Morris 1435 j . . . . . . . . . . .  ...............- 

Roxburv towns hi^ ; Morris 1436 
..... .............. . . .  ......... -. ............... 

'victory ....... Gardens ~ o r o u ~ h  ..... ;Morris , - ~ .  .............. : 1437 . ' ........... Washirrgton ..... Township .. l Morris -~ 1438 .. - ........ 

: .......... Wharton .... Borough ;Morris 1439 i ..... . . . .  -- ..-...........................-. 



. ........-..... ...................................................... 

: " Bloomingdale . .- ... .............. Borough .... :Passaic ........ !- ! 1601 ... : 

; ..... Pompton Lakes . Borough .............. , Passaic : ... 1609 j 
l Ringwood Borough . . . . . . _ .  iPassaic ._..... 161 1 i 
, . -................ - ..... . < _  

l ~ _ . . _ . . _ .  : Wanaque . Borough _... iPassaic i 1613 . . .  i 
..;__I_~_._/____._. ^_.__ 

:West ........ Milford ........ Township >...... : Passaic j 161 5 . . 
..........- - 

! Bedminster ............... Township --.. . .  . ...... - .. isomerset ....... i 1801 
: .................. Bernards Township ..... 'somerset . . 1802 i .................... -. -......-........ -.; 

: Bernardsville Borough ...... - L ;Somerset ' C 1803 ....... .,< ; ...... 
Far Hills . Borough isomerset , ... 1807 ....... i 

I Peapack-Gladstone . ..._ _ Boro . i Somerset i 181 5 ! ........................ - ........................ -._ 
Byram .... Township _ .. isussex _.. i .._. 1904 .. 

Franklin . .... Borough 'Sussex 1906 ... . i . : ..... - - . ............-... -. - 
1 Green towns hi^ isussex 1908 
:- 

, ............ ......... .. .- - .-........ .... ........... .... 

: ....... Hamburg ~oro;~h . ..._l.._..____. ............ !Sussex ............ . 1909 ; 
i :._ Hardyston Township isussex 1911 ............. i 

......... ___.I___..___._._._l_l_.____/_l__ ........ , 

j Hopatcong Borough ........... .... 
........ .......... isussex i 1912 / .......... 
i ..... Ogdensburg Borough ...... .......-.. ,Sussex .............. 1916 j i S~arta towns hi^ 'Sussex 1918 ' 

~ ~ , ~- . -  . ... - ... -....- L .--.I- : d 

I i stanhope ................... Borough ........ _ -....._... ;Sussex 1919 ........ . .  ._ _ _  
:Vernon .- Township .. ........ 'Sussex r 1922 .... ; .. - .- . . . .  
; Allamuchy ....... .......... Township .... :Warren ..... 2101 i 

J -. .... 

'Alpha Borough _...._ :Warren : 2102 ................. . - ......- "_ -. _ __.i_- _ ... 
: Belvidere Town 'Warren 21 03 .... ...... . . . -  .- \. - . .. 
: Franklin Township . _ . ;Warren i ......... 2105 ! 
Frelinghuysen ................. Township . . -- ;Warren i 2106 ....... .... ....... ".-~ .* 
:Greenwich Township ............. !Warren : 2107 i _ ~C . -.,.---_-..I . ....... ,! 

: .... Hackettstown . . Town ;Warren .. 2108 ...... -. : .....- ,--.- -- 
i ............... Harmony Township . . . . . . .  ;Warren i 2110 . . . .  i 

. . . - . . . . .  .- 

i . Hope Township . - . . .  !Warren 2111 .... : - - .  . . . . . . . .  

. i Independence ..... Township - ....... i Warren . - . 21 12 __ : 
I Liberty Township ...... !Warren ... 2114 i -.......-.... ....-. 
I Lopatcong Township ;Warren _. i . 2115 _ i 
Mansfield Township 'Warren ........... 2116 ..... i ......... 

:Oxford , Township .... . .  ;Warren 2117 .... : 
.............. .-._ 

Philli~sburq Town ;Warren ' 2119 r ............. -.. ..... . -~ 

i ............... ~ohatcong-~ownshi~ . -. .. iWarren ........... i 2120 ... 
,Washington ........................... Borough . . . .  :Warren 2121 .... ............ 
l Washington . Township i Warren . ...... 2122 ...... 

............ ...I 

i . White Township ........ ;Warren : 2123 
.......... ......................... 

Return To lntro 

Return To lntro 

Return To lntro 



APPENDIX F 
HIGHLANDS BUILD-OUT ANALYSIS 

(MODULE 2 OF BASIC PLAN CONFORMANCE) 



Califon Borough 
Municipal Build-Out Report I 

Highlands 
Council 

New Jersey 

Prepared by the State of New Jersey Highlands Water Protection 
and Planning Council in Support of the Highlands Regional Master 
Plan: Report on the Results of Modules 1 and 2 of the 2009 Plan June 2009 
Conformance Process 



CALIFON BOROUGH 
MUNICIPAL BUILD-OUT REPORT 

for 
HIGHLANDS REGIONAL MASTER PLAN CONFORMANCE 

Purpose and Scope 

The Hrghlands Regional Master Plan w) requires that conforming municipalities develop a local 
build-out analysis that incorporates the policies and objectives of the RMP. Specifically, conforming 
municipalities are required to "use the Highlands Build-Out Model to develop a local build-out 
analysis that incorporates RMP policies and objectives to evaluate land use capability and capacity 
planning" (Objective 6G4c). The RMP build-out process requires a Limiting Factor Analysis to 
examine three categories of constraints: 

1. Land Based Capacity (potential developable lands); 

2. Resource Based Capacity (Septic System Yield and Net Water Availability); and 

3. Utility Based Capacity (public water and wastewater). 

This Municipal Build-Out Report provides the results of the local build-out analysis based on 
potential developable lands and existing municipal conditions, includmg sewer and water supply 
capacity and Net Water Availability where relevant. It incorporates the results of the fist two 
modules of the 2009 Plan Conformance Grants Program: Module 1 "Current Municipal Conditions 
and Build-Out Analysis," and Module 2 "Land Use and Resource Capacity Analysis." Both modules 
were completed through a detailed process involving a cooperative effort of the municipality and the 
Highlands Council. This process was designed to ensure use of the most current municipal 
information available and proper application of RMP requirements in the conduct of all analyses. 
The results for Califon Borough are presented in the section "Full Build-Out and Constraints 
Summary" and tabulated in Table 4 below. 

The results of the local build-out analysis are for use by conforming municipalities for other 
planning activities required for Plan Conformance, such as development of Fair Share Plans 
addressing affordable housing obligations (Module 3). They also wiU be useful in complying with 
the New Jersey Department of Environmental Protection (NJDEP) wastewater management 
planning requirements under the Water Quality Management Planning rules at N.J.A.C. 7:15-5. The 
results are intended to assess current municipal conditions as they relate to specific RMP policies 
and objectives. It is important to note that the build-out analysis incorporates many but not every 
constraint to development included in the RMP, State regulations or local zoning. Future activities 
under Plan Conformance will address issues such as more rehned or current analyses of land 
availability, resource capacity, resource protection and utility capacity that may modify these results 
to either increase or decrease the projected build out of the municipality (e.g., reducing build-out 



Municipal Build-Out Report for Califon Borough 

projections through land preservation, increasing build-out projections by increasing Net Water 
Availability or designation of Highlands Redevelopment Areas). 

The results of the municipal build-out analysis are designed to be utilized at a municipal scale and are 
not appropriate for determining if a particular parcel or development project is consistent with the 
RMP. Therefore, the Hghlands Build-Out Model is not intended to be applied at a parcel level to 
determine the development potential of that parcel, as the municipality must apply additional 
planning and zoning analyses to determine appropriate future sustainable development. 

All of the data and figures regarding specific parcels, includmg, but not limited to, preserved lands 
and water and sewer service, are based on a review of currently available information; however, 
unintentional inaccuracies may occur and may be formally addressed as RMP Updates. Any request 
for a formal determination to address updated information may be submitted to the Highlands 
Council in accordance with the RMP policies and procedures for RMP Updates. In addition, this 
report does not address any Map Adjustments that a municipality may seek to revise the Land Use 
Capability Zone Map; these will be addressed at a later date. 

It is critical to note that this build-out analysis was conducted based on the requirements of Plan 
Conformance with the RMP, as applied to parcels deemed potentially developable (vacant, over- 
sized and redevelopable) as of early 2009. These results do not include: 

development that has been approved but not completed as of early 2009, which may yield 

more or less growth than the build-out results calculated for the affected parcels; 

the potential impact of some future development that may be deemed exempt from the 
Highlands Act, which may yield more or less growth than the build-out results calculated for 
those lands;' 

the potential impact of future redevelopment that may be approved through designation of 

Highlands Redevelopment Areas or other approvals granted with waivers as authorized by 
the Highlands Act, which may yield more growth than the build-out results calculated for 
those lands; 

the potential impact of certain land use restrictions based on State regulations and local 

ordinances that could not be assessed through a municipal level of analysis; and 

1 Where such development is located in an approved wastewater service area in the RMP Existing Community Zone 
(not including the Environmentally-Constrained Sub-zone) or the Lake Community Sub-zone, the results should be 
similar because the build-out analysis used local zoning. Future developments that may be authorized within the 
Environmentally-Constrained Sub-Zones, Protection Zone or Conservation Zone that use public or community on-site 
wastewater systems will have significantly different yields than calculated through the RMP build-out process. Likewise, 
the Septic System Yields for lands that will rely on septic systems may be significantly different from what those allowed 
by current municipal zoning. 
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any reductions in build-out projections due to land preservation for open space or farmland 
beyond those preserved lands identified by the municipality through Module 1. 

Therefore, the Highlands Municipal Build-Out Report for a municipality is a result of current 
conditions and application of RMP requirements. It provides a critical planning tool but cannot be 
used as a definitive prediction of the future or as a basis for parcel-based development potential. 

This is a h a 1  Municipal Build-Out Report, which supersedes the Module 1 Summary 
Report. The results may be used in Module 3 by the municipality in support of its Housing 
Element and Fair Share Plan and other relevant purposes. 



Municipal Build-Out Report for Califon Borough 

Report Structure 

This Highlands Council report is based on the municipal build-out results from Modules 1 and 2 
performed by Califon Borough and the Highlands Council, in conformance with the Highlands 
Regional Master Plan (RMP). These results include consideration of potential land availability, utility 
capacity, municipal zoning in wastewater utility service areas, Septic System Yield and Net Water 
Availability in accordance with the RMP. The RMP build-out analysis estimates the potential for 
new development in Califon Borough, for the entire municipality (see Full Build-Out and 
Constraints Summary, below). 

First, the analysis addressed the build-out potential of the available lands, assuming application of 
RMP requirements for septic system yields and utility service areas without constraints related to the 
available capacity of public water supply and wastewater utilities or Net Water Availability. 
Essentially, the land-based build out represents the maximum potential for development in 
conformance with the RMP if no other constraints exist. Where sewered development is in 
conformance with the RMP, municipal zoning is used to determine build-out potential. Where 
septic systems will be used, the RMP requirements apply and the resulting septic system yield is 
assumed to be entirely residential in nature. To the extent that septic system capacity is used for 
non-residential development based on a proportional reallocation from residential development, the 
projected growth will be different than those reported above. Any reallocations of septic system 
yield will be addressed in Module 3 - Housing Element and Fair Share Plan. 

Second, the public water supply and wastewater demands of development projected for the utility 
service area is compared to the utility capacity available to the municipality, regarding both public 
water supply and wastewater utilities. Where capacity is insufficient to support the build-out 
demand, the build-out estimates are reduced. 

Third, the resulung water supply demands from build out in both public water supply utility service 
areas and domestic well service areas are compared to the Net Water Availability for the HUC14 
subwatershed. In many cases, this step required information regarding water supply demands from 
other municipalities, so that the full demands against each HUC14 subwatershed could be assessed. 
Again, where Net Water Availability is insufficient to support the build-out demand, the build-out 
estimates are reduced. 

This report also includes a discussion of technical methods used in the build-out process, includq 
quality control assessments and build-out impact factors. 
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Full Build-Out and Constraints Summary for Califon Borough 

Overview 

Califon Borough is one of five municipalities within the Highlands Region that is entirely within the 
Preservation Area. The RMP build-out analysis for Califon Borough estimates the following new 
development results for potential developable lands for the entire municipality, which are discussed 
in detail in the following section: 

1. Develo~ment in Wastewater Utilitv Service Areas: There is no HDSF wastewater utility in 
the municipality. 

2. Develo~ment in Se~tic Svstem Areas: 0 septic systems in the Preservation Area. 

The build-out results based on potential developable lands are not constrained by water supply 
utility capacity and wastewater utility capacity. The water supply demands from the build-out are 
not constrained by water availability. 

Municipal Capacity Conditions and Analysis 

A summary of findings on municipal build-out capacity conditions appears in Table 1. It includes 
the following: potential developable vacant, over-sized and redevelopable lands in the RMP 
wastewater utility area; potential developable vacant, over-sized and redevelopable parcels in the 
septic system areas; RMP Septic System Yield; RMP Build-Out Environmentally Constrained lands; 
available wastewater utility capacity; and available Public Community Water Supply utility capacity. 

All figures are the results of an RMP consistency analysis applied to the information supplied by the 
Hghlands Council, as supplemented and verified by Califon Borough. Each Figure shows all of the 
parcels that were used in the build-out process, whether for Septic System Yield or for build out of 
RMP wastewater utility areas. 

Figure 1 presents the parcel-based potential developable lands and their association with 
HUC14 subwatersheds and Land Use Capability Zones, which relate to the RMP Septic 
System Yield values where the parcels will be served by septic systems. 

Figure 2 presents the parcel-based potential developable lands and the RMP Build-Out 
Environmentally Constrained lands (i.e., steep slopes, flood prone areas and Highlands 
Open Water buffers). Some of these areas are within the RMP Environmentally- 
Constrained Sub-zones while others are smaller-scale environmental features outside those 
sub-zones. 
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Figure 3 presents the parcel-based potential developable lands and their association with the 
RMP utility area2 for RMP HDSF~ wastewater utilities. 

Figure 4 presents the parcel-based potential developable lands associated with the RMP 
utility area4 for RMP Public Community Water System utilities. 

RMP Build-Out Develo~able Land Over-Sized Lot Analvsis and Redevelo~able Land 

Califon Borough identified no (0) acres of potential developable vacant lots and no (0) acres of 
potential developable lands on over-sized lots within areas that will be served by septic systems, for a 
total of no (0) acres of potential developable Septic System Yield lands. These lands were used as 
the basis for Septic System Yield, regardless of the extent to which any of the lands were steep 
slopes, flood prone areas or H@~lands Open Water buffers. 

In addition, there are no (0) acres of potential developable vacant lands and no (0) acres of identified 
potential redevelopable land (either over-sized lots or specifically identified by the municipality as 
being a redevelopment tatget) within the Existing Area Served by utilities. The municipal 
information for potential developable lands, over-sized lots and redevelopable land was evaluated by 
the H@~lands Council in accordance with the RMP for the build-out analysis. The results for all 
report @es are summarized in Table 1. 

RMP Se~tic Svstem Yield Analvsis 

The RMP Septic System Yield analysis determined a yield of no (0) units for the Preservation Area, 
which is also the total RMP Septic System Yield for Califon Borough. Refer to Table 1 and Figure 1 
for additional details. 

The build out for septic systems in the Preservation Area identifies the number of septic systems 
that would be considered permissible under the NJDEP Preservation Area Rules at NJ.A.C. 7:38- 
3.4. Each vacant or over-sized lot identified through Module 1 and 2 was assessed to determine 
whether it was of sufficient size to accommodate one or more septic systems, based on NJDEP 

The RMP utility area for wastewater includes the Existing Areas Served based on the RMP, plus any NJDEP-approved 
Sewer Service Area that is within the E;sistmg Community Zone (not including the Envkonmentally-Constrained Sub- 
Zone) or the Lake Community Sub-zone. 

HDSF - Highlands Domestic Sewerage Facility. These are wastewater treatment works that provide wastewater 
treatment primarily of sanitary sewage rather than industrial wastewater as a public utility, and may include service areas 
and treatment capacities sufficient to support redevelopment and regional growth opportunities. As such, they provide 
service to multiple parcels under different ownership, rather than to specific developments (e.g., schools, shopping 
centers, public institutions). 

The RMP utility area for public water supply includes the Existing Areas Served based on the RhIP, plus any additional 
propemes identified by the municipality that are within the Existing Community Zone (not including the 
Environmentally-Consaained Sub-zone) or the Lake Community Sub-zone. 
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requirements for 1 unit per 25 acres of non-forested lands, 1 unit per 88 acres of forested lands, or 
some proportional combination thereof. The yield is assigned by parcel, not by aggregate acreage 
across multiple parcels, and is compiled for the entire Preservation Area of the municipality as 
shown in Table 1. Parcels that were too s m d  to accommodate a new septic system under these 
provisions received no Septic System Yield. 

The RMP Septic System Yield is calculated for 4 potential developable lands reliant on septic 
systems, which may include lands zoned for both residential and non-residential development. Any 
yields are provided in "equivalent residential units" which may later be allocated among residential 
and non-residential development using flow translation factors provided in the Higblandr Regional 
B~ild-Otrt Technical Rtport (see Appendix B of this report). Therefore, Septic System Yield calculated 
for Califon Borough would equate to residential units only if no yield is allocated to non-residential 
development. Septic System Yield may be allocated to non-residential development by reducing the 
number of residential units and increasing the amount of non-residential development 
proportionally based on relative flows. This allocation process and the implications for affordable 
housing requirements will be addressed in Module 3 - Housing Element and Fair Share Plan; this 
analysis is not part of this report. Therefore, no estimate is made here of non-residential 
development. AU development on septic systems is assumed to rely on domestic wells for the 
purposes of this analysis. 

RMP Build-Out Environmentallv Constrained Lands 

The RMP Build-Out analysis identified portions of the potential developable lands that are 
environmentally constrained based on the RMP (i.e., steep slopes, flood prone areas and Highlands 
Open Water buffers). These constraints were used in the build-out analysis to determine, where 
wastewater utility service was anticipated based on conformance with the RMP and approved sewer 
service areas, whether specific parcels had at least 1,400 square feet of unconstrained area. In 
addition, the nature and extent of these lands may influence the future development of lands in the 
septic system areas regarding the allocation of Septic System Yield to them and utility lands that are 
suitable for development. As there were no (0) potential developable acres in Califon Borough, no 
values were calculated for environmentally constrained land. These values are a summation of the 
parcel-specific analyses. Refer to Table 1 and Figure 2 for additional details. This analysis should be 
viewed as an indicator of the level of environmental constraints in potentially developable lands, not 
as a parcel-based measure of development capacity. 

Available HDSF Wastewater Utilitv Ca~acitv 

There is currently no HDSF facility serving Califon Borough. 

Available Public Communitv Water Svstem Utilitv Ca~acitv 

The public water supply utility serving Califon Borough is the Califon Borough unit of Aqua NJ. 
The current available Hghlands Region and municipal capacity for the utility is 0.62 million gallons 
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per month (MGM). The total estimated public water demand from the build out is 0 MGD for the 
Preservation Area and does not exceed the utility capacity conditions. Refer to Table 1 and Figure 4 
for additional details. 

Based on the current municipal available capacity minus the build out for this water supply utility, 
there may be capacity available for future allocation. Priority shall be given to addressing additional 
needs based on Objective 2J4c, such as imminent threats to public health from areas of f a h g  septic 
systems, designated TDR Receiving Zones, and to inhll or redevelopment projects in the Existing 
Community Zone (not including the Environmentally-Constrained Sub-zone) that are consistent 
with the RMP and either address affordable housing obhgations or have final municipal approval. 
Additional priorities include Highlands Redevelopment Areas or cluster development consistent 
with the RMP. Capacity may also be allocated to the Exisung Area Served for redevelopment 
purposes. 

Water Availabilitv Constraints 

The build-out results for Califon Borough, based on developable land and utility capacity, were 
compared to Net Water Availability by the Highlands Council to determine if Net Water Availability 
posed an additional constraint on development capacity. This analysis determined the potential for 
Net Water Availability constraints by HUC14 subwatershed, including water demands from both 
Califon Borough and other municipalities and water users that withdraw water from the same 
HUC14 subwatershed. The Highlands Council determined whether each demand was consumptive 
or depletive. For the purpose of this analysis, all septic system units were considered to represent a 
residential land use in accordance with the Highlands Module 2 Build-out Impact Factors presented 
in Appendix B, and were addressed as consumptive water uses. 

The results were compared to Net Water Availability, whether for non-deficit (surplus) 
subwatersheds, or deficit (Conditional Water Availability) subwatersheds. These values, whether 
from a deficit or surplus subwatershed, are collectively referred to as Net Water Availability. In 
HUC14 subwatersheds dominated by Conservation Zone lands, the water availability dedicated for 
agricultural purposes is not used for this analysis. 

Based on this analysis, the Highlands Council determined that the following HUC14 subwatersheds, 
both within the municipality and in other municipalities but relied upon for municipal water supply, 
have insufficient Net Water Availability to support the build out demand: 

Table 2 - Net Water Availability Constraints Analysis - Deficits 

HUC14 Subwatershed 

NA 
"Subsequent to any reductions due to utility constraints. 

Build-Out 
Demand (MGD)* 

Net Water 
Availability (MGD) 

Shortfall (MGD) 
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For the remaining HUC14 subwatersheds partially or entirely in the municipality, the Highlands 
Council also assessed the amount of Net Water Availability remaining after build out. The results 
are in Table 3, which indicates the remaining Net Water Availability for each HUC14 subwatershed 
(where positive) and the associated public water supply systems that rely upon the HUC14 
subwatershed for supply. This information can be used by the municipality to determine whether 
there is water available to the public water supply system that could support development, whether 
within the same HUC14 subwatershed or another, for purposes consistent with the RMlJ as describe 
above. The wastewater utility must also have remaining capacity available to the municipality. 
(Note: this available water cannot be used to increase the Septic System Yield beyond the amount 
calculated by the Highlands Council, nor can it be used to justify creation or expansion of utilities in 
violation of RMIJ requirements.) A decision as to the allocation of this capacity may occur in 
Module 3 regarding affordable housing needs identified in the Fair Share Plan, or later in the Plan 
Conformance process regarding other uses. Where a HUC14 subwatershed is relied upon by more 
than one municipality for water supply, whether on-site or a public water supply system, 
coordination will be needed among the municipalities to ensure that proposals for additional use do 
not exceed the remaining Net Water Availability. Also, there may be additional HUC14 
subwatersheds not within the municipality that supply water to the municipality, which are not 
assessed here. 

Final Build-Out Results 

Table 3 - Net Water Availability - Remaining Capacity 

The build-out results for Califon Borough are summarized in Table 4, based on land based capacity 
(potential developable land in both wastewater and septic system service areas), utility capacity and 
resource based capacity (Net Water Availability). These results are to be applied in Module 3 - 
Housing Element and Fair Share Plan toward the determination of affordable housing obhgations. 
To assist in the evaluation of this information, an Excel hle of the Module 2 database has been 

Public Water Supply System(s) Reliant 
Upon the HUC14 Subwatershed (w/ 

PWSID) 
1004001 CONSUMERS NJ WATER 

COMPANY CALIFON 

1019001 AQUA NJ INC-BUNNVALE 

HUC14 Subwatershed 

020301 05010060 

Raritan R SB(Ca1ifon br to 

Lon!? Valley) 

02030105010070 Raritan R 
SB(StoneMill gage to 
Califon) 

02030105050080 

Rockaway Ck (above 
McCrea Mills) 

Remaining Net 
Water Availability 

(MGD) 
0.007773 

0.0152985 

0.1212205 
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prepared by the Highlands Council for use in Module 3, where applicable. The Excel 6le is included 
on the Module 2 CD. 

Table 4 - Municipal Build-Out Results With Resource and Utility Constraints 

Residential units - 
Sewered 

Septic System Yield 

Total Residential Units 

Non-Residential Jobs - 
Sewered 

Planning Area 

NA 

NA 

NA 

NA 

Preservation Area 

0 

0 

0 

0 

Totals 

0 

0 

0 

0 
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Overview of Technical Method for Build-Out Analysis 

Module 1 "Current Municipal Conditions and Build-Out Analysis" (results of which are 
incorporated into or modified as appropriate for this report) was based on municipal information 
regarding potential developable lands (includmg identification of preserved lands and filly 
developed lands) and areas currently served with public water supply and wastewater utilities. It also 
included the current capacity conditions of public water supply and wastewater utilities, and was 
evaluated for municipal Land Use Capability in accordance with the RMP. The information was 
initially prepared by the Highlands Council and has been edited and verified by the municipality as 
representing the best available information on existing potential developable lands, which include 
vacant, non-preserved lands, as well as partially-developed lands having potential for further 
development (i.e., over-sized parcels) or redevelopment. The Highlands Council performed a quality 
control assessment to ensure that the database was technically sufficient for the build-out process 
(see Appendix A - Module 1). The build-out capacity conditions represent the complete build out 
of potential developable lands in accordance with the RMP, assuming no constraints other than 
location within areas served by water supply or wastewater utilities or, for those lands not within a 
wastewater utility service area, the Septic System Yield based upon RMP Land Use Capability Zone 
Map policies (which incorporate the NJDEP Rules for the Preservation Area at NJ.A.C. 7:38-3.4). 
The Module 1 Summary Report was prepared by the Hughlands Council and provided to the 
municipality, which fuaber verified or corrected land availability and municipal zoning information 
in the report as the first step in Module 2. 

The build-out capacity conditions in Module 1 identified the available utility capacity (in units of 
flow) allocated to the municipality for associated Highlands Domestic Sewerage Facilities (HDSF), 
on-site wastewater facilities, and Public Community Water Supply Systems. The Highlands Council 
initially used available capacity information from the Util t~~ Cupan'g Technical Report (2008), which 
used 2003 data for wastewater utilities (comparing permitted flows to the rolling maximum three 
month daily average in million gallons per day, or MGD) and 2004 data for public water supply 
utilities (comparing permitted flows to the maximum monthly demand, in million gallons per month, 
or MGW. The available capacity estimates initially assumed that the capacity for regional utilities 
(i.e., serving more than one municipality) would be allocated on a first-come, first-served basis; 
available capacity was apportioned among the municipalities based on relative land availability in the 
service area municipalities. In the Module 1 process, municipalities and regional utilities were 
requested to provide both updated flow data and any available information on contracted flows for a 
municipality. Where such information was provided and verified, it was used to update both utility- 
wide and municipal available capacity estimates. 

The build-out impacts analysis within RMP utility areas was performed by the Highlands Council 
using build-out environmental constraints, municipal zoning and various impact factors (e.g., water 
demand, sewerage demand, population, jobs) as identified in the Highhndr Regional Bdd-Out Technical 
Report (2008) and listed in Appendix B of this report. This analysis was applied only within the RMP 
utility service areas, defined as the lands within a NJDEP approved utility service area that are also 
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located within the Existing Community Zone or Lake Community Sub-zone (not including the 
Existing Community-Environmentally-Constrained Sub-zone). Of these lands, only parcels with at 
least 1,400 square feet of land that is not environmentally constrained based on the RMP (i.e., steep 
slopes, flood prone areas and Hghlands Open Water buffers) were evaluated for build out in RMP 
utility service areas. Potential developable lands that did not meet the criteria of the build-out RMP 
utility areas were evaluated as lands contributing to Septic System Yield. 

In addition, the RMP Septic System Yield was calculated for the municipality. The build out for 
septic system areas in the Planning Area is based on the RMP Septic System Yield Analysis and does 
not incorporate or evaluate the effects of environmental constraints or municipal zoning. The build- 
out of septic system areas in the Preservation Area is based on the NJDEP Preservation Area Rules 
at N1T.A.C. 7:38-3.4, as required by the RMP. The total acreage of all vacant lands, the net acreage 
of over-sized parcels (i.e., the total lot size minus the acreage needed for one lot under the RMP) 
and redevelopable lands were used in the Septic System Yield analysis. In the Planning Area, the 
analysis used the nitrate target for the appropriate Land Use Capability Zone and the drought 
recharge value for the appropriate HUC14 subwatershed. In the Preservation Area, the analysis 
used the forested and non-forested lands at a parcel level. In keeping with RMP policies, preserved 
lands (including SADC, Green Acres, federal, State, county and local lands, and land trust properties 
and conservation easements where known) were excluded from this analysis. Environmentally 
constrained lands (i.e., steep slopes, flood prone areas and Highlands Open Water buffers) were 
included in the septic system yield analysis because the methodology assumes a mixture of 
constrained and unconstrained lands, but will affect how Septic System Yield is allocated in later 
stages of the Plan Conformance Process. 

The information from Module 1 directly supported the Module 2 Land Use and Resource Capacity 
Analysis, results of which are incorporated into this report. In Module 2, the Highlands Council and 
the municipality evaluated the build-out impacts and the associated wastewater and water supply 
demands within the RMP utility areas as identified in Module 1. 

In Module 2, municipalities reviewed the RMP build-out impacts for RMP utility areas and verified 
that they reflect densities allowed by exisang municipal zoning. Areas included in the build-out 
process for sewer service included those lands within the wastewater Existing Area Served, as 
defined by the RMP, and also those lands within an NJDEP-approved Sewer Service Area that is 
also within the Lake Community Sub-Zone or the Existing Community Zone (excluding the 
Existing Community-Environmentally Constrained Sub-zone). If the exisung municipal zoning 
conditions have changed from the 2005 data used by the Hrghlands Council, then the municipality 
provided the current zoning and the Hrghlands Council revised the build-out impacts accordingly. 
The Highlands Council performed a quality control assessment to ensure that the database was 
technically sufficient for the build-out process (see Appendix A - Module 2). 

Where utility capacity exceeded the land-based build out of potential developable lands in Module 1, 
the utility capacity is potentially available for future demands. The municipality will evaluate utility 
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capacity assignment in Module 3 where appropriate to support affordable housing, and in support of 
later phases of Plan Conformance. 

For some HUC14 subwatersheds in the municipality, the projected consumptive or depletive water 
demand based on both domestic well sources (either as derived from Septic System Yield, which is 
assumed to be supplied by domestic wells, or within a RMP wastewater utility area served by 
domestic wells) and water supply utility service indicate that the complete municipal build out of 
potential developable lands might exceed the Net Water Availability. In such cases, the Highlands 
Council then calculated Net Water Availability values in Module 2 for use as a further constraint on 
growth, and determined the extent to which the Net Water Availability would reduce the build out. 
The Highlands Council also assessed the extent to which the use of remaining wastewater utility 
capacity (i.e., beyond full build-out), if any, would be constrained by Net Water Availability. This 
information can be used by the municipality to determine whether the wastewater utility capacity can 
reasonably be used for purposes consistent with the RMP (e.g., affordable housing projects, TDR 
receiving zones, H@dands Redevelopment Areas, redevelopment within the Existing Area Served) 
as provided for by Objective 2K3e. A decision as to the allocation of this capacity will occur in 
Module 3 regarding affordable housing needs identified in the Fair Share Plan, or later in the Plan 
Conformance process regardmg other uses. 
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Appendix A: Technical Saciency Review 

MODULE 1 

The Module 1 Geodatabase (GDB) and utility capacity spreadsheet information submitted by the 
municipality were evaluated for technical sufficiency and quality assurance and quality control 
purposes by the Hrghlands Council staff. The Hrghlands Council reviewed the GDB (GDB#l and 
GDB#2, with GDB#3, where relevant) to determine that all the changes that the municipality made 
to the GDB are technically sufficient in order to process for RMP Build-out. All revisions made to a 
GDB by the Hrghland Council are reflected in the NJHC-QA-QC-COMMENTS field of the 
GDB. The same Build-out QA/QC Review method is conducted for both GDB#1 and GDB#2. 
These results were reviewed by the municipality in Module 2 (see below). Any database issues that 
were not specifically responsive to the technical sufficiency review and not specific to the Module 1 
Build-Out Analysis were flagged in the GDB by the Highlands Council for future reference. 

When a municipality received GDB#3 (the updated public water utility database), the Council joined 
and updated the PWSID data from GDB#3 into GDB#1 so all the Module 1 information was in 
GDB#1 for build-out processing. 

Before a GDB is processed for Build-out, the Hrghlands Council reviewed the material submitted by 
the municipality including cover letters and any email correspondence for additional information 
relevant to the build-out analysis. The Hghlands Council utilizes Microsoft Access to process the 
GDB through the NJHC QA/QC review method to create a Technical Protocol Status (TPS) report 
that flags all parcels that have contradictory data, as well as a SDE check which identifies inserted, 
deleted and updated information in the GDB. The Hrghlands Council utilized the TPS Report and 
the GDB along with the supporting documentation to evaluate any contradictory data reported as 
Error Codes on the TPS Report. 

The TPS report created by the Highlands Council identifies parcels that may contain contradictory 
data in the GDB and therefore not process correctly in the build-out. There are 11 Error Codes and 
5 Data Conditions that may potentially be flagged by the Highlands Council within a GDB. The 
identification of an Error Code may or may not result in an edit by the Council. If an edit was 
required in order to technically correct the GDB for build-out processing, the edit was conducted by 
the Highlands Council and recorded in the GDB. The following is a list of the TPS Error Codes and 
Data Conditions that may be applicable to the municipality: 

Error Code 01: Municipal Verification Field Missing - every verifiable field and row 
should include the Module 1 verifier's name. If a row was blank, the NJHC QA/QC 
reviewer would populate the field with the verifier's name or consult with the municipality as 
required, and enter a comment in the NJHC-QA-QC-COMMENTS field in the GDB. 
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Error Code 02: Parcels identified as both a Condo and Open Space - the Highlands 
Council evaluated the parcel's development and land preservation status to determine if the 
necessary data fields were populated correctly by the municipality. 

Error Code 03: Parcels identified as both Developable and Open Space - the 
Highlands Council evaluated the parcel's development status and land preservation status 
and determined if the necessary data fields were populated correctly by the municipality. 

Error Code 04: Parcels identified as Oversized or Redevelopable and missing the 
oversized or redevelopable acreage value - the Highlands Council would either consult 
with the municipality in order to edit the data field or utilized the GDB information to 
determine the missing value. 

Error Code 05: Parcels identified as Oversized or Redevelopable that were also listed 
as Not Developable - the Highlands Council evaluated the parcel and edited the 
PARC-STAT-DEV-STATUS data field accordingly. 

Error Code 06: Parcels identified as connected to a wastewater utility however no 
System Provider was identified - the Highlands Council would consult with the 
municipality and/or review the GDB and supporting documentation in order to edit the 
missing entry. 

Error Code 07: Parcels idenaed as a 'Yes" indicating they are currently both 
connected and not connected to a wastewater utility - the Highlands Council edited Not 
Developable, oversized or redevelopable parcels in the wastewater no connect field to a 
"No." and if the parcel is vacant and developable then the H@dands Council edited the 
wastewater existing served field to a "NO." 

Error Code 08: Parcels identified as being connected to a wastewater utility and also 
identified as vacant or developable - the Highlands Council evaluated these parcels to see 
if they are developable, redevelopable or oversized and edited and documented accordingly 
in the GDB. 

Error Code 09: Parcels identified as connected to a public water utility however no 
System Provider was identified - the Highlands Council would consult with the 
municipality and/or review the GDB and supporting documentation in order to edit the 
missing entry. 

Error Code 10: Parcels identified as a "Yes" indicating they are currently both 
connected and not connected to a public water utility - the Highlands Council edited 
Not Developable, oversized or redevelopable parcels in the public water no connect field to 
a "No." and if the parcel is vacant and developable then the Highlands Council edited the 
public water existing served field to a "No." 

Error Code 11: Parcels identified as being connected to a public water utility and also 
identified as vacant or developable - the Highlands Council evaluated these parcels to see 
if they are developable, redevelopable or oversized and edited and documented accordingly 
in the GDB. 



Municipal Build-Out Repoa fot Califon Botough 

Data Condition 1: Parcels identified as Not Developable due to Environmental 
Constraints or Inadequate Lot Geometry - these parcels were evaluated in septic served 
areas to ensure that the environmentally constrained parcels in the GDB were not a water 
body and therefore not appropriate for inclusion in the RMP Septic System Area analysis. 
Otherwise, vacant parcels indicated to be "Not Developable" due to environmentally 
constrained lands were included in the Septic System Yield analysis. Parcels that were 
identified as an inadequate lot geometry but developable with an adjacent parcel may require 
further review by the municipality to ensure that the build-out process was applied correctly 
because the l3ghlands Council is not able to discern the adjacent parcel record that is in 
common ownership and referenced by the municipality. 

Data Condition 2: Parcels identiiied as having a WW Utility with a Contractual 
Allocation were flagged in the 'ITS Report. 

Data Condition 3: Parcels identified for PW Utility with a Contractual Allocation were 
flagged in the TPS Report. 

Data Condition 4: Parcels containing entries as "OTHER" with associated 
comments were reviewed to see if the proper data field associated with the comment had 
been completed correctly and to assist in the review of the GDB information. 

Data Condition 5: Parcels with entries in any of the "Comment" data fields- the 
Council reviewed this information as a means to assist in GDB technical evaluation and 
QA/QC review. 

In addition to going though the TPS Repoa as described above, the Council evaluated all open 
space parcels to ensure they are technically correct in the GDB. The Council also reviewed parcels 
that have no provider listed for public water or wastewater to ensure that there are no 'Yes" data 
fields in the utility connection status data field, as these parcels are on septic/domestic wells and not 
relevant regarding a utility connection status in the GDB. Lastly, the Council QA/QC reviewer 
initialed and dated the GDB to complete the TPS Report and QA/QC Review process. 

The municipality then received a modified GDB that: 

1. incorporated the results of all edits by the Highlands Council; 

2. merged the final results of GDB's #I and, where applicable, #2 and #3 into a single 
GDB; 

3. identified the parcels that were processed for build out as potential developable vacant, 
redevelopable and over-sized lots in both septic system and sewer areas; and 

4. incorporated additional fields used by the Jihghlands Council in running the build-out 
process, includmg municipal zoning for potential developable vacant and redevelopable 
parcels associated with sewer service conforming with RMP requirements, and having at 
least 1,400 square feet of land that is not environmentally constrained. Where such 
parcels were associated with public water supply service, they were also evaluated for 
water demands. 



Municipal Build-Out Report fot Califon Borough 

'The Municipal Conditions Geodatabase may include in some cases duplicate parcel records within 
the municipality. These duplicates derive from the process of creating a spatial representation of 
parcels in GIs. The Highlands Council has taken the necessary steps to avoid double counting of 
developable duplicate parcels, in the summary reports and in the geodatabase and any derivatives 
thereof. 

MODULE 2 

In Module 2, the municipality completed a final check on parcel information and verified the 
municipal zoning applicable to parcels that were processed for build out in RMP utility areas. Where 
edits were made and returned to the Highlands Council, the Council incorporated the edits and, 
where necessary, performed a revised build-out analysis, the results of which are reflected in this 
report. 

Please note that the Type A and Type B edits conducted by the municipality were reviewed 
by the Highlands Council and only when an edit was relevant to the RMP Build-out analysis 
was it incorporated and re-processed for build-out analysis as required. 

Type A Edits - Tabular 

The information wiU be updated in the GDB as indicated. 

The nature and extent of the information may or may not affect the build-out results. 

Type A tabular edits that require a revised build-out will be processed and reported as a 
Module 2 Municipal Build-out Summary Report. 

Type A Edits - Spatial 

The revised spatial information will be reviewed in accordance with the Module 1 Technical 
Review Protocols. 

Type A spatial edits that require a revised build-out will be processed and reported as a 

Module 2 Municipal Build-out Summary Report. 

Type B Edits - Municipal Zoning 

The information will be updated in the GDB as indicated. 

Updated zoning changes only affect parcels in RMP utility areas. 

Type B edits that require a revised build-out wiU be processed and reported as a Module 2 
Municipal Build-out Summary Report. 



Appendix B - Highlands Module 2 Build-Out Model Impact Factors 

Highlands Zone Type 

SF Estate Residential 
or ( PA-5) 

SF Rural Residential, 
Resource Residential, 

or (PA-46) 

SF Low Density or 
(PA-4) 

SF Medium Density, 
Suburban Residential, 

or (PA-3) 

SF High Density or 
(PA-2) 

Attached/Townhouse 
or (PA-1) 

Comparison 
Zone/Unit 7Lpe 

S1ngle-famlly 
Detached 45 BR 

Single-farn~ly 
Detached 4-5 BR 

Single-farnlly 
Detached 4-5 BR 

Single-farnlly 
Detached 4-5 BR 

S~ngle-farnlly 
Detached 4-5 BR 

Single-farnlly 
Detached 4-5 BR 

Single-Farnlly 
Detached, 2-3 BR 

Single-Farnlly 
Detached, 2-3 BR 

Single-Farnlly 
Attached, 2-3 BR 

Slngle-Farnlly 
Attached, 2-3 BR 

Source 

Statewide N l  
Dernographlc 

Multlpl~ers 
(2) 

Statewlde N l  
Dernographlc 

MUltlpllers 
(2) 

Statewlde N l  
Dernograph~c 

Multlpl~ers 
(2) 

Statewlde N l  
Dernographlc 

MUklpllers 
(2) 

Statewlde NJ 
Dernographlc 

Multlpllers 
(2) 

Region 

Northern1 

Central2 

Northern' 

Central2 

Central2 

Central2 

centra12 

Density 
DwaPng 
(du)lacre * 

0.05 to 0.20 
(0.17 rnax~rnurn) 

0.21 to 0.5 
dulacre 

(0.17 rnaxlrnurn) 

0.51 to 1.0 
du/acre 

(1.16 rnaxlrnurn) 

1.01 to 3.0 
dulacre 

(3.81 rn~nlrnurn) 

3.01 to 8.0 
du/acre 

(7.04 rnlnlrnurn) 

8.01 to 16.0 
du/acre 

(9.78 rnlnlrnurn) 

Efficiency 
'" 

95 

95 

80 

75 

75 

75 

Household 
Size (2) 

3.809 

3.780 

3.809 

3.780 

3.809 

3.780 

3.137 

2.578 

2.477 

2.296 

Average 
School 

in 
Household 

(2) 

1.072 

1.094 

1.072 

1.094 

1.072 

1.094 

0.607 

0.367 

0.296 

0.292 

Percent 
Impervious 

(3) 

0'075* acres 

0'07'* acres 

0'075* acres 

26.7 

33.7 

45.7 

Consumpthre/Deplethre 
Water Use Includes Indoor 
demand (gpd per person) 
plus outdoor demand as 
(gpd per unit) multiplied 

by Consumptive/Depletive 
Use C d c i e n t  (4) 

(75 gpdlperson + 
50 gpdlunlt) * 

Consurnpt~ve/Deplet~ve 
Coeffic~ent 

(75 gpdlperson + 
50 gpdlunlt) * 

Consurnpt~ve/Deplet~ve 
Coeffic~ent 

(75 gpdlperson + 
50 gpdlunlt) * 

Consurnpt~ve/DepleOve 
Coeffic~ent 

(75 gpdlperson + 
30 gpdlunlt) * 

Consurnpt~ve/Deplet~ve 
Coefic~ent 

(75 gpdlperson + 
5 gpdlunlt) * 

Consurnpt~ve/Deplet~ve 
Coeffic~ent 

(75 gpd/person + 

Public 
Water 
System 
Demand 

(5) 

100 
gallons 

per person 
per day 

loo 
gallons 

per person 
per day 

loo 
gallons 

per person 
per day 

loo 
gallons 

per person 
per day 

75 
gall0ns 

per person 
per day 

Publlc 
Wastewater 

System 
Generation 

(6) 

75 gallons 
per 

per day 

75 gallons 
per 

per day 

75 gallons 
per 

per day 

75 gallons 
per 

per day 

75 gallons 
per person 

per day 



Appendix B - Highlands Module 2 Build-Out Model Impact Factors 

Publlc 
Wastewater 

Generation 

Single-Family 1 Statewide N l  1  northern^ 1 1 Attached, 2-3 BR Dernoqra~hic 

Highlands Zone v p e  

. , r  - > , ,  

Region 

r - , \ . ?  

Comparison 
zonelUnit vpe 

Garden Apartment or 
(PA-1) 

' .  -" 

Source 

/ " 

Denslty 

~ ~ $ ~ ~ ~ :  

BR 
5+ Units 

(OwnIRent), 2-3 

Senior or Age 
restricted Housing 

~ i ~ ~ l ~ - ~ ~ ~ i l ~  
Attached, 2-3 BR 

5+ Units 
(OwnIRent), 2-3 

Mixed use/Age 
Restricted 
Housing 

(percent mix based on 
40% residential and 
60% non-residential 

as Office/Commercial) 

Mixed use 
(percent mix based on 
40% residential and 
60% non-residential 

as Office/Commercial) 

Efficiency 
'I0 

Demographic 
Multipliers 

(2) 

Highlands Build-Out Residential Impact Factors -Sources 
* Residential dwelling units generated by the build-out model include both market rate and affordable units. 
(1) Source: Efficiencies are given as apercentage, between 0 and 100, where a 100 value means complete efficiency (no land lost to development), and a 0  value means no buildings will be estimated for that land use. For example an 
efficiency of 70% may be representative of developable land that has a 10% set aside for parks and 20% for roads (100% - 10% - 20% = 70%). Project determined values. 
(2) Source: Who Lives in New Jersey Housing? New Jersey Demographic Multipliers, The Profile of Occupants of Residential and nonresidential Development. Listokin, D., Voicu, I., Dolphin, W., Camp, M. Center for UrbanPolicy 
Research. Rutgers University. November 2006. Northern NJ values were applied to Bergen, Moms, Passaic, Sussex and Warren County municipalities. Central NJ values were applied to Hunterdon and Somerset County municipalities. 

1 Table 11-C-1 North Region of New Jersey Total Persons and Persons by Age (2000) (p. 85) 2 Table 11-D-1 Central Region of New Jersey Total Persons and Persons by Age (2000) (p. 99) 
(3) Source: NCNBR, Rutgers University, April 27,2006. The impervious surface area for new dwelling units large lot zoned areas (*) is based on an average 15% impervious surface value (per NJDEP L U K )  and a project determined 
average homestead area of 0.50 acres. No impact value is attached to the remaining undeveloped area The impact percentage factors for the other residential composite zones represent weighted averages of NJ Highlands Percent 
Impervious Surface for all residentially developed lands in that composite zone. The raw data was obtained by overlaying NJ Highlands Zoning and DEP 2002 LULC spatial data files, and extracting the calculated percent impervious 
surface area attached to each LULC residential developed land polygon and the acres of associated developed land in each intersecting municipal zone polygon. The impervious surface areas in each municipal zone within the composite 
zone were aggregated and then divided by the total developed residential land area, to produce a weighted IS average for each composite zone. 
(4) Source: Center for Urban Policy Research (CWR), September 2000. NJGS Consumptive Use Coefficients. For consumptive uses, a factor of 29% is utilized. For depletive uses, a factor of 100% is used 
(5) Source: NJDEP N.J.A.C. 7: 10 Safe Drinking Water Act Regulations AdoptedNovember 4,2004,7: 10-12.6 Water Volume Requirements and State Plan Impact Assessment 
(6) Source: NJDEP N.J.A.C. 7: 14A-23.3 Pollutant Discharge Elimination System: Technical Requirements For TWA Applications, Projected flow criteria 

~ultbliers 
(2) 

Statewide N l  

Municipal 
Zoning 

Municipal 
Zoning 

Municipal 
Zoning 

' /  

C z E d  
Size (2) 

Central2 

Central2 

Northerni 

Apply zone density 
and FAR value 

Note: Use 
Retail/Cornrnercial 
Impact factors for 

non-res O/O 

Apply zone density 
and FAR value 

Note: Use 
Retail/Cornmercial 
Impact factors for 

non-res % 

Varies Based on 
zoning Du/Acre 

description 

2.342 

Average 
School 

Household 

16.01+ du/acre 
(9.78 minimum) 

0.373 

70 

70 

70 

Percent 
Impervious 

(3) 

Consumpthre/Deplethre 
Waber Use Includes Indoor 
demand (gpd per person) 
plus outdmr demand as 
(gpd per unit) multiplied 

bv Consum~tiie/De~letive 

Public 
Water 
System 
Demand 

(51 

70 

Varies 
Based on 
zoning 

Du/Acre 
description 

Varies 
Based on 
zoning 
Du/Acre 

description 

Varies 
Based on 
zoning 

Du/Acre 
description 

2.296 

2.262 

0.00 

Varies 
Based on 

zoning 
Du/Acre 

description 

0.00 

0.292 

0.308 

68.8 

42.0 

60.3 

57.1 

(75 gpd/person + 
5 gpdlunit) * 

Consumptive/Depletive 
Coefficient 

(75 gpd/person + 
5 gpd/unit) * 

Consurnptive/Depletive 
Coefficient 

(75 gpd/person + 
5 gpd/unit) * 

Consumptive/Depletive 
Coefficient 

(75 gpdlperson + 
5 gpdlunit) * 

Consurnptive/Depletive 
Coefficient 

75 
gall0nS 

per person 
per day 

75 
gall0ns 

per person 
per day 

75 
gallons 

per person 
per day 

75 gallons 
per person 

per day 

75 gallons 
per person 

per day 

75 gallons 
per person 

per day 

75 
gall0ns 

per person 
per day 

75 gallons 
per person 

per day 



Appendix B -Highlands Module 2 Build-Out Model Impact Factors 

Highlands Build-Out Non-Residential Impact Factors - Sources 
(1) Source: Efficiencies are given as a percentage, between 0 and 100, where a 100 value means complete efficiency (no land lost to development), and a 0 value means no buildings will be estimated for that land use. For example 
an efficiency of 70% may be representative of developable land that has a 10% set aside for parks and 20% for roads (100% - 10% - 20% = 70%). Project determined values. 
(2) Source: Who Lives inNew Jersey Housing? New Jersey Demographic Multipliers, The Profile of Occupants of Residential and nonresidential Development. Listokin, D., Voicu, I., Dolphin, W., Camp, M. Center for Urban 
Policy Research. Rutgers University. November 2006. 
a Table 11-13 Commercial - Office Employees per 1,000 Square Feet of Gross Floor Area (GFA) (p. 136) 
(Reported Northeast mean value). 
b Table 11-1-4 Commercial - Retail Employees per 1,000 Square Feet of Gross Floor Area (GFA) (p. 139) 
(Value derived by averaging the mean number of employees per 1,000 sq. A. of GFA for retail (excluding mall), retail (enclosed mall), and retail (strip shopping mall) space in theNortheast). 
c Table 11-1-6 Industrial - Warehouses Employees per 1,000 Square Feet of Gross Floor Area (GFA) @. 143) 
(Value derived by averaging the mean number of employees per 1,000 sq. A. of GFA for Non-Refrigerated and Refrigerated space in the Northeast). 
(3) Source: NCNBR, Rutgers University, April 27,2006. The impervious surface area for new dwelling units large lot zoned areas (*) is based on an average 15% impervious surface value (per NJDEP LULC) and aproject determined 
average homestead area of 0.50 acres. No impact value is attached to the remaining undeveloped area. The impact percentage factors for the other residential composite zones represent weighted averages of NJ Highlands Percent 
Impervious Surface for all residentially developed lands in that composite zone. The raw data was obtained by overlaying NJ Highlands Zoning and DEP 2002 LULC spatial data files, and extracting the calculated percent impervious 
surface area attached to each LULC residential developed land polygon and the acres of associated developed land in each intersecting municipal zone polygon. The impervious surface areas in each municipal zone within the composite 
zone were aggregated and then divided by the total developed residential land area, to produce a weighted IS average for each composite zone. 
(4) Source: Center for Urban Policy Research (CUPR), September 2000. NJGS Consumptive Use Coefficients. For consumptive uses, a factor of 29% is utilized. For depletive uses, a factor of 100% is used 
(5) Source: NJDEP N.J.A.C. 7: 10 Safe Drinkmg Water Act Regulations Adopted November 4,2004,7: 10-12.6 Water Volume Requirements and State Plan Impact Assessment 
(6) Source: NJDEP N.J.A.C. 7: 14A-23.3 Pollutant Discharge Elimination System: Technical Requirements For TWA Applications; Projected flow criteria 

Efficiency 
Factor 
%(I) 

80 

80 

80 

Region 

Northeast 
US 

Northeast 
US 

Northeast 
US 

. 

Highlands 
Composite Zone 

WPe 

Office/Commercial 

Retail 

Industrial 

Floor 
Area 
Ratio 

Based 
on 

zoning 

Based 
on 

zoning 

Based 
on 

zoning 

" ? 

Jobs per 
1,000 sf (2) 

2.99 

1.63 

1.11 

I Coefficient 

' 

Percent 
Impervious 

(3) 

78.3 

72.5 

53.4 

Consumptive/Depletive 
Water Use multiplied 

by 
Consumptive/ Depletive 

Use Coefficient 

(4) 

0.125 gpd/sf * 
Consumptive/Depletive 

Coefficient 

0.125 gpdlsf * 
Consumptive/Depletive 

Coefficient 

25 gpdlperson * 
Consumptive/Depletive 

Public Water 
System 

Demand (5) 

0.125 
gallons/day/sf 

0.125 
gallons/day/sf 

25 gallons per 
person per day 

Public Wastewater 
System Generation 

(6) 

0.10 gallonsldaylsf 

0.10 gallonsldaylsf 

25 gallons per person 
per day 



APPENDIX G 
MAPPING OF PRIOR ROUND SITES 



Former Basket Factory Property 
(now NORWESCAP Property) 
Portion of Lots 20-22, Block 6 



Staiano Property 



APPENDIX H 
MAPPING OF THIRD ROUND SITES 



Tiger Property 
Lot 13, Block 8 



Wade Property 
Lot 3.1, Block 2 



FAIR SHARE PLAN 



FAIR SHARE PLAN 

Description of Obligation 

The table below presents the third round fair share obligation for Califon Borough, including the 
prior round obligation Realistic Development Potential (RDP) - which is subject to COAH's 
approval of an adjustment for insufficient vacant land; the rehabilitation obligation determined 
by COAH based upon the 2000 Census; and the Borough's third round growth share obligation 
based upon the Highland Council's Build-Out Report for Califon Borough plus the obligations 
associated with growth that has occurred within the Borough between January 1,2004, and July , 
20 10. 

I Rehabilitation 13 1 

Third Round Adjusted Affordable 
Housing Obligation 

Obligation - RDP 
0 

(with 21 
unit Unmet 
Need) 

Obligation 
Third Round 

In view of the very low septic densities permitted within the Highlands Preservation Area, and 
the fact that Califon has no sewer service, no new development can occur except in the context 
of development that would be exempt fiom the Highlands Act (generally single-family homes on 
existing isolated vacant lots or replacement dwellings on developed lots) or 100% affordable 
housing developments that receive a waiver of the Highlands Preservation Area regulations fiom 
the NJDEP. 

3 
Obligation 
Total 

The probability of little or no development occurring in Califon as a result of its designation as 
Highlands Preservation Area is reflected in the very low projection of growth embodied in the 
Build-Out Analysis and the discouraging results of recent efforts to interest Habitat for Humanity 
in undertaking construction in the Borough. For this reason, the Borough will be requesting a 
waiver of the obligation to address its third round growth share obligation. This does not mean 
that the Borough will not continue to work cooperatively with Habitat for Humanity and various 
special needs housing providers in an effort to bring affordable housing to the Borough, but it 
cannot assure COAH that any of this will occur. The Borough cannot and is not required by the 
Fair Housing Act to fund the production of af3ordable housing, and inclusionary zoning is out of 
the question. 

6 



If an intermunicipal transfer opportunity should arise within the Highlands Region that does not 
require the Borough to pay for the cost of constructing affordable housing units elsewhere, 
Califon would be willing to participate in such a program. 

Additionally, Califon will need to seek waivers fiom the following specific requirements of 
COAH's third round Rules, because, at this time, there is no way of knowing whether these 
parameters can ever be met, even if affordable housing units able to be created within the 
Borough: 

1. At least half of all units to be credited toward the third round obligation must be provided 
as family housing units, available to the general public. 

2. The Borough has a minimum third round rental obligation of 25% of the three (3) unit 
growth share obligation or one (1) unit, and at least 50% of the rental obligation must be met 
with family rental units available to the general public (in Califon's case, the one (1) rental unit 
would be required to be a family rental unit). 

3. Based upon the 2008 amendments to the Fair Housing Act, the Borough also has an 
obligation to provide very low income housing. At least 13% of all new housing units created to 
satisfl the third round obligation must be affordable to households earning 30% or less of 
median income, and at least 50% of the very low income housing must be in the form of family 
units available to the general public 

Rehabilitation Program 

The Third Round Fair Share Plan for the Borough of Califon addresses the three (3) unit 
rehabilitation obligation. The Borough has adopted a Resolution of its intent to contract with a 
qualified Rehabilitation Program Administrator to administer its Housing Rehabilitation 
Program. It is included in the Appendices to the Fair Share Plan. Also included in the same 
Appendix with the Resolution is a proposed schedule for h d i n g  the three (3) unit rehabilitation 
program, since it appears likely (at least as of this writing) that the Borough will have to shoulder 
the costs of this program. As well, COAH's Model Rehabilitation Manual is included. One of 
the first duties of the Rehabilitation Program Administrator will be to m o m  COAH's Model 
Rehabilitation Manual consistent with all of COAH's requirements for a Rehabilitation Program. 

Prior Round Accessory Apartments Program 

The Fair Share Plan also maintains the Borough's existing accessory apartments program, 
although the program will be modified to conform to the septic density limits in the Highlands 
Preservation Area by adding provisions to limit the total number of bedrooms in both the 
accessory apartment and the host dwelling, combined, to the same number of bedrooms already 
existing in the host dwelling unit and to require that the existing septic system be able to serve 
both dwellings. 



Prior Round NORWESCAP Site 

The former "Basket Factory" site, originally acquired by the Borough and subsequently deed 
restricted for affordable housing and conveyed to NORWESCAP may or may not ever develop 
with affordable housing. Although it was originally approved for a five-bedroom age-restricted 
alternative living facility, it is probably best suited from both a Highlands and a funding 
perspective for construction of a single-family dwelling to accommodate special needs housing 
The Borough has done its part to facilitate such development by providing the site. It will be up 
to NORWESCAP to obtain the funding andfor special needs housing provider be needed to bring 
this project into hition. Should this project go forward, it will enable the Borough to address a 
portion of its unrnet need for the prior round (since this was a prior round site). 

Third Round Proposals 

Califon acknowledges that COAH's Rules require the third round growth share obligation to be 
satisfied even though the Borough is entitled to a vacant land adjustment for the prior round. 
Califon further acknowledges that the growth attributed to the Borough between January 1,2004 
and July of 2009 did indeed occur. The Borough simply has no realistic way to guarantee that 
affordable housing will, indeed, be built in Califon, at least not without substantial municipal 
subsidies, which the Borough is unable to commit to providing. It has not collected any 
development fees to date and does not anticipate collecting any in the future. Nevertheless, its 
plan to address the third round growth share obligation is as follows: 

Exem~t Development on Two Sites 

The Borough continues to look at two potential sites on which the three (3) unit growth share 
obligation might be able to be addressed. One is the Tiger property (Block 8, Lot 13), on which 
Habitat for Humanity and the Borough had, in 2006, unsuccessfully explored with the NJDEP 
the possibility of obtaining waivers fiom the Highlands Preservation Area regulations in order to 
develop one or more single or two family affordable dwellings. The second site is the still 
undeveloped portion of the Wade property (Block 2, Lot 3.1) behind the new pharmacy. 

Each of these two sites could be eligible for the development of one single-family home, perhaps 
offering supportive shared living for persons with special needs, under a Highlands exemption, 
assuming a provider with sufficient funding could be found. The Borough does not have the 
h d s  to offer its own support for such a project, nor is it required to do so, pursuant to the Fair 
Housing Act. No zoning changes would be required for such development. 

Special needs supportive shared living housing would satisfy the growth share obligation 
number, but waivers fiom certain of COAH's requirements would still have to be sought (for 
example, the 50% family housing requirement and the 50% very low income family housing 
requirement would not be met). Alternatively, if Habitat for Humanity were able to construct a 
single-family home under an exemption on an existing vacant lot, the 50% family housing 
waiver would be lessened, but the growth share number would not be satisfied. 



Unanticipated Inclusionary Development 

Should a developer ever be successful in obtaining approval for a Major Highlands Development 
from the NJDEP anywhere in Califon, pursuant to a waiver or otherwise, such approval should 
include the provision of affordable housing. No such approvals are anticipated, but an 
Affordable Housing Ordinance and an A f h a t i v e  Marketing Plan will be in place to address the 
requirements for such development. 

Housing Transfers 

The Borough of Califon would be interested in participating in an affordable housing transfer 
program, should such a mechanism be created by the Highlands Council, but the Borough does 
not have the authority to establish nor does it have the ability to fund such a program on its own. 

Affordable Housing Ordinance and Affirmative Marketing Plan 

The Borough will adopt a new Affordable Housing Ordinance and Mirmative Marketing Plan 
that will be applicable to all new and existing affordable housing units created within Califon. 
The Borough has adopted a resolution of intent to contract with a qualified Administrative Agent 
to administer the controls on affordability and the affirmative marketing plan for all affordable 
housing units that may be created in the Borough (unless covered by their own programmatic 
requirements, as in the case of special needs housing). The Affordable Housing Ordinance, the 
Aff ia t ive  Marketing Plan, and the Borough's adopted Resolution of Intent to Contract with an 
Administrative Agent (and COAH's qualification checklist) are all included in the Appendices to 
this Fair Share Plan. 

Development Fee Ordinances and Spending Plan 

Califon's existing Development Fee Ordinance and its executed Affordable Housing Trust Fund 
Escrow Agreement with COAH are presented in the Appendices to this Fair Share Plan. A 
proposed Development Fee Ordinance and a Spending Plan have been prepared and are also 
included. The proposed Development Fee Ordinance is consistent with COAH's current Rules 
and most recent model Development Fee Ordinance. The Spending Plan outlines the anticipated 
collection and distribution of mandatory development fees and the Borough's plan for the use of 
any money that may come into the Affordable Housing Trust Fund to reimburse itself for the 
costs of the three (3) unit rehabilitation program. The Borough understands that no funds may be 
expended from the Affordable Housing Trust Fund without COAH's approval of the Spending 
Plan. 

The prior round accessory apartments program was previously funded by the Borough; the 
$50,000 that the Borough appropriated for that program is still available (but NOT in the 
Affordable Housing Trust Fund) for that purpose. The amount of money previously appropriated 
for the accessory apartments program will no longer cover the costs of creating five (5) 
accessory apartments, under COAH's current Rules. However, it is sufficient to cover the costs 
of at least two (2) units. If there is renewed interest in the program locally (which there had not 



been during the prior round), the Borough may consider expanding it, but cannot commit to 
expending any more funds on the accessory apartments program at this time. 

In general, any funds that may be collected in the Affordable Housing Trust Fund will be 
spent for rehabilitation 

Summary 

Califon Borough proposes to address its current cumulative affordable housing obligation as 
follows: 

Rehab Obligation: 

3 units: establish and fund a rehabilitation program and contract with a qualified 
Rehabilitation Administrator to run it. 

prior Round Obligation: 

Realistic Development Potential (RDP) of 0 units: no proposals. 

Unrnet Need of 21 units: retain the 5 unit accessov apartment program, which is 
already partially funded, and modify it to conform with Highlands requirements; retain 
the NOR W E S C '  site in the plan for a 5 bedroom special needs facility or other 
approvable alternative living arrangement in a single-family dwelling. 

Third Round Obligation: 

3 units: Work with Habitat for Humanity and/or special needs housing providers to 
develop affordable housing within single-family homes on the Tiger and/or Wade 
properties, if funding can be obtained to acquire and develop these properties. 
Potential yield of 1-6 units. Seek a waiver from COAH of the obligation to comply 
with the growth share obligation itself and of the obligation to comply with the 
components of the growth share obligation (family; rental; family rental; very low 
income; family very low income) due to lack of funding resources and effect of 
Highlands regulations on development opportunities in the Borough. 

TOTAL: 6 unit obligation; potential for 4-9 units (including 3 rehabilitation units) 

The Fair Share Plan includes a new AfYordable Housing Ordinance, a new AfErmative 
Marketing Plan, and copies of the Borough's existing Development Fee Ordinance and Escrow 
Agreement. A proposed new Development Fee Ordinance and the Spending Plan that is required 
to accompany it is also presented, along with a Resolution of Intent to Fund the Rehabilitation 
Program. Additionally, the material required by COAH in support of the rehabilitation program 
and the modified accessory apartments program is also included. Finally, the Fair Share Plan 
includes copies of the Municipal Affordable Housing Liaison Ordinance and Resolution as well 
as a Resolution of Intent to Contract with a qualified Housing Administrator. 
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Ordinance No. - - --- 
Affordable Housing Ordinance 

Borough of Califon, Hunterdon County 

AN ORDINANCE AMENDING THE CODE OF THE BOROUGH OF CALIFON, NEW 
JERSEY, TO ADDRESS THE REQUIREMENTS OF THE COUNCIL ON AFFORDABLE 
HOUSING (COAH) REGARDING COMPLIANCE WITH THE BOROUGH'S THIRD 
ROUND AFFORDABLE HOUSING OBLIGATIONS 

BE IT ORDAINED by the governing body of the Borough of Califon, Hunterdon 
County, New Jersey, that the Code of the Borough of Califon, New Jersey, is hereby amended to 
include provisions addressing the Borough's constitutional obligation to provide for its fair share 
of low- and moderate-income housing, consistent withN.J.A.C. 5:97-1, et seq., as may be 
amended and supplemented, and N.J.A.C. 530-26.1, et seq., as may be amended and 
supplemented, and pursuant to the New Jersey Fair Housing Act of 1985. This Ordinance is 
intended to provide assurances that low- and moderate-income units ("affordable units") are 
created with controls on affordability over time and that low- and moderate-income households 
shall occupy these units. This Ordinance shall apply except where inconsistent with applicable 
law. 

The Califon Borough Planning Board has adopted a 2010 Housing Element and Fair 
Share Plan pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-1, et seq. The Fair 
Share Plan has been endorsed by the governing body. The Fair Share Plan describes the methods 
by which Califon Borough shall address its fair share for low- and moderate-income housing as 
determined by the Council on Affbrdable Housing (COAH) and as outlined in the Housing 
Element and Fair Share Plan. This Ordinance is part of and implements the balance of the Fair 
Share Plan and addresses the requirements of N.J.A.C. 5:97-1, et seq., as may be amended and 
supplemented. 

The Borough of Califon shall file monitoring reports with COAH in accordance with 
N.J.A.C. 5:96 et seq. regarding the status of the implementation of the Housing Element and Fair 
Share Plan. Any report filed by Califon Borough with COAH and any report prepared by COAH 
in response shall also be available to the public at the Califon Borough Hall, Borough Clerk's 
Office, P.O. Box 368,39 Academy Street, Califon, New Jersey, 07830, at the COAH offices at 
P.O. Box 8 13,101 South Broad Street, Trenton, New Jersey 08625-08 13 and on COAH's 
website. 

Section 1. Municipal Fair Share Obligation 

The Borough of Califon has a third round fair share obligation consisting of the following: a 
prior round RDP of 0 units and an unrnet need for the prior round of 21 units; a 3 unit 
rehabilitation obligation; and a 3 unit third round growth share obligation. Notwithstanding the 
fact that the Housing Element and Fair Share Plan have been prepared based upon a projection of 
the growth share obligation, the actual growth share obligation will be determined based on the 



actual development that occurs between January 1,2004, and December 3 1,201 8, calculated at 
the rate of one affordable housing unit for every four market rate residential units constructed 
and one affordable housing unit for every 16 jobs created through the development or expansion 
of non-residential floor area in accordance with the schedule presented in Appendix D of 
COAH's Substantive Rules (N.J.A.C. 5:97). 

Section 2. Definitions 

The following terms when used in this Ordinance shall have the meanings given in this Section: 

"Act" means the Fair Housing Act of 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.) 

"Adaptable" means constructed in compliance with the technical design standards of the Barrier 
Free Subcode, N.J.A.C. 5:23-7. 

"Administrative agent: means the entity responsible for the administration of affordable units in 
accordance with this Ordinance, N.J.A.C. 5:96, N.J.A.C. 5:97 and LTHAC (N.J.A.C. 590-26). 

"Mmat ive  marketing" means a regional marketing strategy designed to attract buyers and/or 
renters of affordable units pursuant to N.J.A.C. 590-26.15. 

"Affordability average" means the average percentage of median income at which new 
restricted units in an affordable housing development are affordable to low- and moderate- 
income households. 

"Affordable" means, a sales price or rent level that is within the means of a low- or moderate- 
income household as defined in N.J.A.C. 5:97-9 and in the case of an ownership unit, that the 
sales price for the unit conforms to the standards set forth in N.J.A.C. 590-26.6, as may be 
amended and supplemented, and, in the case of a rental unit, that the rent for the unit conforms to 
the standards set forth in N.J.A.C. 590-26.12, as may be amended and supplemented. 

"Affordable development" means a housing development of which all or a portion consists of 
restricted units. 

"Affordable housing development" means a development included in the Housing Element and 
Fair Share Plan, and includes, but is not limited to, an inclusionary development, a municipal 
construction project or a 100 percent affordable housing development. 

"Af3ordable housing program(s)" means any mechanism in a municipal Fair Share Plan prepared 
or implemented to address a municipality's fair share obligation. 

"Affordable unit" means a housing unit proposed or created pursuant to the Act, credited 
pursuant to N.J.A.C. 5:97-4, and/or funded through an affordable housing trust fund. 



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

"Age-restricted unit" means a housing unit designed to meet the needs of, and exclusively for, 
the residents of an age-restricted segment of the population such that: 1) all the residents of the 
development where the unit is situated are 62 years of age or older; or 2) at least 80 percent of 
the units are occupied by one person that is 55 years of age or older; or 3) the development has 
been designated by the Secretary of the U.S. Department of Housing and Urban Development as 
"housing for older persons" as defined in Section 807(b)(2) of the Fair Housing Act, 42 U.S.C. 5 
3607. 

"Assisted living residence" means a facility that is licensed by the New Jersey Department of 
Health and Senior Services to provide apartment-style housing and congregate dining and to 
assure that assisted living services are available when needed for four or more adult persons 
unrelated to the proprietor and that offers units containing, at a minimum, one unfurnished room, 
a private bathroom, a kitchenette and a lockable door on the unit entrance. 

"Certified household" means a household that has been certified by an Administrative Agent as a 
low-income household or moderate-income household. 

"COAH" means the Council on Affordable Housing, which is in, but not of, the Department of 
Community AfTairs of the State of New Jersey, as established by the New Jersey Fair Housing 
Act (N.J.S.A. 52:27D-301, et seq.). 

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

"Deficient housing unit" means a housing unit with health and safety code violations that require 
the repair or replacement of a major system. A major system includes weatherization, roofing, 
plumbing (including wells), heating, electricity, sanitary plumbing (including septic systems), 
lead paint abatement andlor load bearing structural systems. 

"Developer" means any person, partnership, association, company or corporation that is the legal 
or beneficial owner or owners of a lot or any land proposed to be included in a proposed 
development including the holder of an option to contract or purchase, or other person having an 
enforceable proprietary interest in such land. 

"Development" means the division of a parcel of land into two or more parcels, the construction, 
reconstruction, conversion, structural alteration, relocation, or enlargement of any use or change 
in the use of any building or other structure, or of any mining, excavation or landfill, and any use 
or change in the use of any building or other structure, or land or extension of use of land, for 
which permission may be required pursuant to N.J.S.A. 40:55D-1, et seq. 

"Inclusionary development" means a development containing both affordable units and market 
rate units. This term includes, but is not limited to: new construction, the conversion of a non- 



residential structure to residential use and the creation of new affordable units through the 
reconstruction of a vacant residential structure. 

"Low-income household" means a household with a total gross annual household income equal 
to 50 percent or less of the median household income. 

"Low-income unit" means a restricted unit that is affordable to a low-income household. 

"Major system" means the primary structural, mechanical, plumbing, electrical, fire protection, 
or occupant service components of a building which include but are not limited to, 
weatherization, roofing, plumbing (including wells), heating, electricity, sanitary plumbing 
(including septic systems), lead paint abatement or load bearing structural systems. 

"Market-rate units" means housing not restricted to low- and moderate-income households that 
may sell or rent at any price. 

"Median income" means the median income by household size for the applicable housing region, 
as adopted annually by COAH. 

"Moderate-income household" means a household with a total gross annual household income in 
excess of 50 percent but less than 80 percent of the median household income. 

"Moderate-income unit" means a restricted unit that is affordable to a moderate-income 
household. 

'Won-exempt sale" means any sale or transfer of ownership other than the transfer of ownership 
between husband and wife; the transfer of ownership between former spouses ordered as a result 
of a judicial decree of divorce or judicial separation, but not including sales to third parties; the 
transfer of ownership between family members as a result of inheritance; the transfer of 
ownership through an executor's deed to a class A beneficiary and the transfer of ownership by 
court order. 

"Random selection process" means a process by which currently income-eligible households are 
selected for placement in affordable housing units such that no preference is given to one 
applicant over another except for purposes of matching household income and size with an 
appropriately priced and sized affordable unit (e.g., by lottery). 

"Regional asset limit" means the maximum housing value in each housing region affordable to a 
four-person household with an income at 80 percent of the regional median as defined by 
COAH's adopted Regional Income Limits published annually by COAH. 

"Rehabilitation" means the repair, renovation, alteration or reconstruction of any building or 
structure, pursuant to the Rehabilitation Subcode, N.J.A.C. 5:23-6. 

"Rent" means the gross monthly cost of a rental unit to the tenant, including the rent paid to the 
landlord, as well as an allowance for tenant-paid utilities computed in accordance with 



allowances published by DCA for its Section 8 program. In assisted living residences, rent does 
not include charges for food and services. 

"Restricted unit" means a dwelling unit, whether a rental unit or an ownership unit, that is 
subject to the affordability controls of N.J.A.C. 5:80-26.1, as may be amended and 
supplemented, but does not include a market-rate unit financed under UHORP or MONI. 

"UHAC" means the Uniform Housing Affordability Controls set forth in N.J.A.C. 5:80-26, gt 
seq. 

"Very low-income household" means a household with a total gross annual household income 
equal to 30 percent or less of the median household income for the applicable housing region. 

"Very low-income unit" means a restricted unit that is affordable to a very low-income 
household. 

"Weatherization" means building insulation (for attic, exterior walls and crawl space), siding to 
improve energy efficiency, replacement storm windows, replacement storm doors, replacement 
windows and replacement doors, and is considered a major system for purposes of the 
rehabilitation program. 

Section 3. Affordable Housing Programs 

Califon Borough has determined that it will use the following programs to attempt to satisfy its 
affordable housing obligations: 

1. A rehabilitation program covering 3 units that will be available to owner-occupied and 
rental units alike. See Section 4. 

2. Continuation of the heretofore unsuccessful accessory apartments program that was 
approved by COAH for the prior round, but with modifications intended to be more consistent 
with the Highlands regulations and the Highlands Regional Master Plan. 

3. Development of a supportive special needs housing facility on the NORWESCAP site (a 
portion of Lots 20,21 and 22 in Block 6, which was previously deed restricted and conveyed by 
the Borough to NORWESCAP for this purpose), should funding become available for that 
purpose. 

4. Development of supportive special needs housing within an existing or new single family 
home elsewhere within the Borough, should a site and funding become available for that 
purpose. 

5. Development of one or more single or two-family dwellings by Habitat for Humanity, 
provided that a site and funding become available for that purpose and further provided that a 
waiver or waivers of NJDEP's Highlands Regulations be obtained for that purpose. 



6. In addition to the foregoing, in the unlikely event any property in the Borough of Califon 
that is currently zoned for nonresidential uses is subsequently rezoned for residential purposes or 
receives a use variance to permit residential development at a density of 4 units per acre or 
greater, such residential development shall provide an affordable housing set-aside of 15% if the 
affordable units will be for rent and 20% if the affordable units will be for sale. 

7. The following general guidelines apply to all developments that contain low-and 
moderate-income housing units, including any unanticipated future developments that will 
provide low- and moderate-income housing units. All developers and providers of affordable 
housing units shall consult COAH's Rules and UHAC for requirements specific to the type of 
affordable housing development proposed. 

Section 4. Rehabilitation 

Califon's rehabilitation program will result in the rehabilitation of 3 additional deficient housing 
units occupied by low- and moderate-income households within Califon Borough. It is the 
Borough's intention to fund sufficient improvements to these units such that, after rehabilitation, 
these units will comply with the New Jersey State Housing Code pursuant to N.J.A.C. 5:28. 

1 .  Califon will designate and contract with a COAH-approved Rehabilitation Administrator 
for the 3 unit rehabilitation program. 

2. Both owner-occupied and renter-occupied units shall be eligible for rehabilitation funds. 

3. All rehabilitated units shall remain affordable to low- and moderate-income households 
for a period of 10 years (the control period). For owner occupied units, the control period shall 
be enforced with a lien, and, for renter occupied units, the control period shall be enforced with a 
deed restriction. 

4. Califon Borough shall dedicate a minimum of $10,000 for each unit to be rehabilitated 
through the rehabilitation program , and all of the $10,000 (or any additional amount) shall be 
utilized for the hard costs of rehabilitation. The cost of the Rehabilitation Administrator's 
services shall be over and above the cost of the rehabilitation. 

5. The Borough of Califon shall adopt a resolution committing to fund any shortfall in the 
cost of the rehabilitation program. 

6. The Rehabilitation Administrator shall provide a rehabilitation manual for the 
rehabilitation program to be adopted by resolution of the governing body so as to ensure that 
COAH's rehabilitation program requirements are met. The manual shall be continuously 
available for public inspection in the Ofice of the Borough Clerk (also designated as the 
Borough's Affordable Housing Liaison) as well as in the ofice of the Rehabilitation 
Administrator. 



7. Units in a rehabilitation program shall be exempt from N.J.A.C. 5:97-9 and UHAC, but 
shall be administered in accordance with the following: 

a. Upon the initial rental of a vacant unit subsequent to rehabilitation, or if a renter- 
occupied unit is re-rented prior to the end of controls on affordability, the deed restriction shall 
require the unit to be rented to a low- or moderate-income household at an affordable rent and to 
be affirmatively marketed pursuant to N.J.A.C. 5:97-9 and UHAC, unless otherwise provided by 
the requirements of a Federally-funded affordable housing program that governs the 
management of the units. 

b. If a unit is renter-occupied, upon completion of the rehabilitation, the maximum 
rent shall be the lesser of the current rent or the maximum permitted rent pursuant to N.J.A.C. 
5:97-9 and UHAC, unless otherwise provided by the requirements of a Federally-funded 
affordable housing program that governs the management of the units. 

c. Rents in rehabilitated units may increase annually based on the standards in 
N. J.A.C. 5 :97-9, unless otherwise provided by the requirements of a Federally-funded affordable 
housing program that governs the management of the units. 

d. Applicant and/or tenant households shall be certified as income-eligible in 
accordance with N.J.A.C. 5:97-9 and LTHAC, unless otherwise provided by the requirements of a 
Federally-funded affordable housing program that governs the management of the units, except 
that households in owner occupied rehabilitation units shall be exempt fiom the regional asset 
limit. 

Section 5. Supportive Shared Living Housing 

1. The administration of a supportive living housing facility shall be in compliance with 
N.J.A.C. 5:97-6.10, including the administration thereof in accordance with N.J.A.C. 5:97-9 and 
UHAC, with the following exceptions: 

a. Affmative marketing (N.J.A.C. 590-26.15), provided, however, that the units or 
bedrooms shall be a h a t i v e l y  marketed to individuals with special needs in accordance with a 
plan approved by COAH's Executive Director; and 

b. Affordability average and bedroom distribution (N. J.A.C. 5:80-26.3). 

2. With the exception of units established with capital funding through a 20-year operating 
contract with the Department of Human Services, Division of Developmental Disabilities, 
supportive living housing facilities shall have the appropriate controls on affordability in 
accordance with N.J.A.C. 5:97-9 and UHAC. 

3. The service provider for a supportive living housing facility shall act as the 
Administrative Agent for the purposes of administering the affirmative marketing and 
affordability requirements for the supportive living housing facility. 



Section 6: Accessory Apartments 

1. The accessory apartment program shall be available to both low and moderate income 
units. 

2. The following provisions shall apply to an accessory apartment program: 

a. A minimum of $20,000 per unit shall be granted to subsidize the creation of each 
moderate-income accessory apartment and a minimum of $25,000 per unit shall to granted to 
subsidize the creation of each low-income accessory apartment. The subsidy may be used to 
fund actual construction costs to create the accessory apartment and/or to provide compensation 
to the owner for the reduced rental rates. The selection of the subsidy and accompanying 
restriction shall be at the discretion of the owner. 

b. In view of the septic density limits applicable within the Highlands Preservation 
Area, no new septic system shall be required or constructed to accommodate the accessory 
apartment. Consequently, the net number of bedrooms within the host unit plus the accessory 
apartment shall not exceed the number of bedrooms already existing in the host unit. 

3. The units shall comply with N.J.A.C. 5:97-9 and UHAC with the following exceptions: 

a. Control periods for rental units (N.J.A.C. 5:80-26.11 (a)); accessory apartments 
may have 10-year controls on affordability; 

b. Bedroom distribution (N.J.A.C. 5:80-26.3(b) and (c)); there is no limit on the 
number of bedrooms in each unit other than the requirement in 2.b. above that the net number bf 
bedrooms in both the host unit and the accessory apartment not exceed the number of bedrooms 
already existing in the host unit; 

c. Lowlmoderate income split (N.J.A.C. 5:80-26.3(a)); accessory apartments shall 
be exempt fiom the requirement that at least 50 percent of the units created shall be affordable to 
households earning 50 percent or less of regional median income; and 

d. Affordability average (N.J.A.C. 530-26.3(d) and (e)); however, the maximum 
rent for a moderate-income unit shall be affordable to households earning no more than 60 
percent of median income and the maximum rent for a low-income unit shall be affordable to 
households earning no more than 44 percent of median income. 

Section 7: New Construction of Affordable Housing 

1. In any (currently unanticipated) inclusionary development that will also contain market- 
priced housing, the following phasing schedule shall be followed for the delivery of the 
affordable housing units: 



Maximum Percentage of Market-Rate Minimum Percentage of Low- and 
Units Completed Moderate-Income Units Completed 

25 0 
25+1 10 
50 50 
75 75 
90 100 

2. LowIModerate Split and Bedroom Distribution of Affordable Housing Units: 

a. Affordable housing units constructed on any site shall be divided equally between 
low- and moderate-income units, except that where there is an odd number of affordable housing 
units, the extra unit shall be a low income unit. 

b. In any affordable housing development, at least 50 percent of the restricted units 
within each bedroom distribution shall be low-income units. 

c. Aflbrdable housing developments that are not age-restricted shall be structured in 
conjunction with realistic market demands such that: 

1) The combined number of efficiency and one-bedroom units shall be no 
greater than 20 percent of the total low- and moderate-income units; 

2) At least 30 percent of all low- and moderate-income units shall be two 
bedroom units; 

3) At least 20 percent of all low- and moderate-income units shall be three 
bedroom units; and 

4) The remaining units may be allocated among two and three bedroom units 
at the discretion of the developer. 

d. Affordable housing developments that are age-restricted shall be structured such 
that the number of bedrooms shall equal the number of age-restricted low- and moderate-income 
units within the inclusionary development. This standard may be met by having all one-bedroom 
units or by having a two-bedroom unit for each efficiency unit. 

3. Accessibility Requirements: 

a. The first floor of all restricted townhouse dwelling units and all restricted units in 
all other multistory buildings shall be subject to the technical design standards of the Barrier Free 
SubCode, N.J.A.C. 5:23-7 and N.J.A.C. 5:97-3.14. 



b. All restricted townhouse dwelling units and all restricted units in other multistory 
buildings in which a restricted dwelling unit is attached to at least one other dwelling unit shall 
have the following features: 

1) An adaptable toilet and bathing facility on the first floor; 

2) An adaptable kitchen on the first floor; 

3) An interior accessible route of travel on the first floor; 

4) An adaptable room that can be used as a bedroom, with a door or the 
casing for the installation of a door, on the first floor; 

5) An interior accessible route of travel between stories within an individual 
unit, except that if all of the terms of paragraphs b. 1) through b.4) above have been satisfied, an 
interior accessible route of travel shall not be required between stories within an individual unit; 
and 

6) An accessible entranceway as set forth at P.L. 2005, c. 350 (N.J.S.A. 
52:27D-31 la, et seq.) and the Barrier Free SubCode, N.J.A.C. 5:23-7 and N.J.A.C. 5:97-3.14, or 
evidence that Califon has collected funds from the developer sufficient to make 10 percent of the 
adaptable entrances in the development accessible: 

a) Where a unit has been constructed with an adaptable entrance, 
upon the request of a disabled person who is purchasing or will reside in the dwelling unit, an 
accessible entrance shall be installed. 

b) To this end, the builder of restricted units shall deposit funds 
within the Borough of Califon's Affordable Housing Trust Fund sufficient to install accessible 
entrances in 10 percent of the affordable units that have been constructed with adaptable 
entrances. 

c) The funds deposited under paragraph 6)b) above shall be used by 
the Borough of Califon for the sole purpose of making the adaptable entrance of an affordable 
unit accessible when requested to do so by a person with a disability who occupies or intends to 
occupy the unit and requires an accessible entrance. 

d) The developer of the restricted units shall submit a design plan and 
cost estimate for the conversion of adaptable to accessible entrances to the Construction Official 
of the Borough of Califon. 

e) Once the Construction Oficial has determined that the design plan 
to convert the unit entrances fiom adaptable to accessible meet the requirements of the Barrier 
Free SubCode, N.J.A.C. 5:23-7 and N.J.A.C. 5:97-3.14, and that the cost estimate of such 
conversion is reasonable, payment shall be made to the Borough's Affordable Housing Trust 



Fund in care of the Borough CFO or Borough Treasurer, as applicable, who shall ensure that the 
funds are deposited into the Mordable Housing Trust Fund and appropriately earmarked. 

6) Full compliance with the foregoing provisions shall not be required 
where an entity can demonstrate that it is "site impracticable" to meet the requirements. 
Determinations of site impracticability shall be in compliance with the Barrier Free SubCode, 
N.J.A.C. 5:23-7 and N.J.A.C. 5:97-3.14. 

4. Design: 

a. In inclusionary developments, to the extent possible, low- and moderate-income 
units shall be integrated with the market units. 

b. In inclusionary developments, low- and moderate-income units shall have access 
to all of the same common elements and facilities as the market units. 

5. Maximum Rents and Sales Prices: 

a. In establishing rents and sales prices of affordable housing units, the 
Administrative Agent shall follow the procedures set forth in LTHAC, utilizing the regional 
income limits established by COAH. 

b. The maximum rent for restricted rental units within each affordable development 
shall be affordable to households earning no more than 60 percent of median income, and the 
average rent for restricted low- and moderate-income units shall be affordable to households 
earning no more than 52 percent of median income. 

c. The developers and/or municipal sponsors of restricted rental units shall establish 
at least one rent for each bedroom type for both low-income and moderate-income units, 
provided that at least 10 percent of all low- and moderate-income rental units shall be affordable 
to very low-income households. 

d. The maximum sales price of restricted ownership units within each affordable 
development shall be affordable to households earning no more than 70 percent of median 
income, and each affordable development must achieve an affordability average of 55 percent 
for restricted ownership units; in achieving this affordability average, moderate-income 
ownership units must be available for at least three different sales prices for each bedroom type, 
and low-income ownership units must be available for at least two different sales prices for each 
bedroom type. 

e. In determining the initial sales prices and rent levels for compliance with the 
affordability average requirements for restricted units other than assisted living facilities and age- 
restricted developments, the following standards shall be used: 

1) A studio shall be affordable to a one-person household; 



2) A one-bedroom unit shall be affordable to a one and one-half person 
household; 

3) A two-bedroom unit shall be affordable to a three-person household; 

4) A three-bedroom unit shall be affordable to a four and one-half person 
household; and 

5) A four-bedroom unit shall be affordable to a six-person household. 

f. In determining the initial sales prices and rents for compliance with the 
affordability average requirements for restricted units in assisted living facilities and age- 
restricted developments, the following standards shall be used: 

1) A studio shall be affordable to a one-person household; 

2) A one-bedroom unit shall be affordable to a one and one-half person 
household; and 

3) A two-bedroom unit shall be affordable to a two-person household or to 
two one-person households. 

g. The initial purchase price for all restricted ownership units shall be calculated so 
that the monthly carrying cost of the unit, including principal and interest (based on a mortgage 
loan equal to 95 percent of the purchase price and the Federal Reserve H.15 rate of interest), 
taxes, homeowner and private mortgage insurance and condominium -or homeowner association 
fees do not exceed 28 percent of the eligible monthly income of the appropriate size household 
as determined under N.J.A.C. 5:80-26.4, as may be amended and supplemented; provided, 
however, that the price shall be subject to the affordability average requirement of N.J.A.C. 5:80- 
26.3, as may be amended and supplemented. 

h. The initial rent for a restricted rental unit shall be calculated so as not to exceed 
30 percent of the eligible monthly income of the appropriate size household, including an 
allowance for tenant paid utilities, as determined under N.J.A.C. 5230-26.4, as may be amended 
and supplemented; provided, however, that the rent shall be subject to the affordability average 
requirement of N.J.A.C. 5:80-26.3, as may be amended and supplemented. 

1. The price of owner-occupied low- and moderate-income units may increase 
annually based on the percentage increase in the regional median income limit for each housing 
region. In no event shall the maximum resale price established by the Administrative Agent be 
lower than the last recorded purchase price. 

j- The rent of low- and moderate-income units may be increased annually based on 
the permitted percentage increase in the Housing Consumer Price Index for the United States. 
This increase shall not exceed nine percent in any one year. Rents for units constructed pursuant 



to low- income housing tax credit regulations shall be indexed pursuant to the regulations 
governing low- income housing tax credits. 

Section 8. Utilities 

1. Affordable units within an inclusionary development shall utilize the same type of 
heating source as market units. 

2. Tenant-paid utilities included in the utility allowance shall be set forth in the lease and 
shall be consistent with the utility allowance approved by DCA for its Section 8 program. 

Section 9. Occupancy Standards 

In referring certified households to specific restricted units, the Administrative Agent shall, to 
the extent feasible and without causing an undue delay in the occupancy of a unit, strive to: 

1. Provide an occupant for each bedroom; 

2. Provide children of different sexes with separate bedrooms; 

3. Provide separate bedrooms for parents and children; and 

4. Prevent more than two persons fiom occupying a single bedroom. 

Section 10. Control Periods for Restricted Ownership Units and Enforcement Mechanisms 

1. Control periods for restricted ownership units shall be in accordance with N.J.A.C. 5:80- 
26.5, as may be amended and supplemented, and each restricted ownership unit shall remain 
subject to the requirements of this Ordinance for a period of at least thirty (30) years, until 
Califon takes action to release the unit fiom such requirements; prior to such action, a restricted 
ownership unit must remain subject to the requirements of N.J.A.C. 5:80-26.1, as may be 
amended and supplemented. 

2. The affordability control period for a restricted ownership unit shall commence on the 
date the initial certified household takes title to the unit. 

3. Prior to the issuance of the initial certificate of occupancy for a restricted ownership unit 
and upon each successive sale during the period of restricted ownership, the Administrative 
Agent shall determine the restricted price for the unit and shall also determine the non-restricted, 
fair market value of the unit based on either an appraisal or the unit's equalized assessed value 
without the restrictions in place. 

4. At the time of the initial sale of the unit, the initial purchaser shall execute and deliver to 
the Administrative Agent a recapture note obligating the purchaser (as well as the purchaser's 
heirs, successors and assigns) to repay, upon the first non-exempt sale after the unit's release 
from the restrictions set forth in this Ordinance, an amount equal to the difference between the 



unit's non-restricted fair market value and its restricted price, and the recapture note shall be 
secured by a recapture lien evidenced by a duly recorded mortgage on the unit. 

5. The affbrdability controls set forth in this Ordinance shall remain in effect despite the 
entry and enforcement of any judgment of foreclosure with respect to restricted ownership units. 

6. A restricted ownership unit shall be required to obtain a Continuing Certificate of 
Occupancy or a certified statement fiom the Construction Official stating that the unit meets all 
Code standards upon the first transfer of title following the removal of the restrictions provided 
under N.J.A.C. 5:80-26.5(a), as may be amended and supplemented. 

Section 11. Price Restrictions for Restricted Ownershir, Units, Homeowner Association 
Pees and Resale Prices 

Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.1, 
as may be amended and supplemented, including: 

1. The initial purchase price for a restricted ownership unit shall be approved by the 
Administrative Agent. 

2. The Administrative Agent shall approve all resale prices, in writing and in advance of the 
resale, to assure compliance with the foregoing standards. 

3. The master deeds of inclusionary developments shall provide no distinction between the 
condominium or homeowner association fees and special assessments paid by low- and 
moderate-income purchasers and those paid by market purchasers. 

4. The owners of restricted ownership units may apply to the Administrative Agent to 
increase the maximum sales price for the unit on the basis of anticipated capital improvements. 
Eligible capital improvements shall be those that render the unit suitable for a larger household 
or the addition of a bathroom. See Section 12. 

Section 12. Buver Income Eligibility 

1. Buyer income eligibility for restricted ownership units shall be in accordance with 
N.J.A.C. 590-26.1, as may be amended and supplemented, such that low-income ownership 
units shall be reserved for households with a gross household income less than or equal to 50 
percent of median income and moderate-income ownership units shall be reserved for 
households with a gross household income less than 80 percent of median income. 

2. Notwithstanding the foregoing, however, the Administrative Agent may, subject to 
COAH's approval, permit moderate-income purchasers to buy low-income units in housing 
markets determined by COAH to have an insufficient number of eligible low-income purchasers 
to permit prompt occupancy of the units. All such low-income units to be sold to moderate- 
income households shall retain the required pricing restrictions for low-income units. 



3. A certified household that purchases a restricted ownership unit must occupy it as the 
certified household's principal residence and shall not lease the unit; provided, however, that the 
Administrative Agent may permit the owner of a restricted ownership unit, upon application and 
a showing of hardship, to lease the restricted unit to a certified household for a period not to 
exceed one year. 

4. The Administrative Agent shall certify a household as eligible for a restricted ownership 
unit when the household is a low-income household or a moderate-income household, as 
applicable to the unit, and the estimated monthly housing cost for the particular unit (including 
principal, interest, taxes, homeowner and private mortgage insurance and condominium or 
homeowner association fees, as applicable) does not exceed 33 percent of the household's 
eligible monthly income. 

Section 13. Limitations on Indebtedness Secured bv Ownership Unit; Subordination 

1. Prior to incurring any indebtedness to be secured by a restricted ownership unit, the 
owner shall apply to the Administrative Agent for a determination in writing that the proposed 
indebtedness complies with the provisions of this Section, and the Administrative Agent shall 
issue such determination prior to the owner incurring such indebtedness. 

2. With the exception of First Purchase Money Mortgages, neither an owner nor a lender 
shall at any time cause or permit the total indebtedness secured by a restricted ownership unit to 
exceed 95 percent of the maximum allowable resale price of the unit, as such price is determined 
by the Administrative Agent in accordance with N.J.A.C.5:80-26.6(b). 

Section 14. Capital Improvements To Ownership Units 

1. The owners of restricted ownership units may apply to the Administrative Agent to 
increase the maximum sales price for the unit on the basis of capital improvements made since 
the purchase of the unit. Eligible capital improvements shall be those that render the unit 
suitable for a larger household or that add an additional bathroom. In no event shall the 
maximum sales price of an improved housing unit exceed the limits of affordability for the larger 
household. 

2. Upon the resale of a restricted ownership unit, all items of property that are permanently 
affixed to the unit or were included when the unit was initially restricted (for example, 
refrigerator, range, washer, dryer, dishwasher, wall-to-wall carpeting) shall be included in the 
maximum allowable resale price. Other items may be sold to the purchaser at a reasonable price 
that has been approved by the Administrative Agent at the time of the signing of the agreement 
to purchase. The purchase of central air conditioning installed subsequent to the initial sale of 
the unit and not included in the base price may be made a condition of the unit resale provided 
the price, which shall be subject to 10-year, straight-line depreciation, has been approved by the 
Administrative Agent. Unless otherwise approved by the Administrative Agent, the purchase of 
any property other than central air conditioning shall not be made a condition of the unit resale. 
The owner and the purchaser must personally certify at the time of closing that no unapproved 



transfer of h d s  for the purpose of selling and receiving property has taken place at the time of 
or as a condition of resale. 

Section 15. Control Periods for Restricted Rental Units 

1. Control periods for restricted rental units shall be in accordance with N.J.A.C. 5:80- 
26.1 1, as may be amended and supplemented, and each restricted rental unit shall remain subject 
to the requirements of this Ordinance for a period of at least 30 years, until Califon Borough 
takes action to release the unit fiom such requirements. Prior to such action, a restricted rental 
unit must remain subject to the requirements of N.J.A.C. 5530-26.1, as may be amended and 
supplemented. 

2. Deeds of all real property that include restricted rental units shall contain deed restriction 
language. The deed restriction shall have priority over all mortgages on the property, and the 
deed restriction shall be filed by the developer or seller with the records office of the County of 
Hunterdon. A copy of the filed document shall be provided to the Administrative Agent within 
30 days of the receipt of a Certificate of Occupancy. 

3. A restricted rental unit shall remain subject to the affordability controls of this Ordinance 
despite the occurrence of any of the following events: 

a. Sublease or assignment of the lease of the unit; 

b. Sale or other voluntary transfer of the ownership of the unit; or 

3. The entry and enforcement of any judgment of foreclosure on the property 
containing the unit. 

Section 16. Rent Restrictions for Rental Units; Leases 

1. A written lease shall be required for all restricted rental units and tenants shall be 
responsible for security deposits and the full amount of the rent as stated on the lease. A copy of 
the current lease for each restricted rental unit shall be provided to the Administrative Agent. 

2. No additional fees or charges shall be added to the approved rent (except, in the case of 
units in an assisted living residence, to cover the customary charges for food and services) 
without the express written approval of the Administrative Agent. 

3. Application fees (including the charge for any credit check) shall not exceed five percent 
of the monthly rent of the applicable restricted unit and shall be payable to the Administrative 
Agent to be applied to the costs of administering the controls applicable to the unit as set forth in 
this Ordinance. 



Section 17. Tenant Income Eligibility 

1. Tenant income eligibility shall be in accordance with N.J.A.C. 5:80-26.13, as may be 
amended and supplemented, and shall be determined as follows: 

a. Very low-income rental units shall be reserved for households with a gross 
household income less than or equal to 30 percent of median income. 

b. Low-income rental units shall be reserved for households with a gross household 
income less than or equal to 50 percent of median income. 

c. Moderate-income rental units shall be reserved for households with a gross 
household income less than 80 percent of median income. 

2. The Administrative Agent shall certify a household as eligible for a restricted rental unit 
when the household is a very low-income household, low-income household or a moderate- 
income household, as applicable to the unit, and the rent proposed for the unit does not exceed 
35 percent (40 percent for age-restricted units) of the household's eligible monthly income as 
determined pursuant to N.J.A.C. 590-26.16, as may be amended and supplemented; provided, 
however, that this limit may be exceeded if one or more of the following circumstances exists: 

a. The household currently pays more than 35 percent (40 percent for households 
eligible for age-restricted units) of its gross household income for rent, and the proposed rent will 
reduce its housing costs; 

b. The household has consistently paid more than 35 percent (40 percent for 
households eligible for age-restricted units) of eligible monthly income for rent in the past and 
has proven its ability to pay; 

c. The household is currently in substandard or overcrowded living conditions; 

d. The household documents the existence of assets with which the household 
proposes to supplement the rent payments; or 

e. The household documents proposed third-party assistance from an outside source 
such as a family member in a form acceptable to the Administrative Agent and the owner of the 
unit. 

3. The applicant shall file documentation sufficient to establish the existence of the 
circumstances in 1 .a. through 2.e. above with the Administrative Agent, who shall counsel the 
household on budgeting. 

Section 18. Municipal Housing Liaison 

1. COAH requires municipalities to appoint a specific municipal employee to serve as a 
Municipal Housing Liaison responsible for administering the affordable housing program, 



including affordability controls, the Affirmative Marketing Plan, monitoring and reporting, and, 
where applicable, supervising any contracted Administrative Agent. Califon Borough has 
adopted an Ordinance creating the position of Municipal Housing Liaison and has adopted a 
resolution appointing a Municipal Housing Liaison. 

2. The Municipal Housing Liaison shall be responsible for oversight and administration of 
the affordable housing program for the Borough, including the following responsibilities which 
may not be contracted out to the Administrative Agent: 

a. Serving as the Borough's primary point of contact for all inquiries fiom the State, 
affordable housing providers, Administrative Agents and interested households; 

b. Monitoring the status of all restricted units in the Fair Share Plan; 

c. Compiling, verifying and submitting annual monitoring reports as required by 
COAH; 

d. Coordinating meetings with affordable housing providers and Administrative 
Agents, as needed; and 

e. Attending continuing education opportunities on affordability controls, 
compliance monitoring and affirmative marketing as offered or approved by COAH. 

3. Subject to the approval of COAH, the Borough of Califon shall designate an 
Administrative Agent to administer newly created or newly constructed affordable units in 
accordance with N.J.A.C. 5:96, N.J.A.C. 5:97 and UHAC. An Operating Manual shall be 
provided by the Administrative Agent to be adopted by resolution of the governing body and 
subject to approval of COAH. The Operating Manual shall be available for public inspection in 
the Office of the Borough Clerk and in the office of the Administrative Agent. The Municipal 
Housing Liaison shall supervise the contracting Administrative Agent. 

Section 19. Administrative Agent 

The Administrative Agent shall perform the duties and responsibilities of an Administrative 
Agent as set forth in UHAC, including those set forth in Sections 590-26.14, 16 and 18 thereof, 
which include: 

1. Affimative Marketing: 

a. Conducting an outreach process to affirmatively market affordable housing units 
in accordance with the AfErmative Marketing Plan of the Borough of Califon and the provisions 
of N.J.A.C. 5:80-26.15; and 

b. Providing counseling or contracting to provide counseling services to low- and 
moderate-income applicants on subjects such as budgeting, credit issues, mortgage qualification, 
rental lease requirements, and landlordtenant law. 



2. Household Certification: 

a. Soliciting, scheduling, conducting and following up on interviews with interested 
households; 

b. Conducting interviews and obtaining sufficient documentation of gross income 
and assets upon which to base a determination of income eligibility for a low- or moderate- 
income unit; 

c. Providing written notification to each applicant as to the determination of 
eligibility or non-eligibility; 

d. Requiring that all certified applicants for restricted units execute a certificate 
substantially in the form, as applicable, of either the ownership or rental certificates set forth in 
Appendices J and K of N.J.A.C. 5:80-26.1 et seq.; 

e. Creating and maintaining a referral list of eligible applicant households living in 
the housing region and eligible applicant households with members working in the housing 
region where the units are located; and 

f. Employing a random selection process as provided in the Affirmative Marketing 
Plan and the Affordable Housing Operating Manual of the Borough of Califon when referring 
households for certification to affordable units. 

3. Affordability Controls: 

a. Furnishing to attorneys or closing agents forms of deed restrictions and mortgages 
for recording at the time of conveyance of title of each restricted unit; 

b. Creating and maintaining a file on each restricted unit for its control period, 
including the recorded deed with restrictions, recorded mortgage and note, as appropriate; 

c. Ensuring that the removal of the deed restrictions and cancellation of the 
mortgage note are effectuated and properly filed with the Hunterdon County Register of Deeds 
or Hunterdon County Clerk's office after the termination of the affordability controls for each 
restricted unit; 

d. Communicating with lenders regarding foreclosures; and 

e. Ensuring the issuance of Continuing Certificates of Occupancy or certifications 
pursuant to N.J.A.C. 5:80-26.10. 

4. Resales and Rerentals: 



a. Instituting and maintaining an effective means of communicating information 
between owners and the Administrative Agent regarding the availability of restricted units for 
resale or rerental; and 

b. Instituting and maintaining an effective means of communicating information to 
low- and moderate-income households regarding the availability of restricted units for resale or 
re-rental. 

5.  Processing Requests fiom Unit Owners: 

a. Reviewing and approving requests for determination fiom owners of restricted 
units who wish to take out home equity loans or refinance during the term of their ownership that 
the amount of indebtedness to be incurred will not violate the terms of this Ordinance; 

b. Reviewing and approving requests to increase sales prices fiom owners of 
restricted units who wish to make capital improvements to the units that would affect the selling 
price, such authorizations to be limited to those improvements resulting in additional bedrooms 
or bathrooms and the depreciated cost of central air conditioning systems; 

c. Notifying the municipality of an owner's intent to sell a restricted unit; and 

d. Making determinations on requests by owners of restricted units for hardship 
waivers. 

6. Enforcement: 

a. Securing annually fiom the municipality a list of all affordable housing units for 
which tax bills are mailed to absentee owners, and notifying all such owners that they must either 
move back to their unit or sell it; 

b. Securing fiom all developers and sponsors of restricted units, at the earliest point 
of contact in the processing of the project or development, written acknowledgement of the 
requirement that no restricted unit can be offered, or in any other way committed, to any person, 
other than a household duly certified to the unit by the Administrative Agent; 

c. The posting annually in all rental properties, including two-family homes, of a 
notice as to the maximum permitted rent together with the telephone number of the 
Administrative Agent where complaints of excess rent or other charges can be made; 

d. Sending annual mailings to all owners of affordable dwelling units, reminding 
them of the notices and requirements outlined in N.J.A.C. 5:80-26.18(d)4; 

e. Establishing a program for diverting un1awfi.d rent payments to the municipality's 
AfTordable Housing Trust Fund or other appropriate municipal fund approved by the DCA; and 



f. Creating and publishing a written operating manual, as approved by COAH, 
setting forth procedures for administering the affordability controls. 

7. Additional Responsibilities: 

a. The Administrative Agent shall have the authority to take all actions necessary 
and appropriate to carry out its responsibilities, hereunder. 

b. The Administrative Agent shall prepare monitoring reports for submission to the 
Municipal Housing Liaison in time for their submission by the Municipal Housing Liaison to 
COAH, as required by COAH. 

c. The Administrative Agent shall attend continuing education sessions on 
affordability controls, compliance monitoring, and affirmative marketing as offered or approved 
by COAH. 

Section 20. Affirmative Marketing Requirements 

1. The Borough of Califon shall adopt by resolution an m a t i v e  Marketing Plan that is 
compliant with N.J.A.C. 5:80-26.15, as may be amended and supplemented. 

2. The Affmative Marketing Plan is a regional marketing strategy designed to attract 
buyers andlor 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 housing units which are being marketed by a developer, 
sponsor or owner of affordable housing. The Affirmative Marketing Plan is intended to target 
those potentially eligible persons who are least likely to apply for affordable units in that region. 
It is a continuing program that directs marketing activities toward COAH Housing Region 3 and 
is required to be followed throughout the period of restriction. 

3. The Affirmative Marketing Plan shall provide a regional preference for all households 
that live and/or work in COAH Housing Region 3, comprised of Hunterdon, Somerset and 
Middlesex Counties. 

4. The municipality has the ultimate responsibility for adopting the Affirmative Marketing 
Plan and for the proper administration of the AfFirmative Marketing Program, including initial 
sales and rentals and resales and rerentals. The Administrative Agent designated by the Borough 
of Califon shall implement the Affirmative Marketing Plan to assure the affirmative marketing 
of all affordable units. 

5.  In implementing the Affirmative Marketing Plan, the Administrative Agent shall provide 
a list of counseling services to low- and moderate-income applicants on subjects such as 
budgeting, credit issues, mortgage qualification, rental lease requirements, and. landlordtenant 
law. 



6. The Affirmative Marketing Plan shall describe the media to be used in advertising and 
publicizing the availability of housing. In implementing the Affirmative Marketing Plan, the 
Administrative Agent shall consider the use of language translations where appropriate. 

7. The affirmative marketing process for available affordable units shall begin at least four 
months prior to the expected date of occupancy. 

8. Applications for affordable housing shall be available in several locations, including, at a 
minimum, the County Administration Building and/or the County Library for each county within 
the housing region; Borough Hall; and the developer's sales or rental office. Applications shall 
be mailed to prospective applicants upon request. 

9. The costs of advertising and a K i a t i v e  marketing of the affordable units shall be the 
responsibility of the developer, sponsor or owner. 

Section 21. Enforcement of Affordable Housing Regulations 

1. Upon the occurrence of a breach of any of the regulations governing the affordable unit 
by an Owner, Developer or Tenant, the municipality shall have all remedies provided at law or 
equity, including but not limited to foreclosure, tenant eviction, a requirement for household 
recertification, acceleration of all sums due under a mortgage, recuperation of any funds fiom a 
sale in violation of the regulations, injunctive relief to prevent further violation of the 
regulations, entry on the premises, and specific performance. 

2. After providing written notice of a violation to an Owner, Developer or Tenant of a low- 
or moderate-income unit and advising the Owner, Developer or Tenant of the penalties for such 
violations, the municipality may take the following action(s) against the Owner, Developer or 
Tenant for any violation that remains uncured for a period of 60 days after service of the written 
notice: 

a. The municipality may file a court action pursuant to N.J.S.A. 2A:58-11 alleging a 
violation or violations of the regulations governing the affordable housing unit. If the Owner, 
Developer or Tenant is adjudged by the Court to have violated any provision of the regulations 
governing affordable housing units the Owner, Developer or Tenant shall be subject to one or 
more of the following penalties, at the discretion of the Court: 

1) A fine of not more than $500.00 per day or imprisonment for a period not 
to exceed 90 days, or both, provided that each and every day that the violation continues or exists 
shall be considered a separate and specific violation of these provisions and not a continuation of 
the initial offense; 

2) In the case of an Owner who has rented a low- or moderate-income unit in 
violation of the regulations governing affordable housing units, payment into the Borough of 
Califon Affordable Housing Trust Fund of the gross amount of rent illegally collected; 



3) In the case of an Owner who has rented a low- or moderate-income unit in 
violation of the regulations governing affordable housing units, payment of an innocent tenant's 
reasonable relocation costs, as determined by the Court. 

b. The municipality may file a court action in the Superior Court seeking a judgment 
that would result in the termination of the Owner's equity or other interest in the unit, in the 
nature of a mortgage foreclosure. Any such judgment shall be enforceable as if the same were a 
judgment of default of the First Purchase Money Mortgage and shall constitute a lien against the 
low- or moderate-income unit. 

1) The judgment shall be enforceable, at the option of the municipality, by 
means of an execution sale by the Sheriff, at which time the low- and moderate-income unit of 
the violating Owner shall be sold at a sale price which is not less than the amount necessary to 
fully satisfl and pay off any First Purchase Money Mortgage and prior liens and the costs of the 
enforcement proceedings incurred by the municipality, including attorney's fees. The violating 
Owner shall have his right to possession terminated as well as his title conveyed pursuant to the 
Sheriffs sale. 

2) The proceeds of the Sheriffs sale shall first be applied to satisfy the First 
Purchase Money Mortgage lien and any prior liens upon the low- and moderate-income unit. 
The excess, if any, shall be applied to reimburse the municipality for any and all costs and 
expenses incurred in connection with either the court action resulting in the judgment of 
violation or the Sheriffs sale. In the event that the proceeds fi-om the Sheriffs sale are 
insufficient to reimburse the municipality in full as aforesaid, the violating Owner shall be 
personally responsible for the full extent of such deficiency, in addition to any and all costs 
incurred by the municipality in connection with collecting such deficiency. In the event that a 
surplus remains after satisfling all of the above, such surplus, if any, shall be placed in escrow 
by the municipality for the Owner and shall be held in such escrow for a maximum period of two 
years or until such earlier time as the Owner shall make a claim with the municipality for such. 
Failure of the Owner to claim such balance within the two-year period shall automatically result 
in a forfeiture of such balance to the municipality. Any interest accrued or earned on such 
balance while being held in escrow shall belong to and shall be paid to the municipality, whether 
such balance shall be paid to the Owner or forfeited to the municipality. 

3) Foreclosure by the municipality due to violation of the regulations 
governing affordable housing units shall not extinguish the restrictions of the regulations 
governing affordable housing units as the same apply to the low- and moderate-income unit. 
Title shall be conveyed to the purchaser at the Sheriff's sale, subject to the restrictions and 
provisions of the regulations governing the affordable housing unit. The Owner determined to 
be in violation of the provisions of this plan and fi-om whom title and possession were taken by 
means of the Sheriffs sale shall not be entitled to any right of redemption. 

4) If there are no bidders at the Sheriffs sale, or if insufficient amounts are 
bid to satisfl the First Purchase Money Mortgage and any prior liens, the municipality may 
acquire title to the low- and moderate-income unit by satisfying the First Purchase Money 
Mortgage and any prior liens and crediting the violating owner with an amount equal to the 



difference between the First Purchase Money Mortgage and any prior liens and costs of the 
enforcement proceedings, including legal fees and the maximum resale price for which the low- 
and moderate-income unit could have been sold under the terms of the regulations governing 
afTordable housing units. This excess shall be treated in the same manner as the excess which 
would have been realized fiom an actual sale as previously described. 

5 )  Failure of the low- and moderate-income unit to be either sold at the 
SheriRs sale or acquired by the municipality shall obligate the Owner to accept an offer to 
purchase fiom any qualified purchaser which may be referred to the Owner by the municipality, 
with such offer to purchase being equal to the maximum resale price of the low- and moderate- 
income unit as permitted by the regulations governing affordable housing units. 

6) The Owner shall remain fully obligated, responsible and liable for 
complying with the terms and restrictions of governing affordable housing units until such time 
as title is conveyed fiom the Owner 

Section 22. Appeals 

Appeals fiom all decisions of an Administrative Agent appointed pursuant to this Ordinance 
shall be filed in writing with the Executive Director of COAH. 

REPEALER 

All Ordinances or parts of Ordinances inconsistent herewith are repealed as to such 

inconsistencies. 

SEVERABILITY 

If any section, subsection, sentence, clause, phrase or portion of this Ordinance is for any 

reason held invalid or unconstitutional by any court of competent jurisdiction, such portion shall 

be deemed a separate, distinct and independent provision, and such holding shall not affect the 

validity of the remaining portions thereof. 

EFFECTIVE DATE 

This Ordinance shall take effect upon passage and publication as provided by law. 



ATTEST: BOROUGH OF CALIFON 

Laura Eidsvaag, RMC, The Honorable Charles Daniel, 
Borough Clerk Mayor 



APPENDIX B 
AFFIRMATIVE MARKETING PLAN 



RESOLUTION 
OF THE MAYOR AND COUNCIL OF THE 

BOROUGH OF CALIFON, COUNTY OF HUNTERDON 
STATE OF NEW JERSEY 

ADOPTING THE 'AFFIRMATIVE MARKETING PLAN' 
FOR THE BOROUGH OF CALIFON 

WHEREAS, in accordance with the regulations of COAH pursuant to N.J.A.C. 5:97-1, 
et seq., and the New Jersey Uniform Housing Affordability Controls pursuant to N.J.A.C. 5:80- 
26-1, et seq., the Borough of Califon is required to adopt by resolution an Affirmative Marketing 
Plan to ensure that all affordable housing units created, including those created by the 
rehabilitation of rental housing units within the Borough of Califon, are affirmatively marketed 
to low and moderate income households, particularly those living and/or working within 
Housing Region 3, the COAH Housing Region encompassing the Borough of Califon. 

NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Council of the Borough 
of Califon, County of Hunterdon, State of New Jersey, do hereby adopt the following 
M m a t i v e  Marketing Plan: 

Affiiative Marketinp Plan 

A. All affordable housing units in the Borough of Califon shall be marketed in accordance 
with the provisions herein unless otherwise provided in COAH's Rules at N.J.A.C. 5:97- 
1, et seq. 

B. This Affimative Marketing Plan shall apply to all developments that contain or will 
contain low and moderate income units, including those that are part of the Borough's 
prior round Fair Share Plan and its current Fair Share Plaq and those that may be 
constructed in future developments not yet anticipated by the Fair Share Plan. This 
Affiirmative Marketing Plan shall also apply to any rehabilitated rental units that are 
vacated and re-rented during the applicable period of controls for rehabilitated rental 
units. 

C. The Affirmative Marketing Plan shall be implemented by an Administrative Agent 
designated by and/or under contract to the Borough of Califon. All of the costs of 
advertising and affirmatively marketing affordable housing units shall be borne by the 
developer/seller/owner of the affordable unit(s). 

D. In implementing the Affmative Marketing Plan, the Administrative Agent, acting on 
behalf of the Borough of Califon, shall undertake all of the following strategies: 



1. Publication of one advertisement in a newspaper of general circulation within the 
housing region. 

2. Broadcast of one advertisement by a radio or television station broadcasting 
throughout the housing region. 

3. At least one additional regional marketing strategy using one of the other sources 
listed below. 

E. The Affirmative Marketing Plan is a regional marketing strategy 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 housing units which are being 
marketed by a developer or sponsor of affordable housing. The Affirmative Marketing 
Plan is also intended to target those potentially eligible persons who are least likely to 
apply for affordable units in that region. It is a continuing program that directs all 
marketing activities toward the COAH Housing Region in which the municipality is 
located and covers the entire period of the deed restriction for each restricted housing 
unit. The Borough of Califon is located in COAH Housing Region 3, consisting of 
Hunterdon, Somerset and Middlesex Counties. 

F. The Affirmative Marketing Plan is a continuing program intended to be followed 
throughout the entire period of restrictions and shall meet the following requirements: 

1. All newspaper articles, announcements and requests for applications for low and 
moderate income units shall appear in the Hunterdon Democrat, the Courier 
News and the Home News Tribune. 

2. The primary marketing shall take the form of at least one press release and a paid 
display advertisement in the above newspapers once a week for four consecutive 
weeks. Additional advertising and publicity shall be on an "as needed" basis. 
The developerlowner shall disseminate all public service announcements and pay 
for display advertisements. The developerlowner shall provide proof of 
publication to the Administrative Agent. All press releases and advertisements 
shall be approved in advance by the Administrative Agent. 

3. The advertisement shall include a description of the: 

a. Location of the units; 

b Directions to the units; 

c. Range of prices for the units; 

d. Size, as measured in bedrooms, of units; 



e. Maximum income permitted to qualify for the units; 

f. Location of applications; 

g. Business hours when interested households may obtain an application; and 

h. Application fees. 

4. Newspaper articles, announcements and information on where to request 
applications for low and moderate income housing shall appear at least once a 
week for four consecutive weeks in at least three locally oriented weekly 
newspapers within the region, one of which shall be circulated primarily in 
Hunterdon County and the other two of which shall be circulated primarily 
outside of Hunterdon County but within the housing region. 

5.  The following regional cable television stations or regional radio stations shall be 
used during the first month of advertising. The developer must provide 
satisfactory proof of public dissemination: 

c. WCBS (880 AM) 

d. Comcast of Central New Jersey 

e. Cablevision of Raritan Valley 

G. Applications, brochure(s), sign(s) and/or poster(s) used as part of the affirmative 
marketing program shall be availablelposted in the following locations: 

1. Califon Borough Hall 

2. Califon Borough Web Site (if applicable) 

3. Developer's SaleshZental Offices 

4. Hunterdon County Administration Building 

5. Somerset County Administration Building 

6. Middlesex County Administration Building 

7. Hunterdon County Library (all branches). 



9. Somerset County Library (all branches) 

10. Middlesex County Library (all branches) 

Applications shall be mailed by the Administrative Agent and Municipal Housing 
Liaison to prospective applicants upon request. Also, applications shall be available at 
the developer's saleslrental office and shall be mailed to prospective applicants upon 
request. 

H. The Administrative Agent shall develop, maintain and update a list of community contact 
person(s) and/or organizations(s) in Hunterdon, Somerset and Middlesex Counties that 
will aid in the affirmative marketing program with particular emphasis on contacts that 
will reach out to groups that are least likely to apply for housing within the region, 
including major regional employers identified in Attachment A, Part 111, Marketing, 
Section 3d of COAH's Affirmative Fair Housing Marketing Plan for Affordable 
Housing in Region 3 (attached to and hereby made part of this Resolution). 

1. Quarterly informational flyers and applications shall be sent to each of the 
following agencies for publication in their journals and for circulation among 
their members: 

Hunterdon County Board of Realtors 
Somerset County Board of Realtors 
Middlesex County Board of Realtors 

2. Quarterly informational circulars and applications shall be sent to the 
administrators of each of the following agencies within the counties of Hunterdon, 
Somerset and Middlesex: 

Welfare or Social Service Board (via the Director) 
Rental Assistance Office (local office of DCA) 
Office on Aging 
Housing Authority (municipal or county) 
Community Action Agencies 
Community Development Departments 

3. Quarterly informational circulars and applications shall be sent to the chief 
personnel administrators of all of the major employers within the region, as listed 
on Attachment A, Part 111, Marketing, Section 3d. 



I. The following is a listing of community contact person(s) and/or organizations in 
Hunterdon, Somerset and Middlesex Counties that will aid in the affirmative marketing 
program and provide guidance and counseling services to prospective occupants of low 
and moderate income units: 

1. Somerset County Coalition on Affordable Housing, 600 First Avenue, Suite 3, 
Raritan, NJ 08869 

2. Brunswick and Raritan Housing Corporation, P.O. Box 11575, New Brunswick, 
NJ 08906 

3. Housing Coalition of New Jersey, 78 New Street, 3rd Floor, New Brunswick, NJ 
08901 

4. Northwest New Jersey Community Action Program, Inc. (NORWESCAP), 350 
Marshall Street, Phillipsburg, NJ 08865 

J. A random selection method to select occupants of low and moderate income housing will 
be used by the Administrative Agent, in conformance with N.J.A.C. 590-26.16 (1). The 
Affirmative Marketing Plan shall provide a regional preference for all households that 
live andlor work in COAH Housing Region 3 comprised of Hunterdon, Somerset and 
Middlesex Counties. 

The Administrative Agent shall administer the Mirmative Marketing Plan. The 
Administrative Agent has the responsibility to income qualify low and moderate income 
households; to place income eligible households in low and moderate income units upon 
initial occupancy; to provide for the initial occupancy of low and moderate income units 
with income qualified households; to continue to qualify households for re-occupancy of 
units as they become vacant during the period of affordability controls; to assist with 
outreach to low and moderate income households; and to enforce the terms of the deed 
restriction and mortgage loan as per N.J.A.C 530-26-1, et seq. 

K. The Administrative Agent shall provide or direct qualified low and moderate income 
applicants to counseling services on subjects such as budgeting, credit issues, mortgage 
qualifications, rental lease requirements and landlordtenant law and shall develop, 
maintain and update a list of entities and lenders willing and able to perform such 
services. 

L. All developers/owners of low and moderate income housing units shall be required to 
undertake and pay the costs of the marketing of the affordable units in their respective 
developments, subject to the direction and supervision of the Administrative Agent. 

M. The implementation of the AfXrmative Marketing Plan for a development that includes 
affordable housing shall commence at least 120 days before the issuance of either a 
temporary or permanent certificate of occupancy. The implementation of the Affirmative 



RESOLUTION 
OF THE MAYOR AND COUNCIL OF THE 

BOROUGH OF CALIFON, COUNTY OF HUNTERDON 
STATE OF NEW JERSEY 

ADOPTING THE 'AFFIRMATIVE MARKETING PLAN' 
FOR THE BOROUGH OF CALIFON 

Resolution 201 0-65 

WHEREAS, in accordance with the regulations of COAH pursuant to N.J.A.C. 5:97-1, 
et seq., and the New Jersey Uniform Housing Affordability Controls pursuant to N.J.A.C. 5:80- 
26-1, et seq., the Borough of Califon is required to adopt by resolution an Affirmative Marketing 
Plan to ensure that all affordable housing units created, including those created by the 
rehabilitation of rental housing units within the Borough of Califon, are affirmatively marketed 
to low and moderate income households, particularly those living and/or working within 
Housing Region 3, the COAH Housing Region encompassing the Borough of Califon. 

NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Council of the Borough 
of Califon, County of Hunterdon, State of New Jersey, do hereby adopt the following 
Affirmative Marketing Plan: 

Affirmative market in^ Plan 

A. All affordable housing units in the Borough of Califon shall be marketed in accordance 
with the provisions herein unless otherwise provided in COAHYs Rules at N.J.A.C. 5:97- 
1, et seq. 

B. This Affirmative Marketing Plan shall apply to all developments that contain or will 
contain low and moderate income units, including those that are part of the Borough's 
prior round Fair Share Plan and its current Fair Share Plan and those that may be 
constructed in future developments not yet anticipated by the Fair Share Plan. This 
Affirmative Marketing Plan shall also apply to any rehabilitated rental units that are 
vacated and re-rented during the applicable period of controls for rehabilitated rental 
units. 

C. The Affirmative Marketing Plan shall be implemented by an Administrative Agent 
designated by andlor under contract to the Borough of Califon. All of the costs of 
advertising and affirmatively marketing affordable housing units shall be borne by the 
developer/seller/owner of the affordable unit(s). 

D. In implementing the Affirmative Marketing Plan, .the Administrative Agent, acting on 
behalf of the Borough of Califon, shall undertake all of the following strategies: 



1. Publication of one advertisement in a newspaper of general circulation within the 
housing region. 

2. Broadcast of one advertisement by a radio or television station broadcasting 
throughout the housing region. 

3. At least one additional regional marketing strategy using one of the other sources 
listed below. 

E. The Affirmative Marketing Plan is a regional marketing strategy 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 housing units which are being 
marketed by a developer or sponsor of affordable housing. The Affirmative Marketing 
Plan is also intended to target those potentially eligible persons who are least likely to 
apply for affordable units in that region. It is a continuing program that directs all 
marketing activities toward the COAH Housing Region in which the municipality is 
located and covers the entire period of the deed restriction for each restricted housing 
unit. The Borough of Califon is located in COAH Housing Region 3, consisting of 
Hunterdon, Somerset and Middlesex Counties. 

F. The Affirmative Marketing Plan is a continuing program intended to be followed 
throughout the entire period of restrictions and shall meet the following requirements: 

1. All newspaper articles, announcements and requests for applications for low and 
moderate income units shall appear in the Hunterdon Democrat, the Courier 
News and the Home News Tribune. 

2 .  The primary marketing shall take the form of at least one press release and a paid 
display advertisement in the above newspapers once a week for four consecutive 
weeks. Additional advertising and publicity shall be on an "as needed" basis. 
The developerlowner shall disseminate all public service announcements and pay 
for display advertisements. The developerlowner shall provide proof of 
publication to the Administrative Agent. All press releases and advertisements 
shall be approved in advance by the Administrative Agent. 

3. The advertisement shall include a description of the: 

a. Location of the units; 

b Directions to the units; 

c. Range of prices for the units; 

d. Size, as measured in bedrooms, of units; 



e. Maximum income permitted to qualify for the units; 

f. Location of applications; 

g. Business hours when interested households may obtain an application; and 

h. Application fees. 

4. Newspaper articles, announcements and information on where to request 
applications for low and moderate income housing shall appear at least once a 
week for four consecutive weeks in at least three locally oriented weekly 
newspapers within the region, one of which shall be circulated primarily in 
Hunterdon County and the other two of which shall be circulated primarily 
outside of Hunterdon County but within the housing region. 

5. The following regional cable television stations or regional radio stations shall be 
used during the first month of advertising. The developer must provide 
satisfactory proof of public dissemination: 

a. WKXW (1 0 1.5 FM) 

c. WCBS (880 AM) 

d. Comcast of Central New Jersey 

e. Cablevision of Raritan Valley 

G. Applications, brochure(s), sign(s) and/or poster(s) used as part of the affirmative 
marketing program shall be availablelposted in the following locations: 

1. Califon Borough Hall 

2. Califon Borough Web Site (if applicable) 

3. Developer's SalesIRental Offices 

4. Hunterdon County Administration Building 

5. Somerset County Administration Building 

6. Middlesex County Administration Building 

7.  Hunterdon County Library (all branches). 



9. Somerset County Library (all branches) 

10. Middlesex County Library (all branches) 

Applications shall be mailed by the Administrative Agent and Municipal Housing 
Liaison to prospective applicants upon request. Also, applications shall be available at 
the developer's salesfrental office and shall be mailed to prospective applicants upon 
request. 

H. The Administrative Agent shall develop, maintain and update a list of community contact 
person(s) andlor organizations(s) in Hunterdon, Somerset and Middlesex Counties that 
will aid in the affirmative marketing program with particular emphasis on contacts that 
will reach out to groups that are least likely to apply for housing w i t h  the region, 
including major regional employers identified in Attachment A, Part 111, Marketing, 
Section 3d of COAH's Affirmative Fair Housing Marketing Plan for Affordable 
Housing in Region 3 (attached to and hereby made part of this Resolution). 

1. Quarterly informational flyers and applications shall be sent to each of the 
following agencies for publication in their journals and for circulation among 
their members: 

Hunterdon County Board of Realtors 
Somerset County Board of Realtors 
Middlesex County Board of Realtors 

2. Quarterly informational circulars and applications shall be sent to the 
administrators of each of the following agencies within the counties of Hunterdon, 
Somerset and Middlesex: 

Welfare or Social Service Board (via the Director) 
Rental Assistance Office (local office of DCA) 
Office on Aging 
Housing Authority (municipal or county) 
Community Action Agencies 
Community Development Departments 

3. Quarterly informational circulars and applications shall be sent to the chief 
personnel administrators of all of the major employers within the region, as listed 
on Attachment A, Part 111, Marketing, Section 3d. 



I. The following is a listing of community contact person(s) andlor organizations in 
Hunterdon, Somerset and Middlesex Counties that will aid in the affirmative marketing 
program and provide guidance and counseling services to prospective occupants of low 
and moderate income units: 

1. Somerset County Coalition on Affordable Housing, 600 First Avenue, Suite 3, 
Raritan, NJ 08869 

2. Brunswick and Raritan Housing Corporation, P.O. Box 1 1575, New Brunswick, 
NJ 08906 

3. Housing Coalition of New Jersey, 78 New Street, 3rd Floor, New Brunswick, NJ 
08901 

4. Northwest New Jersey Community Action Program, Inc. (NORWESCAT?), 350 
Marshall Street, Phillipsburg, NJ 08865 

J. A random selection method to select occupants of low and moderate income housing will 
be used by the Administrative Agent, in conformance with N.J.A.C. 5:80-26.16 (1). The 
Affirmative Marketing Plan shall provide a regional preference for all households that 
live and/or work in COAH Housing Region 3 comprised of Hunterdon, Somerset and 
Middlesex Counties. 

J. The Administrative Agent shall administer the Affirmative Marketing Plan. The 
Administrative Agent has the responsibility to income qualify low and moderate income 
households; to place income eligible households in low and moderate income units upon 
initial occupancy; to provide for the initial occupancy of low and moderate income units 
with income qualified households; to continue to qualify households for re-occupancy of 
units as they become vacant during the period of affordability controls; to assist with 
outreach to low and moderate income households; and to enforce the terms of the deed 
restriction and mortgage loan as per N.J.A.C 5:80-26-1, et seq. 

K. The Administrative Agent shall provide or direct qualified low and moderate income 
applicants to counseling services on subjects such as budgeting, credit issues, mortgage 
qualifications, rental lease requirements and landlordltenant law and shall develop, 
maintain and update a list of entities and lenders willing and able to perform such 
services. 

L. All developers/owners of low and moderate income housing units shall be required to 
undertake and pay the costs of the marketing of the affordable units in their respective 
developments, subject to the direction and supervision of the Administrative Agent. 

M. The implementation of the Affirmative Marketing Plan for a development that includes 
affordable housing shall commence at least 120 days before the issuance of either a 
temporary or permanent certificate of occupancy. The implementation of the Affirmative 



Marketing Plan shall continue until all low income housing units are initially occupied 
and for as long as affordable units exist that remain deed restricted and for which the 
occupancy or reoccupancy of units continues to be necessary. 

N. The Administrative Agent shall provide the Affordable Housing Liaison with the 
information required to comply with monitoring and reporting requirements pursuant to 
N.J.A.C.5:80-26-1, et seq. 

I hereby certify that this is a true copy of a resolution duly adopted by the Mayor and Council of 
the Borough of Califon at a Council meeting held on June 7,2010. 



ATTACHMENT A 
AFFIRMATIVE FAIR HOUSING MARKETING PLAN 

For Affordable Housing in (REGION 3) 

I. APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 

(Sections I1 through N should be consistent for all affordable housing developments and programs within the 
municipality. Sections that differ must be described in the approved contract between the municipality and the 
administrative agent and in the approved Operating Manual.) 

la. Administrative Agent Name, Address, Phone Number Ib. Development or Program Name, Address 

11. RANDOM SELECTION 

1 c. 
Number of Affordable Units: 

Number of Rental Units: 

Number of For-Sale Units: 
If. 

Age Restricted 

Non-Age Restricted 

2. Describe the random selection process that will be used once applications are received. 

COAH, July 2008 

Id. Price or Rental Range 

From 

To 

le. State and Federal Funding 
Sources (if any) 

1 h. County 
Hunterdon, Middlesex, Somerset 

lg. Approximate Starting Dates 

Advertising: Occupancy: 

li. Census Tract(s): 

lj. ManagingSales Agent's Name, Address, Phone Number 

lk. Application Fees (if any): 



111. MARKETING 

COAH, July 2008 

White (non-Hispanic X Black (non-Hispanic) X Hispanic 17 American Indian or Alaskan Native 

X Asian or Paciiic Islander Other group: 

Colonia Comer Middlesex 

Middlesex - 

East Brunswick Sentinel Middlesex 

Edison Sentinel Middlesex 

South Brunswick Post 

South Plainfield Observer Middlesex 

Suburban, The Middlesex 

Princeton Packet Middlesex, Somerset 

Sentinel, The 

Atom Tabloid & Citizen Gazette 

Parsippany Life 

Middlesex, Somerset 

Middlesex, Union 

Moms 



COAH, July 2008 

0 '  

Echoes Sentinel 

Bemardsville News 

Branchburg News 

Chronicle 

Hills-Bedminster Press 

Hillsborough Beacon 

Manville News 

Messenger-Gazette 

Moms, Somerset 

Somerset 

Somerset 

Somerset 

Somerset 

Somerset 

Somerset 

Somerset 

Reporter Somerset 

Somerset Spectator Somerset 

Monthly Newspaper 
About Our Town/Comunity Middlesex, Somerset 
News 

DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL TV 
STATION@) 

CIRCULATION AREA AND/OR 
RACIALIETHNIC IDENTIFICATION 
OF READERSIAUDIENCE 

TARGETS ENTIRE COAH REGION 3 
2 WCBS-TV 
CBS Broadcasting, Inc. 
3 KYW-TV 
CBS Broadcasting, Inc. 
4WNBC 
NBC Telemundo License Co. 
(General Electric) 

Fox Television Stations, Inc. 

--- 

6 WPVI-TV 
American Broadcasting 
Companies, Inc. (Walt Disney) 
7 WABC-TV 
American Broadcasting 
Companies, Inc. (Walt Disney) 
9 WWOR-TV 
Fox Television Stations, Inc. 
(News Corp.) 
10 WCAU 
NBC Telemundo License Co. 
(General Electric) 
11 WPM 
WPM, Inc. (Tribune) 
12 m - T V  
WHYY, Inc. 
13 WNET 
Educational Broadcasting 
Corporation 
17 WPHL-TV 
Tribune Company 



COAH, July 2008 

3 1 WPXN-TV 
Paxson Communications License 
Company, LLC 
35 WYBE 
Independence Public Media Of 
Philadelphia, Inc. 
39 WLVT-TV 
Lehigh Valley Public 
Telecommunications Corp. 
41 WXTV 
WXTV License Partnership, G.P. 
(Univision Communications, Inc.) 
48 WGTW-TV 
Trinity Broadcasting Network 
50 WNJN 
New Jersey Public Broadcasting 
Authority 
52 WNJT 

New Jersey Public Broadcasting 
Authority 
57 WPSG 

58 WNJB 
New Jersey Public Broadcasting 

61 WPPX 
Paxson Communications License 
Company, LLC 
63 WMBC-TV 
Mountain Broadcasting 
Corporation 
65 WUVP-TV 
Univision Communications, Inc. 
68 WFUT-TV 
Univision New York, LLC Spanish 

TARGETS PARTIAL COAH REGION 3 

16 WNEP-TV 
New York Times Co. Hunterdon 
46 W46BL 
Maranatha Broadcasting 
Company, Inc. Hunterdon 
51 WTVE Hunterdon 

25 W25BB 
New Jersey Public Broadcasting 
Authority 
22 WYOU 
Nexstar Broadcasting, Inc. 

Hunterdon, Middlesex 

Hunterdon, Somerset 
28 WBRE-TV 

44 WVIA-TV 
Ne Pa Ed TV Association 
56 WOLF-TV 
Wolf License Corp. 
60 WBPH-TV 
Sonshine Family Television Corp. 
69 WFMZ-TV 
Maranatha Broadcasting 
Company, Inc. 

Hunterdon, Somerset 

Hunterdon, Somerset 

Hunterdon, Somerset 

Hunterdon, Somerset 



NBC Telemundo License Co. 

New York City Dept. of Info., 

Service Electric Cable TV of Partial Hunterdon 

BROADCAST AREA AND/OR 
DURATION & FREQUENCY AMES OF REGIONAL RADIO RACIACIETHNIC IDENTIFICATION 

COAH, July 2008 



COAH, July 2008 

WBAI 99.5 

WPHI-FM 100.3 

WCBS-FM 101.1 

WKXW-FM 101.5 

WQCD 101.9 

WNEW 102.7 

WPRB 103.3 

WKTU 103.5 

WWPR-FM 105.1 

WDAS-FM 105.3 

WLTW 106.7 

TARGETS PARTIAL COAH REGION 3 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon - 

Hunterdon, Middlesex 

Hunterdon, Middlesex 

AM 

WFIL 560 

WIP 610 

WAEB 790 

WCHR 1040 

WGPA 1100 

WEEX 1230 

WKAP 1470 

WRNJ 1510 

WWJZ 640 

W H Y  920 



COAH, July 2008 

I 

Hunterdon, Middlesex 

Hunterdon, Middlesex 

Middlesex (Christian) 

Middlesex 

Middlesex, Somerset 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon 

Hunterdon, Middlesex 

Hunterdon, Middlesex 

Hunterdon, Middlesex 

FM 

WPHT 1210 

WBUD 1260 

WMCA 570 

WIMG 1300 

WCTC 1450 

WRTI 90.1 

WCVH 90.5 

WHYY-FM 90.9 

WXTU 92.5 

WAEB-FM 104.1 

WFKB 107.5 

WMMR 93.3 

WYSP 94.1 

WBEN-FM 95.7 



COAH, July 2008 

WDVR 89.7 Middlesex, Somerset 

WVPH 90.3 Middlesex, Somerset 

WMGQ 98.3 Middlesex, Somerset 

WBLS 107.5 

3c. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) 

L 

NAME OF 
PUBLICATIONS 

3d. Employer Outreach (names of employers throughout the housing region that can be contacted to post 
advertisements and distribute flyers regarding available affordable housing) (Check all that applies) 
DURATION & FREQUENCY OF OUTREACH I NAME OF E~LOYERICOMPANY I LOCATION 

Hunterdon County 

O ~ C H  AREA 

RACIALIETHNIC 
IDENTIFICATION OF 
READERSIAUDIENCE 

TARGETS ENTIRE COAH REGION 3 
Weekly 

1 Merck Dr., Whitehouse Station Merck & Co. 

Spanish-Language 

Chinese-American 

CentraVSouth Jersey 

North JerseyNC area 

Monthly 

Nuestra Communidad 

Sino Monthly 

TARGETS PARTIAL COAH REGION 3 
Daily 

Portuguese-Language 
Bergen, Essex, Hudson, 
Middlesex, Passaic, 
Union Counties 

24 Horas 

Weekly 

Arab-American 

Catholic 

Cuban community 

Hungarian-Language 

Jewish 

Spanish-Language 

South Asian 

Ukrainian Community 

North JerseyNC area 

Essex County area 

Hudson, Union, 
Middlesex Counties 

CentralNorth Jersey 

Northern and Central 
New Jersey 
CentrdSouth Jersey 

Central Jersey 

New Jersey 

Arab Voice Newspaper 

Catholic Advocate, The 

La Voz 

Amerika Magyar 
Nepszava 
Hungarian Peoples' 
Voice) 
New Jersey Jewish 
News 
Nuestra Comrnunidad 

Desi NJ 

Ukrainian Weekly 



COAH, July 2008 

Hunterdon Medical Center 

Foster Wheeler 

Chubb Insurance Co. 
Exxon-Mobil Research & 
Engineering 

New York Life 

2 100 Wescott Drive, Flemington, 
NJ 08822 
Perryville Corporate Park, 
Clinton, NJ 08809-4000 
202 Halls Mill Rd., Whitehouse 
Station, NJ 08889 
1545 US Highway 22 E., 
Annandale, NJ 08801 

1 10 Cokesbury Rd, Lebanon 

Middlesex County 

Bristol-Myers Squibb 

Memll Lynch & Company 

Johnson & Johnson 

1 Squibb Dr, New Brunswick, NJ 
08901 

800 Scudders Mill Rd, Plainsboro 
1 Johnson & Johnson Plaza, New 
Brunswick 

207 Pond Ave, Middlesex, NJ 

755 College Rd. E., Princeton 

AT&T 

Engelhardt Corporation 

1 Highway Ter., Edison 

101 Wood Ave. S., Metuchen 

Somerset County 

AT&T 

ABC Limousine 

Bloomberg LP 

Courier News 

Emcore Corp. 

Ethicon, Inc. 

Fedders Corp. 

1414 Campbell St., Rahway 

574 Ferry St., Newark 

1350 Liberty Ave., Hillside 
1091 Lousons Road, PO Box 271, 
Union, NJ 

800 Rahway Ave. Union, NJ 
1515 West Blancke Street, Bldgs 
1501 and 1525, Linden, NJ 

27 Commerce Drive, Cranford, NJ 



IV. APPLICATIONS 

COAH, July 2008 

Applications for affordable housing for the above units will be available at the following locations: 
4 a  County Administration Buildings andlor Libraries for all counties in the housing region (list county building, 
address, contact person) (Check all that applies) 

LOCATION 

75 Bayard Lane, New Brunswick, NJ 08903 

20 Grove Street, Somerville, NJ 08876 

1 Vogt Drive, Bridgewater, NJ 08807 

3 14 State Highway 12, Flemington, NJ 08822 

4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 

4c. Sales/Rent.l Office for units (if applicable) 

BUILDING 

Middlesex County Administration Bldg. 

Somerset County Admin. Bldg. 

Somerset County Library Headquarters 

Hunterdon County Library Headquarters 



V. CERTIFICATIONS AND ENDORSEMENTS 

I hereby certify that the above information is true and correct to the best of my knowledge. I understand that 
knowingly falsifying the information contained herein may affect the (select one: Municipality's COAH substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONL funding). 

Name (Type or Print) 

Signature Date 

COAH, July 2008 



APPENDIX C 
ACCESSORY APARTMENT PROGRAM DOCUMENTATION 



ACCESSORY APARTMENTS (N.J.A.C. 5:97-6.8) 

General Description 

MunicipalityICounty: 

Affordable Units Proposed: 2 - T 

Family: 

Low-Income: Moderate-Income: 

Age-Restricted: 

Low-Income: Moderate-Income: 

Average expenditure: 0 @ 

For each low-income unit: $ 2s- 
For each moderate-income unit: $ 20, V 

Information and Documentation Required with Petition 

Project/Program Znformation Form (previously known as Project/Program Monitoring Form. If relying on 
previously submitted 2007 monitoring andlor subsequent CTM update, also check h e r e E i n  lieu of submitting forms.) 

/ 
Draft or adopted accessory apartment ordinance 

4 )&Documentation of funding sources h - w L  5, - +& f i  z. 
Municipal resolution appropriating funds from general revenue or a resolution of intent to bond in 

'the event of a h d i n g  shortfall 6 d w & - - L ~ A ~ V C R .  

B~emons t r a t i on  that the housing stock lends itself to accessory apartments -r*r; 

that there is water and sewer infrastructure with sufficient capacity to serve the 
proposed accessory apartments (indicate below type of infrastructure) 

Public water and sewer system; OR 

If served by individual well and/or septic system, the municipality must show that the well 
yand/or septic system meet the approp"ate NJDEP standards and have sufficient capacity for 

additional unit 

COAH Accessory Apts.doc 



ation and Documentation Required Prior to Substantive Certification 

executed contract designating an experienced Administrative Agent, and a statement 
lifications, in accordance with N. J.A.C. 5:96- 18 

ing manual that includes a description of program procedures and administration or 
a statement indicating that the Administrative Agent designated to run the program uses a COAH- 
approved manual 

Affirmative Marketing Plan in accordance with UHAC 

Accessory Apartment Narrative Section 

COAH Accessory Apts.doc 



ZONING AMENDMENTS FOR ACCESSORY APARTMENTS 
R-1, R-2 and R-3 ZONES 

Califon Borough, Hunterdon County 

Section One: Delete Section 309.5. of the Borough's Land Development Ordinance in its 
entirety. 

Section Two: Add the following as a new Section 401.A.7. and a new Section 402.A.7. (also 
incorporated by reference into Section 403) 

7. Accessory Apartment within a single family dwelling subject to compliance with all of 
the following requirements: 

a. The term "accessory apartment" shall be as defined in Section 104. 

b. Each new accessory apartment created under the terms of this Section shall be 
deed restricted for occupancy by and affordability to either a qualified low income 
household or a qualified moderate income household, depending upon the extent 
of the subsidy requested by the owner (i.e. $20,000 for a moderate income unit 
and $25,000 for a low income unit). Said deed restriction shall be applicable for a 
period of at least ten (1 0) years fiom the date a Certificate of Occupancy is issued 
for the new unit in accordance with the terms of the Borough's Affordable 
Housing Ordinance. 

c. No accessory apartment shall be created under the terms of this Section unless all 
of the following apply: 

(1) An application has been submitted to and approved by the Administrative 
Agent for the accessory apartment program; and 

(2) The creation of the accessory apartment shall be accomplished as part of 
the Borough's affordable housing compliance program; and 

(3) The accessory apartment shall be deed-restricted in accordance with the 
terms of the Borough's Affordable Housing Ordinance, COAH's Rules 
and the UHAC Rules and affirmatively marketed in accordance with the 
terms of the Affmative Marketing Plan. 

d. The Board of Health shall certify the adequacy of the existing on-site septic 
system to accommodate the original dwelling plus the accessory apartment. No 
additional septic system shall be constructed to serve the accessory apartment, and 
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any replacement system, if required, shall not be expanded in its capacity beyond 
that needed to serve the number of bedrooms in the existing host dwelling unit. 

e. There is no limit on the number of bedrooms that may be included any accessory 
apartment unit, but the total number of bedrooms in both the accessory apartment 
unit and the host dwelling shall not exceed the pre-existing number of bedrooms 
in the host dwelling. 

f. All accessory apartment units shall meet the requirements of N.J.A.C. 5:23-2.4 
and 2.5 following the completion of the conversion. 

g. The property proposed for conversion shall be able to accommodate at least three 
off-street parking spaces having direct and unrestricted driveway access and not 
blocked by any other parking space. 

h. The provisions of this Section shall expire automatically when five (5) accessory 
apartments have been approved or when funds are no longer available to subsidize 
accessory apartment conversions, whichever occurs later. 

1. An applicant seeking to create an accessory apartment shall submit to the 
Administrative Agent: 

(1) A sketch of the existing host dwelling floor plan. 

(2) A sketch of the proposed floor plan showing the location, size and 
relationship of both the accessory apartment and the primary or host 
dwelling; 

(3) Rough elevations showing the modification of any exterior building 
facade to which a change is proposed (i.e. to accommodate a building 
entrance or new window(s); and 

(4) A site development sketch showing the location of the existing dwelling 
and other existing buildings; all property lines; and the required number of 
parking spaces pursuant to paragraph g. above. 

All plans and elevations shall be clear and concise and drawn to a scale of not less 
than one (1) inch equals four (4) feet for the floor plan(s) and elevation(s) and one 
(1) inch equals twenty (20) feet for the site development plan. 

j. After the creation of the accessory apartment, the property shall maintain the 
usual appearance of a single-family detached dwelling and its appurtenant 



structures and shall remain compatible with the character of the surrounding 
neighborhood. 

k. A converted dwelling shall not have more than the existing number of entrances 
along the front of the building. All new entrances to either the primary (host) or 
accessory dwelling units shall be located on the sides or rear of the building. 

1. No new unenclosed exterior stairways shall be allowed on the fiont of the 
building. 

m. No dwelling shall occupy any floor above the second floor except that existing 
space above the second floor may be used for storage or sleeping rooms for a 
second floor dwelling, provided that all applicable Construction Code 
requirements are met. No dwelling shall be located in a below-ground basement 
where the exterior grade is more than half the height of the exterior wall, unless 
there is at least one (I) exterior facade where the unit is at grade with the ground 
outside. 

n. An accessory apartment unit shall contain the following minimum gross floor area 
per unit: 

Efficiency 450 sq. ft. 
1 bedroom 550 sq. ft. 
2 bedroom 660 sq. ft. 

o. Preexisting unauthorized accessory apartments may be legalized under this 
Section without penalty to the property owner, but with no public subsidy 
provided, if all of the foregoing criteria as well as the following criteria can be 
met: 

(1) The unit is currently vacant. 

(2) If the unit is currently in substandard condition, it can be brought up to 
standard condition before a Certificate of Occupancy is issued. 

(3) The unit will be affirmatively marketed pursuant to the Borough's 
Affiiative Marketing Plan. 

(4) The unit will be deed-restricted for occupancy by and will remain 
affordable to a qualified low income household for a period of ten (10) 
years from the date a Certificate of Occupancy is issued for it, consistent 



with the requirements of the Borough's Affordable Housing Ordinance 
and the Rules of the Council on Affordable Housing. 

Section Three: Modifl the definition of Accessory Apartment at Section 104 of 
the Land Development Ordinance as follows: 

Accessory Apartment 
A portion of an existing single-family dwelling that has been converted in accordance 
with the provisions of Section 401 .A.7. or Section 402.A.7. or Section 403 of the Land 
Development Ordinance, as applicable, to an additional dwelling unit under a Borough- 
sponsored affordable housing program in which public funds are granted for the creation 
or maintenance of the accessory apartment in exchange for a deed restriction limiting the 
unit for occupancy by and affordability to a qualified low or moderate income household, 
as applicable, for a period of at least ten (10) years (see Sections 401.A.7. and 402.A.7. 
and 403). This term may also encompass preexisting, illegal apartments that are 
legalized through the affordable housing program pursuant to the requirements of 
Sections 401 .A.7., 402.A.7. or 403. 

Section Four: Delete Accessory Apartments as a permitted conditional use in the GB 
Zone. 
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SAMPLE 
... . . . . . . . . .. . . . . . . . .... .. . . . . ........................ . ........ . - . . . . . . . . . . . .. . Accessory Apartments 

This sample manual and the checklist of minimum topics provide the minimum criteria 
required for an Operating Manual for accessory apartments. Municipalities should 
tailor this sample manual to meet any local requirements and include all established 
policies, but may not reduce the scope of this sample manual without permission from the 
Council on Aflordable Housing (COAH). Municipalities must select an Administrative 
Agent experienced in the administration of accessory apartments. Only experienced 
municipal agencies or employees will be approved if a municipality chooses in-house 
administration. 



ACCESSORY APARTMENT OPERATING MANUAL CHECKLIST 
Minimum Standards 

At a minimum the Accessory Apartment Operating Manual must clearly describe the procedures 
and policies for the following: 

I U I Development Considerations and Compliance Issues - 8 

Affordable Housing Program & Opportunities 
Identify where Housing Element & Fair Share Plan can be viewed. 
Identify local Affordable Housing Programs & Affordability Assistance Programs 
Include overview of local rental process 
Process for Creation of an Accessory Apartment 
Requirements for creating an accessory apartment 
Compensation for creating an accessory apartment 
Local process for creating an accessory apartment 
Determining Affordable Rents 

U Determining Initial Rents 
Determining Rent Increases 
Affwmative Marketing 
Approved Affirmative Marketing Plan included 
How will new rental units be marketed? 
How will re-rentals be marketed? a 
Who will implement marketing new rental units and re-rentals? 
Prepare sample marketing materials, including a sample display ad and Public Service 

How will households be matched to available units? Will there be categories of applicant 

Announcements 
Random Selection & Applicant Pool 
What level of verification will be completed before the lottery process - pre-application 1 

I I households 1 

. - - - 

or full applications? 
Will the pool of applicants be randomized each time a unit is available? 
Will there be categories of applicant pools? 1 

- - 

pools? 
Household Certification 
Standards for reviewing applicant household eligibility and certifyrng applicant 

Verification documentation required 

[7 Maximum Monthly Payment 
Housing Counseling 
Basis for Dismissing Applications 
Appeals 
Application Fees 
Violations, Defaults and Remedies 
Maintenance of Records 
List documents to be filed 
Monitoring information required 
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INTRODUCTION 

This Operating Manual has been prepared to assist in the administration of accessory 
apartments in the [Insert name of municipality] Affordable Housing Program. It will 
serve as a guide to the program staff. 

This manual describes the basic content and operation of the program, examines program 
purposes and provides the guidelines for implementing the program. It has been prepared 
with a flexible format allowing for periodic updates of its sections, when required, due to 
revisions in regulations andlor procedures. 

This manual explains the steps in the initial creation of an accessory apartment and in the 
rental process. It describes the eligibility requirements for participation in the program, 
record keeping and overall program administration. 

Implementation of any procedure, even if it is not included in this Operating Manual, 
shall be in accordance with the Federal Fair Housing Act and Equal Opportunities laws1, 
the Uniform Housing Affordability Controls (UHAC) N.J.A.C. 590-26.1 et ~ e ~ . ~ ,  the 
substantive rules of the Council on Affordable Housing N.J.A.C. 5:963 and 5:974and the 
affordable housing regulations of the [Insert name of municipality] (hereafter referred to 
as the "Regulations"). 

In accordance with the Federal Fair Housing Act and Equal Opportunities 
laws it is unlawful to discriminate against any person making application to 
buy or rent a home with regard to age, race, religion, national origin, sex, 

EQUAL HOUSING 
OPPORTUNITV handicapped or familial status. 

WHAT IS AFFORDABLE HOUSING? 

Affordable accessory apartments, unlike market rate housing, have affordability controls 
limiting the rent for [lo or 301 years. COAH considers housing "affordable" if the 
household pays approximately 35% or less of the household's gross income on housing 
costs. Affordable housing is priced to be affordable to households earning up to 80% of 
the area median income for the region in which the affordable housing is located. 



WHAT IS AN ACCESSORY APARTMENT? 

An Accessory Apartment is "a self-contained residential dwelling unit with a kitchen, 
sanitary facilities, sleeping quarters and a private entrance, which is created within an 
existing home, or through the conversion of an existing accessory structure on the same 
site, or by an addition to an existing home or accessory building, or by the construction of 
a new accessory structure on the same site." 

WHO QUALIFIES FOR AFFORDABLE HOUSING? 

In order to be eligible for affordable housing in New Jersey, a household's income must 
be below the income limit for the region in which the affordable housing is located, either 
for low or moderate levels. A moderate-income household is classified as earning 
between 50 percent and 80 percent of the area median income. A low-income household 
is classified as earning less than 50 percent of area median income. Municipalities are 
also required to provide affordable housing to very low-income households; at least 13 
percent of all affordable units must be affordable to households earning 30 percent or less 
of median income. 

The six COAH housing regions are as follows: 

The COAH Regional Income Limits Chart (Appendix B) provides information about 
income limits for each of COAH's six housing regions. Each region has different 
calculated median incomes, which are adjusted annually. 

Regions 
1 
2 
3 
4 
5 
6 

An applicant does not have to currently live in the region in which the applicant is 
interested in applying for an affordable unit. An applicant's income qualification is 
determined by the Region Income Limits for where the applicant wants to live. 

Counties 
Bergen, Hudson, Passaic, Sussex 
Essex, Morris, Union, Warren 
Hunterdon, Middlesex, Somerset 
Mercer, Monmouth, Ocean 
Burlington, Camden, Gloucester 
Atlantic, Cape May, Cumberland, Salem 

LOCAL AFFORDABLE HOUSING PROGRAMS AND OPPORTUNITIES 

The following affordable housing programs and opportunities are available in the [Insert 
name of municipality]: 



Identzfi and describe the aflordable housing programs and opportunities listed in the 
municipal Housing Element and Fair Share Plan, with for-sale and rental units. 

Development 1, located [Insert location of development], consists of x number of for-sale 
market-rate units and x number of low-income for-sale aflordable units and x number of 
moderate for-sale units. 

Development 2, located [Insert location of development], consists of x number of rental 
market-rate units and x number of low-income rental aflordable units and x number of 
moderate rental units. These units are age-restricted units, available only to households 
where the head of household is a minimum age of [Insert 55 or 621 years. 

A copy of the [Insert name of municipality] Housing Element and Fair Share Plan is 
available at: 

[Insert where a copy of the Housing Element and Fair Share Plan may be viewed, i.e. the 
municipal Clerk's Oflce, the municipal Library, on the municipal website]. 

OTHER AFFORDABLE HOUSING PROGRAMS AND OPPORTUNITIES 

Affordable housing is administered by a wide variety of organizations and agencies. 
COAH does not administer affordable housing but links to affordable housing resources 
can be found on COAH7s website at 
http://www.nj . n o v / d c a / a f f i l i a t e s / c o a h / r l  

Individuals interested in applying for affordable housing should contact the Municipal 
Housing Liaison in the municipality in which they are interested in living. Each 
municipality under COAH7s jurisdiction has a Municipal Housing Liaison who is 
responsible for administering the municipality's affordable housing program. Some 
municipalities administer their own affordable housing and have their own application 
process. If not, the Municipal Housing Liaison can direct applicants to developers, 
nonprofit agencies, State agencies or consultants that may administer the affordable 
housing within the municipality. A list of Municipal Housing Liaisons can be found at 
httI,://www.ni .aov/dca/affiliates/coah/resources/muniliaisons.pdf. 

The New Jersey Housing and Mortgage Finance Agency has established New Jersey's 
Housing Resource Center, an on-line, searchable database of affordable housing in the 
State. The Housing Resource Center provides a listing posted by developers, landlords, 
and municipalities of available affordable housing. Available units are listed with contact 
and application information. Look for the Housing Resource Center at 
www.nihousing.aov. 

The New Jersey Guide to Affordable Housing, which can be found at 
http:llwww.ni~nov/dca/codeslaffdhousin~aff&sn~ide/index2.sh~l, is a listing 
compiled by the New Jersey Department of Community Affairs Division of Codes and 



Standards. It lists all types of affordable housing by county. The housing units on the list 
have a variety of qualification requirements, including age-restricted housing and housing 
for the developmentally disabled. 

Applicants who do not have access to the Internet should call 211 for assistance 

FAIR HOUSING AND EQUAL HOUSING OPPORTUNITIES 

It is unlawfbl to discriminate against any person making application to buy or rent a 
home with regard to race, creed, color, national origin, ancestry, age, marital status, 
affectional or sexual orientation, familial status, disability, nationality, sex, gender 
identity or expression or source of lawfbl income used for mortgage or rental payments. 

For more information on discrimination or if anyone feels they are a victim of 
discrimination, please contact the New Jersey Division on Civil Rights at 1-866-405- 
3050 or http://www.state.ni.us/lps/dcr/index.html. 

OVERVIEW OF THE AFFORDABLE HOUSING ADMINISTRATION 
PROCESS 

This is a sample process only. This section of the Operating Manual should be modiJied 
to reflect the local administrative process. 

9 The Municipal Housing Liaison serves as an initial point of contact for unsolicited 
calls to the municipality about affordable housing and where appropriate directs 
applicants to an Administrative Agent, who may be nonprofit agencies, State 
agencies or consultants that may administer the affordable housing within the 
municipality. 

9 The Administrative Agent implements the municipality's Affirmative Marketing 
Plan. 

9 The Administrative Agent serves as the initial point of contact for all inquiries 
generated by the affirmative marketing efforts and sends out pre-applications to 
interested callers. 

9 The Administrative Agent, the developer or the affordable housing sponsor will 
accept these returned pre-applications for a specific period of time, for example, 
30 to 90 days. At the end of this time period, all applications will go to the 
Administrative Agent where these applications will be randomly selected, 
through a lottery, to create a pool of applicants. 



9 The Administrative Agent pre-qualifies applicants in the applicant pool for 
income eligibility and sends either a rejection letter to those over income or a 
preliminary approval letter to those who appear income-eligible. 

9 When a unit becomes available, the Administrative Agent will interview the 
applicant households and proceed with the income qualification process. 

>The Administrative Agent must notify applicant households in writing of 
certification or denial within 20 days of the determination. 

9 Once certified, households are further screened to match household size to 
bedroom size. 

9 Certified households that are approved for a rental affordable housing unit will 
sign a Disclosure Statement (Appendix K) and any other applicable documents, 
which are held in the applicant file. Applicants then make an appointment with 
the accessory apartment unit owner. Applicant households seeking rental units 
may be subject to a credit check by the unit owner. If approved, the applicant 
will sign the lease, pay the first month's rent and the security deposit and receive 
the keys. 

9 The certified household moves into the affordable rental unit. 



ROLES AND RESPONSIBILITIES 

RESPONSIBILITIES OF THE MUNICIPAL HOUSING LIAISON 

The Municipal Housing Liaison is responsible for coordinating all the activities of the 
municipal government as it relates to the creation and administration of affordable 
housing units, in conjunction with the Municipal Attorney, where appropriate (see 
Responsibilities of the Municipal Attorney). The primary purpose of the Municipal 
Housing Liaison is to ensure that all affordable housing projects are established and 
administered according to the Regulations as outlined in an Operating Manual. The duties 
of the Municipal Housing Liaison include the following duties, and may include the 
responsibilities for providing administrative services as described in the next Section 
under, Responsibilities of an Administrative Agent. 

Monitor the status of all restricted units in the municipality's Fair Share Plan. 
Regardless of any arrangements the municipality may have with one or more 
Administrative Agents, it is the Municipal Housing Liaison's responsibility to know the 
status of all restricted units in their community. 

Sewe as the municipality's primary point of contact for all inquiries from the State, 
Administrative Agents, developers, affordable housing sponsors, owners, property 
managers, and interested households. The Municipal Housing Liaison serves as the 
municipality's primary point of contact on affordable housing issues. Interested 
applicants should be provided with information on the types of affordable units within the 
municipality and, where applicable, the name of the Administrative Agent that manages 
the units and the contact information for the Administrative Agent. 

Compile, verify and submit annual reporting. Administrative Agents are responsible 
for collecting much of the data that is ultimately included in an annual COAH monitoring 
report. However, it is the Municipal Housing Liaison's responsibility to collect and verify 
this data and consolidate it into the annual report to COAH. Any requests fiom COAH 
for additional information or corrections will be directed to the Municipal Housing 
Liaison. 

Coordinate meetings with Administrative Agents and Developers/Affordable 
Housing Sponsors/Owners. When a new accessory apartment is in the planning process, 
the Municipal Housing Liaison should coordinate a meeting between the Administrative 
Agent and the owner. The purpose of this initial meeting is to make sure the unit owner 
understands all the requirements of the program and go over the procedures outlined in 
the Operating Manual. 

Provide Administrative Services, unless those services are contracted out. The 
responsibilities for providing administrative services are described in the next Section 
under, Responsibilities of an Administrative Agent. 



RESPONSIBILITIES OF AN ADMINISTRATIVE AGENT 

The primary responsibility of an Administrative Agent is to establish and enforce 
affordability controls and ensure that units in the Administrative Agent's portfolio are 
rented to eligible households. Administrative Agents must: 

Secure written acknowledgement from all owners in the accessory apartment 
program that no restricted unit can be offered or in any other way committed to any 
person other than a household duly certified by the Administrative Agent. 

Create and adhere to an Operating Manual. All Administrative Agents are required to 
follow the policies and procedures of an Operating Manual, as applicable to the scope of 
services they have been contracted to perform. 

Implement the municipality's Affirmative Marketing Plan. The Administrative Agent 
is responsible for implementing the Affirmative Marketing Plan adopted by the 
municipality. Affirmative marketing includes conducting regional outreach and 
advertising for available affordable units. 

Accept applications from interested households. In response to marketing initiatives or 
by referral fiom the Municipal Housing Liaison, interested households will contact the 
Administrative Agent. The Administrative Agent will supply applicants with 
applications, provide additional information on available units and accept completed 
applications. 

Conduct random selection of applicants for .rental of restricted units. The 
Administrative Agent is responsible for conducting the random selection in accordance 
with the Affirmative Marketing Plan and any related local ordinances, and as described in 
the Operating Manual. 

Create and maintain a pool of applicant households. This includes reaching out to 
households in the applicant pool to determine continued interest andlor changes in 
household size and income. 

Determine eligibility of households. The task of collecting application materials and 
documentation fiom applicant households and analyzing it for eligibility is the 
responsibility of an Administrative Agent. A written determination on a household's 
eligibility must be provided within twenty (20) days of the Administrative Agent's 
determination of eligibility or non-eligibility. Whether or not the household is determined 
to be eligible for a unit, it is an Administrative Agent's responsibility to secure all 
information provided by the household in individual files and to maintain strict 
confidentiality of all information regarding that household. An Administrative Agent is 
required to ensure that all certified applicants execute a Disclosure Statement 
acknowledging the rights and requirements of renting an affordable unit, in the form of 
Appendix K of UHAC, as applicable. 



Establish and maintain effective communication with owners. Owners of restricted 
units should be instructed and regularly reminded that the Administrative Agent is their 
primary point of contact. The Administrative Agent must immediately inform all owners 
of any changes to the Administrative Agent's contact information or business hours. The 
Administrative Agent must create and distribute annual mailings to all Owners of 
affordable units reminding them of the rights and requirements of owning an affordable 
rental unit. 

Owners should be instructed to immediately contact the Administrative Agent in the 
following circumstances: 

Immediately upon learning that an affordable rental unit will be vacated. 

For review and approval of annual rental increases. 

If they are considering or have decided to sell their home. 

Send out annual mailings about restrictions. Administrative Agents must annually 
mail to all Owners of affordable housing units a reminder of their rights and 
responsibilities as Owners of an affordable rental unit. 

Provide annual notification of maximum rents. Each year when COAH releases its 
low- and moderate-income limits, rental households must be notified of the new 
maximum rent that may be charged for their unit. The Administrative Agent's contact 
information must be included on such notification in case the tenant is being overcharged. 

Serve as the custodian of all legal documents. An Administrative Agent is responsible 
for maintaining originals of all legal instruments for the units in their portfolio. 
Throughout the duration of a control period, an Administrative Agent must maintain a 
file containing its affordability control documents. This includes, but is not limited to, the 
recorded Deed Restriction, lease, and Disclosure Statement (Appendix K). 

Provide annual activity reports to Municipal Housing Liaison for use in the annual 
COAH monitoring report. An Administrative Agent is responsible for collecting the 
reporting data on each unit in the Administrative Agent's portfolio. 

Maintain and distribute information on HUD-approved Housing Counseling 
Programs. 

RESPONSIBILITIES OF THE MUNICIPAL ATTORNEY 

The Municipal Attorney assists the municipality with developing, administrating, and 
enforcing affordability controls, including but not limited to: 

Assisting the Municipal Housing Liaison with the review of the affordable 
housing provisions of any Master Deed and Public Offering for consistency with 



COAH and UHAC regulations, before they are recorded and submitted to DCA 
for approval. 

Providing all reasonable and necessary assistance in support of the Administrative 
Agent's efforts to ensure compliance with the housing affordability controls, 
including reviewing legal documents and legal actions required on foreclosures 
and violations. 

RESPONSIBILITIES OF OWNERS OF ACCESSORY APARTMENTS 

When an owner is in the planning process for an affordable accessory apartment, s h e  
should contact the Municipal Housing Liaison who shall coordinate a meeting between 
the Administrative Agent and the owner. 

The purpose of this initial meeting is to develop a clear division of labor between the 
parties and to transmit any components of the Operating.Manua1- including copies of all 
COAH-related local ordinances - that have already been adopted by the municipality. 

The Administrative Agent will secure fiom the owner written acknowledgement that no 
restricted unit can be offered or in any other way committed to any person other than a 
household duly certified by the Administrative Agent. 

Open and direct communication between the Owners of rental developments, the 
Municipal Housing Liaison and the Administrative Agent is essential to ongoing 
administration of affordability controls. Although the Administrative Agent is required to 
serve as the primary point of contact with households, the Owner must provide the 
Municipal Housing Liaison and Administrative Agent with information on vacancies. 
Owners of rental developments are also responsible for working with the Administrative 
Agent to ensure that the Municipal Housing Liaison has all necessary information to 
complete the annual COAH reporting. 



CREATION OF AN ACCESSORY APARTMENT 

Accessory apartments are allowed in [Insert name of municipality] in [Insert speczjk 
zones where accessory apartments are permitted and whether the use is permitted or 
conditional]. Homeowners interested in creating an accessory apartment on their 
property should contact the Municipal Housing Liaison [Insert name and contact 
information for the MHL] . 

REQUIREMENTS FOR CREATING AN ACCESSORY APARTMENT 

This section should be augmented by and tailored to local ordinances and construction 
requirements. 

> Homeowners interested in creating an accessory apartment or making an existing 
accessory unit available for this program must read this manual and understand 
all of the requirements of owning and renting out an affordable housing unit. 

9 Property considered for an accessory unit must fall within the zone(s) where 
accessory units are permitted within [Insert name of municipality]. 

> Property must have sufficient sewer and water capacity to service the proposed 
accessory apartment. This must be documented and kept on file by the 
Administrative Agent. 

P A deed restriction in the form of Appendix E in the Uniform Housing 
Affordability Controls (N.J.A.C. 5:80-26.1 et seq.) and appended to this manual 
stating the affordability controls will be recorded on the primary residence. 

> Deed restrictions for accessory apartments in [Insert name of municipality] are 
for a period of no less than [ l o  or 301 years. 

9 The rent for the accessory apartment will be lower than market rate rents in the 
area to make it affordable for low- andfor moderate-income households. 
Households must be income-qualified by the Administrative Agent. Application 
for the apartment is open to the public, however the homeowner may establish 
reasonable criteria for the household selected to live in the unit. 

COMPENSATION FOR THE CREATION OF AN ACCESSORY APARTMENT 

> The municipality will provide $[Insert amount no less than $20,0001 per unit to 
subsidize the creation of a moderate-income accessory apartment and $[Insert 
amount no less than $25,0001 per unit to subsidize the creation of a low-income 
accessory apartment. [ I f  the municipality is creating only low-income units or 



only moderate-income units through this program, only include that level 
subsidy. ] 

9 [ I f  the municipality will be waiving municipal fees associated with construction 
permits, mention it here.] 

> [Ifthe municipality will expend additional funds in order to rehabilitate existing 
units and bring them up to code, explain the procedures here.] 

PROCESS FOR CREATING AN ACCESSORY APARTMENT 

This section should give specific information for a prospective homeowner interested in 
creating an accessoiy apartment about what steps will be involved in building the unit. 
The following is a general list of possible steps. This should be edited and further 
detailed to fit the municipality's administration and construction process. 

9 Application for approval of accessory apartment construction 

9 Initial inspection by building inspector 

9 Approval of apartment design 

9 Contract agreement between municipality and owner 

9 Deed restriction recorded on residence 

9 Construction inspections 

9 Final inspection and issuance of Certificate of Occupancy 

9 Final payment 

9 Initial occupancy by qualified tenant 



DETERMINING AFFORDABLE RENTS 

To determine the affordable rents the Administrative Agent uses the COAH calculators 
located at http://www.ni.~ovldca~affiliateslcoah/resources/calculators.html. 

DEVELOPMENT CONSIDERATIONS AND COMPLIANCE ISSUES 

There are several regulations that must be considered fiom the development perspective 
before the rents of accessory apartments can be calculated. These requirements should be 
discussed at the first meeting between the Municipal Housing Liaison, Administrative 
Agent and homeowner. 

Number of Bedrooms. The number of bedrooms is a decision that must be made by the 
homeowner as there is no requirement for a certain number of bedrooms for accessory 
apartments. The homeowner must provide this information to the municipality and the 
Administrative Agent so that a rent may be established for the unit. 

Pricing by Household Size. Initial rents are based on targeted "model" household sizes 
for each size home as determined by the number of bedrooms. Initial rents must adhere to 
the following rules. These maximum rents are based on COAH's Annual Regional 
Income Limits Chart at the time of occupancy: 

A studio shall be affordable to a one-person 
household; 

A one-bedroom unit shall be affordable to a 
one- and one-half person household; 

A two-bedroom unit shall be affordable to a 
three-person household; 

A three-bedroom unit shall be affordable to a 
four- and one-half person household; and 

A four-bedroom unit shall be affordable to a six-person household. 

Size of Unit 
StudioIEfficiency 
1 Bedroom 
2 Bedrooms 
3 Bedrooms 
4 Bedrooms 

The above rules are only to be used for setting initial rents. They are not guidelines for 
matching household sizes with unit sizes. The pricing of age-restricted units may not 
exceed affordability based on a two-person household. 

Household 
Size 
Used to 
Determined 
Max Rent 
1 
1.5 
3 
4.5 
6 

Utilities. The homeowner must determine how utilities for the accessory apartment will 
be paid, either by the homeowner and reimbursed through rent or by the tenant 
separately. Either way, the maximum rent amount may not be exceeded. This should be 
discussed with the Administrative Agent prior to the rent being set. 



DETERMINING INITIAL RENTS 

To determine the initial rents the Administrative Agent uses the COAH calculators 
located at http://www.nj.nov/dcalaffiliates/coah/resources/calculators.html. 

Maximum Rent. When including percentages in the COAH rental calculator, the 
maximum rent for a moderate-income unit shall be affordable to households earning no 
more than 60 percent of median income and the maximum rent for a low-income unit 
shall be affordable to households earning no more than 44 percent of median income. 

ADDITIONAL REGULATIONS FOR ACCESSORY APARTMENTS 

In [Insert name of municipality], the Accessory Apartment Program [allows for the 
creation of both low- and moderate-income units or is limited to only low-income units or 
only moderate-income units], which has been established by ordinance. [Ifboth low- and 
moderate-income units are allowed, describe how it is determined which accessory 
apartments will be designated as low-income and which as moderate-income.] 

DETERMINING RENT INCREASES 

Annual rent increases are permitted in affordable units. Rent increases are permitted at 
the anniversary of tenancy according to COAH's Annual Regional Income Limits Chart, 
available on COAH's website. These increases must be filed with and approved by the 
Administrative Agent. Property managers or landlords who have charged less than the 
permissible increase may use the maximum allowable rent with the next tenant with 
permission of the Administrative Agent. The maximum allowable rent would be 
calculated by starting with the rent schedule approved as part of initial lease-up of the 
development, and calculating the annual COAH-approved increase fiom the initial lease- 
up year to the present. Rents may not be increased more than once a year, may not be 
increased by more than one COAH-approved increment at a time, and may not be 
increased at the time of new occupancy if this occurs less than one year fiom the last 
rental. No additional fees may be added to the approved rent without the express written 
approval of the Administrative Agent. 



FINDING AN ACCESSORY APARTMENT TENANT 

AFFIRMATIVE m T I N G  

OVERVIEW OF THE REQUIREMENTS 

All affordable units are required to be affirmatively marketed using the [Insert name of 
municipality]'~ Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional 
marketing strategy designed to attract households 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 housing 
units which are being marketed by an Administrative Agent or a developer, sponsor, 
owner or property manager of affordable housing. The primary objectives of an 
Affirmative Marketing Plan are to target households who are least likely to apply for 
affordable housing, and to target households throughout the entire housing region in 
which the units are located. 

The [Insert name of municipality]'~ Affirmative Marketing Plan can be found in the 
Appendix. 

Every Affirmative Marketing Plan and any revisions thereto must be adopted by 
resolution of the governing body, referenced by ordinance and approved by COAH. A 
form to help municipalities set up an Affirmative Marketing Plan is available on COAH's 
website for Administrative Agents. It is recommended to include the approved 
Affirmative Marketing Plan in the Appendix rather than in the text of the Operating 
Manual so that if any revision is required to the Affirmative Marketing Plan, the manual 
will not need to be revised, only the insertion in the Appendix. 

Every Affirmative Marketing Plan must include all of the following: 

Publication of at least one advertisement in a newspaper of general circulation 
within the housing region; and 

Broadcast of at least one advertisement by radio or television throughout the 
housing region. 

At least one additional regional marketing strategy such as a neighborhood 
newspaper, religious publication, organizational newsletter, advertisement(s) with 
major employer(s), or notification through community and regional organizations 
such as non-profit, religious and civic organizations. 

Although not a requirement of UHAC, COAH encourages municipalities to list all 
affordable housing units in their community on the New Jersey Housing Resource 
Center at www.nihousing.nov. The New Jersey Housing Resource Center is a free 
service to both owners and administrators of affordable housing and households 
seeking affordable housing opportunities. 



For each affordable housing opportunity within the municipality, the Affirmative 
Marketing Plan must include the following information: 

The address of the project and development name, if any 

The number of rental units 

The price ranges of the rental units 

The name and contact information of the Municipal Housing Liaison, 
Administrative Agent, property manager or landlord 

A description of the Random Selection method that will be used to select 
applicants for affordable housing. 

Disclosure of required application fees, if any. 

Advertisements must contain the following information for each affordable housing 
opportunity : 

The name of the program, i.e. Accessory Apartment 

The rent amount 

The bedroom size of the units 

The maximum income permitted to qualify for the housing units 

The locations of applications for the housing units 

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

Application fees, if any 

It is also recommended that the following information be included in the advertisements: 

Last date applications will be accepted 

Contact number of the Municipal Housing Liaison or Administrative Agent 

If already adopted by ordinance, a statement concerning regional preference. 



COAH recommends including the following statement on all advertisements. "Visit 
www.njhousing.gov for more affordable housing opportunities." 

REGIONAL PREFERENCE 
The [Insert name of municipality] has by ordinance provided that households that live or 
work in COAH Housing Region [Insert number] comprised of the following counties 
[Insert counties] shall be selected for an affordable housing unit before households fi-om 
outside this region. Units that remain unoccupied after households who live or work in 
the region are exhausted, may be offered to the households outside the region. 

Municipalities that wish to give preference to applicant households that live or work in 
their housing region must state this preference in the form of an ordinance. This 
preference cannot be limited to families that live or work in the host municipality - if 
preference is given, it must be given to all households that live or work in the housing 
region. 

IMPLEMENTATION OF THE AFFIRMATIVE MARKETING PLAN 

The Operating Manual must identifl who will market the affordable units, the 
municipality or the Administrative Agent, and how fi-equently they will be marketed, 
depending on such factors as whether there will be advertising to create and maintain a 
central list of applicants or advertising shall be conducted for each project, or some 
combination thereof. 

It is strongly recommended that detailed records on all marketing initiatives be 
maintained. 

If the municipality has an established waiting list of applicants for rental units, it may pull 
off of that list to fill accessory apartments. This fact should be reflected in the manual, 
but this affirmative marketing process must have been followed to establish that list. 

The affirmative marketing process for affordable units shall begin at least four months 
prior to expected occupancy. In implementing the marketing program, the [Insert 
municipality/Administrative Agent] shall undertake all of the strategies outlined in the 
[Insert name of municipality] Affirmative Marketing Plan. Advertising and outreach shall 
take place during the first week of the marketing program and each month thereafter until 
all the units have been sold. Applications for affordable housing shall be available in 
several locations in accordance with the Affirmative Marketing Plan. The time period 
when applications will be accepted will be posted with the applications. Applications 
shall be mailed to prospective applicants upon request. 

An applicant pool will be maintained by the [Insert municipality/Administrative Agent] 
for re-rentals. 

Alternatively, the manual may say: An applicant pool will be maintained by each project 
for re-rentals. 



When a re-rental affordable unit becomes available, the [Insert 
municipality/Administrative Agent] applicants will be selected fiom the applicant pool 
and, if necessary, the unit will be affirmatively marketed as described above. 

The selection of applicants from the applicant pool is described in more detail in this 
manual under Random Selection & Applicant Pool(s). 

Question: How often should we advertise? 

Answer: If this is a new program within the municipality and/or a waiting list for rental units does not exist, 
Administrative Agents must advertise initially to create an applicant pool beginning four months prior to 
the anticipated occupancy of the unit(s). Advertising should continue monthly until all units are rented. 
Once all vacant units are filled with eligible households, the Administrative Agent can either close the 
applicant pool or keep it open. If the applicant pool has sufficient eligible households for approximately 
two years worth of turnover, COAH recommends that the applicant pool be closed and applications no 
longer be accepted. In this case, advertising does not need to be conducted until four months before the 
applicant pool is to be reopened. If the Administrative Agent wishes to keep the applicant pool open, they 
must conduct some form of advertising on a monthly basis. However, all the components of the 
Affirmative Marketing Plan do not need to be implemented every month. One strategy can be implemented 
each month on a rotating basis. The next section provides more information on random selection and 
applicant pool maintenance to help determine how often advertising should be conducted. 

Question: My county doesn't have a library. How do I comply with the application availability rule? 

Answer: Only 11 of New Jersey's 21 counties have a county library (a list is included on COAH's website 
for Administrative Agents). If one or more of the counties in a housing region do not have county libraries, 
applications must be made available at the county administration building. 

Question: Our afirdable housing development is very small. It is unnecessaly for us to conduct monthly 
marketing initiatives and the number of applicants in our existingpool already exceeds the two-year rule of 
thumb. Is there any way for us to maintain compliance without conducting monthly outreach initiatives? 

Answer: COAH suggests that you attempt to partner with other municipalities in your housing region to 
help defiay time and cost or close the applicant pool and do not accept applications until the applicant pool 
contains fewer applicants and affirmative marketing is implemented. 

Question: We have moderate-income units available, but not low-income units. Can we keep only the 
moderate portion of the applicant pool open? 

Answer: Yes. In fact, if you regularly have a type of unit that is hard to fill, you may tailor marketing 
initiatives to fill that type of unit. However, households that submit applications and are not interested or 
eligible for the targeted unit type must be notified that they will not be placed in the applicant pool until it 
is reopened for their unit type. 

Question: Are all developments required to conduct aflrmative marketing, or just those with a certain 
number of units, for example, more than Jive units? 

Answer: All affordable units governed by UHAC are required to be affirmatively marketed. If it is 
burdensome for a small development to conduct its own affirmative marketing, the municipality and 
Administrative Agent(s) should consider conducting the affirmative marketing for all the units within the 
municipality at the municipal level, not at the development level. An alternative is to contract with an 
Administrative Agent who will do the affirmative marketing for your units as well as other units they 
manage. 



RANDOM SELECTION & APPLICANT POOL(S) 

I The Operating Manual must describe the randomization process to be used. Below are I 
I two sample processes, Initial Randomization and Randomization After Certification. 

INITIAL RANDOMIZATION 

Applicants are selected at random before income-eligibility is determined, regardless of 
household size or desired number of bedrooms. The process is as follows: 

After advertising is implemented, applications are accepted for [Insert the number of 
days] days. 

To help analyze the impact and success of various marketing initiatives, it is 
recommended that the Administrative Agent ask the applicants where they learned of the 
housing opportunity. 

At the end of the period, sealed applications are selected one-by-one through a lottery 
(unless fewer applications are received than the number of available units, then all 
eligible households will be placed in a unit). 

The Administrative Agent may also pre-qualify applicants as soon as applications are 
received, and only place preliminarily income-eligible applications in the lottery, 
provided that applicants are notified in writing of eligibility and non-eligibility in 
advance of the lottery. 

Households are informed of the date, time and location of the lottery 
and invited to attend. representative 

should also be 
An applicant pool is created by listing applicants in the order selected. 

attend the 
Applications are reviewed for income-eligibility. Ineligible households 

opportunity to correct andfor update income and household information. 
are informed that they are being removed fiom the applicant pool or given the 

Eligible households are matched to available units based upon the number of bedrooms 
needed (and any other special requirements, such as [regional preference or] the need for 
an accessible unit). 

If there are sufficient names remaining in the pool to fill future re- 
rental, the applicant pool shall be closed. 

When the applicant pool is close to being depleted, the Administrative 

turnover is a 
recommended 
standard. 



Agent will re-open the pool and conduct a new random selection process after fulfilling 
the affirmative marketing requirements. The new applicant pool will be added to the 
remaining list of applicants. 

Alternatively, for future re-rentals only, the Administrative Agent can keep the applicant 
pool open after the initial lottery and add names to the existing list based on time and 
date of submission. This procedure may only be followed if the Administrative Agent 
engages in ongoing monthly affirmative marketing efforts according to the approved 
Affirmative Marketing Plan to ensure outreach to the housing region. 

RANDOMIZATION AFTER CERTIFICATION 

Random selection is conducted when a unit is available, and only certified households 
seeking the type and bedroom size of the available unit are placed in the lottery. The 
process is as follows: 

After advertising is implemented, applications are accepted for [Insert the number of 
days] days. 

All applications are reviewed and households are either certified or informed of non- 
eligibility. (The certification is valid for 180 days, and may be renewed by updating 
income-verification information.) 

Eligible households are placed in applicant pools based upon the number of bedrooms 
needed (and any other special requirements, such as [regional preference or] the need for 
an accessible unit) 

When a unit is available, only the certified households in need of that type of unit are 
selected for a lottery. 

Households are informed of the date, time, and location of the lottery and invited to 
attend. 

After the lottery is conducted, the first household selected is given [Insert the number of 
days] days to express interest or disinterest in the unit. (If the first household is not 
interested in the unit, this process continues until a certified household selects the unit.) 

Applications are accepted on an ongoing basis, certified households are added to the pool 
for the appropriate household income and size categories, and advertising and outreach is 
ongoing, according to the Affirmative Marketing Plan. 



MATCHING HOUSEHOLDS TO AVAILABLE UNITS 

1 This topic in the Operating Manual is frequently challenged. Think carefully about the I 

In referring certified households to specific restricted units, to the extent feasible, and 
without causing an undue delay in occupying the unit, the Administrative Agent shall 
strive to implement the following policies: 

Provide an occupant for each unit bedroom; 

Provide children of different sex with separate bedrooms; 

Prevent more than two persons from occupying a single bedroom; 

Require that all the bedrooms be used as bedrooms; and 

Require that a couple requesting a two-bedroom unit provide a doctor's note 
justifjlng such request. 

The Administrative Agent cannot require an applicant household to take an affordable 
unit with a greater number of bedrooms, as long as overcrowding is not a factor. 

A household can be eligible for more than one unit category, and should be placed in the 
applicant pool for all categories for which it is eligible. 

Question: What happens if a moderate-income household "walks in" (when the applicant pool is closed 
and no afJirmative marketing is being conducted) and I have a moderate unit available with no eligible 
moderate-income households in the applicant pool? 

Answer: If the Administrative Agent notices that a specific unit type is hard to fill and few eligible 
households are in the applicant pool, the Administrative Agent should conduct ongoing affirmative 
marketing for that unit type to ensure a steady stream of certified households and keep the list open for that 
unit type. The walk-in can be added to the list. 

Question: I am working with an applicant household that requires an accessible unit. Do they skip ahead 
on the list when an accessible unit becomes available? 

Answer: UHAC does not provide any guidance on this situation. However, COAH suggests that the 
Administrative Agent consider an accessible unit a unit type, just as a unit is defined by bedroom size. 
Therefore, if the Administrative Agent is using the initial randomization model, the first household on the 
randomized list that requires an accessible unit should be selected when an accessible unit becomes 
available. If the Administrative Agent is using the randomization after certification model, all households 
of the appropriate size who are in need of an accessible unit, would be selected, and randomized. 

Question: An applicant household has a daughter that has room and board at her college. Can they request 
a unit that is large enough for her to have a bedroom when she is at home? 

Answer: Yes. If the household has a student away at college who is still claimed as a dependent and 
maintains the parents' address as a legal address, the student should be counted in the household size. 



Question: Do I have to place a one-person household in a two-bedroom unit if there is no one-bedroom 
units available or the applicant requests a two-bedroom unit? 

Answer: A household should not be placed in a unit where there is more than one bedroom per household 
member. In order to deviate from these standards, the Administrative Agent must obtain written approval 
from COAH. If a development does not have any one-bedroom units, for example, the Administrative 
Agent should inform one-person households that they will not be offered a unit unless there are no eligible 
households with more than one person. The Administrative Agent should also refer one-bedroom 
households to other Administrative Agents within the municipality or region that offer one-bedroom units. 
The Administrative Agent must demonstrate that every effort has been made to find a household of the 
appropriate size and composition and that a hardship exists that would justify deviating fiom the 
established standard. 

Question: I am working with an applicant household that consists of two parents and five children. l l i s  
household is applying for a three-bedroom unit. Should this household only be oflered a four-bedroom 
unit? 

Answer: No. The administrator must strive to prevent more than two people from occupying one bedroom, 
as outlined in N.J.A.C. 5230-26.4(c), but may not force a family to purchase or rent a larger unit as long as 
it does not violate municipal regulations for over-crowding. 

APPLICATION FEES 

The Administrative Agent's fee schedule can be found in the Appendix. 



HOUSEHOLD CERTIFICATION 

Before any household can rent a restricted unit, the Administrative Agent must certify the 
household as eligible. Certification of a household involves the verification of two critical 
pieces of data: 1) Household size and composition, including gender; and 2) The total 
income and assets for all household members over 18 years of age. The certification 
process begins with the applicant completing an application in its entirety and providing 
the required backup documentation. Once eligibility documents and data have been 
collected, the Administrative Agent can begin the process of calculating the household's 
income. 

Various properties utilize slightly different methods of calculating the income of 
applicants for affordable housing. Much depends on the particular program under which a 
property is operated. Outlined below is the most common set of requirements used in 
calculating income for households in New Jersey in UHAC; however, these requirements 
do not apply to programs which are regulated by the federal government. 

PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION 

The Administrative Agent shall require each member of an applicant household who is 
18 years of age or older to provide documentation to verify their income. Income 
verification documentation should include, but is not limited to the following for each 
and every member of a household who is 18 years of age or older: 

Four current consecutive pay stubs [including both the check and the stub], 
including bonuses, overtime or tips, or a letter from the employer stating the 
present annual income figure or if self-employed, a current Certified Profit & 
Loss Statement and Balance Sheet. 

Copies of Federal and State income tax returns for each of the preceding three tax 
years - A Form 1040 Tax Summary for the past three tax years can be requested 
fiom the local Internal Revenue Service Center or by calling 1-800-829-1040. 

A letter or appropriate reporting form verifyrng monthly benefits such as 

o Social Security or SSI - Current award letter or computer print out letter 

o Unemployment - verification of Unemployment Benefits 

o Welfare -TANF5 current award letter 

o Disability - Worker's compensation letter or 

5 TANF - Tempormy Assistance for Needy Families 



o Pension income (monthly or annually) - a pension letter 

A letter or appropriate reporting form verifying any other sources of income 
claimed by the applicant, such as alimony or child support - copy of court order 
or recent original letters from the court or education scholarship/stipends - current 
award letter. 

Current reports of savings and checking accounts (bank statements and 
passbooks) and income reports fi-om banks or other financial institutions holding 
or managing trust funds, money market accounts, certificates of deposit, stocks or 
bonds (In brokerage accounts - most recent statements andlor in certificate form - 
photocopy of certificates). 

Evidence or reports of income from directly held assets, such as real estate or 
businesses. 

Interest in a corporation or partnership - Federal tax returns for each of the 
preceding three tax years. 

Current reports of assets - Market Value Appraisal or Realtor Comparative 
Market Analysis and BankIMortgage Co. Statement indicating Current Mortgage 
Balance. For rental property, attach copies of all leases. 

Administrative Agents typically use a spreadsheet or worksheet similar to the 
one included in the Appendix to help calculate an applicant's income. This 
summarizing document will also prove useful in the event there is an appeal or 
question by the applicant concerning the calculation or during COAH monitoring 
visits. The Operating Manual should include a reasonable period to complete the 
submission of all required documentation and this policy should be included in 
the manual. 

The following is a list of various types of wages, payments, rebates and credits. Those 
that are considered as part of the household's income are listed under Income. Those that 
are not considered as part of the household's income are listed under Not Income. 
Restricted units constructed with Federal funds should consult the appropriate 
regulations, for example, HUD Section 42, to ensure compliance with applicable Federal 
regulations. 

INCOME 

1. Wages, salaries, tips, commissions 

2. Alimony 

3. Regularly scheduled overtime 



4. Pensions 

5. Social security 

6. Unemployment compensation (verify the remaining number of weeks they are eligible to 
receive) 

7. TANF 

8. Verified regular child support 

9. Disability 

10. Net income from business or real estate 

11. Interest income from assets such as savings, certificates of deposit, money market 
accounts, mutual funds, stocks, bonds 

12. Imputed interest (using a current average annual rate of two percent) from non-income 
producing assets, such as equity in real estate. Rent from real estate is considered income, 
after deduction of any mortgage payments, real estate taxes, property owner's insurance. 

13. Rent from real estate is considered income 

14. Any other forms of regular income reported to the Internal Revenue Service 

NOT INCOME 

1. Rebates or credits received under low-income energy assistance programs 

2. Food stamps 

3. Payments received for foster care 

4. Relocation assistance benefits 

5. Income of live-in attendants 

6. Scholarships 

7. Student loans 

8. Personal property such as automobiles 

9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance 
settlements 

10. Part-time income of persons enrolled as full-time students 



11. Court ordered payments for alimony or child support paid to another household shall be 
deducted fiom gross annual income 

To calculate income, the current gross income of the applicant is used to project that 
income over the next 12 months. 

STUDENT INCOME 

Only full-time income of full-time students is included in the income calculation. A full- 
time student is a member of the household who is enrolled in a degree seeking program 
for 12 or more credit hours per semester; and part-time income is income earned on less 
than a 35-hour workweek. 

REAL ESTATE ASSET LIMIT 

Except for federal programs, if an applicant's primary residence, which is to be sold upon 
rental of an affordable unit, has no mortgage debt and is valued at or above the regional 
asset limit as published annually by COAH with COAH's Annual Regional Income 
Limits Chart, the household must be determined ineligible for certification. 

However, if the applicant's existing monthly housing costs including taxes, homeowner 
insurance, and condominium or homeowner association fees exceed 38 percent of the 
household's eligible monthly income, the household will be exempt fiom the asset limit. 

An applicant must provide a recent, Market Value Appraisal or Realtor Comparative 
Market Analysis, on the home they own unless the applicant has mortgage debt on the 
home or can demonstrate that the existing monthly housing costs exceed 38 percent of the 
household's eligible monthly income, in which case the applicant is exempt from the 
asset limit. 

Before obtaining a professional appraisal, the applicant should review the property's tax 
appraisal and the current market value and compare it to the asset limit to avoid any 
unnecessary expense. For instance, if homes are commonly selling in the applicant's 
neighborhood for over $250,000, it is unlikely that an appraisal will determine a value 
below the asset limit. 

INCOME FROM REAL ESTATE 

If real estate owned by an applicant for affordable housing is a rental property, the rent is 
considered income. After deduction of any mortgage payments, real estate taxes, 
property owner insurance and reasonable property management expenses as reported to 
the Internal Revenue Service, the remaining amount shall be counted as income. 

If an applicant owns real estate with mortgage debt, which is not to be used as rental 
housing, the Administrative Agent should determine the imputed interest from the value 
of the property. The Administrative Agent should deduct outstanding mortgage debt 



from the documented market value established by a market value appraisal. Based on 
current money market rates, interest will be imputed on the determined value of the real 
estate. 

MAXIMUM MONTHLY PAYMENTS 

The percentage of funds that a household can contribute toward housing expenses is 
limited. However, an applicant may qualify for an exception based on the household's 
current housing cost (see below). The Administrative Agent will strive to place an 
applicant in a unit with a monthly housing cost equal to or less than the applicant's 
current housing cost. 

UHAC states that a certified household is not permitted to lease a restricted rental unit 
that would require more than 35 percent of the verified household income to pay rent and 
utilities. However, at the discretion of the Administrative Agent, this limit may be 
exceeded if: 

.* The household currently pays more than 35 percent (40 percent for households 
eligible for age-restricted units) of its gross household income for rent and the 
proposed rent will reduce the household's housing costs; 

The household has consistently paid more than 35 percent (40 percent for 
households eligible for age-restricted units) of eligible monthly income for rent in 
the past and has proven its ability to pay; 

The household is currently in substandard or overcrowded living conditions; 

The household documents the existence of assets, with which the household 
proposes to supplement the rent payments; or 

The household documents proposed third party assistance fkom an outside source 
such as a family member in a form acceptable to the Administrative Agent and the 
Owner of the unit; and 

The household receives budget counseling. 

HOUSING COUNSELING 

The Administrative Agent is responsible for providing housing counseling, or providing 
referrals for counseling, as a part of the Affirmative Marketing Plan and during the 
application process. Although housing counseling is recommended, a household is only 
required to attend counseling if their monthly housing expense exceeds UHAC standards. 
A HUD-approved housing counseling agency, or a counseling agency approved by the 
NJ Department of Banking and Insurance, meets UHAC's requirements for an 
experienced Housing Counseling Agency. If the Administrative Agent is not approved 
by HUD or by the NJ Department of Banking and Insurance, the Agent will make 



referrals to one of the HUD-approved housing counseling agencies in New Jersey. This 
counseling to low- and moderate-income housing applicants will focus on subjects such 
as budgeting, credit issues, and mortgage qualification, and is fiee of charge. A list of 
non-profit counselors approved by HUD andlor the New Jersey Department of Banking 
and Insurance is included on COAH's website and is available fiom the Administrative 
Agent. 

THE APPLICANT INTERVIEW 

Ideally, the prospective applicant will be available to meet with the Administrative Agent 
to review the certification and random selection processes in detail and ask any questions 
they may have about the project or the process. However, scheduling time off fiom work 
may prove burdensome to the applicant. Applicants may also have mobility issues or 
special needs that also pose an obstacle to an interview. Therefore, the Administrative 
Agent is prepared to complete the certification process via telephone and mail. If an 
interview is to be conducted, the Administrative Agent will attempt to achieve the 
following objectives: 

Confirm and update all information provided on the application. 

Explain program requirements, procedures used to verify information, and 
penalties for providing false information. Ask the head of household, co-head, 
spouse and household members over age 18 to sign the Authorization for Release 
of Information forms and other verification requests. 

Review the applicant's identification and financial information and 
documentation, ask any questions to clarify information on the application, and 
obtain any additional information needed to verify the household's income. 

Make sure the applicant has reported all sources for earned and benefit income 
and assets (including assets disposed of for less than fair market value in the past 
two years). Require the applicant to give a written certification as to whether any 
household member did or did not dispose of any assets for less than fair market 
value during the past two years. 

DOCUMENTING HOUSEHOLD COMPOSITION AND CIRCUMSTANCES 

The following are various records for documenting household information: 

Social Security records or cards. Either individual Social Security card or letter 
fiom Social Security Administration 

Adoption papers, or legal documents showing adoption in process 

Income tax return 



Birth Certificate or Passport 

Alien Registration Card 

APPROVING OR REJECTING A HOUSEHOLD 

Administrative Agents must notify applicant households of their eligibility within twenty 
(20) days of the Administrative Agent's determination. 

Households with a verified total household income that exceeds 80 percent of the 
regional income limit for the appropriate family size are ineligible for purchase or rental 
of restricted units. A letter rejecting the household's application shall be mailed to the 
household. 

Similarly, households with a verified total household income that is within the income 
limits, but too low to afford any of the units administered by the Administrative Agent 
shall be sent a letter rejecting the household's application, andlor referring them to 
housing counseling [Insert ifapplicable or the local Affordability Assistance Program]. 

Households with a verified total household income of less than 80 percent shall be issued 
a letter certifying eligibility. This certification is valid for 180 days. If the Administrative 
Agent is unable to place the household in a restricted unit at the conclusion of 180 days, 
an extension may be granted once the household's eligibility is verified. 

Once the applicant is certified and matched to an available unit, the Administrative Agent 
must secure fi-om the applicant a signed and notarized acknowledgement of their 
requirements and responsibilities in renting a restricted unit. UHAC's Disclosure 
Statement (Appendix K) shall be forwarded to the applicants. 

In addition to non-eligibility based on income, the Administrative Agent may deny a 
certification because of the household's failure or inability to document household 
composition, income, assets, sufficient funds for down payment, or any other required 
facts and information. A household may also be denied certification if the Administrative 
Agent determines that there was a willful or material misstatement of fact made by the 
applicant. 

DISMISSAL OF APPLICATIONS 

Applications can be dismissed for the following reasons: 

1. The application is not signed or submitted on time. 

2. The applicant commits fkaud, or the application is not truthful or complete. 



3. The applicant cannot or does not provide documentation to verify their income or 
other required information when due. 

4. The household income does not meet the minimum or maximum income 
requirements for a particular property. 

5. The applicant owns assets that exceed the Asset Limit. 

6. The applicant fails to respond to any inquiry in a timely manner. 

7. The applicant is non-cooperative or abusive with the staff, property manager or 
landlord. 

8. The applicant changes address or other contact information without informing the 
Administrative Agent in writing. 

9. The applicant does not meet the credit standard or other requirement set forth by 
managers of rental properties. 

10. The applicant fails to verify attendance in a credit counseling program when 
required to do so by the program rules. 

1 1. The applicant does not respond to periodic update inquiry in a timely fashion. 

12. The applicant fails to sign the Compliance Certification, Certificate for Applicant, 
Lease Document, as may be required. 

13. The applicant, once approved, fails to sign the lease in a timely manner. 

14. Applicants will also be removed from all lists held by the Administrative Agent 
once they have been approved for an affordable unit. However, these applicants 
may re-apply for other opportunities in that municipality once they have occupied 
their unit. 

Applicants who are dismissed must re-apply. A minimum time period of six months 
applies in most situations where the applicant has been withdrawn for fraud, poor credit, 
uncooperative behavior or other serious matters. 

Applicants are not automatically removed fiom rental lists if they do not respond to a 
Notice of Availability. 

Applications may be held in abeyance for a period not to exceed 60 days if there is an 
error on the credit report, so that the applicant can correct the error and re-apply. Units 
will not be held open for that applicant. However, once the credit report is corrected, the 
applicant will be given a priority for the next opportunity at that property. 



APPEALS 

Appeals from all decisions of an Administrative Agent shall be made in writing to the 
Executive Director of the Council on Affordable Housing (COAH), 101 South Broad 
Street, P.O. Box 813, Trenton, New Jersey 08615. The Executive Director's written 
decision, which shall be made within 15 days of receipt of an appeal, shall be a final 
administrative action of COAH. 

Question: Is it a requirement of UHAC that Administrative Agents meet with applicants in person? 

Answer: Because an applicant interview could prove to be burdensome to many households it is not a pre- 
requisite to purchase or occupancy, although it is encouraged. Administrative Agents should be prepared to 
conduct the household certification via mail. 

Question: With householdsfiling taxes through e-filing, we are having trouble getting copies of tax returns. 
How can we get copies of e-filed tax returns? 

Answer: According to the IRS website, transcripts of previously filed tax returns can be ordered by 
completing a Form 4506-T or calling (800) 829-1040 and following the prompts in the recorded message. 
There is no charge for the transcript and you should receive it in 10 business days from the time they 
receive your request. Tax return transcripts are generally available for the current and past three years. 

Question: How can child support payments that are made in cash be documented? 

Answer: If the applicant is depositing the cash child support payments into a bank account, a series of 
statements from that account should be used to establish a trend of payments. If not, a notarized statement 
from the former spouse should be obtained to document the income. 

Question: Is it a requirement that the Administrative Agent always obtain a written statement from the 
household's employer(s) conjming their income and job status? 

Answer: No. However, when evaluating overtime and other income trends, such as bonuses, working 
directly with the employer is typically much more efficient and reliable than simply evaluating pay stubs. 

Question: Are there any potential issues with renting to a separated family that has a divorcepending? 

Answer: Yes, until a divorce is finalized, a spouse can make claim on a residence rented by the other 
spouse. Until a divorce is finalized, it is suggested that Administrative Agents place these types of cases on 
hold. 

Question: How can income eligibility be established for someone that may have been out of work for two 
years, but had a job during the most recent tax year? 

Answer: As long as the applicant is currently employed, a series of consecutive pay stubs (at least 3 
months) should be used to establish the income of an applicant in this or similar situations. 

Question: Can an applicant for a rental unit be rejected solely because they have Section 8 rental 
assistance? 

Answer: No. A household receiving Section 8 assistance cannot be rejected based on this status. 
Discrimination such as this is illegal. 

Question: Can an applicant be required to attend and graduate from a Housing Counseling Program in 
order to rent a restricted unit? 



Answer: No. A household is only required to attend housing counseling if their monthly housing expense 
exceeds UHAC standards. Administrative Agents, however, are required to provide housing counseling or 
refer applicants to an approved Housing Counseling Program. 

Question: Do households with Section 8 vouchers automatically qualrfi for affordable housing under 
U r n  C? 

Answer: Yes, a Section 8 voucher is acceptable for income qualification, provided the applicant meets the 
criteria of the property manager or landlord. The Administrative Agent must still collect income 
verification documentation to match the household to an appropriately priced unit. 

Question: Can an existing moderate-income tenant be moved to a low-income unit when they can 
substantiate that there has been a change in their income? Ifso, can they bypass the random selection 
process? 

Answer: Yes, an existing tenant household may re-apply for a low-income unit within the same project if 
they can prove a change in their circumstances. If qualified, the tenant would be added to the applicant 
pool. The tenant should also be referred to the local Affordability Assistance Program, if available. 

Question: Does the Administrative Agent need to impute the value of a household's stocks as an asset? 

Answer: Only dividends from stock count towards a household's income. IRS Form-1099 from the 
previous year should be requested fiom the applicant if it was not part of their initial application. 

Question: Is there a maximum cost for the credit check? 

Answer: No, but the credit check is included in application fees which may total no more than five percent 
of the monthly rent. 

Question: In order to overcome inadequate orpoor credit, can an applicant have a cosigner on a lease? 

Answer: No one outside the household, as certified by the Administrative Agent, may cosign or otherwise 
be party to any financing or legal instruments. 

Question: Does UHAC set a minimum income for eligibility for aflordable housing? 

Answer: No, UHAC does not specify a minimum income for affordable housing units. However, an 
applicant household must be able to afford the unit and must not pay more than 33 percent for sale units or 
35 percent for rental units of its monthly income (or 40 percent for age-restricted units), unless they meet 
the exemption criteria set forth in N.J.A.C. 590-26.7(b) or N.J.A.C. 5230-26.13(b). 

Question: ABer I certzfi an applicant, how long is that certijkation valid? 

Answer: Pursuant to N.J.A.C. 590-26.16(b), an initial certification is valid for 180 days and may be 
extended for an additional 180 days once the household's eligibility is verified. 

Question: How do I document third-party assistance from a guarantor? For example, a relative is 
providingfunds toward the applicant's monthly payments. 

Answer: In the case of a rental unit, the applicant should demonstrate regular deposits from third party 
assistance, or a notarized letter fiom the third party documenting future assistance. The Administrative 
Agent must receive a copy of the policy regarding guarantors from the developer, affordable housing 
provider or owner, so as to assure the policy is applied consistently. 

I Question: I f  an applicant for aflordable housing has a "reverse mortgage", how does an Administrative 



Agent count incomeJLom that mortgage? I 
Answer: An applicant for affordable housing with a "reverse mortgage" would not be eligible for 
affordable housing unless that mortgage was satisfied or, at a minimum, a contract for sale of the market 
unit was in place. "Reverse mortgages" require that the mortgaged property remain the principal place of 
residence of the person taking the mortgage. Since this is also a requirement of affordable housing only one 
such residence can be owned or leased at any given time. 

Question: For the purpose of income-qualzjication, what is considered part-time income of full-time 
students? 

Answer: Under UHAC, part-time income of persons enrolled as fulltime students, who are reported as 
dependents to the IRS, is not included in income calculations for determining eligibility. COAH 
recommends stipulating in the Operating Manual the following criteria in applying this rule: 

A full-time student is a member of the household who is enrolled in a degree seeking program for 
12 or more credit hours per semester; and 
Part-time income is income earned on less than a 35-hour workweek. 

Please note that full-time income of full-time students is included in the income calculation. 



FINALIZING THE TENANT 

Once a household has been certified to occupy an accessory apartment, the income has 
been documented and the ability to pay the established rent has been verified, the 
Administrative Agent may refer that household to meet with the owner of the apartment 
for final approval. The owner may develop a reasonable list of criteria, such as smoking 
or non-smoking, whether or not pets are allowed, etc., and may only reject tenants who 
do not meet those criteria. That list must be approved by the Administrative Agent. 

The owner may also conduct a credit check and criminal background check on 
prospective tenants. An acceptable credit limit must be established prior to any credit 
check and must be on file with the Administrative Agent. 

Lease. When a tenant is found, that tenant will be required to sign a lease. This may be 
a standard lease and must be approved by the Administrative Agent. It should list the 
location of the unit, the name of the tenant and the initial rent amount. A copy of the 
executed lease must be provided to the Administrative Agent. In addition, Certification 
K, which is appended to this manual, must also be signed by the tenant and a file must be 
given to the tenant and the original kept on file with the Administrative Agent. 

Security Deposit. The owner may require a reasonable security deposit fiom the tenant. 

VACANCIES 

Once a homeowner learns that an accessory apartment will be vacated by a tenant, the 
Administrative Agent should immediately be notified to begin the process of finding a 
new tenant. 

LOCAL AFFORDABILITY ASSISTANCE PROGRAM 

[Describe here any local aflordability assistance program. See samples on COAH 
website.1 

VIOLATIONS, DEFAULTS AND REMEDIES 

In the event of a threatened breach of any of the regulations governing the affordable unit 
by an Owner of an accessory apartment, the Administrative Agent shall have all the 
remedies provided at law or equity, including the right to seek injunctive relief or specific 
performance, it being recognized by both parties that it will cause irreparable harm to the 
municipality, in light of the public policies set forth in the Fair Housing Act and the 
obligation for the provision of low- and moderate-income housing. 



Upon the occurrence of a breach of any of the regulations governing the affordable units 
by an Owner of an accessory apartment, the municipality shall have all remedies 
provided at law or equity, including but not limited to foreclosure, acceleration of all 
sums due under a mortgage, recoupment of any funds fiom a sale in the violation of the 
regulations, injunctive relief to prevent further violation of the regulations, entry on the 
premises, and specific performance. 

Insert additional enforcement provisions provided for by ordinance. See samples on 
COAH website. 



MAINTENANCE OF RECORDS AND APPLICANT FILES 

Pursuant to N.J.A.C. 590-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 590-26.17 
current records must be maintained by the Administrative Agent and outdated records 
must be given to the municipality for safe-keeping. A file must be created and maintained 
on each restricted unit for its control period. 

Administrative Agents maintain detailed records on all marketing initiatives. 

FILES TO BE MAINTAINED ON EVERY APPLICANT 

The Administrative Agent will maintain files on every applicant. All files will contain a 
preliminary application. If an applicant's preliminary application is approved, and the 
applicant files a formal application, the file will contain at a minimum: 

Application Form. 
Tenant Information Form 
Income Verification 
Letter of Certification of Eligibility or Letter of Determination of Ineligibility. 

Individual files will be maintained throughout the process [Insert i f  applicable and 
submitted to the municipality upon termination of the program]. 

FILES TO BE MAINTAINED ON EVERY UNIT 

The Administrative Agent will maintain files on every unit for the length of the 
affordability controls. The unit file will contain at a minimum: 

Base rent 
Identification as low- or moderate-income 
Description of number of bedrooms and physical layout 
Floor plan 
Application materials, verifications and certifications of all present owners, 
pertinent correspondence 
Copy of lease 
Disclosure Statement (Appendix K) 
Deed restriction with length of controls on the unit 

FILES TO BE MAINTAINED ON THE APPLICANT POOL 

Any changes to the applicant pool 
Any action taken with regard to the applicant pool 
Any activity that occurs that affects a particular applicant 
Current applications for all applicants whose status is active in the applicant pool 



The application, the initial rejection notice, the applicant's reply to the notice, a 
copy of the Administrative Agent's final response to the applicant, and all 
documentation of the reason the applicant's name was removed from the 
applicant pool. 

MONITORING 

The current annual monitoring information required to be maintained and reported 
annually to the Municipal Housing Liaison can be found on COAH's website at 
h~:/lwww.ni.nov/dca~affiliates/coah~upcominn/ctmproiect.html. 

The information required for each unit includes but is not limited to: 

Street Address 
BlocklLot/Qualifier/Unit Number 
Housing Type 
Income: Very LowlLowNoderate 
Initial Rental Price 
% of affordability 
Bedroom Type 
Age-restricted 
Handicap accessible/adaptable 
Co #, date 
Effective date of affordability controls 
Length of affordability controls (yrs) 
Date Affordability controls removed 

Question: How long must the Administrative Agent keep files on applications for aflordable housing units 
and cert$ed Owners/tenants of aflordable housing units? 

Answer: Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 590- 26.17 current 
records must be maintained by the Administrative Agent and outdated records must be given to the 
municipality for safe-keeping. A file must be created and maintained on each restricted unit for its control 



Accessory Apartment Program Audit Checklist 

UP-TO-DATE OPERATING MANUAL 
Income Limits 
Sample Forms and Letters 
AFFIRMATIVE MARKETING 
Copies of Display Ads 
Conies of PSA Reauests 
Copies of Marketing Requests 
RANDOM SELECTION 
Log of Applications Received 
Log of Random Selection Results 
Database of Referrals 
MAINTENANCE OF RECORDS 
Files To Be Maintained on Every Applicant 
Preliminary Application. 
Application Form. 
Tenant Information Form 
Income Verification 
Letter of Certification of Eligibility or 
Letter of Determination of Ineligibility 

Files To Be Maintained -on Every Unit 
Base rent 
Identification as low- or moderate-income 
Description of number of bedrooms and physical layout 
Floor plan 
Application materials, verifications and certifications of 
all present tenants, pertinent correspondence 
Copy of lease 
Disclosure Statement (Appendix K) 
Original deed restriction-kith length of controls 
MONITORING INFORMATION 
Comnlete Monitoring Re~orting. Forms 

Comments = 



APPENDIX D 
REHABILITATION PROGRAM DOCUMENTATION 



REHABILITATION PROGRAM (N. J.A.C. 5:97-6.2) 

General Description 

MunicipalityICounty : 
/ 

Program Name: 
R 

3 Number of proposed units to be rehabilitated: 

Information and Documentation Required with Petition 

@ Determination of Rehabilitation Share 

Accept number in N. J.A.C. 5:97 - Appendix B; OR 

Exterior Housing Survey conducted by the municipality 

Information regarding the rehabilitation program on forms provided by the Council. (If relying on 
previously submitted 2007 monitoring andlor subsequent CTM update, also check here in lieu of submitting 
forms.) 

Documentation demonstrating the source(s) of funding 

Municipal resolution appropriating funds from general revenue or a resolution of intent to bond in 
the event of a funding shortfall 

illustrating how the rehabilitation share will be addressed within the period of 
substantive certification 

Information and Documentation Required Prior to Substantive Certification 

executed contract designating an experienced Administrative Agent, and a statement 
in accordance with N. J.A.C. 5:96- 1 8 a adopted rehabilitation operating manual that includes a description of the program 

procedures and administration including a copy of sample deed restriction andlor lien. 

rental units, in accordance with 

COAH Rehab Prograrn.doc 



Rehabilitation Narrative Section 

COAH Rehab Prograrn.doc 



BOROUGH OF CALIFON 
COUNTY OF HUNTERDON, STATE OF NEW JERSEY 

RESOLUTION OF INTENT TO FUND SPENDING PLAN SHORTFALL FOR 
REHABILITATION PROGRAM 

Resolution 201 0-64 

WHEREAS, the Third Round Housing Element and Fair Share Plan of this Borough as 
adopted by the Califon Borough Planning Board on June 7,2010, and endorsed by the Mayor 
and Council on June 7,2010, provides for a housing rehabilitation program targeted at existing 
substandard housing units occupied by low and moderate income households; ahd 

WHEREAS, the implementation of a housing rehabilitation program requires a financial 
commitment for whch outside resources are not expected to be available; and 

WHEREAS, the New Jersey Council on Affordable Housing (COAH) requires a 
municipality to state its intent to cover any shortfall in the funding of an affordable housing 
program covered in the Spending Plan and the Fair Share Plan, including its intention to incur 
bonded indebtedness, if necessary, to provide the funds required for the timely implementation 
of such programs; 

RESOLVED, by the Mayor and Council of the Borough of Califon, in the County of 
Hunterdon, New Jersey, as follows: 

1. That to the degree that the funds required for the implementation of the Borough's 
housing rehabilitation program are not available at the time they are needed from funds collected 
from developers under the Development Fee Ordinance or from any other sources, the Borough 
will provide the funding needed to cover any shortfall in this program from appropriations in the 
Borough's annual budget or by incurring indebtedness by authorizing and issuing, pursuant to the 
Local Bond Law, bonds and/or bond anticipation notes to the extent of the funding deficiency, 
with the understanding that any payments subsequently collected fiom developers under the 
Development Fee Ordinance may be used to reimburse the Borough for the costs of the housing 
rehabilitation program; and 

2. That the Borough currently has the unencumbered capacity to incur such debt 
under the Local Bond Law. 

CERTIFICATION 

I, Laura Eidsvaag, RMC, Clerk of the Borough of Califon, County of Hunterdon, hereby certify 
the foregoing to be a true copy of a resolution adopted by the Mayor and Council of the Borough 
of Califon at a duly noticed and duly convened regular meeting held on June 7,2010. 



SCHEDULE FOR FUNDING THIRD RO'CTND REHABILITATION PROGRAM 

Minimum Program Costs: $10,000 in hard costs per unit, plus up to $4,000 per unit in 
administration costs = Total of $30,000 in hard costs and $12,000 in administration costs = 

$42,000 required to fundprogram. 

201 1 Budget $7,000 

201 2 Budget $7,000 

2013 Budget $7,000 

2014 Budget $7,000 

201 5 Budget $7,000 

20 16 Budget $7,000 

Total: $42,000 

Under COAH's Rules, the Borough is required to fund at least half of the program costs within 
the frst five (5) years of the certification period. 

Allocated funds should be maintained in a separate escrow account (NOT in the AfXordable 
Housing Trust Fund) until such time as they are needed. 

The first rehabilitation project could not begin until the 2012 budget is approved. 



Resolution 201 0-60 

BOROUGH OF CALIFON 
COUNTY OF HUNTERDON, STATE OF NEW JERSEY 

RESOLUTION OF INTENT TO ENTER INTO A CONTRACT 
WITH A REHABILITATION ADMINISTRATOR 

FOR ADMINISTRATION OF REHABILITATION PROGRAM 

WHEREAS, the Borough of Califon is pursuing a Petition for Substantive Certification 
of its Third Round Housing Element and Fair Share Plan, adopted by the Planning Board on June 
7,201 0, from the Council on Affordable Housing (COAH) consistent with the Fair Housing Act; 
and 

WHEREAS, it is the intention of the Mayor and Council of the Borough of Califon by 
way of this resolution to declare its intent to enter into a contract with a qualified Rehabilitation 
Administrator for the administration of the Borough's Housing Rehabilitation Program; 

NOW, THEREFORE, BE IT RESOLVED, by the Mayor and Council of the Borough of 
Califon, County of Hunterdon, State of New Jersey, that the Borough of Califon hereby declares 
its intent to select a COAH-qualified Rehabilitation Administrator and to enter into a contract 
with that entity for the management and administration of the Borough's Housing Rehabilitation 
Program as described in the Borough's Third Round Housing Element and Fair Share Plan 
adopted by the Planning Board on June 7,2010. 

CERTIFICATION 

I, Laura Eidsvaag, RMC, Clerk of the Borough of Califon, hereby certify the foregoing to 
be a true copy of a resolution passed by the Mayor and Council of the Borough of Califon at a 
duly noticed and duly convened regular meeting held on June 7,2010. 



Model to be Modified for Califon by Program Administrator 



Model Operating Manual 

For the Administration of 
REHABILITATION UNITS 



:"' . " " " ....... .................. . " 

SAMPLE I Model Operating Manual 
I Housing Rehabilitation Program 

[This sample manual and the checklist of minimum topics provide the minimum criteria required 
for an Operating Manual for a housing rehabilitation program. Municipalities may tailor this 
sample manual to meet any local requirements and include all established policies, but shall not 
reduce the scope of this sample manual without permission @om the Council on Affordable 
Housing (COAH). Municipalities must select an Administrative Agent experienced in the 
administration of a rehabilitation program. Only experienced municipal agencies or employees 
are acceptable i fa  municipality chooses in-house administration.]' 

COAH, June 2008 



REHABILITATION PROGRAM OPERATING MANUAL CHECKLIST 
Minimum Standards 

At a minimum the Rehabilitation Program Operating Manual must clearly describe the 
procedures and policies for the following: 

Eligible Participants 

Program Financing - OwnersRenters 
Program Affordability Controls 

r J b  
Eligible Property Improvements 

Ineligible property improvements 
Rehabilitation Standard 
Certification of Standards required 
Overview of Administrative Procedures 
Preliminary ApplicationlInterview - OwnersIRenters 
Income Eligibility and Program Certification - Documents to be submitted 
OwnersRenters - period of eligibility 
Housing InspectiodSubstandard Certification 
fi 

Verification documentation required 

Appeal Process - Income Eligibility 

Work Write-up and Cost Estimate 
Contractor Bidding Negotiations - Min 3 BidsfMax # Bids 

Recorded Mortgage, Mortgage Note, Restricted Covenant 
Income Eligibilitv Certification 

I I financial stability to secure performance bond, workmen's compensation BI 1 

Contractor SigningPre-Construction Conference - indicate # days to begin work 

Contractor Related Procedures 
Standards for contractor selection - 3 recent job references, licenses, evidence of 

I I must fall within max of 10% of cost estimate - award to lowest bidder 1 

Change Orders 
Payment Schedule 

1 I Contractor Requirements - work schedule and agreement - 8 

$100,000/$300,000 PD $505000 minimum 
- 

# of proposals required - minimum of 3 - # of days in which to submit bid - bids 

I U I List of Pre-qualified Contractors 
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INTRODUCTION 

This Rehabilitation Program Operating Manual has been prepared to assist in the administration 
of the [insert name of municipalityl Rehabilitation Program. It will serve as a guide to the 
program staff and applicants. 

This manual describes the basic content and operation of the program, examines program 
purposes and provides the guidelines for implementing the program. It has been prepared with a 
flexible format allowing for periodic updates of its sections, when required, due to revisions in 
regulations and/or procedures. 

This manual explains the steps in the rehabilitation process. It describes the eligibility 
requirements for participation in the program, program criteria, funding terms and conditions, 
cost estimating, contract payments, record keeping and overall program administration. 

The following represents the procedures developed to offer an applicant the opportunity to apply 
to the program. 

A. Fair Housing and Equal Housing Opportunities 

It is unlawful to discriminate against any person making application to participate in 

fQ the rehabilitation program or rent a unit with regard to race, creed, color, national 
origin, ancestry, age, marital status, affectional or sexual orientation, familial status, 

EQUAL disability, nationality, sex, gender identity or expression or source of lawful income 
OPPORTUNITY used for mortgage or rental payments. 

For more information on discrimination or if anyone feels they are a victim of discrimination, 
please contact the New Jersey Division on Civil Rights at 1-866-405-3050 or 
htt~://www.state.ni.us/lps/dcr/index.html. 

SECTION I. ELIGIBLE PARTICIPANTS 

A. Categories of Participants 

Both owner-occupied and renter-occupied housing units are eligible to receive funding for 
rehabilitation provided that the occupants of the units are determined to be low- or moderate- 
income households and that the units are determined to be substandard. Owners of rental 
properties do not have to be low- or moderate-income households. If a structure contains two or 
more units and an owner, who is not income eligible, occupies one unit fbnding may be provided 
for the rehabilitation of the rest of the units if income-eligible households occupy those units. 
Rents must be affordable to low- or moderate-income households. 

NOTE: Pursuant to N.J.A.C. 5:97-6.2(b)6 rental units may not be excluded fiom a municipal 
rehabilitation program. If a county administers the municipal rehabilitation program and the 
county program does not include rehabilitation of rental units, the municipality will need to 



B. Income Limits for Participation 

The occupants of the units must have incomes that fall within the income guidelines established 
for [insert the name of the County] County by the Council on Affordable Housing (COAH). 
These limits are revised annually as COAH figures become available and can be found in 
Appendix A. 

For owner-occupied units, the canying costs of the unit (taxes, mortgage, insurance [, including 
the rehabilitation repayment mortgage]) should meet COAH criteria (less than 33% of gross 
income for families, less than 40% of gross income for seniors). 

NOTE: The program should strive to provide that low-income households occupy at least 50 
percent of the units rehabilitated. 

If the rehabilitation program is funded with state or federal funds, the regulations of these 
finding sources must be taken into consideration. Regarding income limits, use the lowest 
income limits. 

C. Program Area 

This is a municipal-wide program. The rehabilitation property must be located in [insert name of 
municipality]. 

NOTE: A municipality may decide to target certain neighborhoods for the program and would 
then list those neighborhoods here. 

D. Certification of Substandard 

The purpose of the program is to bring substandard housing up to code. Substandard units are 
those units requiring repair or replacement of at least one major system. A major system is any 
one of the following: 

Roof 
Plumbing (including wells) 
Heating 
Electrical 
Sanitary plumbing (including septic systems) 
Load bearing structural systems 
Lead paint abatement 
Weatherization (building insulation for attic, exterior walls and crawl space, siding to 
improve energy efficiency, replacement storm windows and storm doors and 
replacement windows and doors) 

Code violations will be determined by an inspection conducted by a licensed inspector. 



SECTION 11. AVAILABLE BENEFITS 

A. Program Financing 

Up to [insert maximum funding available] per unit may be available for improvements to eligible 
owner-occupied and renter-occupied units. 

B. Owner-occupied Units 

[Insert program Jinancing here] 

C. Renter-occupied Units 

[Insert program Jinancing here] 

NOTE: Municipal rehabilitation investment shall average at least $10,000 per unit in hard costs. 
Administrative costs may be covered in conformance with N.J.A.C 5:97-8.9. 

Financing of rehabilitation programs shall be structured to encourage rehabilitation and 
continued occupancy. Low interest rates and forgivable loans are encouraged. Leveraging of 
private financing is also encouraged if the result is low interest loans that encourage 
rehabilitation. If an owner-occupied housing unit is sold prior to the end of the controls on 
affordability, at least part of the loan shall be recaptured and used to rehabilitate another housing 
unit, unless the unit is sold to a low- or moderate-income household at an affordable price 
pursuant to N.J.A.C. 5:97:-9.3 

See attached sample Program Financing options. 

D. Program Affordability Controls 

Ten-year controls on affordability on both owner-occupied units and rental units are required. 

E. Owner-occupied Affordability Controls 

On owner-occupied units, the controls on affordability may be in the form of a lien. 

F. Renter-occupied Affordability Controls 

For rental units, the controls on affordability shall be in the form of a deed restriction and may 
also include a lien. If a unit is vacant upon initial rental subsequent to rehabilitation, or if a 
renter-occupied unit is re-rented prior to the end of controls on affordability, the deed restriction 
shall require the unit to be rented to a low- or moderate- income household at an affordable price 
and affirmatively marketed pursuant to the N.J.A.C. 5:97-9. Rents in rehabilitated units may 
increase annually based on the standards in N.J.A.C. 5:97-9. 



G. Subordination [Optionalj 

The municipality may agree to subordination of a loan if the mortgage company supplies an 
appraisal showing that the new loan plus the balance on the old loan does not exceed 95% of the 
appraised value of the unit. Additionally, for an owner occupied unit, the household must be re- 
certified as low- or moderate-income. 

SECTION 111. ELIGIBLE PROPERTY IMPROVEMENTS 

A. Eligible Improvements 

Housing rehabilitation funds may be used only for repairs or system replacements necessary to 
bring a substandard unit into compliance with municipal health, safety and building codes, 
applicable code violations, as well as any other cosmetic work that is reasonable and deemed 
necessary or is related to the necessary repairs. 

At least one major system must be replaced or included in the repairs, which include one of the 
following: 

Roof 
Plumbing (including wells) 
Heating 
Electrical 
Sanitary plumbing (including septic systems) 
Load bearing structural systems 
Lead paint abatement 
Weatherization (building insulation for attic, exterior walls and crawl space, siding to 
improve energy efficiency, replacement storm windows and storm doors and 
replacement windows and doors) 

The related work may include, but not be limited to the following: 

Interior trim work, 
Interior and/or exterior doors 
Interior and/or exterior hardware 
Window treatment 
Interior stair repair 
Exterior step repair or replacement 
Porch repair 
Wall surface repair 
Painting 
Exterior rain carrying system repair 



B. Ineligible Improvements 

Work not eligible for program funding includes but is not limited to luxury improvements 
(improvements which are strictly cosmetic), additions, conversions (basement, garage, porch, 
attic, etc.), repairs to structures separate fi-om the living units (detached garage, shed, barn, etc.), 
furnishings, pools and landscaping. If determined unsafe, stoves may be replaced. The 
replacement or repair of other appliances is prohibited. Rehabilitation work performed by 
property owners shall not be funded under this program. 

C. Rehabilitation Standards 

Upon rehabilitation, housing deficiencies shall be corrected and the unit shall comply with the 
New Jersey State Housing Code, N.J.A.C. 5:28. For construction projects that requite the 
issuance of a construction permit pursuant to the Uniform Construction Code, the unit must also 
comply with the requirements of the Rehabilitation Subcode (N.J.A.C. 5:23-6). In these 
instances, the more restrictive requirements of the New Jersey State Housing Code or the 
Rehabilitation Subcode shall apply. For projects that require construction permits, the 
rehabilitated unit shall be considered complete at the date of final approval pursuant to the 
Uniform Construction Code. 

D. Certification of Standard 

All code deficiencies noted in the inspection report must be corrected and rehabilitated units 
must be in compliance with the standards proscribed in sub-section C above upon issuance of a 
certificate of completion or occupancy. The licensed inspector must certify any structure repaired 
in whole or in part with rehabilitation funds to be flee of any code violations. 

A municipality may provide for repairs in emergency situations if the conditions are stipulated in 
the Operating Manual. 

E. Emergency Repairs 

A situation relating to a safety andlor health hazard for the occupants would constitute an 
emergency. A municipal inspector will confirm the need for such work. In emergency cases, the 
formal solicitation process will not be followed. A minimum of three (3) estimates will be 
obtained when possible for the "emergency" work. However, eligibility, as stated in Section I, 
subsection By must be determined prior to soliciting estimates. Application for additional non- 
emergency work may be made in accordance with the procedures outlined in this Operating 
Manual. The funding for the emergency work and any additional rehabilitation may not exceed 
the program financing provisions in Section 11, sub-section A. 



SECTION IV. OVERVIEW OF ADMINISTRATIVE PROCEDURES 

Property owners interested in participating in the housing rehabilitation program may submit 
preliminary applications to the program staff. Preliminary applications are available at the 
following locations: 

[insert name and address of selected locations] 

Upon request, the program staff will mail a preliminary application to an interested property 
owner. 

If after the program staff reviews a preliminary application an owner-occupant appears to be 
income eligible, an interview will be arranged with the applicant for a formal application to the 
program. At the time of the interview, the applicant must present required documentation. 
Applicants for rental rehabilitation fbnding must provide a list of tenants and the rents paid by 
each. The program staff will contact the tenants to provide evidence of income eligibility of the 
occupants of the units. 

Applications will be processed in the order of receipt. 

A municipality may alternatively provide for a random selection process where there is sufficient 
interest in the program and the process must be documented in this Operating Manual. See 
Random Selection process in Rental Section. 

A municipality may also provide to deviate fi-om the rank order for emergency situations, if these 
standards are incorporated into the Operating Manual. 

Only emergency situations shall be handled out of the order of receipt [or 
randomly selected list]. 

B. Income Eligibility and Program Certification 

For the households seeking a determination of income eligibility, both owner-occupants and 
renter-occupants, all wage earners 18 years of age or older in the household must submit 
appropriate documentation to document the household income, as further described below. 

Property owners of both owner-occupied and renter-occupied units must submit the following 
documentation: 

Copy of the deed to the property. 
Proof that property taxes and water and sewer bills are current. 
Proof of property insurance, including liability, fire and flood insurance where 
necessary. 

If after review of the income documentation submitted an applicant is determined to be 
ineligible, the applicant will receive a letter delineating the reasons for the determination of 
ineligibility. An applicant may be determined ineligible if the applicant's or each tenants' 



income exceeds COAH income limits or, for owner occupied units, if the carrying costs of the 
unit (taxes, mortgage, in~urance[~including the rehabilitation repayment mortgage]) exceed 
COAH's criteria (less than 33% of gross income for families, less than 40% of gross income for 
seniors). 

The program staff will arrange for a title search of all properties entering the program. 

After the initial interview and the program staff has substantiated that the occupant is income- 
eligible, and the title search is favorable, the Eligible Certification Form will be completed and 
signed. 

Upon confirmation of income eligibility of the applicant or the applicant's tenants, the program 
staff will send a letter, including the Eligible Certification Form, to the applicant certiflmg the 
applicant's and or tenant's eligibility. Eligibility will remain valid for six months. If the 
applicant has not signed a contract for rehabilitation within six months of the date of the letter of 
certifying eligibility, the applicant will be required to reapply for certification. 

C. Housing Inspection/Substandard Certification 

Once determined eligible, the program staff will arrange for a qualified, licensed, 
housing/building code inspector to inspect the entire residential property. 

The licensed inspector will inspect the house, take photographs, and certify that at least one 
major system is substandard. All required repairs would be identified. 

D. Ineligible Properties 

If after review of the property documentation submitted and the inspection report andlor work 
write-up an applicant's property is determined to be ineligible, the program staff will send a 
letter delineating the reasons for the determination of ineligibility. An applicant's property may 
be determined ineligible for any one of the following reasons: 

Title search is unfavorable. 
Property does not need sufficient repairs to meet eligibility requirements. 
Real estate taxes are in arrears. 
Proof of property insurance not submitted. 
Property is listed for sale. 
Property is in foreclosure. 
Total debt on the property will exceed the value of the property. 

[Optional Clause] 

The municipality may disqualify properties requiring excessive repairs to meet municipal 
housing standards. The estimated or bid cost of repairs must exceed [insert amount, at  least 501 
percent of the estimated after-rehabilitation value of the property for the municipality to exclude 
the property 



If after review of the property documentation submitted and the inspection report andlor work 
write-up an applicant's property is determined to be eligible, the inspector will then certify that 
the dwelling is substandard by completing and signing the Certificate of Substandard Form and 
submitting this to the program staff. 

E. Cost Estimate 

The program staff will prepare or cause to be prepared a Work Write-up and Cost Estimate. This 
estimate will include a breakdown of each major work item by category as well as by location in 
the house. It will contain information as to the scope and specifics on the materials to be used. 
A Cost Estimate will be computed and included within the program documentation. The program 
staff will review the Preliminary Work Write-up with the property owner. 

Only required repairs to units occupied by income eligible households will be funded through the 
housing rehabilitation program. If the property owner desires work not fundable through the 
program, including work on an owner-occupied unit of a rental rehabilitation project, work on a 
non-eligible rental unit in a multi-unit building or improvements not covered by the program, 
such work may be added to the work write-up if the property owner provides funds to be 
deposited in the municipality's Housing Trust Fund prior to the commencement of the 
rehabilitation of the property equivalent to (1 10 percent or a higher percentage) of the estimated 
cost of the elective work. Such deposited funds not expended at the time of the issuance of a 
certificate of completion/occupancy will be returned to the property owner with accrued interest. 

F. Contractor Bidding Negotiations 

After the unit and the unit occupant have been certified as eligible, the program staff will provide 
a list of approved, pre-qualified trade contractors for bidding. The property owner reviews this 
list and selects a minimum of three and a maximum of five contractors fiom whom to obtain 
bids. The program staff and property owner will then review these bids. The lowest responsible 
trade contractor shall then be selected. If the property owner wishes to use a contractor other 
than the lowest responsible bidder, the property owner shall pay the difference between the 
lowest bid price and the bid price of the selected contractor. 

[Optional] The program may permit a property owner to seek proposds fiom non-program 
participating contractors. However, the municipality must pre-approve the contractor prior to 
submitting: a bid. 

G. Contract SigningIPre-Construction Conference 

Program staff will meet with the property owner to review all bids by the various trades. This 
review will include a Final Work Write-up and Cost Estimate. The Contractor Agreement will 
be prepared by the program staff, as well as the Property Rehabilitation Agreement covering all 
the required terms and conditions. 

The program staff will then call a Pre-Construction Conference. Documents to be executed at 
the Pre-construction Conference include: Contractors Agreernent(s), Right of Entry Document, a 
Restricted Covenant, Mortgage and Mortgage Note. The property owner, program staff 
representative, contractor and bank representative will execute the appropriate documents and 
copies will be provided as appropriate. A staff member will outline project procedures to which 



property owner must adhere. A Proceed to Work Order, guaranteeing that the work will 
commence within fifteen (15) calendar days of the date of the conference and be totally 
completed within ninety (90) days from the start of work, will be issued to each contractor at this 
Conference. 

H. Progress Inspections 

The program staff will make periodic inspections to monitor the progress of property 
improvements. This is necessary to ensure that the ongoing improvements are in accordance 
with the scope of work outlined in the work write-up. It is the contractor's responsibility to 
notifl the Building Inspector before closing up walls on plumbing and electrical improvements. 

I. Change Orders 

If it becomes apparent during the course of construction that additional repairs are necessary or 
the described repair needs to be amended, the program staff will have the qualified 
professional(s) inspect the areas in need of repair and prepare a change order describing the work 
to be done. The applicant and the contractor will review the change order with the program staff 
and agree on a price. Once all parties approve of the change order and agree on the price, they 
will sign documents amending the contract agreement to include the change order. Additionally, 
if the applicant is not fhding the additional cost, new financing documents will be executed 
reflecting the increase. 

J. Payment Schedule 

The contract will permit three progress payments if the project costs less than $20,000 or four 
progress payments if the project costs more than $20,000. For example: $24,000 project has four 
payments, with the first payment of $10,000 and the remaining payments are divided equally. 
First payment is made when the project is one-quarter completed. Second payment is made 
when the project is one-half completed. Third at three quarters completed. Fourth and final 
payment upon completion. 

The contractor will submit a payment request. The applicant will sign a payment approval if 
both the applicant and housinghuilding inspector [insert the municipal governing body i f  the 
municipality elects to also require their approval] are satisfied with the work performed. The 
municipality will then release the payment. 

Final payment will be released once all final inspections are made, a Certificate of Occupancy is 
issued (if applicable) and the program staff receives a Property Owner Sign-off letter. 

The contractor's performance bond will be released within [insert minimum of three] months 
after the final payment is made to the contractor. 

K. Appeal Process 

If an applicant does not approve a payment that the housinghuilding inspector has approved, the 
disputed payment will be appealed to the municipality's [insert municipal entity] for a hearing. 
The municipality's [insert municipal entity] will decide if the payment shall be released to the 
contractor or the contractor must complete additional work or correct work completed before the 



release of the payment. The municipality's [insert municipal entityl decision will be binding on 
both the applicant and the contractor 

L. Final Inspection 

Upon notification by the contractor that all work is complete and where required a Certificate of 
Occupancy has been issued, a final inspection shall be conducted and photographs taken. The 
program staff (or a representative), the property owner, and the necessary contractors shall be 
present at the final inspection to respond to any final punch list items. 

M. Record Restricted Covenant and Mortgage Documentation 

Program staff will file the executed Restricted Covenant and Mortgage with the County Clerk. 

N. File Closing 

After the final payment is made, the applicant's file will be closed by the program staff [Insert if 
applicable: and submitted to the municipality upon termination of the program]. 

SECTION V. PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION 

A. Complete a Household Eligibility Determination Form 

If the rehabilitation program is funded with state or federal funds, the regulations of these 
funding sources must be taken into consideration. Regarding income limits, use the lowest 
income limits. For the income qualifying process, use the regulations of the funding source and 
modify this Operating Manual accordingly. 

The program staff shall require each member of an applicant household who is 18 years of age or 
older to provide documentation to verify their income, pursuant to the Uniform Housing 
Affordability Controls at N.J.A.C. 5:80-16.1 et seq. (except for the asset test).2 Income 
verification documentation should include, but is not limited to the following for each and every 
member of a household who is 18 years of age or older: 

Four current consecutive pay stubs [including both the check and the stub], including 
bonuses, overtime or tips, or a letter fiom the employer stating the present annual income 
figure or if self-employed, a current Certified Profit & Loss Statement and Balance Sheet. 

Copies of Federal and State income tax returns for each of the preceding three tax years - 
A Form 1040 Tax Summary for the past three tax years can be requested fiom the local 
Internal Revenue Service Center or by calling 1-800-829- 1040. 

2Asset Test - N.T.A.C. 5:80-26.16@)3 which provides that if an applicant household owns a primary residence with no mortgage on 
the property valued at or above the regional asset limit as published annually by COAH, a certificate of e&bllity shall be denied by 
the administrative agent, unless the applicant's existing monthly housing costs ... exceed 38 percent of the household's eligible 
monthly income. 



A letter or appropriate reporting form verifying monthly benefits such as 

o Social Security or SSI - Current award letter or computer print out letter 

o Unemployment - verification of Unemployment Benefits 

o Welfare -TANF3 current award letter 

o ' Disability - Worker's compensation letter or 

o Pension income (monthly or annually) - a pension letter 

A letter or appropriate reporting form verifyrng any other sources of income claimed by 
the applicant, such as alimony or child support - copy of court order or recent original 
letters fiom the court or education scholarship/stipends - current award letter. 

Current reports of savings and checking accounts (bank statements and passbooks) and 
income reports fiom banks or other financial institutions holding or managing trust funds, 
money market accounts, certificates of deposit, stocks or bonds (In brokerage accounts - 
most recent statements andlor in certificate form - photocopy of certificates). 

Evidence or reports of income fiom directly held assets, such as real estate or businesses. 

Interest in a corporation or partnership - Federal tax returns for each of the preceding 
three tax years. 

Current reports of assets - Market Value Appraisal or Realtor Comparative Market 
Analysis and BankIMortgage Co. Statement indicating Current Mortgage Balance. For 
rental property attach copies of all leases. 

NOTE: Administrative Agents typically use a spreadsheet or worksheet similar 
to the one included in the Appendix to help calculate an applicant's income. This 
summarizing document will also prove useful in the event there is an appeal or 
question by the applicant concerning the calculation or during COAH monitoring 
visits. The Operating Manual should include a reasonable period [30 days is 
recommended] to complete the submission of all required documentation and 
this policy should be included in the manual. 

The following is a list of various types of wages, payments, rebates and credits. Those that are 
considered as part of the household's income are listed under Income. Those that are not 
considered as part of the household's income are listed under Not Income. 

Income 

1. Wages, salaries, tips, commissions 

3 TANF -Temporary Assistance for Needy Families 



2. Alimony 

3. Regularly scheduled overtime 

4. Pensions 

5. Social security 

6. Unemployment compensation (verify the remaining number of weeks they are eligible to receive) 

7. TAW 

8. Verified regular child support 

9. Disability 

10. Net income from business or real estate 

11. Interest income from assets such as savings, certificates of deposit, money market accounts, 
mutual funds, stocks, bonds 

12. Imputed interest (using a current average annual rate of two percent) from non-income producing 
assets, such as equity in real estate. Rent fiom real estate is considered income, after deduction of 
any mortgage payments, real estate taxes, property owner's insurance. 

13: Rent from real estate is considered income 

14. Any other forms of regular income reported to the Internal Revenue Service 

Not Income 

1. Rebates or credits received under low-income energy assistance programs 

2. Food stamps 

3. Payments received for foster care 

4. Relocation assistance benefits 

5. Income of live-in attendants 

6. Scholarships 

7. Student loans 

8. Personal property such as automobiles 

9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance settlements 

10. Part-time income of dependents enrolled as hll-time students 

11. Court ordered payments for alimony or child support paid to another household shall be deducted 
from gross annual income 



To calculate income, the current gross income of the applicant is used to project that income over 
the next 12 months. 

Student Income 

Only full-time income of full-time students is included in the income calculation. A full-time 
student is a member of the household reported to the IRS as a dependent who is enrolled in a 
degree seeking program for 12 or more credit hours per semester; and part-time income is 
income earned on less than a 35-hour workweek. 

Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the rent is 
considered income. After deduction of any mortgage payments, real estate taxes, property owner 
insurance and reasonable property management expenses as reported to the Internal Revenue 
Service, the remaining amount shall be counted as income. 

If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, the 
Administrative Agent should determine the imputed interest fiom the value of the property. The 
Administrative Agent should deduct outstanding mortgage debt fiom the documented market 
value established by a market value appraisal. Based on current money market rates, interest 
will be imputed on the determined value of the real estate. 

B. Records Documenting Household Composition and Circumstances 

The following are various records for documenting household information: 

Social Security records or cards. Either individual Social Security card or letter from 
Social Security Administration 

Adoption papers, or legal documents showing adoption in process 

Income tax return 

Birth Certificate or Passport 

Alien Registration Card 

C. Certify the income eligibility of low- and moderate-income households by completing the 
application form. Provide the household with the original and keep a copy in the project files. 



D. Appeals 

Appeals from all decisions of an Administrative Agent shall be made in writing to the Executive 
Director of the Council on Affordable Housing (COAH), 10 1 South Broad Street, P.O. Box 8 13, 
Trenton, New Jersey 08615. The Executive Director's written decision, which shall be made 
within 15 days of receipt of an appeal, shall be a final administrative action of COAH. 



SECTION VI. CONTRACTOR RELATED PROCEDURES 

A. Contractor Selection 

Contractors must apply to the program staff to be placed on the pre-approved contractors list. 
Contractors seeking inclusion on the list must submit references fiom at least three recent general 
contracting jobs. Contractors also must submit documentation proving financial stability and the 
ability to obtain performance bonds, as performance bonds will be required on every 
rehabilitation project. If it is ever necessary for the municipality or [insert name of 
administrative agent] to access the performance bond in order to complete a project, the 
contractor will be removed fiom the pre-approved contractors list. Contractors must carry 
workmen's compensation coverage and liability insurance of at least $100,000/$300,000 for 
bodily injury or death and $50,000 for property damage. Only licensed tradesmen will be 
permitted to perform specialty work such as plumbing, heating and electrical. 

B. Number of Proposals Required 

The property owner will select a minimum of three general contractors fiom a list of pre- 
approved contractors. Property owners may not select contractors who do not appear on the list.4 
The approved work write-up will be submitted to the selected contractors by the program staff. 
Contractors must visit the property and submit bids within [insert number of days, minimum 141 
days. The contract will be awarded to the lowest bidder', provided that the housinglbuilding 
inspector or the professional who drafted the work write-up certify that the work can be 
completed at the price bid and that the bid is reasonably close to the cost estimate. Bids must fall 
within [insertpercent, maximum of 1 O] percent of the cost estimate. 

C. Contractor Requirements 

Upon notification of selection, the contractor shall submit all required insurance certification to 
the program staff. A contract signing conference will be called by the program staff to be 
attended by the property owner and contractor. At the time of Agreement execution, the 
contractor shall sign a Certification of Work Schedule prepared by the program staff. 

4 The program may permit a property owner to seek proposals from non-program participating contractors. However, the 
municipality must pre-approve the contractor prior to submitting a bid. 

If the property owner wishes to use a contractor other than the lowest responsible bidder, the property owner shall pay the 
difference between the lowest bid price and the bid price of the selected contractor. 



SECTION VII. MAINTENANCE OF RECORDS 

A. Files To Be Maintained on Every Applicant 

The program staff will maintain files on every applicant. All files will contain a preliminary 
application. If an applicant's preliminary application is approved, and the applicant files a 
formal application, the file will contain at a minimum: 

Application Form 
Tenant Information Form (Rental Units Only) 
Income Verification 
Letter of Certification of Eligibility or Letter of Determination of Ineligibility 

B. Files of applicants approved for the program will also contain the following additional 
documentation: 

Housing Inspection Report 
Photographs - Before 
Certification of Property Eligibility or Determination of Ineligibility 

a Proof of Homeowners Insurance 
Copy of Deed to Property 

C. For properties determined eligible for the program where the applicants choose to 
continue in the program, the files shall contain the following: 

Work Write-UpICost Estimate 
Copies of Bids 
Applicant/Contractor Contract Agreement 
Recorded MortgageILien Documents 
Copies of All Required Permits 
Contractor Requests for Progress Payments 
Progress Payment Inspection Reports 
Progress Payment Vouchers 
Change Orders (If needed) 
Final Inspection Report 
Photographs - After 
Certification of Completion 
Certification of Release of Contractor's Bond 

Individual files will be maintained throughout the process [insert ifapplicable: and submitted to 
the municipality upon termination of the program]. 

D. Rehabilitation Log 

A rehabilitation log will be maintained by the program staff that depicts the status of all 
applications in progress. 

E. Monitoring 



For each unit the following information must be retained to be reported annually: 

Street Address 
BlocklLot/Unit Number 
Owner/Renter 
Income: Very Low/Low/Mod 
Final Inspection Date 
Funds expended on Hard Costs 
Development Fees expended 
Funds Recaptured 
Major Systems Repaired 
Unit Below Code & Raised to Code 
Effective date of affordability controls 
Length of Affordability Controls (yrs) 
Date Affordability Controls removed 
Reason for removal of Affordability Controls 

SECTION VIII. PROGRAM MARKETING 

The municipality will conduct a public meeting announcing the implementation of the housing 
rehabilitation program. For the term of the program, the municipality will include flyers once a 
year with the [insert all selected: tax bills, water bills or other regular municipal mailing to all 
property owners]. Program information will be available at the municipal building, library, and 
senior center and on the municipal website. Posters regarding the program will be placed in retail 
businesses throughout the municipality. 

Prior to commencement of the program and periodically thereafter, the municipality will hold 
informational meetings on the program to all interested contractors. Each contractor will have the 
opportunity to apply for inclusion of the municipal contractor list. 



RENTAL PROCEDURES 

SECTION IX 



SECTION IX. RENTAL PROCEDURES 

Rental units are subject to the Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5- 
80:26.1 et. seq. once the rental units are rehabilitated. 

A. Fair Housing and Equal Housing Opportunities 

It is unlawful to discriminate against any person making application to participate in fB the rehabilitation program or rent a unit with regard to race, creed, color, national 
origin, ancestry, age, marital status, affectional or sexual orientation, familial status, 
disability, nationality, sex, gender identity or expression or source of lawful income 

OPPORTUNITY used for mortgage or rental payments. 

For more information on discrimination or if anyone feels they are a victim of discrimination, 
please contact the New Jersey Division on Civil Rights at 1-866-405-3050 or 
http:I/www.state.nj .us/lps/dcr/index.html. 

B. Overview of the Affordable Housing Administration Process for Rental Units 

NOTE: This is a sample process only. This section of the Operating Manual should be modified 
to reflect the local administrative process. 

9 The Municipal Housing Liaison serves as an initial point of contact for unsolicited calls 
to the municipality about affordable housing and where appropriate directs applicants to 
an Administrative Agent, who may be a nonprofit agency, State agency or consultant that 
may administer the rehabilitation program within the municipality. 

9 The Administrative Agent implements the municipality's Affirmative Marketing Plan. 

9 The Administrative Agent serves as the initial point of contact for all inquiries generated 
by the affirmative marketing efforts and sends out pre-applications to interested callers. 

9 The Administrative Agent will accept these returned pre-applications for a specific 
period of time, for example, 30 to 90 days. At the end of this time period these 
applications will be randomly selected, through a lottery, to create a pool of applicants. 

9 The Administrative Agent pre-qualifies applicants in the applicant pool for income 
eligibility and sends either a rejection letter to those over income or a preliminary 
approval letter to those who appear income-eligible. 

9 When a unit becomes available, the Administrative Agent will interview the applicant 
households and proceed with the income qualification process. 

9 The Administrative Agent must notify applicant households in writing of certification or 
denial within 20 days of the determination. 

9 Once certified, households are further screened to match household size to bedroom size. 



9 Certified households that are approved for a rental affordable housing unit will sign 
Appendix K and any other applicable documents, which are held in the applicant file. 
Applicants then make an appointment with the leasing agent. Applicant households 
seeking rental units proceed with a credit check, which is generally conducted by the 
developer, affordable housing sponsor or landlord. If approved, the applicant will sign 
the lease, pay the first month's rent and the security deposit and receive the keys. 

9 The certified household moves in to the affordable rental unit. 

C. Roles and Responsibilities 

Responsibilities of the Municipal Housing Liaison 

The Municipal Housing Liaison is responsible for coordinating all the activities of the municipal 
government as it relates to the creation and administration of affordable housing units, in 
conjunction with the Municipal Attorney, where appropriate (see the section Responsibilities of 
the Municipal Attorney). The primary purpose of the Municipal Housing Liaison is to ensure 
that all affordable housing projects are established and administered according to the Regulations 
as outlined in an Operating Manual. The duties of the Municipal Housing Liaison include the 
following duties, and may include the responsibilities for providing administrative services as 
described in the next Section under, Responsibilities of an Administrative Agent. 

Monitor the status of all restricted units in the municipality's Fair Share Plan. Regardless 
of any arrangements the municipality may have with one or more Administrative Agents, it is the 
Municipal Housing Liaison's responsibility to know the status of all restricted units in their 
community. 

Serve as the municipality's primary point of contact for all inquiries from the State, 
Administrative Agents, developers, affordable housing sponsors, owners, property 
managers, and interested households. The Municipal Housing Liaison serves as the 
municipality's primary point of contact on affordable housing issues. Interested applicants 
should be provided with information on the types of affordable units within the municipality and, 
where applicable, the name of the Administrative Agent that manages the units and the contact 
information for the Administrative Agent. 

Compile, verify and submit annual reporting. Administrative Agents are responsible for 
collecting much of the data that is ultimately included in an annual COAH monitoring report. 
  ow ever, it is the Municipal Housing Liaison's responsibility to collect and verify this data and 
consolidate it into the annual report to COAH. Any requests from COAH for additional 
information or corrections will be directed to the Municipal Housing Liaison. 

Provide Administrative Services, unless those services are contracted out. The 
responsibilities for providing administrative services are described in the next Section under, 
Responsibilities of an Administrative Agent. 



Responsibilities of an Administrative Agent 

The primary responsibility of an Administrative Agent is to establish and enforce affordability 
controls and ensure that units in their portfolio are rented to eligible households. Administrative 
Agents must: 

Secure written acknowledgement from all owners that no restricted unit can be offered or 
in any other way committed to any person other than a household duly certified by the 
Administrative Agent. 

Create and adhere to an Operating Manual. Administrative Agents are required to follow the 
policies and procedures of an Operating Manual, as applicable to the scope of services they have 
been contracted to perform. 

Implement the municipality's Affirmative Marketing Plan. The Administrative Agent, the 
developer, affordable housing sponsor or owner could be responsible for implementing the 
Affirmative Marketing Plan adopted by the municipality. At the first meeting with the 
Municipal Housing Liaison, Administrative Agent, and the developer, affordable housing 
sponsor or owner this responsibility should be discussed. Affirmative marketing includes 
conducting regional outreach and advertising for available affordable units. Advertising costs 
may also be delegated to the developer, but this must be established by ordinance and a condition 
of approval of the Planning Board or Zoning Board. 

Accept applications from interested households. In response to marketing initiatives or by 
referral from the Municipal Housing Liaison, interested households will contact the 
Administrative Agent. The Administrative Agent will supply applicants with applications, 
provide additional information on available units and accept completed applications. 

Conduct random selection of applicants for rental of restricted units. The Administrative 
Agent is responsible for conducting the random selection in accordance with the Affirmative 
Marketing Plan and any related local ordinances, and as described in the Operating Manual. 

Create and maintain a pool of applicant households. This includes reaching out to households 
in the applicant pool to determine continued interest andfor changes in household size and 
income. 

Determine eligibility of households. The task of collecting application materials and 
documentation from applicant households and analyzing it for eligibility is the responsibility of 
an Administrative Agent. A written determination on a household's eligibility must be provided 
within twenty (20) days of the Administrative Agent's determination of eligibility or non- 
eligibility. Whether or not the household is determined to be eligible for a unit, it is an 
Administrative Agent's responsibility to secure all information provided by the household in 
individual files and to maintain strict confidentiality of all information regarding that household. 
An Administrative Agent is required to ensure that all certified applicants execute a certificate 
acknowledging the rights and requirements of renting an affordable unit, in the form of 
Appendix K of UHAC. 

Establish and maintain effective communication with property managers and landlords. 
Property managers and landlords of restricted units should be instructed and regularly reminded 



that the Administrative Agent is their primary point of contact. The Administrative Agent must 
immediately inform all property managers and landlords of any changes to the Administrative 
Agent's contact information or business hours. 

Property managers and landlords should be instructed to immediately contact the Administrative 
Agent: 

Immediately upon learning that an affordable rental unit will be vacated. 

For review and approval of annual rental increases. 

Provide annual notification of maximum rents. Each year when COAH releases its low- and 
moderate-income limits, rental households must be notified of the new maximum rent that may 
be charged for their unit. The Administrative Agent's contact information must be included on 
such notification in case the tenant is being overcharged. 

Serve as the custodian of all legal documents. An Administrative Agent is responsible for 
maintaining originals of all legal instruments for the units in their portfolio. Throughout the 
duration of a control period, an Administrative Agent must maintain a file containing its 
affordability control documents. This includes, but is not limited to, the recorded Declarations of 
Covenants, Conditions and Restrictions, Deed Restrictions, Deeds, Repayment Mortgages, 
Repayment Mortgage Notes, Leases and Appendix K. 

Serve as point of contact on all matters relating to affordability controls. It is recommended 
that the Administrative Agent develop a system to be notified by lenders when a unit is at risk of 
foreclosure. In the event of a foreclosure, the Administrative Agent should work with the 
foreclosing institution to ensure that the affordability controls are maintained. The 
Administrative Agent should seek the counsel of the municipality's attorney on legal matters that 
threaten the durability of the affordability controls. 

Provide annual activity reports to Municipal Housing Liaison for use in the annual COAH 
monitoring report. An Administrative Agent is responsible for collecting the reporting data on 
each unit in their portfolio. 

Maintain and distribute information on HUD-approved Housing Counseling Programs. 

Responsibilities of the Municipal Attorney 

The Municipal Attorney assists the municipality with developing, administrating, and enforcing 
affordability controls, including but not limited to 

Providing all reasonable and necessary assistance in support of the Administrative 
Agent's efforts to ensure compliance with the housing affordability controls. 

Responsibilities of Owners of Rental Units 

Open and direct communication between the Owners of rental units, the Municipal Housing 
Liaison and the Administrative Agent is essential to ongoing administration of affordability 



controls. Although the Administrative Agent is required to serve as the primary point of contact 
with households, the Owner must provide the Municipal Housing Liaison and Administrative 
Agent with information on vacancies. Owners of rental units are also responsible for working 
with the Administrative Agent to ensure that the Municipal Housing Liaison has all necessary 
information to complete the annual COAH reporting. 

Responsibilities of Landlords and Property Managers 

Landlords and property managers must place a notice in all rental properties annually informing 
residents of the rent increase for the year and the contact information for the Administrative 
Agent. 

D. Affirmative Marketing 

Overview of the Requirements of an Affirmative Marketing Plan 

All affordable units are required to be affirmatively marketed using [insert name of 
municipalityl's Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional 
marketing strategy designed to attract households 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 housing units which are being 
marketed by an Administrative Agent or a developer, sponsor, owner or property manager of 
affordable housing. The primary objectives of an Affirmative Marketing Plan are to target 
households who are least likely to apply for affordable housing, and to target households 
throughout the entire housing region in which the units are located. 

[Insert name of municipalityl's Affirmative Marketing Plan can be found in the Appendix. 

NOTE: Every Affirmative Marketing Plan and any revisions thereto must be adopted by 
resolution of the governing body, referenced by ordinance and approved by COAH. A form to 
help municipalities set up an Affirmative Marketing Plan is available on COAH's website for 
Administrative Agents. It recommended to include the approved Affirmative Marketing Plan in 
the Appendix rather than in the text of the Operating Manual so that if any revision is required to 
the Affirmative Marketing Plan, the manual will not need to be revised, only the insertion in the 
Appendix. 

Every Affirmative Marketing Plan must include all of the following: 

Publication of at least one advertisement in a newspaper of general circulation within the 
housing region; and 

Broadcast of at least one advertisement by radio or television throughout the housing 
region. 

At least one additional regional marketing strategy such as a neighborhood newspaper, 
religious publication, organizational newsletter, advertisement(s) with major employer(s), 
or notification through community and regional organizations such as non-profit, 
religious and civic organizations. 



NOTE: Although not a requirement of UHAC, COAH encourages municipalities to 
list all affordable housing units in their community on the New Jersey Housing 
Resource Center at www.nihousing.gov. The New Jersey Housing Resource Center is 
a free service to both owners and administrators of affordable housing and households - 

seeking affordable housing opportunities. 

For each affordable housing opportunity within the municipality, the Affirmative Marketing Plan 
must include the following information: 

The address of the project and development name, if any 

The number of rental units 

The price ranges of the rental units 

The name and contact information of the Municipal Housing Liaison, Administrative 
Agent, property manager or landlord 

A description of the Random Selection method that will be used to select applicants for 
affordable housing. 

Disclosure of required application fees, if any. 

Advertisements must contain the following information for each affordable housing opportunity: 

The location of and directions to the units 

A range of prices for the housing units 

The bedroom size(s) of the units 

The maximum income permitted to qualify for the housing units 

The locations of applications for the housing units 

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

Application fees, if any 

NOTE: It is also recommended that the following information be included in the advertisements: 

Last date applications will be accepted 



manager or landlord 

A statement concerning the availability of credit, budget andlor homeownership 
counseling services 

If already adopted by ordinance, a statement concerning regional preference. 

COAH recommends including the following statement on all advertisements. "Visit 
www.nihousinn.nov for more affordable housing opportunities." 

OPTIONAL: Regional Preference 

[Insert name of municipality] has by ordinance provided that households that live or work in 
COAH Housing Region [insert region number] comprised of the following counties [insert 
counties] shall be selected for an affordable housing unit before households fiom outside this 
region. Units that remain unoccupied after households who live or work in the region are 
exhausted, may be offered to the households outside the region. 

NOTE: Municipalities that wish to give preference to applicant households that live or 
work in their housing region must state this preference in the form of an ordinance. This 
preference cannot be limited to families that live or work in the host municipality - if 
preference is given, it must be given to all households that live or work in the housing 
region. 

Implementation of the Affirmative Marketing Plan 

NOTE: The Operating Manual must identify who will market the affordable units, the 
municipality or the Administrative Agent, and how frequently they will be marketed, depending 

1 on such factors as whether there will be advertising to create and maintain a central list of 
applicants or advertising shall be conducted for each project, or some combination thereof. 

It is strongly recommended that detailed records on all marketing initiatives be maintained. 

The affirmative marketing process for affordable units shall begin at least four months prior to 
expected occupancy. In implementing the marketing program, the [insert municipality or 
Administrative Agent] shall undertake all of the strategies outlined in the [insert name of 
municipality]'~ Affirmative Marketing Plan. Advertising and outreach shall take place during the 
first week of the marketing program and each month thereafter until all the units have been sold. 
Applications for affordable housing shall be available in several locations in accordance with the 
Affirmative Marketing Plan. The time period when applications will be accepted will be posted 
with the applications. Applications shall be mailed to prospective applicants upon request. 

An applicant pool will be maintained by the [insert municipality or Administrative Agent] for re- 
rentals. 

NOTE: Alternatively, the manual may say: An applicant pool will be maintained by each project 
for re-rentals. 



When a re-rental affordable unit becomes available, [insert municipality or Administrative 
Agent] applicants will be selected fiom the applicant pool and, if necessary, the unit will be 
affirmatively marketed as described above. 

The selection of applicants from the applicant pool is described in more detail in this manual 
under the section Random Selection & Applicant Pool(s). 



FREQUENTLY ASKED QUESTIONS 

Question: How often should we advertise? 

Answer: Administrative Agents responsible for new developments, or newly hired Administrative Agents, 
must advertise initially to create an applicant pool. For new developments, advertising should begin four 
months prior to the anticipated occupancy of the units. Advertising should continue monthly until all units 
are sold or rented. Once all vacant units are filled with eligible households, the Administrative Agent can 
either close the applicant pool or keep it open. If the applicant pool has sufficient eligible households for 
approximately two years worth of turnover, COAH recommends that the applicant pool be closed and 
applications no longer be accepted. In this case, advertising does not need to be conducted until four 
months before the applicant pool is to be reopened. If the Administrative Agent wishes to keep the 
applicant pool open, they must conduct some form of advertising on a monthly basis. However, all the 
components of the Affirmative Marketing Plan do not need to be implemented every month. One strategy 
can be implemented each month on a rotating basis. The next section provides more information on random 
selection and applicant pool maintenance to help determine how often advertising should be conducted. 

Question: My county doesn't have a library. How do I comply with the application availability rule? 

Answer: Only 11 of New Jersey's 21 counties have a county library (a list is included on COAH's website 
for Administrative Agents). If one or more of the counties in a housing region do not have county libraries, 
applications must be made available at the county administration building. 

Question: Our aflordable housing development is very small. It is unnecessary for us to conduct monthly 
marketing initiatives and the number of applicants in our existingpool already exceeds the two-year rule of 
thumb. Is there any way for us to maintain compliance without conducting monthly outreach initiatives? 

Answer: COAH suggests that you attempt to partner with other municipalities in your housing region to 
help defiay time and cost or close the applicant pool and do not accept applications until the applicant pool 
contains fewer applicants and affirmative marketing is implemented. 

Question: We have moderate-income units available, but not low-income units. Can we keep only the 
moderate portion of the applicant pool open? 

Answer: Yes. In fact, if you regularly have a type of unit that is hard to fill, you may tailor marketing 
initiatives to fill that type of unit. However, households that submit applications and are not interested or 
eligible for the targeted unit type must be notified that they will not be placed in the applicant pool until it 
is reopened for their unit type. 

Question: Are all developments required to conduct aflrmative marketing, or just those with a certain 
number of units, for example, more than five units? 

Answer: All affordable units governed by UHAC are required to be affirmatively marketed. If it is 
burdensome for a small development to conduct its own affirmative marketing, the municipality and 
Administrative Agent(s) should consider conducting the affirmative marketing for all the units within the 
municipality at the municipal level, not at the development level. An alternative is to contract with an 
Administrative Agent who will do the affirmative marketing for your units as well as other units they 
manage. 



E. Random Selection & Applicant Pool(s) 

I NOTE: The Operating Manual must describe the randomization process to be used. Below are 1 
I two sample processes, Initial Randomization and Randomization After Certification. 

Initial Randomization 

Applicants are selected at random before income-eligibility is determined, regardless of 
household size or desired number of bedrooms. The process is as follows: 

After advertising is implemented, applications are accepted for [insert number of days] days. 

NOTE: To help analyze the impact and success of various marketing initiatives, it is 
recommended that the Administrative Agent ask the applicants where they learned of the 
housing opportunity. 

At the end of the period, sealed applications are selected one-by-one through a lottery (unless 
fewer applications are received than the number of available units, then all eligible households 
will be placed in a unit). 

NOTE: The Administrative Agent may also pre-qualify applicants as soon as 
applications are received, and only place preliminarily income-eligible applications in 
the lottery, provided that applicants are notified in writing of eligibility and non- 
eligibility in advance of the lottery. 

Households are informed of the date, time and location of the lottery 
and invited to attend. 

An applicant pool is created by listing applicants in the order 
selected. 

Applications are reviewed for income-eligibility. Ineligible 
households are informed that they are being removed fiom the 
applicant pool or given the opportunity to correct andfor update income and household 
information. 

municipal 
representative 
should also be 
invited to 
attend the 

Eligible households are matched to available units based upon the number of bedrooms needed 
(and any other special requirements, such as [regional preference or] the need for an accessible 
unit). 

If there are sufficient names remaining in the pool to fill future 
re-rental, the applicant pool shall be closed. 

When the applicant pool is close to being depleted, the 
Administrative Agent will re-open the pool and conduct a new 
random selection process after fulfilling the affirmative marketing requirements. 
The new applicant pool will be added to the remaining list of applicants. 

turnover is a 
recommended 
standard. 



NOTE: Alternatively, for future re-rentals only, the Administrative Agent can keep the 
applicant pool open after the initial lottery and add names to the existing list based on 
time and date of submission. This procedure may only be followed if the 
Administrative Agent engages in ongoing monthly affirmative marketing efforts 
according to the approved Affirmative Marketing Plan to ensure outreach to the housing 
region. 

Randomization after Certification 

Random selection is conducted when a unit is available, and only certified households seeking 
the type and bedroom size of the available unit are placed in the lottery. The process is as 
follows: 

After advertising is implemented, applications are accepted for [insert number of days] days. 

All applications are reviewed and households are either certified or informed of non-eligibility. 
(The certification is valid for 180 days, and may be renewed by updating income-verification 
information.) 

Eligible households are placed in applicant pools based upon the number of bedrooms needed 
(and any other special requirements, such as [regional preference or] the need for an accessible 
unit) 

When a unit is available, only the certified households in need of that type of unit are selected for 
a lottery. 

Households are informed of the date, time, and location of the lottery and invited to attend. 

After the lottery is conducted, the first household selected is given [insert number of days] days 
to express interest or disinterest in the unit. (If the first household is not interested in the unit, 
this process continues until a certified household selects the unit.) 

Applications are accepted on an ongoing basis, certified households are added to the pool for the 
appropriate household income and size categories, and advertising and outreach is ongoing, 
according to the Affirmative Marketing Plan. 



F. Matching Households To Available Units 

NOTE: This topic in the Operating Manual is fi-equently challenged. Think carefully about the 
policies entered and be sure the policies are consistent with the Federal Fair Housing Act. 

In referring certified households to specific restricted units, to the extent feasible, and without 
causing an undue delay in occupying the unit, the Administrative Agent shall strive to implement 
the following policies: 

Provide an occupant for each unit bedroom; 

Provide children of different sex with separate bedrooms; 

Prevent more than two persons fiom occupying a single bedroom; 

Require that all the bedrooms be used as bedrooms; and 

Require that a couple requesting a two-bedroom unit provide a doctor's note justifjlng 
such request. 

The Administrative Agent cannot require an applicant household to take an affordable unit with a 
greater number of bedrooms, as long as overcrowding is not a factor. 

A household can be eligible for more than one unit category, and should be placed in the 
applicant pool for all categories for which it is eligible. 



FREQUENTLY ASKED QUESTIONS 

Question: What happens $a moderate-income household "walks in" (when the applicant pool is closed 
and no afirmative marketing is being conducted) and I have a moderate unit available with no eligible 
moderate-income households in the applicant pool? 

Answer: If the Administrative Agent notices that a specific unit type is hard to fill and few eligible 
households are in the applicant pool, the Administrative Agent should conduct ongoing affirmative 
marketing for that unit type to ensure a steady stream of certified households and keep the list open for that 
unit type. The walk-in can be added 
to the list. 

Question: I am working with an applicant household that requires an accessible unit. Do they skip ahead 
on the list when an accessible unit becomes available? 

Answer: UHAC does not provide any guidance on this situation. However, COAH suggests that the 
Administrative Agent consider an accessible unit a unit type, just as a unit is defined by bedroom size. 
Therefore, if the Administrative Agent is using the initial randomization model, the first household on the 
randomized list that requires an accessible unit should be selected when an accessible unit becomes 
available. If the Administrative Agent is using the randomization after certification model, all households 
of the appropriate size who are in need of an accessible unit, would be selected, and randomized. 

Question: An applicant household has a daughter that has room and board at her college. Can they request 
a unit that is large enough for her to have a bedroom when she is at home? 

Answer: Yes. If the household has a student away at college who is still claimed as a dependent and 
maintains the parents' address as a legal address, the student should be counted in the household size. 

Question: Do I have to place a one-person household in a two-bedroom unit if there is no one-bedroom 
units available or the applicant requests a two-bedroom unit? 

Answer: A household should not be placed in a unit where there is more than one bedroom per household 
member. In order to deviate from these standards, the Administrative Agent must obtain written approval 
from COAH. If a development does not have any one-bedroom units, for example, the Administrative 
Agent should inform one-person households that they will not be offered a unit unless there are no eligible 
households with more than one person. The Administrative Agent should also refer one-bedroom 
households to other Administrative Agents within the municipality or region that offer one-bedroom units. 
The Administrative Agent must demonstrate that every effort has been made to find a household of the 
appropriate size and composition and that a hardship exists that would justify deviating from the 
established standard. 

Question: I am working with an applicant household that consists of two parents and five children. This 
household is applying for a three-bedroom unit. Should this household only be oflered a four-bedroom 
unit? 

Answer: No. The administrator must strive to prevent more than two people from occupying one bedroom, 
as outlined in N.J.A.C. 5:80-26.4(c), but may not force a family to purchase or rent a larger unit as long as 
it does not violate municipal regulations for over-crowding. 



G. Application Fees 

The Administrative Agent's fee schedule can be found in the Appendix. 

H. Maximum Monthly Payments 

The percentage of funds that a household can contribute toward housing expenses is limited. 
However, an applicant may qualify for an exception based on the household's current housing 
cost (see below). The Administrative Agent will strive to place an applicant in a unit with a 
monthly housing cost equal to or less than the applicant's current housing cost. 

UHAC states that a certified household is not permitted to lease a restricted rental unit that would 
require more than 35 percent of the verified household income (40 percent for age-restricted 
units) to pay rent and utilities. However, at the discretion of the Administrative Agent, this limit 
may be exceeded if: 

The household currently pays more than 35 percent (40 percent for households eligible 
for age-restricted units) of its gross household income for rent and the proposed rent will 
reduce the household's housing costs; 

The household has consistently paid more than 35 percent (40 percent for households 
eligible for age-restricted units) of eligible monthly income for rent in the past and has 
proven its ability to pay; 

The household is currently in substandard or overcrowded living conditions; 

The household documents the existence of assets, with which the household proposes to 
supplement the rent payments; or 

The household documents proposed third party assistance fi-om an outside source such as 
a family member in a form acceptable to the Administrative Agent and the Owner of the 
unit; and 

The household receives budget counseling. 

I. Housing Counseling 

The Administrative Agent is responsible for providing housing counseling, or providing referrals 
for counseling, as a part of the Affirmative Marketing Plan and during the application process. 
Although housing counseling is recommended, a household is only required to attend counseling 
if their monthly housing expense exceeds UHAC standards. A HUD-approved housing 
counseling agency, or a counseling agency approved by the NJ Department of Banking and 
Insurance, meets UHAC's requirements for an experienced Housing Counseling Agency. If the 
Administrative Agent is not approved by HUD or by the NJ Department of Banking and 
Insurance, the Agent will make referrals to one of the HUD-approved housing counseling 
agencies in New Jersey. This counseling to low- and moderate-income housing applicants will 
focus on subjects such as budgeting, credit issues, and mortgage qualification, and is fkee of 



charge. A list of non-profit counselors approved by HUD andlor the New Jersey Department of 
Banking and Insurance is included on COAH's website and is available fiom the Administrative 
Agent. 

J. The Applicant Interview 

Ideally, the prospective applicant will be available to meet with the Administrative Agent to 
review the certification and random selection processes in detail and ask any questions they may 
have about the project or the process. However, scheduling time off from work may prove 
burdensome to the applicant. Applicants may also have mobility issues or special needs that also 
pose an obstacle to an interview. Therefore, the Administrative Agent is prepared to complete the 
certification process via telephone and mail. If an interview is to be conducted, the 
Administrative Agent will attempt to achieve the following objectives: 

Confirm and update all information provided on the application. 

Explain program requirements, procedures used to verify information, and penalties for 
providing false information. Ask the head of household, co-head, spouse and household 
members over age 18 to sign the Authorization for Release of Information forms and 
other verification requests. 

Review the applicant's identification and financial information and documentation, ask 
any questions to clarify information on the application, and obtain any additional 
information needed to verify the household's income. 

Make sure the applicant has reported all sources for earned and benefit income and assets 
(including assets disposed of for less than fair market value in the past two years). 
Require the applicant to give a written certification as to whether any household member 
did or did not dispose of any assets for less than fair market value during the past two 
years. 

K. PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION 

1. Complete a Household Eligibility Determination Form 

If the rehabilitation program is funded with state or federal funds, the regulations of these 
funding sources must be taken into consideration. Regarding income limits, use the lowest 
income limits. For the income qualifying process, use the regulations of the funding source and 
modify this Operating Manual accordingly. 

The program staff shall require each member of an applicant household who is 18 years of age or 
older to provide documentation to verify their income, pursuant to the Uniform Housing 
Affordability Controls at N.J.A.C. 5:80-16.1 et seq.. Income verification documentation should 
include, but is not limited to the following for each and every member of a household who is 18 
years of age or older: 



Four current consecutive pay stubs [including both the check and the stub], including 
bonuses, overtime or tips, or a letter from the employer stating the present annual income 
figure or if self-employed, a current Certified Profit & Loss Statement and Balance Sheet. 

Copies of Federal and State income tax returns for each of the preceding three tax years - 
A Form 1040 Tax Summary for the past three tax years can be requested from the local 
Internal Revenue Service Center or by calling 1-800-829-1040. 

A letter or appropriate reporting form verifying monthly benefits such as 

o Social Security or SSI - Current award letter or computer print out letter 

o Unemployment - verification of Unemployment Benefits 

o Welfare -TANF6 current award letter 

o Disability - Worker's compensation letter or 

o Pension income (monthly or annually) - a pension letter 

A letter or appropriate reporting form verifying any other sources of income claimed by 
the applicant, such as alimony or child support - copy of court order or recent original 
letters from the court or education scholarship/stipends - current award letter. 

Current reports of savings and checking accounts (bank statements and passbooks) and 
income reports fiom banks or other financial institutions holding or managing trust funds, 
money market accounts, certificates of deposit, stocks or bonds (In brokerage accounts - 
most recent statements andlor in certificate form - photocopy of certificates). 

Evidence or reports of income fiom directly held assets, such as real estate or businesses. 

Interest in a corporation or partnership - Federal tax returns for each of the preceding 
three tax years. 

Current reports of assets - Market Value Appraisal or Realtor Comparative Market 
Analysis and BanklMortgage Co. Statement indicating Current Mortgage Balance. For 
rental property attach copies of all leases. 

NOTE: Administrative Agents typically use a spreadsheet or worksheet similar 
to the one included in the Appendix to help calculate an applicant's income. This 
summarizing document will also prove useful in the event there is an appeal or 
question by the applicant concerning the calculation or during COAH monitoring 
visits. The Operating Manual should include a reasonable period [30 days is 
recommended] to complete the submission of all required documentation and 
this policy should be included in the manual. 

TANF - Temporary Assistance for Needy F a d e s  



The following is a list of various types of wages, payments, rebates and credits. Those that are 
considered as part of the household's income are listed under Income. Those that are not 
considered as part of the household's income are listed under Not Income. 

Income 

1. Wages, salaries, tips, commissions 

2. Alimony 

3, Regularly scheduled overtime 

4. Pensions 

5. Social security 

6. Unemployment compensation (verify the remaining number of weeks they are eligible to receive) 

7. TANF 

8. Verified regular child support 

9. Disability 

10. Net income from business or real estate 

11. Interest income from assets such as savings, certificates of deposit, money market accounts, 
mutual funds, stocks, bonds 

12. Imputed interest (using a current average annual rate of two percent) from non-income producing 
assets, such as equity in real estate. Rent from real estate is considered income, after deduction of any 
mortgage payments, real estate taxes, property owner's insurance. 

13. Rent from real estate is considered income 

14. Any other forms of regular income reported to the Internal Revenue Service 

Not Income 

1. Rebates or credits received under low-income energy assistance programs 

2. Food stamps 

3. Payments received for foster care 

4. Relocation assistance benefits 

5. Income of live-in attendants 

6. Scholarships 



7. Student loans 

8. Personal property such as automobiles 

9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance settlements 

10. Part-time income of dependents enrolled as full-time students 

11. Court ordered payments for alimony or child support paid to another household shall be deducted 
from gross annual income 

To calculate income, the current gross income of the applicant is used to project that income over 
the next 12 months. 

Student Income 

Only full-time income of hll-time students is included in the income calculation. A full-time 
student is a member of the household reported to the IRS as a dependent who is enrolled in a 
degree seeking program for 12 or more credit hours per semester; and part-time income is 
income earned on less than a 35-hour workweek. 

Real Estate Asset Limit 

Except for federal programs, if an applicant's primary residence, which is to be sold upon 
purchase of an affordable unit, has no mortgage debt and is valued at or above the regional asset 
limit as published annually by COAH with COAH's Annual Regional Income Limits Chart, the 
household must be determined ineligible for certification. 

However, if the applicant's existing monthly housing costs including taxes, homeowner 
insurance, and condominium or homeowner association fees exceed 38 percent of the 
household's eligible monthly income, the household will be exempt fiom the asset limit. 

An applicant must provide a recent, Market Value Appraisal or Realtor Comparative Market 
Analysis, on the home they own unless the applicant has mortgage debt on the home or can 
demonstrate that the existing monthly housing costs exceed 38 percent of the household's 
eligible monthly income, in which case the applicant is exempt fiom the asset limit. 

Before obtaining a professional appraisal, the applicant should review the property's tax 
appraisal and the current market value and compare it to the asset limit to avoid any unnecessary 
expense. For instance, if homes are commonly selling in the applicant's neighborhood for over 
$250,000, it is unlikely that an appraisal will determine a value below the asset limit. The 
maximum asset limit for Region 1 in 2006, for example, is $139,396. 

Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the rent is 
considered income. After deduction of any mortgage payments, real estate taxes, property owner 
insurance and reasonable property management expenses as reported to the Internal Revenue 
Service, the remaining amount shall be counted as income. 



If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, the 
Administrative Agent should determine the imputed interest fiom the value of the property. The 
Administrative Agent should deduct outstanding mortgage debt fiom the documented market 
value established by a market value appraisal. Based on current money market rates, interest 
will be imputed on the determined value of the real estate. 

2. Records Documenting Household Composition and Circumstances 

The following are various records for documenting household information: 

Social Security records or cards. Either individual Social Security card or letter fiom 
Social Security Administration 

Adoption papers, or legal documents showing adoption in process 

Income tax return 

Birth Certificate or Passport 

Alien Registration Card 

3. Certify the income eligibility of low- and moderate-income households by completing the 
application form. Provide the household with the original and keep a copy in the project files. 

L. Approving or Rejecting a Household 

Administrative Agents must notify applicant households of their eligibility within twenty (20) 
days of the Administrative Agent's determination. 

Households with a verified total household income that exceeds 80 percent of the regional 
income limit for the appropriate family size are ineligible for purchase or rental of restricted 
units. A letter rejecting the household's application shall be mailed to the household. 

Similarly, households with a verified total household income that is within the income limits, but 
too low to afford any of the units administered by the Administrative Agent shall be sent a letter 
rejecting the household's application, andlor referring them to housing counseling [insert if 
applicable: or the local Afordability Assistance Program]. 

Households with a verified total household income of less than 80 percent shall be issued a letter 
certifyrng eligibility. This certification is valid for 180 days. If the Administrative Agent is 
unable to place the household in a restricted unit at the conclusion of 180 days, an extension may 
be granted once the household's eligibility is verified. 

Once the applicant is certified and matched to an available unit, the Administrative Agent must 
secure fiom the applicant a signed and notarized acknowledgement of their requirements and 



responsibilities in renting a restricted unit. LMAC's Appendix K shall be forwarded to the 
applicants. 

In addition to non-eligibility based on income, the Administrative Agent may deny a certification 
because of the household's failure or inability to document household composition, income, 
assets, sufficient funds for down payment, or any other required facts and information. A 
household may also be denied certification if the Administrative Agent determines that there was 
a willful or material misstatement of fact made by the applicant. 

M. Dismissal of Applications 

Applications can be dismissed for the following reasons: 

1. The application is not signed or submitted on time. 

2. The applicant commits fraud, or the application is not truthful or complete. 

3. The applicant cannot or does not provide documentation to verify their income or other 
required information when due. 

4. The household income does not meet the minimum or maximum income requirements for 
a particular property. 

5. The applicant owns assets that exceed the Asset Limit. 

6. The applicant fails to respond to any inquiry in a timely manner. 

7. The applicant is non-cooperative or abusive with the staff, property manager or landlord. 

8. The applicant changes address or other contact information without informing the 
Administrative Agent in writing. 

9. The applicant does not meet the credit standard or other requirement set forth by 
managers of rental properties. 

10. The applicant fails to verify attendance in a credit counseling program when required to 
do so by the program rules. 

1 1. The applicant does not respond to periodic update inquiry in a timely fashion. 

12. The applicant fails to sign the Compliance Certification, Certificate for Applicant, Lease 
Document, as may be required. 

13. The applicant, once approved, fails to sign the lease in a timely manner. 

14. Applicants will also be removed fkom all lists held by the Administrative Agent once they 
have been approved for an affordable unit. However, these applicants may re-apply for 
other opportunities in that municipality once they have occupied their unit. 



Applicants who are dismissed must re-apply. A minimum time period of six months applies in 
most situations where the applicant has been withdrawn for fiaud, poor credit, uncooperative 
behavior or other serious matters. 

Applicants are not automatically removed fiom rental lists if they do not respond to a Notice of 
Availability. 

Applications may be held in abeyance for a period not to exceed 60 days if there is an error on 
the credit report, so that the applicant can correct the error and re-apply. Units will not be held 
open for that applicant. However, once the credit report is corrected, the applicant will be given 
a priority for the next opportunity at that property. 

N. Appeals 

Appeals fiom all decisions of an Administrative Agent shall be made in writing to the Executive 
Director of the Council on Affordable Housing (COAH), 101 South Broad Street, P.O. Box 813, 
Trenton, New Jersey 08615. The Executive Director's written decision, which shall be made 
within 15 days of receipt of an appeal, shall be a final administrative action of COAH. 



FREQUENTLY ASKED QUESTIONS: 

Question: Is it a requirement of UHAC that Administrative Agents meet with applicants in person? 

Answer: Because an applicant interview could prove to be burdensome to many households it is not a pre- 
requisite to purchase or occupancy, although it is encouraged. Administrative Agents should be prepared to 
conduct the household certification via mail. 

Question: With householdsfiling taxes through e-filing, we are having trouble getting copies of tax returns. 
How can we get copies of e-filed tax returns? 

Answer: According to the IRS website, transcripts of previously filed tax returns can be ordered by 
completing a Form 4506-T or calling (800) 829-1040 and following the prompts in the recorded message. 
There is no charge for the transcript and you should receive it in 10 business days from the time they 
receive your request. Tax return transcripts are generally available for the current and past three years. 

Question: How can child support payments that are made in cash be documented? 

Answer: If the applicant is depositing the cash child support payments into a bank account, a series of 
statements from that account should be used to establish a trend of payments. If not, a notarized statement 
From the former spouse should be obtained to document the income. 

Question: Is it a requirement that the Administrative Agent always obtain a written statement from the 
household's employer(s) confirming their income andjob status? 

Answer: No. However, when evaluating overtime and other income trends, such as bonuses, working 
directly with the employer is typically much more efficient and reliable than simply evaluating pay stubs. 

Question: Are there any potential issues with renting to a separated family that has a divorce pending? 

Answer: Yes, until a divorce is finalized, a spouse can make claim on a residence rented by the other 
spouse. Until a divorce is finalized, it is suggested that Administrative Agents place these types of cases on 
hold. 

Question: How can income eligibility be established for someone that may have been out of work for two 
vears, but had a job during the most recent tax year? 

Answer: As long as the applicant is currently employed, a series of consecutive pay stubs (at least 3 
nonths) should be used to establish the income of an applicant in this or similar situations. 

question: Can an applicant for a rental unit be rejected solely because they have Section 8 rental 
zssistance? 

inswer: No. A household receiving Section 8 assistance cannot be rejected based on this status. 
Discrimination such as this is illegal. 

2uestion: Can an applicant be required to attend and graduate from a Housing Counseling Program in 
2rder to rent a restricted unit? 

4nswer: No. A household is only required to attend housing counseling if their monthly housing expense 
:xceeds UHAC standards. Administrative Agents, however, are required to provide housing counseling or 
.efer applicants to an approved Housing Counseling Program. 

2uestion: Do households with Section 8 vouchers automatically qualzfy for aflordable housing under 
[IHAC? 

4nswer: Yes, a Section 8 voucher is acceptable for income qualification, provided the applicant meets the 



criteria of the property manager or landlord. The Administrative Agent must still collect income 
verification documentation to match the household to an appropriately priced unit. 

Question: Can an existing moderate-income tenant be moved to a low-income unit when they can 
substantiate that there has been a change in their income? If so, can they bypass the random selection 
process? 

Answer: Yes, an existing tenant household may re-apply for a low-income unit within the same project if 
they can prove a change in their circumstances. If qualified, the tenant would be added to the applicant 
pool. The tenant should also be referred to the local Affordability Assistance Program, if available. 

Question: Does the Administrative Agent need to impute the value of a household's stocks as an asset? 

Answer: Only dividends from stock count towards a household's income. IRS Form-1099 from the 
previous year should be requested from the applicant if it was not part of their initial application. 

Question: Is there a maximum cost for the credit check? 

Answer: No, but the credit check is included in application fees which may total no more than five percent 
of the monthly rent. 

Question: In order to overcome inadequate or poor credit, can an applicant have a cosigner on a lease? 

Answer: No one outside the household, as certified by the Administrative Agent, may cosign or otherwise 
be party to any financing or legal instruments. 

Question: Does UHAC set a minimum income for eligibility for aflordable housing? 

Answer: No, UHAC does not specify a minimum income for affordable housing units. However, an 
applicant household must be able to afford the unit and must not pay more than 33 percent for sale units or 
35 percent for rental units of its monthly income (or 40 percent for age-restricted units), unless they meet 
the exemption criteria set forth in N.J.A.C. 5:80-26.7(b) or N.J.A.C. 5230-26.13(b). 

Question: After I certzfi an applicant, how long is that cert@cation valid? 

Answer: Pursuant to N.J.A.C. 530-26.16(b), an initial certification is valid for 180 days and may be 
extended for an additional 180 days once the household's eligibility is verified. 

Question: How do I document third-party assistance from a guarantor? For example, a relative is 
providing funds toward the applicant's monthly payments. 

Answer: In the case of a rental unit, the applicant should demonstrate regular deposits from third party 
assistance, or a notarized letter from the third party documenting future assistance. The Administrative 
Agent must receive a copy of the policy regarding guarantors from the developer, affordable housing 
provider or owner, so as to assure the policy is applied consistently. 

Question: If an applicant for aflordable housing has a "reverse mortgage", how does an Administrative 
Agent count income fiom that mortgage? 

Answer: An applicant for affordable housing with a "reverse mortgage" would not be eligible for 
affordable housing unless that mortgage was satisfied or, at a minimum, a contract for sale of the market 
unit was in place. "Reverse mortgages" require that the mortgaged property remain the principal place of 
residence of the person taking the mortgage. Since this is also a requirement of affordable housing only one 
such residence can be owned or leased at any given time. 

Question: For the purpose of income-qualiJcation, what is considered part-time income of full-time 
students? 



Answer: Under UHAC, part-time income of persons enrolled as fulltime students, who are reported as 
dependents to the IRS, is not included in income calculations for determining eligibility. COAH 
recommends stipulating in the Operating Manual the following criteria in applying this rule: 

A full-time student is a member of the household who is enrolled in a degree seeking program for 
12 or more credit hours per semester; and 
Part-time income is income earned on less than a 35-hour workweek. 

Please note that full-time income of full-time students is included in the income calculation. 



0. Determining Affordable Rents 

To determine the initial rents the Administrative Agent uses the COAH calculators located at 
http://www.ni .~ov/dca~affiliates/coah/resources.calculators.html. 

Pricing by Household Size. Initial rents are based on targeted "model" household sizes for each 
size home as determined by the number of bedrooms. Initial rents must adhere to the following 
rules. These maximum sales prices and rents are based on COAH's Annual Regional Income 
Limits Chart at the time of occupancy: 

A studio shall be affordable to a one-person 
household; 

A one-bedroom unit shall be affordable to a one- and 
one-half person household; 

A two-bedroom unit shall be affordable to a three- 
person household; 

A three-bedroom unit shall be affordable to a four- 
and one-half person household; and 

A four-bedroom unit shall be affordable to a six-person household. 

Size of Unit 
Studio~Efficiency 

1 Bedroom 
2 Bedrooms 
3 Bedrooms 
4 Bedrooms 

The above rules are only to be used for setting initial rents. They are not guidelines for matching 
household sizes with unit sizes. The pricing of age-restricted units may not exceed affordability 
based on a two-person household. 

Household 
Size 
Used to 
Determined 
Max Rent 
1 
1.5 
3 
4.5 
6 

Split Between Low- and Moderate-income Rental Units. At least 50 percent (of the 
affordable units within each bedroom distribution (unit size) must be low-income units and at 
least 10 percent of the affordable units within each bedroom distribution must be affordable to 
households earning no more than 35 percent of the regional median income. The remainder of 
the affordable units must be affordable to moderate-income households. 

Affordability Average. The average rent for all affordable units cannot exceed 52 percent of the 
regional median income. At least one rent for each bedroom type must be offered for both low- 
income and moderate-income units. Calculation of the affordability average is available on 
COAH's website. 

Maximum Rent. The maximum rent of restricted rental units within each affordable 
development shall be affordable to households earning no more than 60 percent of the regional 
median income. 



P. Determining Rent Increases 

Annual rent increases are permitted in affordable units. Rent increases are permitted at the 
anniversary of tenancy according to COAHYs Annual Regional Income Limits Chart, available 
on COAH's website. These increases must be filed with and approved by the Administrative 
Agent. Property managers or landlords who have charged less than the permissible increase may 
use the maximum allowable rent with the next tenant with permission of the Administrative 
Agent. The maximum allowable rent would be calculated by starting with the rent schedule 
approved as part of initial lease-up of the development, and calculating the annual COAH- 
approved increase from the initial lease-up year to the present. Rents may not be increased more 
than once a year, may not be increased by more than one COAH-approved increment at a time, 
and may not be increased at the time of new occupancy if this occurs less than one year from the 
last rental. No additional fees may be added to the approved rent without the express written 
approval of the Administrative Agent. 

IF APPLICABLE: 
Section X :  LOCAL AFFORDABILITY ASSISTANCE PROGRAM 

[Describe here any local affordability assistance program. See samples attached.] 



Sample Financing Options: 

The municipality may decide to establish a loan program or a grant program. 
If a loan program, the municipality may chose for loans to be interest-free or charge interest. 
If a grant program, the municipality may chose to forgive the grant after ten years and require 
no repayment, but if the unit is vacated for any reason before the ten years (sale, death, 
foreclosure) the balance of the grant will become payable. 
The municipality may choose to require owners of rental units to contribute a percentage of 
the funds to rehabilitate each eligible rental unit. 

Sample Program Financing 

Loans [andor grants] will be interest-free (or the municipality may choose to charge interest) 
and due when title to the property is transferred. [Insert ifgrantsproposed: Grants are forgiven 
after 10 years and no repayment is required.] 

Should an owner-occupant die before repayment of the loan [before 10 years for grants), the 
balance of the loan [or grant] will be due at the time of settlement of the estate. However, if the 
household inheriting the unit is income eligible and agrees to occupy the unit or even if not 
income-eligible agrees to rent the unit only to income-eligible households, the terms of the 
funding agreement shall be transferred to the inheriting household. [Upon the transfer of title of 
rental units, municipalities may choose to require repayment of the funds provided or may 
choose to permit the transfer of the terms to the new owner(s).] The new owner(s) must commit 
to keeping rental units affordable for the full 10 years specified in the original agreement. 

Funding for owner-occupied units will be secured by a mortgage and mortgage note [the 
municipality may chose to insert: grants may be secured through a lien] to the municipality. 

Funding for renter-occupied units will be secured by a mortgage and mortgage note to the 
municipality. 

In situations where the non-income eligible owner(s) of eligible rental units occupies a unit in the 
structure to be rehabilitated, repairs to shared systems (i.e.: roof, heating, foundations, etc.) will 
be prorated with the owner(s) receiving no financial assistance for the owner's share. 

Sample Program Financing: 

If the homeowner resides in hisher unit for the 10-year period after completion, the loan will be 
forgiven. If the homeowner decides to vacate the home prior to the completion of the term, the 
loan shall become payable in full upon the date of such sale or transfer. In the event of the death 
of the homeowner, the loan is an immediate obligation of the beneficiary unless the beneficiary 
meets the required income-eligibility guidelines and resides in the unit or rents to an income- 
eligible household. 



SAMPLE LOCAL AFFORDABILITY ASSISTANCE PROGRAMS 

Securitv Deposit Assistance 

[Municipality] will designate [insert amount of funds from above] of its affordable housing trust 
fund as a revolving Security Deposit Assistance Fund. A [low interest, interest-pee, etc] loan 
from the fund will be received by an income eligible renter with good credit standing who 
qualifies for a low- or moderate-income rental unit. 

The security deposit assistance will be in the form of a cash loan equal to the security deposit 
amount determined by the landlord paid to the landlord on behalf of the tenant. [Optional: The 
loan will accrue interest at a below-market interest rate ofJive points below the prime rate at the 
time of the signing of the lease)]. 

At the termination of the lease, the landlord will return the portion of the security deposit it 
determines to [municipality] along with the interest earned. The tenant will repay any difference 
between the original security deposit amount and the portion returned by the landlord [Optional: 
as well as the interest accrued to the full loan amount] to [municipality]. Funds returned to the 
municipality will be placed in the affordable housing trust fund to be used for fbture security 
deposit assistance. 

Rental Assistance 

[Municipality] will designate [insert amount of funds from above] of its affordable housing trust 
fund as a Rental Assistance Fund. A rental supplement from the fund will be received by an 
income eligible renter with good credit standing who qualifies for a low- or moderate-income 
rental unit when only a unit in a higher income category is available (ie: placing a low-income 
household in a moderate-income unit, or placing a very-low income household in a low-income 
unit). 

The amount of the rental supplement will be determined by [municipality] as the difference 
between the restricted rent set by the landlord and 30 percent of the renter's gross monthly 
income. The rental supplement will be paid directly to the landlord each month by 
[municipality] on behalf of the tenant. 

Rental assistance does not need to be repaid by the tenant. If the tenant wishes to renew the 
lease, they must be re-income qualified and the rental supplement will be recalculated. If the 
tenant no longer qualifies for the rental assistance, but qualifies for the actual rent, they may 
renew the lease and stay in the unit, but will no longer receive rental assistance. 



Administration 

[Municipalityl's Affordability Assistance Programs will be administered by [if individual 
programs are administered by different agents or persons, list all]. After an applicant is income 
qualified by [insert name of entity that qualzjies applicants] pursuant to COAH's rules and the 
Uniform Housing Affordability Controls, or cannot be qualified due to a need for assistance, an 
affordability assistance application will be completed and forwarded with all necessary 
documentation to [insert name of affordability assistance administrator]. 

The affordability assistance recipient will sign a contract with [municipality] which states, at a 
minimum: the amount of funds granted, interest information, procedures, duration and conditions 
of affordability assistance, and-repayment information. 

The availability of any Affordability Assistance Programs must be noticed to all tenants of 
affordable units within [municipality] and provided to all administrative agents of affordable 
units within [municipality]. 

An income eligible occupant or applicant for an affordable unit within municipality may not be 
denied participation in the Affordability Assistance Program(s) unless funding is no longer 
available. 

[Insert any additional or more detailedprocedures.] 



Rehabilitation Program Audit Checklist 

UP-TO-DATE OPERATING MANUAL 
-- 

Income Limits 
List of Pre-Qualified Contractors 
Sample Forms and Letters 
MAINTENANCE OF RECORDS 
Files To Be Maintained on Every Applicant 
Preliminary Application 
Application Form 
Income Verification 
Letter of Certification of Eligibility or 
Letter of Determination of Ineligibility. 

Files to be Maintained on Every Property 
Housing Inspection Report. 
Photographs - Before Certification of Property 
Homeowner's Insurance 
Property Deed 
Eligibility or Determination of Ineligibility 
Work Write-UpICost Estimate. 
Applicant/Contractor Contract Agreement. 
MortgageILien Documents. 
Copies of All Required Permits. 
Contractor Requests for Progress Payments. 
Progress Payment Inspection Reports. 
Progress Payment Vouchers. 
Change Orders (If Needed). 
Final Inspection Report. 
Photographs - After 
Certification of Completion. 
Certification of Release of Contractor's Bond. 

Rehabilitation Log 
MONITORING INFORMATION 
Complete Monitoring Reporting Forms 
PROGRAM MARKETING 
Annual Public Hearing Notice on Program 
Program Flyer 
Program Brochure 
Flyer mailed Annually to All Property Owners 
Program information available in municipal building, 
library and senior center. 
Program information posted on municipal website. 
Program posters placed in retail businesses throughout 
the municipality. 



Rehabilitation Program Audit Checklist 
For ~ e n t a l  Units 

Files To Be Maintained on Every Rental Unit 
Base rent 
Identification as low- or moderate-income 
Description of number of bedrooms and physical layout 
Floor plan 
Application materials, verifications and certifications of 
all present tenants, pertinent correspondence 
Copy of lease 
Appendix K 

Files To Be Maintained on Every Property 1 Deed 

Comments 
- 
- - 
- 7 
- 
- 
- - 
- 
0 
- 
- - 
- 

UP-TO-DATE OPERATING MANUAL 
Income Limits 
Sample Forms and Letters 
AFFIRMATIVE MARKETING 
Copies of Ads 
Copies of PSA Requests 
Copies of Marketing Requests 
RANDOM SELECTION 
Log of Applications Received 
Log of Random Selection Results 
Database of Referrals 
MAINTENANCE OF RECORDS 
Files To Be Maintained on Every Applicant 
Preliminary Application. 
Application Form. 
Tenant Information Form 
Income Verification 
Letter of Certification of Eligibility or 
Letter of Determination of Ineligibility I I 



APPENDIX E 
EXISTING AND PROPOSED DEVELOPMENT FEE ORDINANCES 

AND ESCROW AGREEMENT 



Chapter 16-44 

LALIRA EIDSVAAG PAGE 02 

relating to the borough of Califon housing 
element md fair share housing plan, the fol- 
lowing definitions shall apply: 

"COAH* m w s  the New Jefsey Coarrcii m 

Sectiom: AfXodUe Ho*&Ing. 
16.44.010 Prtrpow. "Develope?' mesas the legid or beneficial 
16.44.020 Defimitbas. owner or owners of a lot or of any laad pro- 
16s14.030 Residential derefopmeot posed to be included in a proposed d ~ e l o p -  

fees. ment, including the holder of optition, ot 
16.44.040 Nanresidential contract to p~;chase, or &her perwn havhg 

devd~pment fees. an enbrceabie prw~'ue~iy &&P& iz SO 
16.44(.0Sa ~ligibre U ~ C ~ R I ~  

ineligible exaetioa a d  
 exemption^. 

16.44.060 Collection of fees, 
16.44.070 Housing trust fwd. 
16.44.084 ?he ef hnda, 
16.44.M Expiradian af ordinarnee 

codified in this chapter. 

16.44.010 Purpose. 
In Holmdei Builder's Ass'n. v. Holdel 

Township, 12 1, N+J. 550 (1 990), the New let- 
sey Supmilie Coilri detmh& &iit rn%dstcrj 
development fees are authori2ed by the Fair 
.Housing Act of 1.985, N.J.S.A. 52:27d-301 et 
seq., md the State Constitution subject ta the 
council on affordable housing's (COAH) 
adoption of rules. The purpose of this chapter 
is to estiiblish standanls fm the collection, 
maintenance and expenditure ofdevebpment 
fees pursuant n COAH's rules. Fees collected 
pursuant to this chapter shaU be used for the 
sob pwrpose of providing low- and moderake- 
Lt~come housing. This chaptcr shaU be imrr- 
preted within the framework of COAH's rubs 
on development fees. (Ord. 2004-04 $ 1 : Old. 
2004-03 5 1: Ord. 2003-03 1) 

16+44,@2a Definitions. 
For the pupposes of this chapter ttnd consis- 

tent with all borough of  Califon ordinances 

land. 
"Development" means the division of a 

parcel of land into tw~ or moE pwcels; the 
conmct i~n,  recwstructio~~, conversion, 
structutal. alteration, relocation m enhgertlmt 
of any building or other structure; my man- 
made change to improved or unimproved real 
estate, including mining, dredging, filling, 
grading, paving, oxc~vation, drilling, or stor- 
age of equipment or materials; any use or 
change ie the use of any building or other 
structure or land; or any extension of the use 
of !a~d. 

"hveiopmecl; fees" f i m s  xrxu~yr paid by 
an individual, pawn, partnership, associ&on, 
company or corporation for the improvement 
of property as permitted in COAH's rules. 

"Equalimd assessed value" means the 
value of a property dete~,ned by the munici- 
pal tax assessor though a process tiesigned to 
ensure that all property in the municipality i s  
asswed at the same assessment ratio or ratios 
required by law. Estimates at the t h e  of issu- 
mce of a building pcm~it may be obtained 
utilizing estimates for construction cost. Final 
equalized assessed vahxe will be determined at 
project completion by the municipal tax asses- 
SOT. 

"Housing unit" means a house, a m a f  
mom, w group of rums accupied or intended 
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to be occupied by a household living inde- 
pendently af other households. 

"Judgment of repose'' means a judgment 
issued by the superior cowf approving a mu- 
nicipdity's plan m satisfy its fair share obliga- 
tion. 

"Substantive certificationn means a deter- 
rninrrtinr? by COKH appr0vi.n.g a municipal- 
ity's 5wishg e!ment and fzk shqe plan h 
a c c ~ c e  with the provisions of the Pair 
Housing Act and the rules and criteria as set 
forth herein. A grant of substantive certifica- 
tion shall 'be valid for a period of six years in 
a c w r h ~ e  with the tern and c~nditions 
therein. (&A 2GGCW5 2: Chd. 2M4-63 $2: 
Ord. 2003-03 8 2 )  

26.44.030 Residentid development 
fees. 

A. Developers shall, pay a development fer: 
of one-half of one percent or 0.005 of the 
equalized assessed valve for developmeat of 

any new residential housing unit or units in 
any mning district in the borough, provided 
no increased density is permitted If a "d" 
varimce is granted pursuant to N.J.S.A. 
40:55D-7Od(l) to permit constkudon of s 
resihtial  unit or ufiits in a district restricted 
.nyaimt 3 ~ h  use, fhs pnvisinr! ahall app1.y 
qumlly $0 the new uniys). 

B. The fee shall be realbed on the equal- 
ized assessed value, whether units are for sale 
or for rent. 

C .  If a "d" variance i s  granted for density, 
pursuant to N.J.S.A. 40:55D-70d(5), then the 
additiOnd wsi&niib iilrlh (5L&\E 

what i s  permitted by right under the existing 
zoning) will ism ahnus development f'ee of 
s h  percent rather than the development fee of 
one-half of one percent. ITowever, if the zon- 
ing on a site h changed during the two-year 
period preceding the filing of the "d?' variance 

appiication, the density for the purposes of 
calculating the bonus development fee shall 
be the highest density permitted by right dm- 
ing the two-year period precediw the filing of 
the "d" variance application. The fee shall be 
based rm the equalized assessed value, 
whether units are for sale or for rent. (Old. 
2004-04 $3:  Ord. 2004-03 5 3: Oxul. 2003-03 
0 3) 

16.44.040 Nmmide~tinl  development 
fees, 

A. For nonresidential development in any 
zon i~4  OisfFiLrf~lithin &!e/ borough, &w!opers 
&'rS:l py. f= -cn*n -*-+ 

"1 UUF ~ G I W M ~  cz O .Q ! ~f the 
equalized assessed value. If a "# vmimc;e is 
granted to permit xlomsidential development 
in a district restricted against such use, this 
provision shall apply equally to the nomsi- 
dential construction, The ffee shall be based on 
the equaiized assessed value, wixctlim rriiiit 
are for sale or for m~t. 

B. Where an existing aomiderrtial struc- 
ture in any zoning district is expanded, the 
development fee shall be calculated on the 
incmase in the q M  assesmd value of the 
impraved structure. 

C. If a "d" variance is granted for floor 
area pursuant to N.J.S.A. 40:55B70d(4), then 
the a d d i t i d  flm area redid (above what 
is permitted by right under the existing zon- 
ing) will incur a bonus dwe].opmnt fee of six 
percent rather than the deve1.opment fh ofone 
percent. However, if the zoning on a site has 
c h ~ d  during ~e two-year period preceding 
*aIe &jilg ~f "$' yKi=r~& aPpfiCEhzr?, the 
floor area for the purposes of d ~ ~ i d r t g  the 
hous development fie shdl be the highest 
permitted by tight during the twbym period 
preceding the filing o f  the "d" variance appli- 
cation. The development fee shall be based on 
&a equalized wsessed value of thz ~imrrsi- 

pwm aemuefi m. No. 1. JWJ 164-148 
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dmtial development. (Ord. 2 0 U  8 4: O d .  
2004-03 5 4: Ord. 2003-03 4) 

16.44-050 Eligible exactCon, ineligible 
exaction and exempiivm 

A. Developers of sitw zoned for inclu- 
sionary development shall be exempt fmm 
development fees. 

B. kvlelopers of Iow- and moderate- 
income housing units outside of an area zoned 
for inclwicmary development shall be exempt 
from paying development fees for such units 
provided said umits are fully compliant with 
all COAH regulations inclusive of those gov- 
erning construction, occupancy, affordability 
controls, and amrmative marketing. 

C. Developers that have received prelimi- 
nary or final site plan or subdivision approval 
prior t~ *&s effective &tp, of th.! cxdirnawe 
edified in this c h q i ~ i  S~aiiil biz exempt froxi 
paying a devslopment fix unless the devel- 
oper seeks a substantial change in the a g  
proval. Such exemption shall expire at the 
time of expiraeion of the applicable period of 
statutmy protections provided pursuant tc the 
New Jersey Municipal Land Use Law 
(N.J.S.A. 40:55D-1 et q,). 
D. Developers of additions or improve- 

ments to existing residential housing units 
shall be exempt fmm paying a development 
fee. 

E. Developers of land, buildings, out- 
buildings, md/orother structures dedicated to 
farming an&or agricu1tuxal uses shall be ex- 
empt h m  paying a development fee. 

F. Developers o f  land, buildings, out- 
buildings, and/or other smctures dedicated to 
any public park, playground, school, library, 
museum, or municipal facility, inclusive of 
vdufitca fire md res~ue faci!iti.es: shall be 
exempt from paying a dme!~pmmt fee. 

G. Developers of land, buildings, acces- 
sory buildings andlor other structures deli- 
cat& to a hou* of worship shall be exempt 
from paying a development fee. (Ord. 2004 
04 5 5:  Oid. 200483 4 5: &d. 2093-85 5 5) 

16.44.060 Collection of fees. 
Developers shdl pay twenty-five (25) per- 

cent of the calculated devetopment fee to the 
borough of Califon at the time of issuance of 
building permits. The remaining sevmty-five 
(75) percent shall be paid at the issuance of 
certificak(s) of  occupancy. (Ord. 2004-04.8 6: 
Qrd. 200443 $i 6: Ord. 2003-03 3 6 )  

16.44.070 Housinag t d  fund. 
A. Thm is created an interest bearing 

housing bust fund in PNC Barrk for the pur- 
pnse of receiving development fees from resi- 
dmtizk wd no~se~identII C!C~P-!O~GE. A!! de- 
velopment fees paid by developers pursuant to 
this chapter shall be deposited in this fund. No 
money shall be expended h r n  the housing 
trust fund unless the expenditure cudoms to 
a sp.m!Lcg plan qpeved by CQAH- 

B. If COAX detziXine3 *+A+, the hcm& 
of Califon is noi in c ~ n f o m i w  -with 
COAN's rules on development h, COAH is 
authorized b direct the manner in which ail 
development fees collected pursuant to this 
chapter shall be expended. Such authrlultion 
i s  pursuant to this chapter, COAHts rules on 
development fees, and w-rikn authorization 
from the governing body to the PNC Bank, 
(Ord. 2004-04 9 7: Ord. 2004-03 4 7: Old. 
2003-03 4 7) 

X6.44.MO Use of funds. 
A. Money deposited in the housing trust 

fund may be used for my activity appraved by 
C 0 . A .  fix ad(rl,~si~g the b m g h ,  of Califbn's 
low- aad moderate-income housing obligation. 

164-149 (&Won ~ o r n @ ~  SW. NO. 1 . 1 0 4 ~ ~  
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Such activities may include, but are not ~ c a s -  prior to the h m g h  xewivhg C O M s  ap 
sarily limited to, housing rehabilitation, new proval of the ordinance codified in this chap 
constmdon, regiana! contrihinn a p e -  ter, or if COAHrevokes Califon's substantive 
mats, the pfiihe cif'lGd fix t o w  ~ d =  cefi.tifi;,c~t;c~ or the ~ r d b ~ c e  d ~ f i - e d  i~ th is  
emk-income housing, extensions and/or in- chapter. (md. 2004-04 $9) 
provements ofmads md infi.-&re to h- 
and moderate-income housing sites, assistance 
designed to render units more afbdable to 
low- and modemte-income households and 
administrative costs necessary io i~raptam-ilt 
the bomgh of Cdifora's housing element. 
The expenditure of all money shall confbrm to 
a spending plan approved by COAH, 

B. At least thirty (31)) percent of the reve 
nues collected shall be devoted to render units 
more a.fi%rdabb. Examples of such activities 
include, but are not limited to, down payment 
and clming cost assistance, low interest h s ,  
and rental assistance. This provision shall. not 
apply in the case of development fees ml- 
lected to finance an RCA, a rehabibtion 
program, anav constw~tkm project, or unless 
otherwise exempt as per N,J,A.C. 593-8- 
16(c). 

C.  No moxe ilia Wan@ (2G) p e p c c ~  of 
the revenues shall be expended on admirlish- 
tiv5 costs necessary to develop, revise or im- 
plemmt the housing element. Examples d 
eligibb adlanjnistrative activities include per- 
wmel, cti~tiltant serviess, space ccsts, wa- 
sumable supplie~ and reniai or purchase of 
equipment directly associated with plan de- 
velopment or plm implumentation. (Ord. 
2004-04 8 8: Orrl. 2004-03 § 8: Ord. 2003-03 
§ 8) 

16.44.091) Expiration of  orrp'mance 
codified in this chapter. 

The ordinance codified in this chapter shall 
expire if COAH dismisses or denies the bor- 
ough of Cdifon's petition for substantive cer- 
tification, if substantive certification e x p b  



Development Fee Ordinance 

1. Purpose 

A. In Holmdel Builder's Association v. Holmdel Township, 121 N.J. 550 (1990), the 
New Jersey Supreme Court determined that mandatory development fees are authorized by the 
Fair Housing Act of 1985, N.J.S.A. 52:27d-301 et seq., and the State Constitution, subject to the 
adoption of Rules by the Council on Affordable Housing (COAH). 

B. Pursuant to P.L. 2008, c. 46, Section 8 (C. 52:27D-329.2) and the Statewide Non- 
Residential Development Fee Act (C. 40:55D-8.1 through 8.7), COAH is authorized to adopt and 
promulgate regulations necessary for the establishment, implementation, review, monitoring and 
enforcement of municipal affordable housing trust funds and corresponding spending plans. 
Municipalities that are under the jurisdiction of the Council or court of competent jurisdiction 
and have a COAH-approved Spending Plan may retain fees collected fkom non-residential 
development. 

C. This Ordinance establishes standards for the collection, maintenance, and 
expenditure of development fees pursuant to COAH7s regulations and in accordance P.L. 2008, 
c. 46, Sections 8 and 32-38. Fees collected pursuant to this Ordinance shall be used for the sole 
purpose of providing low- and moderate-income housing. This Ordinance shall be interpreted 
within the framework of COAH's rules on development fees, codified at N.J.A.C. 5:97-8. 

2. Basic Requirements 

A. This Ordinance shall not be effective until approved by COAH pursuant to 
N.J.A.C. 5:96-5.1. 

B. The Borough of Califon shall not spend development fees until COAH has 
approved a plan for spending such fees (Spending Plan) in conformance with N.J.A.C. 5:97-8.10 
and N.J.A.C. 5:96-5.3. 

3. Definitions 

The following terms, as used in this Ordinance, shall have the following meanings: 

"Affordable housing development" means a development included in the Housing Element and 
Fair Share Plan, and includes, but is not limited to, an inclusionary development, a municipal 
construction project or a 100 percent affordable housing development. 

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



"Development fee" means money paid by a developer for the improvement of property as 
permitted at N.J.A.C. 5:97-8.3. 

"Developery' means the legal or beneficial owner or owners of a lot or of any land proposed to be 
included in a proposed development, including the holder of an option or contract to purchase, or 
other person having an enforceable proprietary interest in such land. 

"Equalized assessed value" means the assessed value of a property divided by the current 
average ratio of assessed to true value for the municipality in which the property is situated, as 
determined in accordance with Sections l,5, and 6 of P.L. 1973, c.123 (C.54:l-35a through 
C.54: 1-35~). 

"Green building strategies" means those strategies that minimize the impact of development on 
the environment, and enhance the health, safety and well-being of residents by producing 
durable, low-maintenance, resource-efficient housing while making optimum use of existing 
Sastructure and community services. 

4. Residential Development Fees 

A. Imposition of Fees 

1) Within the Borough of Califon, all residential developers, except for 
developers of the types of developments specifically exempted below and developers of 
developments that include affordable housing, shall pay a fee of one and a half percent (1 -5%) of 
the equalized assessed value for all new residential development provided no increased density is 
permitted. Development fees shall also be imposed and collected when an additional dwelling 
unit is added to an existing residential structure; in such cases, the fee shall be calculated based 
on the increase in the equalized assessed value of the property due to the additional dwelling 
unit. 

2) When an increase in residential density is permitted pursuant to a "d" 
variance granted under N.J.S.A. 40:55D-70d(5), developers shall be required to pay a "bonus" 
development fee of six percent (6%) percent of the equalized assessed value for each additional 
unit that may be realized, except that this provision shall not be applicable to a development that 
will include affordable housing. If the zoning on a site has changed during the two-year period 
preceding the filing of such a variance application, the base density for the purposes of 
calculating the bonus development fee shall be the highest density permitted by right during the 
two-year period preceding the filing of the variance application. 

B. Eligible Exactions, Ineligible Exactions and Exemptions for Residential 
Developments 

1) Affordable housing developments andlor developments where the 
developer has made a payment in lieu of on-site construction of affordable units shall be exempt 
fiom the payment of development fees. 



2) Developments that have received preliminary or final site plan approval 
prior to the adoption of this Ordinance shall be exempt from the payment of development fees, 
unless the developer seeks a substantial change in the original approval. Where site plan 
approval is not applicable, the issuance of a Zoning Permit and/or Construction Permit shall be 
synonymous with preliminary or final site plan approval for the purpose of determining the right 
to an exemption. In all cases, the applicable fee percentage shall be determined based upon the 
Development Fee Ordinance in effect on the date that the Construction Permit is issued. 

3) Improvements or additions to existing one and two-family dwellings on 
individual lots shall not be required to pay a development fee, but a development fee shall be 
charged for any new dwelling constructed as a replacement for a previously existing dwelling on 
the same lot that was or will be demolished, unless the owner resided in the previous dwelling 
for a period of one year or more prior to obtaining a demolition permit. Where a development 
fee is charged for a replacement dwelling, the development fee shall be calculated on the 
increase in the equalized assessed value of the new structure as compared to the previous 
structure. 

4) Homes replaced as a result of a natural disaster (such as a fire or flood) 
shall be exempt from the payment of a development fee. 

5. Non-Residential Development Fees 

A. Imposition of Fees 

1) Within all zoning districts, non-residential developers, except for 
developers of the types of developments specifically exempted below, shall pay a fee equal to 
two and one-half (2.5) percent of the equalized assessed value of the land and improvements, for 
all new non-residential construction on an unimproved lot or lots. 

2) Within all zoning districts, non-residential developers, except for 
developers of the types of developments specifically exempted below, shall also pay a fee equal 
to two and one-half (2.5) percent of the increase in equalized assessed value resulting from any 
additions to existing structures to be used for non-residential purposes. 

3) Development fees shall be imposed and collected when an existing 
structure is demolished and replaced. The development fee of two and a half percent (2.5%) 
shall be calculated on the difference between the equalized assessed value of the pre-existing 
land and improvements and the equalized assessed value of the newly improved structure, i.e. 
land and improvements, and such calculation shall be made at the time a final Certificate of 
Occupancy is issued. If the calculation required under this Section results in a negative number, 
the non-residential development fee shall be zero. 



B. Eligible Exactions, Ineligible Exactions and Exemptions for Non-residential 
Development 

1) The non-residential portion of a mixed-use inclusionary or market rate 
development shall be subject to a two and a half percent (2.5%) development fee, unless 
otherwise exempted below. 

2) The two and a half percent (2.5%) development fee shall not apply to an 
increase in equalized assessed value resulting from alterations, change in use within the existing 
footprint, reconstruction, renovations and repairs. 

3) Non-residential developments shall be exempt from the payment of non- 
residential development fees in accordance with the exemptions required pursuant to the 
Statewide Non-Residential Development Fee Act (N.J.S.A. 40:55D-8.1 through 8.7), as specified 
in Form N-RDF "State of New Jersey Non-Residential Development CertificatiordExemption". 
Any exemption claimed by a developer shall be substantiated by that developer. 

4) A developer of a non-residential development exempted from the non- 
residential development fee pursuant to the Statewide Non-Residential Development Fee Act 
shall be subject to the fee at such time as the basis for the exemption no longer applies, and shall 
make the payment of the non-residential development fee, in that event, within three years after 
that event or after the issuance of the final Certificate of Occupancy for the non-residential 
development, whichever is later. 

5) If a property which was exempted from the collection of a non-residential 
development fee thereafter ceases to be exempt from property taxation, the owner of the property 
shall remit the fees required pursuant to this Section within 45 days of the termination of the 
property tax exemption. Unpaid non-residential development fees under these circumstances 
may be enforceable by the Borough of Califon as a lien against the real property of the owner. 

6. Collection Procedures 

A. Upon the granting of a preliminary, final or other applicable approval for a 
development, the approving authority or entity shall notify or direct its staff to notify the 
Construction Official responsible for the issuance of a Construction Permit. 

B. For non-residential developments only, the developer shall also be provided with 
a copy of Form N-RDF "State of New Jersey Non-Residential Development Certification/ 
Exemption" to be completed as per the instructions provided. The developer of a non-residential 
development shall complete Form N-RDF as per the instructions provided. The Construction 
Official shall verify the information submitted by the non-residential developer as per the 
instructions provided in the Form N-RDF. The Tax Assessor shall verify exemptions and 
prepare estimated and final assessments as per the instructions provided in Form N-RDF. 



C. The Construction Official responsible for the issuance of a Construction Permit 
shall notify the Borough Tax Assessor of the issuance of the fust Construction Permit for a 
development which is subject to a development fee. 

D. Within 90 days of receipt of such notification, the Borough Tax Assessor shall 
prepare an estimate of the equalized assessed value of the development based on the plans filed. 

E. The Construction OfTicial responsible for the issuance of a final Certificate of 
Occupancy shall notify the Borough Tax Assessor of any and all requests for the scheduling of a 
final inspection on a property which is subject to a development fee. 

F. Within 10 business days of a request for the scheduling of a final inspection, the 
Borough Tax Assessor shall confim or modify the previously estimated equalized assessed 
value of the improvements associated with the development; calculate the development fee; and 
thereafter notify the developer of the amount. of the fee. 

G. Should the Borough of Califon fail to determine or notify the developer of the 
amount of the development fee within 10 business days of the request for final inspection, the 
developer may estimate the amount due and pay that estimated amount consistent with the 
dispute process set forth in Subsection b. of Section 37 of P.L. 2008, c.46 (C.40:55D-8.6). 

H. Except as provided in Section 5.A.3) hereinabove, fifty percent (50%) of the 
initially calculated development fee shall be collected at the time of issuance of the Construction 
Permit. The remaining portion shall be collected at the time of issuance of the Certificate of 
Occupancy. The developer shall be responsible for paying the difference between the fee 
calculated at the time of issuance of the Construction Permit and that determined at the time of 
issuance of the Certificate of Occupancy. 

I. Appeal of Development Fees 

1) A developer may challenge residential development fees imposed by filing 
a challenge with the County Board of Taxation. Pending a review and determination by the 
Board, collected fees shall be placed in an interest bearing escrow account by the Borough of 
Califon. Appeals from a determination of the Board may be made to the tax court in accordance 
with the provisions of the State Tax Uniform Procedure Law, R.S. 54:48-1, et seq., within 90 
days after the date of such determination. Interest earned on amounts escrowed shall be credited 
to the prevailing party. 

2) 
filing a challenge 
determination by 

A developer may challenge non-residential development fees imposed by 
with the Director of the Division of Taxation. Pending a review and 
the Director, which shall be made within 45 days of receipt of the challenge, 

collected fees shall be placed in an interest bearing escrow account by the Borough of Califon. 
Appeals from a determination of the Director may be made to the tax court in accordance with 
the provisions of the State Tax Uniform Procedure Law, R.S.54:48-1, et seq., 



within 90 days after the date of such determination. Interest earned on amounts escrowed shall 
be credited to the prevailing party. 

7. Affordable Housing Trust Fund 

A. There is hereby created a separate, interest-bearing Affordable Housing Trust 
Fund to be maintained by the Chief Financial Officer of the Borough of Califon for the purpose 
of depositing development fees collected from residential and non-residential developers and 
proceeds fiom the sale of units with extinguished controls. 

B. The following additional funds shall be deposited in the Affordable Housing Trust 
Fund and shall at all times be identifiable by source and amount: 

1) Payments in lieu of on-site construction of a fraction of an affbrdable unit; 

2) Funds contributed by developers to make ten percent (1 0%) of the 
adaptable entrances in a townhouse or other multistory attached unit development accessible; 

3) Rental income fkom municipally operated units; 

4) Repayments from affordable housing program loans; 

5) Recapture funds; 

6) Proceeds fiom the sale of affordable units; and 

7) Any other funds collected in connection with Califon's affordable housing 
program. 

C. Within seven days from the opening of the Affordable Housing Trust Fund, the 
Borough of Califon shall provide COAH with written authorization, in the form of a three-party 
escrow agreement between the Borough of Califon, the bank, and COAH to permit COAH to 
direct the disbursement of the funds as provided for in N.J.A.C. 5:97-8.13(b). 

D. Interest accrued in the Affordable Housing Trust Fund shall only be used to fund 
eligible affordable housing activities approved by COAH. 



8. Use of Funds 

A. The expenditure of all funds shall conform to a Spending Plan approved by 
COAH. Funds deposited in the Affordable Housing Trust Fund may be used for any activity 
approved by COAH to address the Borough of Califon's fair share obligation and may be set up 
as a grant or revolving loan program. Such activities include, but are not limited to: preservation 
or purchase of housing for the purpose of maintaining or implementing affordability controls; 
housing rehabilitation; new construction of affordable housing units and related costs; accessory 
apartments; a market to affordable program; Regional Housing Partnership programs; conversion 
of existing non-residential buildings to create new affordable units; green building strategies 
designed to be cost saving and in accordance with accepted national or State standards; purchase 
of land for affordable housing; improvement of land to be used for affordable housing; 
extensions or improvements of roads and idiastructure to af5ordable housing sites; financial 
assistance designed to increase affordability; administration necessary for implementation of the 
Housing Element and Fair Share Plan; andlor any other activity as permitted pursuant to 
N.J.A.C. 5:97-8.7 through 8.9 and specified in the approved Spending Plan. 

B. Funds shall not be expended to reimburse the Borough of Califon for past housing 
activities. 

C. At least 30 percent of all development fees collected and interest earned on such 
fees shall be used to provide affordability assistance to low- and moderate-income households in 
affordable units included in the municipal Fair Share Plan. One-third of the affordability 
assistance portion of development fees collected shall be used to provide affordability assistance 
to those households earning 30 percent or less of the median income for Housing Region 3, in 
which Califon is located. 

1) Affordability assistance programs may include down payment assistance, 
security deposit assistance, low interest loans, rental assistance, assistance with homeowners 
association or condominium fees and special assessments, and assistance with emergency 
repairs. 

2)  Affbrdability assistance to households earning 30 percent or less of 
median income may include buying down the cost of low or moderate income units in the 
municipal Fair Share Plan to make them affordable to households earning 30 percent or less of 
median income. The use of development fees in this manner may entitle the Borough of Califon 
to bonus credits pursuant to N.J.A.C. 5:97-3.7. 

3) Payments in lieu of constructing affordable housing units on site and funds 
fiom the sale of units with extinguished controls shall be exempt from the affordability 
assistance requirement. 

D. The Borough of Califon may contract with a private or public entity to administer 
any part of its Housing Element and Fair Share Plan, including the requirement for affordability 
assistance, in accordance with N.J.A.C. 5:96-18. 



E. No more than 20 percent of all revenues collected fiom development fees, may be 
expended on administration, including, but not limited to, salaries and benefits for municipal 
employees or consultants' fees necessary to develop or implement a new construction program, 
prepare a Housing Element and Fair Share Plan, andlor administer an a f k a t i v e  marketing 
program. 

1) In the case of a rehabilitation program, no more than 20 percent of the 
revenues collected fiom development fees shall be expended for such administrative expenses. 

2) Administrative funds may be used for income qualification of households, 
monitoring the turnover of sale and rental units, and compliance with COAH's monitoring 
requirements. Legal or other fees related to litigation opposing affordable housing sites or 
objecting to the Council's regulations and/or actions are not eligible uses of the Affordable 
Housing Trust Fund. 

9. Monitoring 

The Borough of Califon shall complete and return to COAH all required monitoring 
forms necessary to comply with COAH's monitoring requirements related to the collection of 
development fees fiom residential and non-residential developers, payments in lieu of 
constructing affordable units on site, funds fiom the sale of units with extinguished controls, 
barrier fiee escrow funds, rental income, repayments from affordable housing program loans, 
and any other funds collected in connection with Califon's affordable housing program, as well 
as to the expenditure of revenues and implementation of the Housing Element and Fair Share 
Plan approved by COAH. All monitoring reports shall be completed on forms designed by 
COAH. 

10. Ongoing Collection of Fees 

A. The ability for the Borough of Califon to impose, collect and expend development 
fees shall expire with the expiration of its Third Round Substantive Certification fiom COAH 
unless the Borough of Califon has first filed an adopted Housing Element and Fair Share Plan 
with COAH, has petitioned for Substantive Certification, and has received COAH's approval of 
its Development Fee Ordinance. 

B. If the Borough of Califon fails to renew its ability to impose and collect 
development fees prior to the expiration of its Third Round Substantive Certification, it may be 
subject to forfeiture of any or all funds remaining within its Affordable Housing Trust Fund. 
Any funds so forfeited shall be deposited into the "New Jersey Affordable Housing Trust Fund" 
established pursuant to Section 20 of P.L. 1985, c. 222 (C. 52:27D-320). 

C. The Borough of Califon shall not impose a residential development fee on a 
development that receives preliminary or final site plan approval after the expiration of its Third 
Round Substantive Certification, nor shall the Borough of Califon retroactively impose a 
development fee on such a development. The Borough of Califon also shall not expend any of 
its collected development fees after the expiration of its Third Round Substantive Certification. 
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RECEIVED 

Dear Ms. E 

Enclosed i w Agreement for the Affordable 
Housing Tr gecond executed original is being 
foxwarded 1 ,-,,, uupy uz rltm letter. 

COAH hias iei&teb the 'rW a;;ecl;ted oxi~hd ecf ths agtemer~t f ~ r  wrf Fde~= 

If you have any questions, please call Larksa DeCraw at (609) 633-9575. 

Sincerely, 

~pjd&x 
Lucy Va denberg 
Executive Director 

cc: Pamela N. Young, PNC Bank 
pame Wig@cg, COFwY P k ~ a e r  (wle e~ f i&~~ t? )  
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. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  
. "1 . . . . . . . . . . . . . .  ..... ....... . . . . . . . . . . . . . . . . . . . . . . .  . . . .  , 

Escrow Agreement for Housing Trust Fund 
.................................................... 

 NO^: ,LE ~;der ,C=F ~ 9 ~ 4 ~ ; .  ~~:.(;1.~,r~t~1e~a-~r~~e~-;~~rr,v .~r~:?r_~w'qr~ernent~ ,rnrr...mnrc.pozil~~y r n z u r s u ~ r  1 
thee copies ofthe agreement, all witfa  origin^! sigroatz~esJi.crrn the mmicipaI re,areB9cnrative ond the bank 
representative. 

This Escrow Agreement made this -5th- day of November, 2008, by and between the Council an 
Affordable Housing (COAH) and the Borough of CCalifm and PNC Elat&. 

WHEmAS, a municipality may impose, collect and spend development f i s  and establiih 
an affordable housing trust fund that includes, development fees; payments from developers in 
lieu of constructing affordable h t s  on-site; developer-contributed hnds to make ten percent 
(10%) of the adaptable enhances in. a townhouse or other multistory attached development 
accessible; rental income from mdcipally operated units; repayments from affordable housing 
program loans; recapture funds; proceeds from the sale of  affordable units; and/or my other 
funds collected in connection with Califon Borough's affordable homing program in accordance 
with P.L.2008, c.46 (C. 52r27I)-329.1 et al) and the regulations of COAH at N.J.A.C. 5:97-8.1 
seq.; and 

WHEREAS, on April 6,2004, C O W  approved the Borough of Califon's Development Fee 
Ordinance establishing standards for the collection, maintenance and expenditure of 
r2::'~el~p~c~t fees cmsistefi? with C0A-H's rules and P.L.2008, c.46 (C. 52:27D-329+1, et al) and 
requiring that Wds shall only be applied &edy toward ir~?plerrrcnbtion of Califon Rorough's 
COW-certified Fair Share Plan or Court Judgment of Compliance; and 

WHEREAS, on August 16, 2004, the governing body of the Borough of Califon adopted 
Ordinmcc No. 2004-04, &e Development Fee Ordinance of The Borough of Califon, amending 
the Municipal Code; and 

WHEREAS, COAK has nvt yet appr~ved ii spending plm f ~ r  the Eorough of Califoz, the 
Boough of Catifon acknowIadges that no expenditure of development fees; payments h m  
developers in lieu of constructing affordable units on-site; developer-confxibuted Ptmds to make 
ten percent (10%) of the adaptable entrances in a townhouse or other multistory attached 
development accessible; rental income &om municipally operated units; repayments from 
afTordw3ie bow& p r q r m  loans; reczpPae fimds; p c e e h  fcom the sale nf affordable wits; 
and/or any other funds collected in connection with the Borough of Califon's affordable housing 
program in accordance with P.L.2008, c.46 (C. 52:27D-329.1 et d) and the regulations of C O M  
at N.J.A.C. 5:97-8.1 et seq. may occur prior to COAH's approval of a spending plan; and 

WHEREAS, the Development Fee Ordinance requires an. interest-bearing housing trust fund 
to be established fox the purpose of r e c i i l g  cii:le[;fed Oevel~pment fees; pymects hz  
developers in lieu of constructing afforuabie units on-site; developer-ccjn~uiiitG funds t~ make 
ten percent (10%) of the adaptable entxmces in a t o d o u s e  or other muitistory atiached 
development accessible; rental, income from municipally operated units; repayments fiom 

Updoted September 2008 1 
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sflo~dab!~ hclsing program Loaus; recapture fuods; proceeds from the sale of affordable units; 
and/or any other W s  collected in co&tion with the Bornugh of Califon's affadabie housing 
program in accordance with P.L.2008, c.46 (C. 52:27D-329.1 et al) and the regulations of COAH 
at N.J.A.C. 5197-8.1 fl seq. and provides that no money &dl be expended from the housing trust 
hnd unless the expenditure conforms to the Development Fee Ordinance, a spending plan 
approved by COAH and the conditions set out at N.J.A.C. 597-8.7-8.9; and 

WEl$P&A$, COAH's approval of the Development Fee Ordinance ikther requires the 
Bornugh of Califon, wvitki seven days d opening the tlust fund account authorized by the 
ordimatlce, to enter into an escrow agreemeat with COAH pursuant to N.J.A.C. 5:97-8.2(a) to 
enable COAJA to mofiitor disbursement of collected development fees; payments from 
developers in lieu of constructing affordable units on-site; developer-contributed funds to make 
ten pacent (10%) of the adaptable enmces in a townhouse or other multistory attached 
development accessible; rental income from municipally operated units; rapa)ments from 
affordable h o ~ i i i g  pro gar^ lsm; rec~p@ze fuads; proce& eorn the sale of affordable units; 
and/or any other funds collected in ccrimection %i?k Califon Bor~ugh's affordable houing 
program in accordance with P.L.2008, c.46 (C. 52:27D-329.1 et al) and the regulations of COAH 
at N.J.A.C. 5:97-8.1 gg. and to direct the forfeiture of such funds after p q m  notice if their 
imposition, collection andlor expenditure are not in confu~m8nce with the terms of the approved 
Development Fee Ordinwce, the conditions set out at N.J.A.C. 597-8.1.3(a), the spending plan 
approved by COAH, aid P.L.2038, c.46 (C. 52:279-329.1 ct all; and 

-WAS, the Development Fee Ordinance hther provides &at if COAH d&emi~es that 
the imposition, coUection, andfor expenditure of development fees are not h c~nfomntmce with 
the terms of the approved Development Fee Ordinance, approved spending pian, and P.L,2008, 
c.46 (C. 52:27D329.1 et all, COAH may, after a hearing pursuant to the Administrative 
Procedure Act, N.J.S.A, 52:14B-1, et seq., revoke a Development Fee Ordinance approval and 
direct the transfer of fuads including htiw colitciion of nm-residential deve~cpmcnt fees to the 
New Jersey Affordable Housing Trust Fund. 

NOW THEREFORE, COAH, the Borough of Califm and the Bank agree as follows: 

1 . Designation of Escrow Agent 
COAH and the Borough of Califon hereby designate PNC Bank as their -row agent, upon 
terms and conditions set forth herein, for the purpose of (a) receiving development fees, 
payments h m  developers in lieu of constructing affordable units on-site; developer- 
contributed funds to make- ten percent (1 0%) of the adaptable entrances in a townhouse or 
o h  multistory attached development accessible; rmtal income b r n  municipally operated 
units; repayments from affordable housing program loans; recapture funds; proceeds from 

sale of affordable units; and/or any other funds collected in connection with Califon 
Borough's affordable housing program in a c c o r h e  with P.L.2008, c.46 (C.  52:27D-329.1 
et al) and the regulations of CQAH at N.J.A.C. 597-8.1 et seq. collected by Califon 
Bor~ugh, (b) holding such sums in the escrow ac~ouat hereinafter described, and (c) 
disbwsing the monies upon the direction of the Chief Financial OWcdTre~~xer  of the 
Borough o f  Califon consistent with the spending plan approved by CUAH. 
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Escrow Accomt 
The Borough of Califon shall deposit all development fws; payments from developers in lieu 
of constructing affordable units on-site; devel~per-contributed funds to make ten percent 
(1 0%) of the adaptable entrances in a townhouse or other multistory attached development 
accessible; rental income $.om municipally operated units; repayments &om affordable 
housing program l o w ;  recapture funds., proceeds fiom the sale of affordable units; and/or 
any other funds collected in connection with Califon Borough's affordable housing program 
in ~ c n r d ~ n c e  wi@ P.L.2008, c,46 (C. 522713-329.1 et ad) and the regulations of COAW at 
N.J.A.C. 5:97-8.1 et sea, with h e  escrow agent and said escrow agent shall establish a 
separate, inmest bearing account to be known as Califon B ~ o u g b  Aff~rdable Hausing Trust 
Fund Account and shall deposit therein such initial funds, as well as all subsequent 
development fees; payments from deveiopers in lieu of constructing affordable units on-site; 
developercontributed funds to make ten percent (10%) of the adaptable entrances in a 
townhouse r?r other multistory attached development accessible; rental income h m  
mmicipdly operated ?~d?s; repayments Born affordqhle housing p r o m  kans recapture 
futlds; prweeds from the salc of aordable units; and/or any other funds collected in 
connection with Cdifon Borough's affordable housing program in accordance with 
P.L.2008, c.46 (C, 52:27D-329.1 et srl) and the regulations of COAH at N.J.A.C. 5:97-8.1 gt 
sea. received b m  Califon Borough. At no h e  shall the escrow agent co-mingle the funds 
deposited in the Accaunt with my oth~r  Mds or accounts held or r n ~ ~ e d  by the escrow 
agent, nor shall the escrcw agent ~t my tilrr?~ set oE  my amount on deposit b the Account 
against (a) my it~debttd~esg owed te the escml?: by Borcrzgh of Cdifia nr my 
other party, (b) any other obligation owed to the escrow agslt by LIZ Borough of Cd'$ ;,~n cn 
any ather party, or (c) any claim which the escrow agent may have against the Borough of 
Califon or any other pasty. 

3. Application of Amounts on Deposit 
The funds in the Account shall only be u s d  for efigibk afYordab2e housing activities of the 
Borough o f  Caiifon as set forth in a spending pian appmved by CCfiT. The E x i  skill. 
disburse funds in the Account upon the direction of the Chief Financial OfficedTreasurer of 
the Borough of Cidifon, unless notified otherwise by COAH. 

4. Cessation of Disbursements from Funds and Fofifei-ture of Funds to tke "New Jersey 
Afkrdable Housing Trust Fund" established pursuant to section 20 af P.L.1985, c.222 
(C.S2:27D-320) 
COAH shall have the authority to halt disbursements by the Borough of C a i i h  fiom ihe 
Account upon written notice to the Bank and to direct all remaining fUnds to the New Jersey 
Affordable Housing T m t  Fwd. COAH shall have such authority if it determines, after 
notice to the Borough o f  Califon, that the muni.cipality is not in compliance with all 
conditions set out in N.J.A.C. 5:97-8.13(a), the Spending Plan and the Development Pee 
Ordinance. U p  receipt of witten notice b cease disbursements fiom the Account, the 
Bank shall immediately halt disbursements by tRe Borough of Califan until further written 
nnfice from COAH. The Bank shall dlow the m f e r  of h d s  by COAH to the New Jersey * " - - A -  

Affordable Housing Trust Fund on behalf of the Borough of Califon. COAH shall. provide 
the Borough of Califon Municipal Cclerk and Chief Pinazl~ial Officer with copies of all 
written notices. 
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In the event that any of the following conditions, as set out in NJ.A.C. 5:97-8.13{a) occur, 
COAH shall be authorized on behalf of the Bornugh of Califon and consistent with its rules 
and P.L.2008, c.46 (C. 52271)-329.3. et d), to transfer all development fees; payments from 
developers in lieu of constructing affordable units on-site; developer-contributed funds to 
make ten percent (i13%) of the adaptable enirances in a townhouse or other muitistory 
attached development accessible; rental income fiom municipally operated units; repayments 
fiom affordable housing program loans; ~ecapturc funds; proceeds &om the sdc of affordable 
units; and/or any other funds collected in connection with Cdifon Bomu@s affordable 
housing p m g m  in acco&ce with P.L.2008, c.46 (6. 52:27D-329.1. et al) and the 
regulations of COAH at N.J.A.C. 5:97-8.1 et seq., to the New Jersey Affordable Housing 
Trust Fund : 

a. Failure to meet deadlines fox information required by COAH in its review of a Housing 
Elemat and Fair Share Plan, development fee ordinance or plan for spending fees; 

b. Failure to address COAH's conditions for approval of a plan to spend developn~ent fees; 
payments from developers in lim of constructing affordable units on-site; developer- 
conlributed funds to make ten percent (1 0%) of the adaptable entrances in a townhouse or 
other multistory attached development accessible; rental income from municipally 
operated units; repayments from affurdabfs housing program loans; recapture funds; 
proceeds from the sde of kffordable mi?s; adlar m y  ether fimds c~!lected in comection 
with Califon Borough's affordable housing program within the deadlines imposed by 
COAH; 

c. Failure to address COAH's conditions for substantive certification within deadlines 
imposed by COAH; 

d, Failure to submit accurate mual  monitoring reports pursuant to N.J.A.C. 597-8.12(a) 
within the time limits imposed by CQFAI; 

e. Filme to impleme~t S p ~ i ~ g  P!m md expeiid the fmds wi+&n the timi: sch~i!cs 
specified in the Spending Plan, including the requirement to spend the remaining trust 
h d  balance pursuant to N.J.A.C. 5:97-8.10(a)8 and collected fees pursuant to P.L.2008, 
c.46 (C.52:27D-329.2I8.d) & C.S2:27B-329.3(9.b)) witin four years; 

f. Expenditure of development fms; payments fiom developers in lieu of constructing 
affordable units on-site; developer-canlributed fitds to make tetl perm* (10!4) of the 
adaptable enkmc~s i2 2 ~GYVTAC~SC CE iixdti~t~~ ~tttchiA d e ~ e l ~ p m e ~ t  xccssibk; 
rental income ffom municipaiIy operated LU&S; repayments h r n  afforba'iie housing 
program loans; recapture funds; proceeds from the sate of affordable units; and/or any 
other h d s  collected in ctlxlnection with Callfon Borough's affordable housing program 
on activities not permitted by COAH; 

g. Revocation of certification; or 
h. Other good cause demonstrating tihat t4s reveonas me not king -used for the zpprovd 

purpose. 

5. Standard of Care; Indemnification 
The Bank shall use reasonable care and due diligeuce in the performance of dl of its duties 
hereunder. The Borough of Cdifon shall indenmi& COAH and hold it l m l e s s  from and 
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against all liabilities, losses. or damages incurred under COAH with respect to any action 
COAH may take under &is escrow agreement with the exception of liabfiities, losses or 
damages solely caused "-- uy 11t;gxlgent -- - - " acts, omissions, moxs or willful misconduct by COAH. 

6. Rscords and Accounts 
The Bank shall keep accurate financial records and accounts of all transactions relating to the 
Accounk including but not limited to all deposits to the Account, disbursements from the 
Account and interest earned on the Account which shall be made available for inspection by 
COAH md the Borough of Califon, or their respective designees, at any reasonable time, 
R e  Borough of Califon shah provide COAH with ~ p r t s  an a quarterly basis, which %et 
forth, the amount, date and description of all activity from the A c ~ o ~ q t  as l.ve!! a other 
information C O M  may require to monitor the Account. 

7. Notices 
All, notices, certificates or other communjcations h e m d m  shall be delivered by hand or 
mailed by certified mail to the parties at the following addresses: 

a. I f  to COAH: Exrwtiue Dimtor 
New Jersey Council, on Affordable Housing 
10 1 South Broad Street 
PO Box 813 
Trenton, NJ 08625-08 13 

b. X f  to Municipality: MuniciuaJ, Clerk_ and Chisf Fin=&! Officer 
39 Plc~demy St. 
P.O. Box 368 
Califon, N.J. 07830 

433. CowiCji2i. 5 i 3  
Califon, N.J. 07830 

Any o f  the parties may hereby designate different or additional adckesses by notice in writing 
given to the other parties. 

8. Further Assistance 
The parties hereto shall authorize, execute, acknowledge and deliver such W e r  resolutions, 
assurances and other instrume~].ts as may be necessary or desirable for better assuring, 
wnveykg, granting, assigning and confirming the rights and interests granted hereunder. 

9. Agreement Subject to the Fair Housing Act. 

Updated September 2008 
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This agreement is subject to the Fair Housing Act, P.L.2008, c.46 (C. 52:27D-329.1. et al) 
and the rules of COAH set forth at N.J.A.C. 5:97-8.1 et seq., and nothing conbined herein 
$ha11 be interpreted to l i d  or i-estxjct in any way the discretion and authority vested in 
COAH by the kd or rules. 

lo. Amendments 
This agreement may not be amended, supplemented or modified except by a written 
instrument exe~uted by all the parties hereto. 

IN WTTNSS WNEREOF, the pmties hereto have sxeciited this agreerriei w of the date 
set forth above. 

./,$<,4 p 
Date 

- 
~ d . ~ u r n e t t ,  Mayor, on behalf of ~allfkn Borough 

on behalf o f  the New Jersey Council 
an Affordable Housing ( C O W  

~pduted September ZOO8 



APPENDIX F 
PROPOSED SPENDING PLAN AND 

RESOLUTION TO INTENT TO FUND REHABILITATION PROGRAM 



BOROUGH OF CALIFON 
COUNTY OF HUNTERDON, STATE OF NEW JERSEY 

RESOLUTION ADOPTING AND REQUESTING COAH'S 
APPROVAL OF THE SPENDING PLAN 

Resolution 201 0-61 

WHEREAS, the Borough Council of the Borough of Califon, Hunterdon County, is 
petitioning the Council on Affordable Housing (COAH) for substantive certification of its Thrd 
Round Housing Element and Fair Share Plan; and 

WHEREAS, Califon Borough, Hunterdon County, has a Development Fee Ordinance 
and is proposing to adopt a new Development Fee Ordinance consistent with COAH's current 
regulations and the Fair Housing Act, as amended, subject to COAH's approval of the new 
Development Fee Ordinance; and 

WHEREAS, the previously adopted Development Fee Ordinance established an 
Affordable Housing Trust Fund to receive any development fees, payments from developers in 
lieu of constructing a fraction of an affordable unit on-site, barrier free escrow funds, rental 
income, repayments from affordable housing program loans, recapture funds, proceeds from the 
sale of affordable units, and any other funds from other sources consistent COAH's Rules; and 

WHEREAS, N.J.A.C. 5:97-8.1(d) requires a municipality with an Affordable Housing 
Trust Fund to receive approval of a Spending Plan from COAH prior to spending any of the 
funds in its Affordable Housing Trust Fund; and 

WHEREAS, N.J.A.C. 5:97-8.10 requires a Spending Plan to include the following: 

A projection of revenues anticipated from imposing fees on development, based on pending, 
approved and anticipated developments and historic development activity; 

A projection of revenues anticipated from other sources, including payments in lieu of 
constructing affordable units on sites zoned for affordable housing, funds from the sale of units 
with extinguished controls, proceeds from the sale of affordable units, rental income, repayments 
from affordable housing program loans, and interest earned; 

A description of the administrative mechanism that the municipality will use to collect and 
distribute revenues; 

A description of the anticipated use of all funds in the Affordable Housing Trust Fund pursuant 
to N.J.A.C. 5:97-8.7, 8.8, and 8.9; 

A schedule for the expenditure of all affordable housing trust funds; 

If applicable, a schedule for the creation or rehabilitation of housing units; 



A pro-forma statement of the anticipated costs and revenues associated with the development if 
the municipality envisions supporting or sponsoring public sector or non-profit construction of 
housing; and 

A plan to spend the trust fund balance within four years of the Council's approval of the 
Spending Plan, or in accordance with an implementation schedule approved by the Council; 

A plan to spend and/or contractually commit all development fees and any payments in lieu of 
construction within three years of the end of the calendar year in which funds are collected, but 
no later than the end of third round substantive certification period; 

The manner through which the municipality will address any expected or unexpected shortfall if 
the anticipated revenues from development fees are not sufficient to implement the plan; and 

A description of the anticipated use of excess funds in the Affordable Housing Trust Fund, in the 
event more funds than anticipated are collected, or projected funds exceed the amount necessary 
for satisfying the municipal affordable housing obligation; and 

WHEREAS, the Borough of Califon, Hunterdon County, has prepared a Spending Plan 
consistent with N.J.A.C. 5:97-8.10 and P.L. 2008, c. 46; 

NOW THEREFORE BE IT RESOLVED that the Borough Council of the Borough of Califon, 
Hunterdon County, hereby adopts the Spending Plan and requests that COAH review and 
approve Califon Borough's Spending Plan. 

CERTIFICATION 

I, Laura Eidsvaag, RMC, Clerk of the Borough of Califon, County of Hunterdon, hereby certify 
the foregoing to be a true copy of a resolution adopted by the Borough Council of the Borough of 

ng held on June 7,2010. 



Council on Affordable Housing 
1 

I Affordable Housing Trust Fund Spending Plan I 

I 

INTRODUCTION 

Califon Borough, Hunterdon County, has prepared a Third Round Housing Element and Fair 
Share plan that addresses its fair share of the regional 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. 5:97- 
1 et seq. andN.J.A.C. 5:96-1 et seq.). 

Califon Borough had received substantive certification of its first round Housing Element and 
Fair Share Plan from COAH in May of 1990. Second round substantive certification was 
granted by COAH on June 5,2002. 

The Borough existing Development Fee Ordinance was adopted on August 16,2004. That 
Development Fee Ordinance had been approved by COAH on April 6,2004. A new 
Development Fee Ordinance is proposed to be adopted as part of the Third Round Housing 
Element and Fair Share Plan. 

The 2004 Development Fee Ordinance authorized the establishment of the Affordable Housing 
Trust Fund for which this Spending Plan has been prepared. The Trust Fund was not opened 
until 2008, due to the fact that no development fees were collected. In 2008, the Borough 
opened the Affordable Housing Trust Fund with $50.00 of its own money (NOT with 
development fees). The Borough of Califon also has a separate account that holds $50,000 of 
money allocated to the prior round Accessory Apartments program. That account was fully 
funded by the Borough and is not, therefore, part of the Affordable Housing Trust Fund. 

As of May 3 1,2010, Califon Borough had collected $0.00 in its Affordable Housing Trust Fund. 
Nothing has been expended from the account, so the balance remains at $50.00 (the amount 
advanced by the Borough to open the account) as of the end of May, 2010. Any development 
fees, payments in lieu of constructing affordable units on-site, funds from the sale of units with 
extinguished controls, and any interest generated by such fees and other payments will be 
deposited in this separate interest-bearing account (Account Number 80-3788-9022) at PNC 
Bank. Any such funds shall be spent in accordance with N.J.A.C. 5:97-8.7-8.9 as described 
herein. 

1. REVENUES FOR CERTIFICATION PERIOD 

To calculate a projection of revenue anticipated during the period of third round substantive 
certification, Califon Borough has 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; and 

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

(b) Payment in lieu (PIL): 

Actual and committed payment in lieu from developers (none anticipated at this time). 

(c) Other funding sources: 

Funds from other sources (this would include, but would not be limited to, the sale of 
units with extinguished controls, repayment of affordable housing program loans, unless 
such loans originate from the Borough-funded Accessory Apartment account, rental 
income, and proceeds from the sale of affordable units). 

(d) Projected interest: 

Interest on the projected revenue in the Affordable Housing Trust Fund at the current 
average interest rate. 





Califon Borough, Hunterdon County, projects a total of $0 in revenue to be collected between 
May 3 1,201 0 and December 3 1,20 18. Nevertheless, any interest that may be earned on 
unanticipated revenues deposited in the account shall accrue to the account to be used only for 
the purposes of affordable housing. 

2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 

The following procedural sequence for the collection and distribution of development fee 
revenues shall be followed by Califon Borough: 

(a) Collection of development fee revenues: 

Collection of development fee revenues shall be consistent with Califon Borough'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). 

(b) Distribution of development fee revenues: 

Development fee revenues shall be distributed upon approval by the Califon Borough 
Council, based upon consistency of the proposed distribution with the terms of this 
Spending Plan. 

3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 

(a) Rehabilitation program: 

Califon Borough plans to use any available development fee revenues to reimburse the 
Borough for the costs of its rehabilitation program. 

Rehabilitation program: Projected program hard costs of $30,000 

(b) Affordability Assistance: Minimum of 30 percent of development fees collected, with 
one-third of this amount to be allocated to very low income households. 

Projected minimum affordability assistance requirement: 



Califon Borough will dedicate 30 percent of any development fee revenues that may be 
deposited in the Affordable Housing Trust Fund to render units more affordable, 
including using one-third of this 30 percent amount to render units more affordable to 
households earning 30 percent or less of median income by region, as follows: 

Actual development fees and interest through 513 1/20 10 

Down-payment assistance to low and very low income households, with one third of all 
assistance reserved for very low income households. 

Development fees projected 20 10-20 1 8 
Interest projected 201 0-201 8 
Less housing activity expenditures to date 

Total 
30 percent requirement 

Less Affordability assistance expenditures to date 
PROJECTED MINIMUM Affordability Assistance 
Requirement through 12/31/2018 
PROJECTED MINIMUM Very Low-Income Affordability 
Assistance Requirement through 12/31/2018 

(c) Administrative Expenses 

Califon Borough projects that $0 will be available in the Affordable Housing Trust Fund 
to be used for administrative purposes (20% of $0). If sufficient funds were to become 
available, they would be used to help reimburse the Borough for its costs in administering 
the rehabilitation and prior round accessory apartments programs. 

+ 
-t 

- 
- - 

x 0.30 = 
- 
- - 

t 3 =  

4. EXPENDITURE SCHEDtTLE 

$0 
$0 
$0 
$0 
$0 
$0 

$0 

$0 

Califon Borough intends to use any funds collected in the Mordable Housing Trust Fund to 
reimburse the Borough for the hard costs of rehabilitating three (3) housing units. To the extent 
that sufficient h d s  are available, they will be expended in accordance with the implementation 
schedule for this program as described in the Appendices to the Fair Share Plan. At this time, it 
is not anticipated that there will be funds available fiom development fees to reimburse the 
Borough. Consequently, the proposed expenditure schedule is summarized as follows. 



Program 

Rehabilitation 

Number 
of 
Units 
Projected 

3 

Affordability Assistance 

Administration 

Funds 
*lready 
Expended 
and/or 
Dedicated 

$0 

$0 

$0 

PROJECTED EXPENDITURE SCHEDULE 2009 -2018 

Total 

2009 
$0 

$0 

$0 

I $0 

2010 
so 

$0 

$0 

so I $0 I $0 

2011 
$0 

$0 

$0 

$0 

2012 
$0 

$0 

$0 

$0 

2013 
$0 

$0 

$0 

$0 I $0 I $0 

2014 
$0 

$0 

$0 

$0 I $0 

2015 
$0 

$0 

$0 

$0 

2016 
$0 

$0 

$0 

2017 
$0 

$0 

$0 

2018 
$0 

$0 

$0 

Total 
max of 
$30,000 

min. of 
30% 

max of 
20% 



5. EXCESS OR SHORTFALL OF FUNDS 

Pursuant to the Housing Element and Fair Share Plan, the governing body of Califon Borough 
has adopted a resolution agreeing to fund any shortfall of funds required for implementing its 
rehabilitation program. Assuming that a shortfall in revenues occurs, Califon Borough will 
appropriate funds out of general revenues or bond, if necessary, although the Borough is hoping 
that Hunterdon County will do as other counties throughout the State have been doing and 
establish a County-wide rehabilitation program that municipalities can access without the need to 
expend municipal revenues. Nevertheless, a copy of the adopted Resolution of Intent to Fund 
Shortfall is attached to this Spending Plan. 

In the event any unanticipated funds are collected, they will be allocated among the rehabilitation 
program, except to the extent that funds are required to be used for affordability programs. 

6. BARRIER FREE ESCROW 

Collection and distribution of barrier fiee funds shall be consistent with Califon Borough's 
Affordable Housing Ordinance in accordance with N.J.A.C. 5:97-8.5. 

SUMMARY 

Califon Borough intends to spend affordable housing trust fund revenues pursuant to N.J.A.C. 
5:97-8.7 through 8.9 and consistent with the housing programs outlined in the Third Round 
Housing Element and Fair Share Plan adopted on June 7,20 10. 

Califon Borough has a balance of $50.00 of its own money in the Affordable Housing Trust 
Fund as of May 3 1,2010, and anticipates no development fee revenues to be collected before the 
expiration of substahtive certification. The municipality plans to dedicate up to $30,000 of any 
unanticipated revenues that may be collected to reimburse the Borough for the costs of its 
rehabilitation program. The Borough will also expend 30 percent of any money collected to 
render units more affordable (and at least one third of that amount will be expended to assist very 
low income households). Up to 20 percent of the revenues collected in the account may be 
expended for administrative costs. A shortfall of funds for the rehabilitation program will be 
offset by general revenues or bonding. The municipality will dedicate all unanticipated funds 
toward its rehabilitation program, except to the extent that such funds are required to be allocated 
to affordability programs. 
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BOROUGH OF CALIFON 
COUNTY OF HUNTERDON, STATE OF NEW JERSEY 

RESOLUTION OF INTENT TO FUND SPENDING PLAN SHORTFALL FOR 
REHABILITATION PROGRAM 

Resolution 201 0-64 

WHEREAS, the Third Round Housing Element and Fair Share Plan of this Borough as 
adopted by the Califon Borough Planning Board on June 7,2010, and endorsed by the Mayor 
and Council on June 7,2010, provides for a housing rehabilitation program targeted at existing 
substandard housing units occupied by low and moderate income households; and 

WHEREAS, the implementation of a housing rehabilitation program requires a financial 
commitment for which outside resources are not expected to be available; and 

WHEREAS, the New Jersey Council on Affordable Housing (COAH) requires a 
municipality to state its intent to cover any shortfall in the funding of an affordable housing 
program covered in the Spending Plan and the Fair Share Plan, including its intention to incur 
bonded indebtedness, if necessary, to provide the funds required for the timely implementation 
of such programs; 

RESOLVED, by the Mayor and Council of the Borough of Califon, in the County of 
Hunterdon, New Jersey, as follows: 

1. That to the degree that the funds required for the implementation of the Borough's 
housing rehabilitation program are not available at the time they are needed fiom funds collected 
fiom developers under the Development Fee Ordinance or from any other sources, the Borough 
will provide the funding needed to cover any shortfall in this program from appropriations in the 
Borough's annual budget or by incurring indebtedness by authorizing and issuing, pursuant to the 
Local Bond Law, bonds and/or bond anticipation notes to the extent of the funding deficiency, 
with the understanding that any payments subsequently collected fiom developers under the 
Development Fee Ordinance may be used to reimburse the Borough for the costs of the housing 
rehabilitation program; and 

2. That the Borough currently has the unencumbered capacity to incur such debt 
under the Local Bond Law. 

CERTIFICATION 

I, Laura Eidsvaag, RMC, Clerk of the Borough of Califon, County of Hunterdon, hereby certify 
the foregoing to be a true copy of a resolution adopted by the Mayor and Council of the Borough 
of Califon at a duly noticed and duly convened regular meeting held on June 7,2010. 



SCHEDULE FOR FUNDING THIRD ROUND REHABILITATION PROGRAM 

Minimum Program Costs: $10,000 in hard costs per unit, plus up to $4,000 per unit in 
administration costs = Total of $30,000 in hard costs and $12,000 in administration costs = 
$42,000 required to fund program. 

20 1 1 Budget $7,000 

2012 Budget $7,000 

20 1 3 Budget $7,000 

20 14 Budget $7,000 

20 15 Budget $7,000 

20 1 6 Budget $7,000 

Total: $42,000 

Under COAHYs Rules, the Borough is required to fund at least half of the program costs within 
the first five (5) years of the certification period. 

Allocated funds should be maintained in a separate escrow account (NOT in the Affordable 
Housing Trust Fund) until such time as they are needed. 

The first rehabilitation project could not begin until the 2012 budget is approved. 



APPENDIX G 
RESOLUTION OF INTENT TO CONTRACT WITH 

ADMTNISTRATIVE AGENT 



BOROUGH OF CALIFON 
COUNTY OF HUNTERDON, STATE OF NEW JERSEY 

RESOLUTION OF INTENT TO CONTRACT WITH ADMINISTRATIVE AGENT TO 
ADMINISTER AFFORDABILITY CONTROLS AND OVERSEE THE AFFIRMATIVE 

MARKETING OF LOW AND MODERATE INCOME UNITS 
WITHIN THE BOROUGH OF CALIFON 

Resolution 201 0-63 

WHEREAS, the New Jersey Council on Affordable Housing (COAH) requires a 
municipality within its jurisdiction to designate the entity that will administer the controls on 
affordability and oversee the affirmative marketing of all newly created affordable units in a 
municipality; and 

WHEREAS, the Borough of Califon proposes to designate an Administrative Agent for 
the administration of the affordability controls and to oversee the affirmative marketing of any 
newly created affordable units in the Borough of Califon; and 

WHEREAS, the Third Round Housing Element and Fair Share Plan of the Borough of 
Califon, adopted by the Planning Board of the Borough of Califon on June 7,2010, identifies 
potential opportunities for the provision of affordable housing on several sites, including through 
an existing (modified) accessory apartments program; and 

WHEREAS, for certain types of affordable housing units, such as special needs housing, 
an administrative entity is already established due to program requirements, but in all other cases 
it is the responsibility of the Borough of Califon to ensure that the affordable housing units are 
administered in accordance with all of COAH's Rules and the Uniform Housing Affordability 
Controls; 

RESOLVED, by the Mayor and Council of the Borough of Califon, in the County of 
Hunterdon, New Jersey, as follows: 

1. That the Borough of Califon intends to contract with a COAH-approved Administrative 
Agent for the administration of its accessory apartments program and for the 
administration of any other affordable housing units that may be created in the Borough 
and that will require the services of an Administrative Agent. 

2. That it shall be the responsibility of the designated Administrative Agent to administer 
the affordability controls and oversee the affirmative marketing of any newly created 
affordable housing units in the Borough of Califon in accordance with COAH's 
requirements therefor, the UHAC Rules, and the terms and conditions of the Affordable 
Housing Ordinance and the Affirmative Marketing Plan of the Borough of Califon: 

3. That the initial contract shall be subject to approval by the New Jersey Council on 
Affordable Housing, and that any decision by the Mayor and Council to subsequently 



reassign the administration of affordable units to a different entity shall also be subject to 
approval by the New Jersey Council on Affordable Housing. 

CERTIFICATION 

I, Laura Eidsvaag, RMC, Clerk of the Borough of Califon, County of Hunterdon, State of IVew 
Jersey, hereby certify the foregoing to be a true copy of a resolution adopted by the Mayor and 
Council of the Borough of Califon at a duly noticed and duly convened regular meeting held on 
June 7,2010. 

Borough ~ f i r k  V 



- 
CHECKLIST FOR T H E  APPROVAL O F  

AN ADMINISTRATIVE AGENT 

When reviewing a private entity to determine whether it should be designated as an Administrative Agent, a 
municipality shall obtain and review the following and submit it to COAHfor approval: 

Documentation which demonstrates that the private entity's purposes include the provision of housing 
services and housing counseling and the promotion of the principles underlying the Federal Fair Housing 
laws and that the private entity has knowledge of and familiarity with the New Jersey Fair Housing Act, 
P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.) and its implementing rules; 

Evidence of a history of successful management of restricted affordable housing units, particularly those 
produced as a result of the New Jersey Fair Housing Act or through a Mount Laurel court settlement; 

Representations and warranties from the experienced private entity that, if the entity serves as 
administrative agent with respect to restricted units in which it has a pecuniary interest, the entity shall 
not allow the pecuniary interest to compromise in any way its administration of the controls set forth in 
U.H.A.C.; 

The draft contract between the municipality and the private entity serving as administrative agent; 

A sample operating manual for each type of program andlor unit the Administrative Agent seeks to 
administer (if applicable); 

Documentation of the private entity's capacity to undertake the duties of an administrative agent; 

Statement of intent to attend any continuing education opportunities provided by COAH, and 

Such other relevant documents from a specific applicant as required by the municipality to justify 
approval as an administrative agent. 

Approval by COAH is contingent on attendance of necessary continuing education opportunities. Pursuant to N.J.A.C. 
5:96-18.3, the Administrative Agent must successfully complete the Education Program for Administrative Agents by 
June 2,201 0 ifsewing as an Administrative Agent for a municipality before June 2,2006. Subsequent to June 2, 2006 
the Education Program for Administrative Agents must be successfully complete prior to designation by a 
municipality. If there is a delay in the availability of one or more sessions required to complete the Education 
Program for Administrative Agents, the Council may extend the period to complete the education requirements. Up-to- 
date information regarding the education programs can be found on COAH's website under Resources for Housing 
Administrators http://www.state.ni .us/dcalcoah/ 

Please indicate the types of units/programs you administer: 

COAH June 2008 

For-sale units 

Rental units 

Accessory Apartment Program 

Assisted Living Residence 

Market to AfSordable Program 

Supportive and Special Needs Housing 

Rehab Program 

Other (ldentzfi) 



APPENDIX H 
ORDINANCE CREATING POSITION OF MLTNICIPAL AFFORABLE 

HOUSING LIAISON AND RESOLUTION APPOINTING A MUNICIPAL 
AFFORDABLE HOUSING LIAISON TO FILL THAT POSITION 



ORDINANCE NO. - - 

AN ORDINANCE TO CREATE THE POSITION OF 
m C I P A L  HOUSING LIAISON FOR THE PZTRPOSE OF 
ADMINISTERING CALIFON BOROUGH'S AFFORDABLE 
HOUSING PROGRAM PURSUANT TO THE FAIR 
HOUSING ACT 

BE IT ORDAINED by the Borough Council of the Borough of Califon in the County of 
Hunterdon and State of New Jersey that the Code of the Borough of Califon be amended by the 
adoption of the following Ordinance which shall hereafter be designated as Article , Chapter 
, Section -. 

Section 1. Purpose. 

The purpose of this article is to create the administrative mechanisms needed for the 
execution of Califon Borough's responsibility to assist in the provision of affordable housing 
pursuant to the Fair Housing Act of 1985. 

Section 2. Definitions. 

As used in this article, the following terms shall have the meanings indicated: 

MUNICIPAL HOUSING LIAISON - The employee charged by the governing body 
with the responsibility for oversight and administration of the affordable housing program for 
Califon Borough. 

ADMINISTRATIVE AGENT - The entity responsible for administering the 
affordability controls of some or all units in the aordable housing program for Califon Borough 
to ensure that the restricted units under administration are affirmatively marketed and sold or 
rented, as applicable, only to low- and moderate-income households. 

Section 3. Establishment of Municipal Housing Liaison position and compensation; 
powers and duties. 

A. Establishment of position of Municipal Housing Liaison. There is hereby 
established the position of Municipal Housing Liaison for Califon Borougk 

B. Subject to the approval of the Council on Affordable Housing (COAH), the 
Municipal Housing Liaison shall be appointed by the Governing Body and may 
be a full or part time municipal employee. 

C. The Municipal Housing Liaison shall be responsible for oversight and 
administration of the affordable housing program for Califon Borough, including 
the following responsibilities which may not be contracted out: 

COAH, April 2006 



(1) Serving as Califon Borough's primary point of contact for all inquiries 
fiom the State, affordable housing providers, Administrative Agents, and 
interested households; 

(2) Monitoring the status of all restricted units in Califon Borough's Fair 
Share Plan; 

(3) Compiling, verifying, and submitting annual reports as required by 
COAH; 

(4) Coordinating meetings with affordable housing providers and 
Administrative Agents, as applicable; and 

( 5 )  Attending continuing education opportunities on affordability controls, 
compliance monitoring, and &rmative marketing as offered or approved 
by COAH. 

D. Subject to approval by COAH, Califon Borough may contract with or authorize a 
consultant, authority, government or any agency charged by the Governing Body, 
which entity shall have the responsibility of administering the affordable housing 
program of Califon Borough, except for those responsibilities which may not be 
contracted out pursuant to subsection C above. The Municipal Housing Liaison 
shall also supervise the contracting Administrative Agent@). 

E. Compensation. Compensation shall be fixed by the Governing Body at the time 
of the appointment of the Municipal Housing Liaison. 

Section 4. Severabilitv. 

If any section, subsection, paragraph, sentence or other part of this Ordinance is adjudged 
unconstitutional or invalid, such judgment shall not affect or invalidate the remainder of this 
Ordinance, but shall be confined in its effect to the section, subsection, paragraph, sentence or 
other part of this Ordinance directly involved in the controversy in which said judgment shall 
have been rendered and all other provisions of this Ordinance shall remain in full force and 
effect. 

Section 5. Inconsistent Ordinances Repealed. 

All ordinances or parts of ordinances which are inconsistent with the provisions of this 
ordinance are hereby repealed, but only to the extent of such inconsistencies. 

Section 6. Effective Date. 

This Ordinance shall take effect immediately upon final adoption and publication in the 
manner prescribed by law. 

COAH, April 2006 



Adopted: (Insert date) 

ATTEST: APPROVED: 

- 
Laura Eidsvaag, RMC Charles Daniel 
Municipal Clerk Mayor 

COAH, April 2006 



RESOLUTION APPOINTING A MUNICIPAL HOUSING LIAISON 

WHEREAS, the Governing Body of the Borough of Califon, Hunterdon County has 

petitioned the Council on AfTordable Housing (COAH) for substantive certification of its 

Housing Element and Fair Share Plan on June 7,20 10; and 

WHEREAS, Califon Borough's Fair Share Plan provides for an affordable housing 

program pursuant to the Fair Housing Act (N.J.S.A. 52:27D-301, et seq.) and COAH's Third 

Round Substantive Rules (N.J.A.C. 5:97-1, et seq.); and 

WHEREAS, pursuant to COAH's Rules (N.J.A.C. 5:97-1, et seq. and N.J.A.C. 590- 

26.1 et seq., Califon Borough is required to appoint a Municipal Housing Liaison for the 

administration of Califon Borough's affordable housing program to enforce the requirements of 

N.J.A.C. 5:97-1, et seq. and N.J.A.C. 590-26.1 et seq.; and 

WHEREAS, the Borough of Califon has adopted an Ordinance creating the position of 

Municipal Housing Liaison and providing for the appointment of a Municipal Housing Liaison 

to administer Califon Borough's affordable housing program. 

NOW THEREFORE BE IT RESOLVED, by the Governing Body of the Borough of 

Califon in the County of Hunterdon, and the State of New Jersey that Laura Eidsvaag, RMC, 

Borou& Clerk, is hereby appointed by the Borough Council of the Borough of Califon as the 

Municipal Housing Liaison for the administration of the Borough's affordable housing program. 

Laura Eidsvaag, RMC 
Borough Clerk 

COAH March 2006 



CHECKLIST FOR THE APPOINTMENT OF 
A MLTNICIPAL HOUSING LLAISON 

Appointment of the Municipal Housing Liaison is subject to the approval of COAH and the 
following documentation must be submitted: 

Ordinance establishing the position of Municipal Housing Liaison; and 

Governing Body resolution appointing the municipal employee to serve as the 
Municipal Housing Liaison; and 

Evidence of successful completion of COAH Training for Municipal Housing Liaisons, 
RCA Administrators, and Administrative Agents: Module I. 

If the Municipal Housing Liaison is to perform the duties of an Administrative Agent, he or she 
must submit evidence of a history of successful management of restricted aflordable housing 
units, particularly those produced as a result of the New Jersey Fair Housing Act or through a 
Mount Laurel court settlement, which shall include: 

Resume; 

Statement of qualifications; and 

Statement of intent to attend any continuing education opportunities provided by 
COAH. 

Approval by COAH is contingent on attendance of necessary continuing education opportunities. 
Pursuant to h?JA.C. 5:96-17.4, the Municipal Housing Liaison must successfully complete the 
Education Program for Municipal Housing Liaisons by 12/2/08 if appointed before 6/2/08 or six 
months fiom the date of appointment, or the date of the next education program for Municipal 
Housing Liaisons, whichever date is later. I f  the Municipal Housing Liaison is to perform the 
duties of an Administrative Agent, in order to receive approval, the Municipal Housing Liaison 
shall also successfully complete the Council's Education Program for Administrative Agents by 
6/2/09 if appointed before 6/2/08 or one year fiom the date of appointment, or the date of the 
next Education Program for Administrative Agents, whichever date is later. Up-to-date 
information regarding the education programs can be found on COAH's website under 
Resources for Housing Administrators http://www.state.ni.us/dca/coah/. 

Please indicate the types of units/programs you administer: 

COAH June 2008 

For-sale units 

Rental units 

Accessory Apartment Program 

Assisted Living Residence 

Market to Aflordable Program 

Supportive and Special Needs Housing 

Rehab Program 

Other (Identfi) 
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