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EXECUTIVE SUMMARY 

This amended third round housing element and fair share plan has been prepared for 
Cranbury Township, Middlesex County in accordance with the revised rules of the New 
Jersey Council on Affordable Housing (hereinafter “COAH”) at NJAC 5:96 et seq. and 
NJAC 5:97 et seq. This plan is an amendment to the prior third round plan adopted by 
the Planning Board and endorsed by the Township Committee in November 2005.  This 
Plan will serve as the foundation for the Township’s re-petition to COAH for substantive 
certification pursuant to NJAC 5:96 et seq. by December 31, 2008. 
 
There are three components to a municipality’s affordable housing obligation: the 
rehabilitation share, the prior round obligation and the third round obligation.  
 
As assigned by COAH, the Township’s affordable housing obligations are as follows: 

 Rehabilitation Share: 6 units 

 Prior Round Obligation: 217 units 

 Third Round Obligation: 269 units 
 
The Township fully satisfied the prior round obligation through COAH-approved and 
Township-funded regional contribution agreements with the City of Perth Amboy and 
the Borough of Carteret, a mix of sale and rental units at the 100% affordable housing 
developments on Bergen Drive and Danser Drive, affordable senior rental units at Park 
Place West, affordable family rentals at Parkside at Bennett Place (a 100% affordable 
development), and substantial compliance bonuses. In addition, an existing group home 
(1997) will be added to the Township’s prior round affordable housing compliance 
methods.  
 
The third round obligation will be satisfied with affordable housing units from family 
rentals at the Old Cranbury Road site, the Route 130 D site, an existing group home, 
future new 100% affordable family rental site(s) and future new 100% affordable senior 
rental site(s).  
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AFFORDABLE HOUSING IN NEW JERSEY  

 
Introduction to COAH 

In its landmark 1975 decision referred to now as “Mount Laurel I”, the New Jersey 
Supreme Court ruled that developing municipalities have a constitutional obligation to 
provide a realistic opportunity for the construction of low and moderate income 
housing.1  In its 1983 “Mount Laurel II” decision, the Supreme Court extended the 
obligation to all municipalities, designated the State Development Guide Plan or any 
successor State Plan as a critical touchstone to guide the implementation of this 
obligation and created an incentive for private developers to enforce the “Mount Laurel 
doctrine” by suing municipalities which are not in compliance.2  
 
In 1985, the Fair Housing Act (hereinafter “FHA”) (N.J.S.A. 52:27D-310) was adopted as 
the legislative response to the Mt. Laurel court decisions.  The FHA created the Council 
on Affordable Housing as the administrative alternative to the Courts.  COAH is 
responsible for establishing housing regions, estimating low and moderate income 
housing needs, setting criteria and guidelines for municipalities to determine and 
address their fair share numbers, and reviewing and approving housing elements and 
fair share plans. 
 
Municipalities have the option of filing their adopted and endorsed housing elements 
and fair share plans with COAH and petitioning for COAH’s approval, known as 
“substantive certification”.  Municipalities that opt to participate in the COAH 
certification process are granted a measure of legal protection against exclusionary 
zoning litigation. By petitioning, COAH allows a municipality to maximize control of its 
planning and zoning options in addressing its affordable housing obligation. Similarly, 
under the FHA, a municipality can apply to the Superior Court for a Final Judgment of 
Compliance and Repose, which is the judicial equivalent of COAH’s grant of substantive 
certification. 
 
Under the Municipal Land Use Law (hereinafter “MLUL”), a municipal Planning Board 
must adopt the housing element as part of the Master Plan. COAH’s process also 
requires the governing body to endorse the housing element by resolution.  In addition, 
the governing body’s resolution requests that COAH review the housing element and 
fair share plan along with supporting documents for substantive certification action. 

 
1 Southern Burlington NAACP v. Township of Mt. Laurel, 67 NJ 151 (1975) 
2 Southern Burlington NAACP v. Township of Mt. Laurel, 92 NJ 158 (1983) 
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Once the municipality’s housing element and fair share plan have been granted 
substantive certification by COAH, the municipality’s zoning ordinance enjoys a 
presumption of validity against any lawsuits challenging it. Cranbury Township is 
currently under COAH’s jurisdiction and must petition with its amended third round 
plan by December 31, 2008 to remain so. 

 

 

 

 

First and Second Round Methodology 

The FHA empowered COAH to create criteria and guidelines for municipalities to 
determine and address their respective fair share numbers.  In response, COAH 
established a formula for determining municipal affordable housing obligations for the 
six-year period between 1987 and 1993 (NJAC 5:92-1 et seq.), which became known as 
the “first round.” That formula was superseded by the 1994 COAH regulations (NJAC 
5:93-1.1 et seq.) which recalculated a portion of the 1987-1993 affordable housing 
obligation for each municipality and computed the additional municipal affordable 
housing need from 1993 to 1999; this 12 year cumulative period from 1987 through 
1999 is known as the “second round.”   
 

Third Round Methodology 

On December 20, 2004, COAH’s first version of the third round rules became effective. 
At that time the third round was defined as the time period from 1999 to 2014 
condensed into an affordable housing delivery period from January 1, 2004 through 
January 1, 2014. The third round rules marked a significant departure from the 
methodology utilized in COAH’s two prior rounds. Previously, COAH assigned an 
affordable housing obligation as an absolute number to each municipality.  These third 
round rules implemented a “growth share” approach that linked the production of 
affordable housing with future residential and non-residential development within a 
municipality. Each municipality was required to project the amount of residential and 
nonresidential growth that would occur during the period 2004 through 2014. Then 
municipalities were required to provide one affordable unit for every 8 market rate 
housing units developed and one affordable unit for every 25 jobs created (expressed as 
non-residential building square footage). 
 
However, in a unanimous decision in January 2007, the New Jersey Appellate Court 
invalidated key aspects of COAH’s third round rules. The Court ordered COAH to 
propose and adopt amendments to its rules to address the deficiencies identified by the 
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Court. COAH’s revised rules, effective on June 2, 2008 as well as a further rule revision, 
adopted September 22, 2008 and effective on October 20, 2008, provide residential 
development and job projections for the third round (which was expanded to encompass 
the years 2004 through 2018). Additionally, COAH revised its ratios to require one 
affordable housing unit for every four market rate housing units developed and one 
affordable housing unit for every 16 jobs created, still expressed as non-residential 
building square footage.  Municipalities must set forth in the Housing Element and Fair 
Share Plan how they intend to accommodate the affordable housing obligation 
generated by COAH’s revised third round growth projections. However, COAH’s 
substantive rules also require that a municipality provide a realistic opportunity for 
affordable housing in proportion to its actual growth during the third round as 
expressed in permanent certificates of occupancy issued for residential and 
nonresidential development.  

 

 

 

 
In addition, on July 17, 2008 Governor Corzine signed P.L.2008, c.46 (also known as 
the “Roberts Bill” after NJ Assembly Speaker Joseph Roberts), which amended the Fair 
Housing Act in a number of ways. Key provisions of the bill include the following: 

 Establishing a statewide 2.5% nonresidential development fee instead of a 
nonresidential growth share delivery for affordable housing; 

 Elimination of regional contribution agreements; and 

 Requirement for 13% of affordable housing units and 13% of all units funded by the 
Balanced Housing Program and the Statewide Affordable Housing Trust Fund to be 
restricted to very low income households (30% or less of median income). 

 
COAH has not yet promulgated rules to effectuate the “Roberts Bill”. It is anticipated 
that COAH will propose revised regulations, consistent with P.L. 2008, c.46, in early 
2009. 
 
A municipality’s third round fair share plan must address (1) its rehabilitation share, (2) 
the prior round obligation and (3) COAH-projected third round obligation. The 
rehabilitation share is the estimated number of existing substandard housing units in a 
municipality that are occupied by low or moderate income households, as determined by 
COAH (Appendix B. to NJAC 5:97). The prior round obligation is a municipality’s 
adjusted second round new construction component brought forward to the third round 
(Appendix C. to NJAC 5:97).  Third round housing plans must document how existing 
or proposed affordable housing units satisfy this prior round obligation.  
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As stated above, the third round obligation is based on household and job projections 
developed by COAH (Appendix F. to N.J.A.C. 5:97). To determine the third round 
obligation, the following ratios must be applied to the projections: 

 

 

 

 For residential development, the affordable housing ratio is 1 affordable unit for 
every 4 market rate residential units. Thus COAH initially requires a municipality to 
divide its total housing projection by 5; 

 For non-residential development, the affordable housing ratio is 1 affordable unit for 
every 16 new jobs created as expressed in new square footage of non-residential 
space for which a permanent certificate of occupancy is issued from January 1, 2004 
through December 31, 2018. See Table 1, Non-residential Growth Share Calculation, 
for additional detail. 

 
Table 1. Non-residential Growth Share Calculation 

Use 
Group 

Description 

Square Feet 
Generating 

One 
Affordable 

Unit 

Jobs Per 
1,000 

Square Feet 

B Office buildings  5,714 2.8 

M Mercantile uses  9,412 1.7 

F 
Factories where people make, process, or 
assemble products  

13,333 1.2 

S Storage uses, excluding parking garages 16,000 1.0 

H 
High hazard manufacturing, processing, 
generation and storage uses  

10,000 1.6 

A1 
Assembly uses, including concert halls and TV 
studios 

10,000 1.6 

A2 
Assembly uses, including casinos, night clubs, 
restaurants and taverns 

5,000 3.2 

A3 

Assembly uses, including libraries, lecture halls, 
arcades, galleries, bowling alleys, funeral parlors, 
gymnasiums and museums but excluding 
houses of worship 

10,000 1.6 
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A4 
Assembly uses, including arenas, skating rinks 
and pools 

4,706 3.4 

A5 
Assembly uses, including bleachers, 
grandstands, amusement park structures and 
stadiums 

6,154 2.6 

E Schools K – 12 Exclude Exclude 

I 
Institutional uses such as hospitals, nursing 
homes, assisted living facilities and jails. I group 
includes I1, I2, I3 and I4. 

6,154 2.6 

R1 
Hotels and motels; continuing care facilities 
classified as R2 

9,412 1.7 

U 
Miscellaneous uses, including fences tanks, 
barns, agricultural buildings, sheds, 
greenhouses, etc. 

Exclude Exclude 

 
Pursuant to N.J.A.C. 5:96-10, the actual growth of housing units and jobs (measured by 
the issuance of residential and nonresidential permanent certificates of occupancy) will 
be monitored every two years and will be compared to the actual provision of affordable 
housing. If upon any biennial review the difference between the number of affordable 
units constructed or provided in a municipality and the number of units required 
pursuant to N.J.A.C 5:97-2.4 results in a pro-rated production shortage of 10 percent or 
greater, COAH may require the municipality to amend its plan to address the higher 
affordable housing obligation. For this reason, it is important that the Township track 
the growth that occurs between January 1, 2004 and December 31, 2018.  
 
In its Comment and Response document published as part of the October 20, 2008 
COAH rule adoption, COAH states that it will allow municipalities to present actual job 
count information for non-residential use groups if there is at least a 10% difference 
between actual jobs and the number of jobs determined through Appendix D of NJAC 
5:97.  COAH will be providing guidance on this concept prior to the Township’s first 
required plan evaluation whereby actual job growth is tallied and compared to actual 
affordable housing production. 
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Affordability Requirements  

 
Affordable housing is defined under New Jersey’s Fair Housing Act as a dwelling, either 
for sale or rent that is within the financial means of households of low or moderate 
income as income is measured within each housing region.  Cranbury Township is in 
COAH’s Region 3, which includes Hunterdon, Somerset and Middlesex counties.  
Moderate–income households are those earning between 50% and 80% of the regional 
median income.  Low-income households are those with annual incomes that are 
between 30% and 50% of the regional median income.  As required by the amended 
FHA (Roberts Bill), COAH has also included a very low-income category, which is 
defined as households earning 30% or less of the regional median income. 

 

 
Through the Uniform Housing Affordability Controls at N.J.A.C. 5:80-26.3(d) and (e), 
COAH requires that the maximum rent for a qualified unit be affordable to households 
that earn no more than 60% of the median income for the region. The average rent 
must be affordable to households earning no more than 52% of the median income. The 
maximum sale prices for affordable units must be affordable to households that earn no 
more than 70% of the median income. The average sale price must be affordable to a 
household that earns no more than 55% of the median income.  
 
The regional median income is defined by COAH using the federal Department of 
Housing and Urban Development (hereinafter “HUD”) income limits on an annual 
basis. In the spring of each year HUD releases updated regional income limits which 
COAH reallocates to its regions. It is from these income limits that the rents and sale 
prices for affordable units are derived. See Tables 2 through 4 for additional 
information. These figures are updated annually and are available from COAH. The 
sample rents and sale prices are gross figures and do not account for the specified utility 
allowance. 
 

Table 2. 2008 Income Limits for Region 3 

Household 
Income Levels 

1 Person 
Household 

2 Person 
Household 

3 Person 
Household 

4 Person 
household 

5 Person 
Household 

Moderate Income $54,152 $61,888 $69,624 $77,360 $83,549 

Low Income $33,845 $38,680 $43,515 $48,350 $52,218 

Very Low Income $20,307 $23,208 $26,109 $29,010 $31,331 

Source: COAH 2008 Regional Income Limits 
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 Table 3. Sample 2008 Affordable Rents for Region 3 
 

Household Income Levels 
 1 Bedroom 
Unit Rent 

2 Bedroom  
Unit Rent 

3 Bedroom  
Unit Rent 

Moderate Income at 60% $1,088 $1,305 $1,509 

Low Income at 46% $834 $1,001 $1,157 

Very Low Income at 30% $544 $653 $754 

Source: COAH Illustrative 2008 Low and Moderate Income Rents for New Construction 
and/or Reconstruction 
 

Table 4. Sample 2008 Affordable Sale Prices for Region 3 

Household                  
Income Levels 

1 Bedroom   
Unit Price 

2 Bedroom  
Unit Price 

3 Bedroom  
Unit Price 

Moderate Income at 70% $114,227 $137,072 $158,395 

Low Income at 40% $65,273 $78,327 $90,511 

Very Low Income at 30% $48,954 $58,745 $67,833 

Source: COAH Illustrative 2008 Low & Moderate Income Sales Prices for New 
Construction 
 

Housing Element/Fair Share Plan Requirements 

In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1, et seq.), a municipal 
Master Plan must include a housing element as the foundation for the municipal zoning 
ordinance. Pursuant to the FHA, a municipality’s housing element must be designed to 
provide access to affordable housing to meet present and prospective housing needs, 
with particular attention to low and moderate income housing.  The housing element 
must contain at least the following, as per the FHA at N.J.S.A. 52:27D-310: 

 An inventory of the municipality’s housing stock by age, condition, purchase or 
rental value, occupancy characteristics, and type, including the number of units 
affordable to low and moderate income households and substandard housing 
capable of being rehabilitated;  
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 A projection of the municipality’s housing stock, including the probable future 

construction of low and moderate income housing, for the next ten years, taking into 
account, but not necessarily limited to, construction permits issued, approvals of 
applications for development, and probable residential development trends; 

 

 

 

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

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

 A determination of the municipality’s present and prospective fair share of low and 
moderate income housing and its capacity to accommodate its present and 
prospective housing needs, including its fair share of low and moderate income 
housing; and 

 A consideration of the lands most appropriate for construction of low and moderate 
income housing and of the existing structures most appropriate for conversion to, or 
rehabilitation for, low and moderate income housing, including a consideration of 
lands of developers who have expressed a commitment to provide low and moderate 
income housing.  

 
In addition, pursuant to COAH regulations (NJAC 5:97-2.3), the housing element and 
fair share plan must address the entire third round cumulative (1987-2018) affordable 
housing obligation consisting of the rehabilitation share, any remaining balance of the 
prior round obligation and the COAH-projected third round obligation.  COAH’s 
regulations require the following documentation to be submitted with the housing 
element and fair share plan: 

 The minimum requirements of the Fair Housing Act, NJSA 52:27D-310 (listed 
above); 

 Household and employment projections created by COAH; 

 Municipal rehabilitation, prior round and third round obligation; 

 Descriptions of any credits intended to address any portion of the fair share 
obligation, including all information required by NJAC 5:97-4; 

 Descriptions of any adjustments to any portion of the fair share obligation, including 
all information required by NJAC 5:97-5; 

 Descriptions of any mechanisms intended to address the prior round obligation, the 
rehabilitation share and the third round obligation; 
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 An implementation schedule with a detailed timetable that demonstrates a “realistic 
opportunity” for the construction of affordable housing, as defined by NJAC 5:97-
1.4.  

 Draft and/or adopted ordinances necessary for the implementation of the 
mechanisms designed to satisfy the fair share obligation; 

 A demonstration that existing zoning or planned changes in zoning provide 
adequate capacity to accommodate any proposed inclusionary developments, 
pursuant to NJAC 5:97-6.4; 

 A demonstration of existing or planned water and sewer capacity sufficient to 
accommodate all proposed mechanisms; 

 A spending plan, pursuant to NJAC 5:97-8.10; 

 A map of all sites designated by the municipality for the production of low and 
moderate income housing; 

 A copy of the most recently adopted Master Plan and, where required, the 
immediately preceding adopted Master Plan;  

 A copy of the most recently adopted zoning ordinance; 

 A copy of the most up-to-date tax maps; and 

 Any other information required by NJAC 5:97 or requested by COAH. 
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TOWNSHIP OF CRANBURY AFFORDABLE HOUSING HISTORY  

 
As background, Cranbury Township prepared a first round (1987-1993) housing 
element and fair share plan addressing a 153-unit affordable housing obligation (143 new 
construction/ 10 rehabilitation) and received first round substantive certification from 
COAH on April 24, 1989.  Subsequently, the Township prepared a second round plan to 
address its cumulative (1987-1999) affordable housing obligation of 230 units (217 new 
construction/ 13 rehabilitation) and received certification from COAH on December 4, 
1996.  As the Township’s second round certification was valid for six years and COAH 
had yet to adopt its third round (1987-2014) regulations, the Township received an 
extension of its second round substantive certification on February 9, 2005 (initially 
approved by COAH on November 6, 2002).  The Township also petitioned for third 
round substantive certification on December 7, 2005 under COAH’s original third 
round rules at NJAC 5:94 et seq.; however, the application had not been certified by 
COAH prior to the issuance of the Appellate Division’s January 25, 2007 decision 
overturning portions of COAH’s regulations.     
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HOUSING STOCK AND DEMOGRAPHIC ANALYSIS  

 

Housing Stock Inventory 

In 2000, there were 1,121 housing units in Cranbury Township, of which 30 or 2.68% 
were vacant.  Of the 1,091 occupied units, 85.88% were owner occupied and 14.12% were 
rented.  Table 5, Housing Units by Occupancy Status, illustrates this occupancy status in 
2000. 
 

Table 5.  Housing Units by Occupancy Status, 2000. 

 Housing Units Owner Occupied Renter Occupied 

Occupied 1,091 937 154 

Vacant 30   

Total 1,121   

  Source:  2000 US Census 
 
About 84% of the total housing stock consists of single-family detached units.  
Structures with 3 or more units make up 7.5% of the total housing stock.  Of the owner 
occupied units, 96% were single-family detached units and 2.7% were single-family 
attached or two family units. See Table 6, Housing Units by Number of Units in 
Structure for a detailed explanation of the housing units in 2000. 
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 Table 6.  Housing Units by Number of Units in Structure, 2000. 
 

Number of Units Owner Occupied Rental Vacant Total 

1, Detached 900 40 2 942 

1, Attached 12 24 25 61 

2 14 16 3 33 

3 or 4 3 44 0 47 

5 to 9 8 25 0 33 

10 to 19 0 0 0 0 

20 + 0 5 0 5 

Mobile Home 0 0 0 0 

Other 0 0 0 0 

Total 937 154 30 1,121 

Source: 2000 US Census 
 
Table 7, Housing Units by Age, illustrates the age of the Township’s housing stock.  As 
one would expect with a Village and farmsteads of historical significance, 25.7% of the 
Township’s housing stock was constructed prior to 1940.  However, the time periods 
from 1980 through 1989 with 23.8% of the housing stock constructed and from 1990 
through March 2000 with 23.5% of the housing stock constructed incorporates almost 
half of the Township’s residences. 
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 Table 7. Housing Units by Age, 2000. 
 

Year Built 
Total 
Units 

Percent 
Owner 

Occupied 
Renter 

Occupied 
Vacant 

1990 - 2000 264 23.5% 210 29 25 

1980 - 1989 267 23.8% 241 24 2 

1970 – 1979 56 5.0% 56 0 0 

1960 – 1969 111 9.9% 93 18 0 

1950 – 1959 92 8.2% 92 0 0 

1940-1949 43 3.8% 36 4 3 

Before 1940 288 25.7% 209 79 0 

Total 1,121 100% 937 154 30 

Median Year 1975     

Source: 2000 US Census 
 
Table 8, Housing Units by Number of Rooms, shows 6.1% have between one (1) and 
three (3) rooms; 23.5% of the housing stock has between four (4) and six (6) rooms; and 
70.4% has seven (7) or more rooms.  The data from this and other tables indicate that 
the housing stock in Cranbury is, on average, large in size. 
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 Table 8. Housing Units by Number of Rooms, 2000. 
 

Rooms Number of Units Percent 

1 5 0.5% 

2 19 1.7% 

3 44 3.9% 

4 72 6.4% 

5 75 6.7% 

6 117 10.4% 

7 148 13.2% 

8 238 21.2% 

9+ 403 36.0% 

Total 1,121 100% 

Mean Rooms per Unit 7.8  

 

Source: 2000 US Census 
 
Tables 9 and 10, Housing Values, show that the median housing values of owner-
occupied housing in Cranbury increased 26.51% between 1990 and 2000. During this 
time, the median value in Middlesex County decreased by 0.18%.  In 1990, Cranbury’s 
median value of $278,400 was 69.03% higher than Middlesex County’s median value of 
$164,700 and in 2000, Cranbury’s median housing value of $352,200 was 114.23% 
greater than the median value of $164,400 for Middlesex County. 
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 Table 9. Housing Values, Owner Occupied, 1990. 
 

Housing Value Number Percent 

Less than $50,000 2 0.30% 

$50,000 to $59,999 0 0.00% 

$60,000 to $74,999 4 0.60% 

$75,000-$99,999 10 1.50% 

$100,000-$124,999 19 2.85% 

$125,000-$149,999 28 4.20% 

$150,000-$174,999 24 3.60% 

$175,000-$199,999 73 10.96% 

$200,000-$249,999 110 16.52% 

$250,000-$299,999 111 16.67% 

$300,000 or more 285 42.79% 

Total 666 100.0% 

1990 Median Value $278,400  

 

  Source: 1990 US Census 
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 Table 10.  Housing Values, Owner Occupied, 2000. 
 

Housing Units Number Percent 

Less than $50,000 6 0.6% 

$50,000-$99,999 17 1.8% 

$100,000-$149,999 32 3.4% 

$150,000-$199,999 38 4.1% 

$200,000-$249,999 177 18.9% 

$250,000-$299,999 115 12.3% 

$300,000-$399,999 160 17.1% 

$400,000-$499,999 262 28.0% 

$500,000-$749,999 113 12.1% 

$750,000-$999,999 14 1.5% 

$1,000,000 or more 3 0.3% 

Total 937 100.0% 

2000 Median Value $352,200  

 

    Source: 2000 US Census 
 
 
In 2000, Cranbury’s median gross rental cost was lower than that of the County ($756 v. 
$845).  This may be partly the result of the proportion of restricted low and moderate 
income rentals produced in the Township. See Table 11, Comparison of Cranbury and 
Middlesex County, Monthly Rental Costs. 
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 Table 11. Comparison of Cranbury and Middlesex Co., Monthly Rental Cost*, 2000 
 

Monthly Rent 
Number in 
Cranbury 

Percent in 
Cranbury 

Number in 
Middlesex Co. 

Percent in 
Middlesex Co. 

$0-$99 0 0.0% 435 0.5% 

$100-$149 4 2.9% 823 1.0% 

$150-$199 10 7.1% 1,407 1.6% 

$200-$249 0 0.0% 1,040 1.2% 

$250-$299 4 2.9% 939 1.1% 

$300-$349 5 3.6% 771 0.9% 

$350-$399 0 0.0% 734 0.9% 

$400-$449 4 2.9% 1,074 1.2% 

$450-$499 0 0.0% 897 1.0% 

$500-$549 10 7.1% 1,647 1.9% 

$550-$599 0 0.0% 1,947 2.3% 

$600-$649 14 10.0% 3,721 4.3% 

$650-$699 0 0.0% 5,421 6.3% 

$700-$749 17 12.1% 6,955 8.1% 

$750-$799 16 11.4% 8,450 9.8% 

$800-$899 27 19.3% 15,198 17.6% 

$900-$999 13 9.3% 11,085 12.8% 

$1,000-$1,249 3 2.1% 15,034 17.4% 

$1,250-$1,499 10 7.1% 5,429 6.3% 

$1,500-$1,999 3 2.1% 2,739 3.2% 

$2,000 + 0 0.0% 599 0.7% 

Total 140 100% 6,262 100.0% 

Median Rent $756  $845  

 

Source: 2000 US Census10 
 
Cranbury Township has nine (9) housing units that lack complete plumbing facilities 
and eight (8) units that are overcrowded (defined as having 1.01 or more persons per 
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 room); however, none of these units exhibit both characteristics. See Table 12, Selected 

Quality Indicators.  

  
Table 12. Selected Quality Indicators, Occupied Housing Stock, 2000. 

 Overcrowded 
Lacking Complete 

Plumbing 

Combined 
Overcrowded and 
Lacking Complete 

Plumbing 

No. Units 8 9 0 

Source: 2000 US Census 
 

General Population Characteristics 

The population of Cranbury Township has been increasing since 1980 with a population 
increase of 29.74% from 1980 to 1990 and an increase of 29.08% from 1990 through 
2000. During this time the County increased at only 12.74% and 11.67%, respectively. 
This population increase is a change from the period 1970 through 1980, when the 
Township lost 14.5% of its population and the County grew only 2.1%. (Table 13, 
Population Growth).  
 

Table 13.  Population Growth. 

 1970 1980 
Percent 
Change 

(1970-1980) 
1990 

Percent 
Change 

(1980-1990) 
2000 

Percent 
Change 

(1990-2000) 

Cranbury  2,206 1,927 -14.5% 2,500 29.74% 3,227 29.08% 

Middlesex County 492,474 595,893 2.1% 671,780 12.74% 750,162 11.67% 

  Source: 1970, 1980, 1990 and 2000 US Census 
 
 
From 1990 through 2000, there were shifts in the age distribution. The age group five 
through fourteen increased from 359 persons to 631 persons; the age group forty-five 
through fifty-four increased from 357 to 589; the age group fifty-five through sixty-four 
increased from 226 persons through 300 persons; and the age group seventy-five years 
and older increased from 140 persons to 190 persons. See Table 14, Age Distribution, 
for additional detail. 
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 Table 14.  Age Distribution, 1990 – 2000. 
 

Age Group 1990 Percent 2000 Percent 
Percent 
Change 

Under 5 187 7.5% 197 6.1% 5.08% 

5-14 359 14.4% 631 19.6% 43.11% 

15-24 256 10.2% 257 8.0% 0.39% 

25-34 278 11.1% 267 8.3% -4.12% 

35-44 530 21.2% 620 19.2% 14.52% 

45-54 357 14.3% 589 18.3% 39.39% 

55-64 226 9.0% 300 9.3% 24.67% 

65-74 167 6.7% 176 5.5% 5.11% 

75+ 140 5.6% 190 5.9% 26.32% 

Totals: 2,500 100% 3,227 100%  

    Source: 1990 and 2000 US Census 
 

Household Characteristics 

A household is defined by the U.S. Census Bureau as those persons who occupy a single 
room or group of rooms constituting a housing unit; however, these persons may or 
may not be related.  As a subset of households, a family is identified as a group of 
persons including a householder and one or more persons related by blood, marriage or 
adoption, all living in the same household. In 2000 there were 1,094 households in the 
Township, with an average of 2.92 persons per household and an average of 3.31 persons 
per family.  Approximately 75% of the households are comprised of married couples 
with or without children.  Almost 20% of the Township’s households are non-family 
households which include individuals. 
 

Income Characteristics 

Persons residing in Cranbury Township have on average higher incomes than in 
Middlesex County as a whole.  Median income in 2000 in Cranbury was $111,680 for 
households and $128,410 for families. Comparable figures for the County were $61,446 
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 for households and $70,749 for families. Table 15, Household and Family Income by 

Income Brackets, further illustrates these findings by noting the number of households 
in each of the income categories. 

 

 

 
Table 15.  Household and Family Income by Income Brackets, 2000. 

 Households Percent 

Less than $10,000 23 2.1% 

$10,000-$14,999 17 1.6% 

$15,000-$24,999 58 5.3% 

$25,000-$34,999 47 4.3% 

$35,000-$49,000 82 7.5% 

$50,000-$74,999 124 11.3% 

$75,000-$99,999 130 11.9% 

$100,000-$149,999 264 24.1% 

$150,000-$199,999 116 10.6% 

$200,000 + 233 21.3% 

Total: 1,094 100% 

Median Income: $111,680  

        Source: 2000 US Census 
 
Within the Township, 67.9% of households have incomes of $75,000 or more.  
Although the Census data does not provide a breakdown of household income by 
household size, based on COAH’s Year 2000 median household income for the 
Hunterdon/Middlesex/Somerset County region of $56,560 for the smallest-sized 
household of one person, the moderate-income threshold for this household size was 
$45,248 (80% of $56,560).  In attempting to approximate the number of low and 
moderate income households in the Township, using the household size of one person 
is a conservative approach that represents just a minimum threshold.  Table 15, 
Household and Family Income by Income Brackets, 2000, shows that the percentage of 
households in the Township for which income was below this minimum threshold was 
between 13 and 20 percent. If there was a true correlation between household size and 
household income figures, it appears that the percentage of low and moderate income 
households in the Township may be close to 20%.  Keep in mind, however, that in the 
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 third round, COAH would exclude low and moderate income households that owned a 

primary residence with no mortgage that was valued at or above COAH’s annual 
regional asset limit.3  In 2005, the regional asset limit was $165,600 for Cranbury’s 
region.   

 

 

 
The percentage of persons and households below the poverty level, as defined by the 
2000 U.S. Census, equates to 1.61% of all Cranbury Township residents and 1.29% of 
persons in families.  This is lower than the County as a whole, which had 6.59% of 
County residents living below the poverty level in 2000.  

 

EMPLOYMENT CHARACTERISTICS 

Table 16, Distribution of Employment by Industry, shows the distribution of 
employment by industry for employed Cranbury Township residents.  The four 
industries to capture the largest segments of the population were the professional, 
scientific, management, administrative and waste management service industry at 
20.7%; the finance, insurance, real estate, and renting and leasing industry at 16.1%, 
education, health and social services industry at 15.5%; and the manufacturing industry 
at 10.2%. 

                                                        
3 The exception to this exclusion is if the household’s existing monthly housing costs exceed 
38 percent of the household’s eligible monthly income. 
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 Table 16.  Distribution of Employment by Industry, Township Residents, 2000. 
 

Sector Jobs Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining 8 0.5% 

Construction 53 3.5% 

Manufacturing 155 10.2% 

Wholesale Trade 67 4.4% 

Retail Trade 124 8.1% 

Transportation and Warehousing, and Utilities 65 4.3% 

Information 73 4.8% 

Financing, Insurance, Real Estate, Renting, and Leasing 245 16.1% 

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

315 20.7% 

Educational, Health and Social Services 236 15.5% 

Arts, Entertainment, Recreation, Accommodation and Food Services 66 4.3% 

Public Administration 89 5.8% 

Other 27 1.8% 

Total: 1,523 100% 

Source: 2000 US Census 
 
Table 17, Employment by Occupation, identifies the occupations of employed persons.  
While Cranbury Township residents work in a variety of industries, 60.4% of employed 
residents work in management, professional and related occupations and 23.6% are 
employed in sales and office occupations and a small number 2.1% work in 
construction, extraction and maintenance occupations.  
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 Table 17.  Employment by Occupation, Cranbury Township, 2000. 
 

Sector Jobs Number Percent 

Management, Professional, and Related 920 60.4% 

Service 122 8.0% 

Sales and Office 360 23.6% 

Farming, Fishing, and Forestry 0 0.0% 

Construction, Extraction, and Maintenance 32 2.1% 

Production, Transportation, and Moving 89 5.8% 

Total 1,523 100% 

Source: 2000 US Census 
 
The number of jobs in Cranbury exceeds the number of people residing in the 
Township. The New Jersey Department of Labor tracks covered employment throughout 
the state. Covered employment data includes only those jobs for which unemployment 
compensation is paid.  By definition it does not cover public employees (federal, state, 
county and municipal), nor the self-employed, unpaid family workers, most part-time or 
temporary employees, and certain agricultural and in-home domestic workers. See Table 
18, Covered Employment Estimates, for additional detail. 

 
Table 18.  Covered Employment Estimates, December 2006 

Year Cranbury Middlesex 

2006 12,693 405,694 

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of 
Demographic and Economic Analysis, NJ Covered Employment Trends.  Data is as of 
December 2006, which is the most current data available at the municipal level. 
 
Finance and Insurance and Wholesale Trade were the largest sectors of in-town 
employment, with 1,581 and 1,524 jobs respectively. Cranbury also hosts a sizable 
manufacturing industry. Table 19, Covered Employment by Sector, provides information 
additional detail. 
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 Table 19.  Covered Employment by Sector, 2003 
 

 Employment Wages 

  March June Sept. Dec. Average Weekly Annual 

Private Sector Municipality Total 13,333 13,441 13,547 13,502 13,421     

Agriculture, forestry, fishing and hunting 17 15 11 14 14 $351 $18,267 

Utilities        .        .        .        .        .       .        . 

Construction 308 321 323 332 320 $1,138 $59,200 

Manufacturing 1,288 1,286 1,262 1,218 1,278 $1,255 $65,242 

Wholesale trade 1,493 1,502 1,568 1,545 1,529 $1,186 $61,653 

Retail trade 963 895 983 1,012 941 $550 $28,594 

Transportation and warehousing 759 719 694 676 707 $673 $34,985 

Information 273 289 285 280 282 $1,314 $68,326 

Finance and insurance 1,653 1,596 1,514 1,499 1,581 $1,172 $60,955 

Real estate and rental and leasing 243 248 245 238 245 $1,014 $52,713 

Professional and technical services 1,070 1,141 1,181 1,235 1,152 $1,465 $76,161 

Management of companies and enterprises        .        .        .        .        .       .        . 

Administrative and waste services 428 476 479 462 456 $731 $37,992 

Educational services 87 82 85 90 84 $1,176 $61,144 

Health care and social assistance 115 112 116 126 118 $616 $32,011 

Arts, entertainment, and recreation 34 39 68 63 49 $919 $47,769 

Accommodation and food services 297 355 348 342 331 $385 $20,042 

Other services, except public admin. 235 246 230 242 237 $684 $35,549 

Unclassified entities 40 40 43 62 44 $1,094 $56,881 

Government Municipality Total 332 324 322 322       

Federal Government Municipality Total 33 31 29 27 31 $776  $40,350  

Local Government Municipality Total 299 293 293 295 284 $839  $43,643  

Total Covered Employment 13,665 13,765 13,869 13,824       
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GROWTH TRENDS AND PROJECTIONS  

 
The Township will meet COAH’s projections for household and job growth during the 
third round (2004 through 2018).  

Residential Trends and Projections 

Over the last 12 years, Cranbury Township issued 34 new residential certificates of 
occupancy per year. This number is deceptively high as a few medium-scale (100+/- 
units) residential developments came online during this period and 56 affordable units 
from three affordable housing sites were built. The Township anticipates a drop off in 
residential construction throughout Cranbury during COAH’s third round period. This 
is due to a host of factors, including the weak housing market, preserved farmland and 
open space to the west and south of Cranbury (reflected by a PA 4 designation on the 
Policy Map of the State and Development and Redevelopment Plan), the environmental 
constraints on the remaining undeveloped tracts zoned for residential use, limited 
developability of tracts outside of the Township’s sewer service area and water service 
area, and generally few small vacant parcels within Cranbury Township.  
 
COAH has projected (Appendix F. to NJAC 5:97) that 224 units will be created in the 
Township between 2004 and 2018. Cranbury finds COAH’s residential projections to be 
consistent with the Township’s projections, which were based on certificates of 
occupancy issued, units under construction and projects that are approved, pending or 
anticipated before the planning board.  

Nonresidential Trends and Projections 

Cranbury Township has experienced nonresidential growth in the last decade, with 
warehousing dominating the nonresidential construction and office space coming in at a 
distant second. The Township also added two hotels during the period. Given the weak 
office market and the slowing economy, Cranbury expects a decline in the amount of 
non-residential development anticipated to be constructed during COAH’s third round 
period.  
 
COAH has projected (Appendix F. to NJAC 5:97) that 3,581 jobs will be created in the 
Township between 2004 and 2018. Cranbury has the capacity to meet this projection 
during the third round.  
 

Page 29 
Adopted December 11, 2008 

 



  

Amended Third Round Housing Element and Fair Share Plan           
Township of Cranbury       

Clarke Caton Hintz 
 Capacity for Growth 
 

 To assess if Cranbury Township has the capacity to meet COAH’s residential and non-
residential projections between 2004 and December 31, 2018, the Township analyzed 
projected residential and non-residential growth through assessing development under 
construction, approved development, and pending applications. The Township also 
looked at potential future development based on the existing capacity of the zoning, 
historic development trends, and whether the development would be consistent with 
sound planning principles.   
 
The analysis confirmed that Cranbury has the capacity to meet COAH’s projection of 
224 households and 3,581 jobs and thus to address COAH’s total projected affordable 
housing obligation. The Township’s zoning will support COAH’s projected housing 
units through infill development and small developments (1 to 5 units) and small scale 
affordable housing developments. Additionally, the commercial zoning of the Township 
to the east of Route 130 is adequate to accommodate COAH’s projected job growth and 
resulting affordable housing obligation.   
 
Availability of Existing and Planned Infrastructure 
 
While the Township has the capacity to meet COAH’s projections, additional 
development beyond COAH’s projections is limited by Cranbury’s existing and approved 
sewer and water infrastructure. 
 
Cranbury Township has a sewer agreement with South Brunswick Township to handle 
the sewer flows from the sewer service area (both residential and non-residential uses) in 
Cranbury.  The sewage flows are ultimately treated at the Middlesex County Utility 
Authority (“MCUA”) treatment facility in Sayreville.  The balance of the Township, 
including the vast majority of the Township west of the developed Village relies on 
individual septic systems and wells.4   
 
Cranbury’s public water service is also limited, and serves the same area depicted by the 
208 Plan sewer service area. Public water is provided by the Elizabethtown Water 
Company (recently purchased by the New Jersey American Water Company).  Sufficient 
water capacity exists for the Township’s water franchise area   
 

                                                        
4 Only one residential development (The Woods at Cranbury – 30 units) is outside of the 208 
Sewer Service area and tied into the public water system. 
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 Existing public infrastructure will serve the bulk of the residential units projected in the 

third round.  The balance of the residential projection will be served via on-site 
individual septic fields.  Non-residential growth projections will be accommodated 
through the existing sewer service area. 

 

 

 
Anticipated Land Use Patterns 
 
Anticipated land use patterns range from multi-family affordable residential 
development on some of the few remaining vacant parcels in the sewer service area and 
low-density residential development within the environs to the west of Cranbury Village 
to commercial land uses to the east of Route 130 that support large office and warehouse 
buildings.  The Township’s planned land use pattern will support COAH’s projected 
growth and resulting affordable housing obligation. 
 
Township Economic Development Policies 
 
Cranbury Township’s economic development policies encourage business retention and 
redevelopment along the small commercial main street within the Village of Cranbury, 
as well as the continued commercial development of the warehouse/office center in the 
Township just to the south of a major interchange of the NJ Turnpike.  The Township 
has encouraged economic development which comports with sound planning principles 
by providing zoning districts that permit a variety of non-residential uses including 
village commercial uses, as well as other business uses, research office and light 
industrial uses. 
 
Constraints on Development 
 
The Township is not located within the jurisdiction of the Meadowlands, Highlands, 
Pinelands or CAFRA. There are no known federal regulations that would hinder the 
development projected as part of the Township’s adopted third round housing element 
and fair share plan. However, there are limited development opportunities in Cranbury 
Village, which is listed as a State and National Historic District.  
 
According to the Township’s Master Plan, there do not appear to be any constraints on 
development related to land ownership issues, i.e., the necessity to consolidate lots, 
small lot sizes or isolated lot development.  Thus, existing land ownership patterns in 
the Township have been taken into account in the anticipated growth as detailed in the 
Township’s plan.  
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 A primary goal of the Township’s Master Plan “is to provide for the preservation and 

conservation of the Township’s natural resources, including woodland areas, wetlands, 
flood plains, scenic vistas, farmland and water resources.”  Wetland areas follow a 
number of stream corridors through the Township, as depicted on the attached August 
2006 Current Land Use Map.  By overlaying NJDEP-mapped wetlands, zoning districts 
and the sewer service area on the existing land use plan of the Township, the limited 
amount of developable land (not constrained by wetlands) in the sewer service area as 
well as outside of the sewer service area becomes clear.   

 

 

 
The Township took environmental constraints into account in analyzing COAH’s 
projected residential and non-residential growth through the third round.  To ensure 
that development does not adversely impact environmentally sensitive features, the 
Township will rely on local, county and state review of applications for development.  
Furthermore, the Township’s Master Plan, Land Use Ordinances and existing land 
review procedures provide the measures to address the development constraints noted 
above, as set forth at NJAC 5:97-3.13(b), and others as further land use regulations 
evolve.     
 

CONSIDERATION OF LANDS APPROPRIATE FOR AFFORDABLE HOUSING 

Cranbury Township has limited developable land that is appropriate for inclusionary 
housing or a 100% affordable housing project. Large tracts of land in the west and south 
of Cranbury are preserved farmland or open space. There are environmental constraints 
on the remaining tracts zoned residential, and there is limited developability on parcels 
that are outside the sewer service area.  
 
As part of this housing element, the Township has considered land within the Village 
(infill sites) and to the east of Route 130 for inclusion in the plan that is appropriate for 
the construction of low and moderate income housing, including properties with 
existing structures that could be converted or rehabilitated for use as affordable housing.  
 
Additional analyses will take place in the future as affordable housing is triggered by 
future growth. As discussed later on, the Township will consider properties in the future 
for 100% affordable housing development.  
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 CRANBURY’S AFFORDABLE HOUSING OBLIGATION 
 

 COAH’s third round methodology includes the rehabilitation obligation, the prior round 
obligation and the third round obligation. The Appendices to COAH’s substantive rules, 
NJAC 5:97 et seq., provide each municipality’s affordable housing obligation. Cranbury’s 
third round obligation can be summarized as follows: 

Rehabilitation Obligation: 6 (Appendix B.) 

Prior Round Obligation:  217 (Appendix C.) 

Third Round Obligation: 269 (Appendix F.) 
 

Rehabilitation Obligation 

The rehabilitation obligation is defined as the number of deficient housing units 
occupied by low and moderate income households within a municipality (NJAC 5:97-
1.4). COAH calculates this figure using indices such as overcrowding of units 
constructed prior to 1950, incomplete kitchen facilities, incomplete plumbing facilities 
and the estimated number of low and moderate income households in the municipality. 
COAH has calculated Cranbury’s rehabilitation obligation to be 6 units. Please see Table 
20, Calculation of the Rehabilitation Obligation, for additional information. 
 

Table 20. Calculation of the Rehabilitation Obligation 

Overcrowding of units constructed prior to 1950 0 

Incomplete plumbing facilities + 9 

Incomplete kitchen facilities + 0 

Low and moderate income share *0.691 

Rehabilitation share credit - 0 

Rehabilitation Obligation 6 units 

Source: Appendix B to NJAC 5:97 
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 Prior Round Obligation 
 

 The prior round obligation can be defined as the cumulative 1987 through 1999 
affordable housing obligation (NJAC 5:97-1.4). This time period corresponds to the first 
and second rounds of affordable housing. COAH has calculated Cranbury’s prior round 
obligation to be 217 units (Appendix C. to NJAC 5:97).  
 

Third Round Obligation 

COAH has taken a very different approach to calculating third round affordable housing 
obligations. The obligation is initially based solely on COAH’s household and job 
projections for each municipality during the third round. For every five households, or 
units, projected during the third round, one affordable housing unit must be provided. 
For every 16 jobs projected, the Township must provide one affordable housing unit. 
COAH’s substantive rules require that a municipality plan for the affordable housing 
obligation generated by the projections; however, a municipality must provide affordable 
housing in proportion to its actual growth (NJAC 5:97-2.2(e)).  COAH has projected the 
creation of 224 households and 3,581 jobs in Cranbury during the third round (NJAC 
5:97 Appendix F, Allocating Growth to Municipalities). 
 
COAH’s substantive rules at NJAC 5:97-2.4 permit municipalities to exclude certain 
market and affordable units from the third round household projections. Specifically, 
municipalities may exclude the following: 

 Affordable units which received credit in a first or second round plan and have been 
or will be constructed during the third round.  

 Market rate units in an inclusionary development which 1) received credit in a first 
or second round plan or are eligible for credit in the prior round and 2) have been or 
will be constructed during the third round. 

 
The Township does not have unbuilt prior round affordable housing units that are 
eligible for exclusion.  
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 Accordingly, the Township’s 269-unit third round obligation is calculated in Table 21, 

Calculation of the Third Round Obligation.  

  
Table 21. Calculation of Third Round Obligation 

Residential 

Projected Units 224 

Exclusions  

 None 0 

Units Creating Growth Share 224 

Residential Growth Share (÷ 5) 44.8 

Nonresidential 

Projected Jobs 3,581 

Exclusions  

 None 0 

 Total 0 

Jobs Creating Growth Share 3,581 

Nonresidential Growth Share (÷16) 223.8 

Total Third Round Obligation 269 

 
 

CRANBURY’S AFFORDABLE HOUSING PLAN 

Satisfaction of the Rehabilitation Obligation 

Cranbury will utilize Middlesex County’s housing rehabilitation program to satisfy its six 
unit rehabilitation obligation. The Middlesex County Department of Housing and 
Community Development is currently running the Housing Preservation Program, a 
rehabilitation program, using federal Community Development Block Grant (hereinafter 
“CDBG”) funds. The Township will fully participate in this program and will utilize the 
County as the administrative agent of the program.  Additionally, the Township will 
contract with either the County or a private consultant to offer a rental rehabilitation 
program. 
 
Cranbury’s rehabilitation program will adhere to the regulations in NJAC 5:97-6.2. 
Specifically, all rehabilitated units will comply with the definition of a deficient unit in 
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 NJAC 5:97-1.4, which states, “a housing unit with health and safety code violations that 

require the repair or replacement of a major system”. Major systems include 
weatherization, roofing, plumbing, heating, electricity, sanitary plumbing, lead paint 
abatement and/or load bearing structural systems. All rehabilitated units shall meet the 
applicable construction code. Additionally, all rehabilitated units shall be occupied by 
low or moderate income households and upon completion of the rehabilitation, ten (10) 
year affordability controls shall be placed on the property in the form of a lien or deed 
restriction. 

 

 

 
Rehabilitations shall have an average hard cost of $10,000. While the County will utilize 
CDBG funds, Cranbury Township will provide any funding from the affordable housing 
trust fund necessary to supplement the cost to satisfy the rehabilitation obligation. 
Furthermore, Cranbury will see that funding for a minimum of three rehabilitations (at 
least half of the obligation) is available by 2014 - the midpoint of the compliance period.  
 

Satisfaction of the Prior Round Obligation 

Cranbury’s prior round obligation (1987-1999) is 217 units (Appendix C. to NJAC 5:97). 
COAH permits new construction credits and bonuses addressing a first or second round 
affordable housing obligation to be used to address the prior round obligation. 
 
COAH requires that the Township establish the maximum number of age-restricted 
affordable units, the minimum number of affordable rental units and the maximum 
number of RCA units using the formulas below.   
  
 Minimum Rental Obligation = 55 units 

.25 (Prior Round Obligation) = .25 (217) = 55, rounded up  

 A rental unit available to the general public receives one rental bonus;  

 An age-restricted unit receives a 0.33 rental bonus, but no more than 50 percent 
of the rental obligation shall receive a bonus for age-restricted units;  and 

 No rental bonus is granted in excess of the prior round rental obligation 
 

 Maximum Number of Age Restricted units = 28 units 
.25 (Prior Round Obligation + Rehabilitation Share – Transferred RCAs)  
= .25 (217 + 6 – 110) = 28, rounded down 
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  Maximum Number of Regional Contribution Agreement = 111 units 

.25 (Prior Round Obligation + Rehabilitation Share)  
= .25 (217 + 6) = 111, rounded down 
 

 

 

As summarized in Table 22, Existing Credits/Bonuses Addressing Prior Round 
Obligation, the Township has addressed its 217-unit prior round obligation with 
transferred RCAs, existing family affordable rental and sale units, existing affordable 
age-restricted rental units, and previously granted second round rental bonuses and 
substantial compliance bonuses that continue to be eligible for credit against the prior 
round. In addition, the Township will address the prior round obligation with an 
existing group home that had been established in 1997. 
 

Table 22. Existing Credits/Bonuses Addressing Prior Round Obligation 

 

Cranbury’s Prior Round 
Compliance Mechanisms 

 

2008 Proposed Plan 
(prior round = 217) 

RCAs (Perth Amboy, Carteret*) 110 
    Family affordable rentals 26 

Rental Bonuses (26 x 1.0 =26) 26 
Senior affordable rentals 20 

Rental Bonuses (20 x 0.33 = 7) 7 
Family affordable sales 30 
Existing group home (bedrooms) New 6 

Rental Bonuses (6 x 1.0 = 6) 6 
Substantial compliance bonuses 

 (prior round) 
13 

Total 244 
Surplus 27 

*Second Round RCA with Carteret included 15 rentals  
 
Regional Contribution Agreements 
 
Cranbury Township previously transferred funds for a total of 110 RCA units, including 
a first round RCA to the City of Perth Amboy for 76 units and a second round RCA for 
34 units with the Borough of Carteret. Of the units transferred to Carteret, 15 units were 
rental RCAs. All funds for the 110 total RCAs have been transferred.   
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 Family Affordable Rentals 
  

Cranbury Housing Associates, Inc. (CHA), a private, nonprofit corporation, has been 
providing affordable housing in Cranbury since 1963.  CHA developed 5 family rentals 
on Bergen Drive and 5 family rentals on Danser Drive.  In 2001, CHA developed 16 
family rentals at Parkside on Bennett Place.  All 26 units are fully occupied.  Pursuant to 
NJAC 5:97-3.5(a), all 26 family rentals are eligible for full rental bonuses.  
 
Family Affordable Sale units 
 
CHA developed 19 family affordable sale units on Bergen Drive and 11 family affordable 
sale units on Danser Drive and South Main Street.  All units are completed and have the 
appropriate affordability controls through deed restrictions.     
 
Senior Affordable Rentals 
 
CHA constructed 20 affordable rental units restricted to seniors on land formerly owned 
by the Township and Cranbury Township School Board on Park Place West.  Pursuant 
to NJAC 5:97-3.5(b), all 20 senior rentals are eligible for 1/3 rental bonuses.  In addition, 
the 20 senior units are within the prior round senior cap of 28 units.  
 
Supportive and Special Needs Housing 
 
Cranbury Township is eligible for six credits for a licensed group home facility that is 
operated by SERV. This special needs facility is a six bedroom licensed group home that 
is operated by SERV Foundation, a nonprofit organization that specializes in treatment 
for individuals living with serious mental illnesses or developmental disabilities. The 
group home is located on Dey Road (Block 25, Lot 5.01). Residents of the group home 
are referred to SERV through the Division of Mental Health waiting list. SERV, a 
nonprofit organization, received capital funding from the Division of Mental Health 
Services to create the group home on Dey Road and continues to receive operational 
funding. Pursuant to NJAC 5:97-3.5(a), all 6 bedrooms are eligible for full rental 
bonuses. Additional crediting information is included in Appendix A.  
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 Substantial Compliance Bonus 
  
 COAH’s grant of second round substantive certification to Cranbury included a 13-unit 

substantial compliance bonus for having completed over 90% of its first round certified 
plan.  The substantial compliance bonus resulted in a 13-unit credit towards the 
Township’s second round new construction component. In its October 20, 2008 
Comment and Response document, COAH upheld the use of the substantial 
compliance bonus, stating, “The Council will honor substantial compliance bonuses that 
were previously granted as part of a municipality’s substantive certification.” As 
Cranbury’s substantial compliance bonus was included in its second round substantive 
certification, the Township is eligible for the 13-unit bonus.  
 
Prior Round Rental Component 
 
As noted above, Cranbury Township addressed the 55-unit prior round rental 
component through 26 affordable family rentals, 6 group home bedrooms, 20 
affordable senior rentals, and 15 rentals transferred via the second round RCA with 
Carteret.  
 

Satisfaction of the Third Round Obligation 

Cranbury’s third round obligation, pursuant to COAH’s household and job projections, 
is 269 units (Appendix F. to NJAC 5:97). In accordance with NJAC 5:97-2.2(e), the 
provision of affordable housing shall be based on the issuance of permanent certificates 
of occupancy for new residential units and new nonresidential floor area.  
 
In addition to satisfying the 269 unit third round obligation, the Township must also 
adhere to a minimum number of total family units, minimum rental obligation, 
minimum number of family rental units, maximum number of age-restricted units, 
maximum number of bonuses and minimum number of very low income units. Due to 
the recent amendments to the Fair Housing Act, P.L. 2008, c.46, the Township is no 
longer eligible to enter into a regional contribution agreement it had completed with 
Perth Amboy for the third round obligation.  
 
 Minimum Family Obligation = 101 units 

.50(third round obligation – proposed bonuses) = .50(269-67) = 101 
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  Minimum Rental Obligation = 68 units 

.25 (third round obligation) = .25 (269) = 68, rounded up  
 

 

 

 Minimum Family Rental Obligation = 34 units 
.50(third round minimum rental obligation) = .5(68) = 34 
 

 Maximum Age-restricted Units = 67 units 
.25 (third round obligation) = .25 (269) = 67, rounded down  
 

 Maximum Bonuses = 67 bonuses 
.25 (third round obligation) = .25 (269) = 67, rounded down  
 

 Minimum Very Low Income Units = 23 units 
0.13(third round obligation – proposed bonuses - prior round surplus (built 
affordable units)) = .13(269 - 67 - 27) = 23, rounded up 
*P.L.2008, c.46 amended the Fair Housing Act to require 13% of all third round 
units to be reserved for very low income households. 

 
As summarized in Table 23, Proposed Third Round Compliance Mechanisms, the 
Township proposes to address its 269-unit third round growth share obligation with the 
prior round surplus, 100% affordable family rental sites, 100% affordable senior rental 
sites, existing supportive shared living housing, and eligible bonuses. It is important to 
note that Cranbury Township anticipates developing 83 affordable units between the 
Route 130 D site and the future 100% affordable family rental site.  
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 Table 23. Proposed Third Round Compliance Mechanisms 
 

  
Cranbury’s Third Round 
Compliance Mechanisms 

 

2008 Proposed Plan 
(growth share  = 269) 

Prior Round Surplus 27 
    Family affordable rentals  

Old Cranbury Road (existing) 20 
Route 130 D 29-48 
Future site(s) to be determined 35-54 

Senior affordable rentals (future site(s) to be determined) 67 
Supportive Shared Living Housing (existing) 5 
Third Round Bonuses  

Old Cranbury Road Compliance Bonus (1.0 each) 20 
Route 130 D + Future Site(s) Rental Bonuses (1.0 for 
portion) 

47 

Total 269 

 

Prior Round Surplus 

Cranbury addressed its 217-unit prior round obligation with 244 COAH eligible RCAs, 
new construction credits and bonuses. Thus, the Township has a 27-unit surplus to 
apply to its 269-unit third round obligation.  
 

Supportive and Special Needs Housing 

Cranbury Township is eligible for five credits for a five bedroom supportive shared living 
housing located on Half Acre Road (Block 5, Lot 26). Established in 2006, this residence 
is operated by SERV Foundation system. SERV administers the facility, and fills 
vacancies using the Division of  Mental Health Services (DMHS) waiting list.  
 
The housing unit was donated to SERV Foundation by the previous owners on August 
30, 2004, and the SERV Foundation upgraded the unit to meet the NJ building code. 
SERV is a contractor to the DMHS and receives DMHS operational funding. Additional 
crediting information is available in Appendix B.  
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 100% Affordable Housing Projects 
 

 Cranbury Township will address the 237-unit balance of its third round growth share 
through Municipally Sponsored Construction of a minimum of 103 affordable family 
rental units on three sites and a minimum of 67 units of age restricted affordable 
housing.  
 
The Township proposes to continue its past practices of developing high quality 
affordable housing. Cranbury Township has excelled with the planning and 
development of 100% affordable housing projects in the first, second and even third 
round. Cranbury is committed to continuing to work with experienced and capable 
affordable housing developers to produce the necessary 100% affordable housing that is 
needed in the future.  
 
To be fiscally prudent, the Township will maximize rental bonuses by developing family 
affordable rental units. COAH’s third round rules do not permit bonuses on either 
family affordable sale units or any type of age-restricted (or senior) unit. Thus, by 
proposing a minimum of 103 family affordable rentals, Cranbury will be eligible for 47 
rental bonuses that significantly help to address the 269 unit third round growth share.  

Old Cranbury Road 

CHA constructed a 20-unit family rental development on a 2.67-acre site on Old 
Cranbury Road (Block 20, Lot 10.01). The units are in six townhouse style structures and 
are surrounded by single-family age-restricted residences to the west and to the north, 
single-family residences also to the north and to the east, across Old Cranbury Road, and 
to the south.  The construction applications were submitted in advance of October 1, 
2006, and are not subject to accessibility and adaptability requirements in the barrier 
free subcode. See map of the CHA Four Seasons Site. Additionally, the project received 
planning board approval on July 20, 2006, and as such is eligible for third round 
compliance bonuses in accordance with NJAC 5:97-3.17. (See Appendix C for a copy of 
the Planning Board Resolution PB No. 118-06). 
 
COAH’s Third Round rules at NJAC 5:97-6.7 “Municipally Sponsored and 100 Percent 
Affordable Developments” are addressed as follows: 
 

Site Control – The Township transferred title of the property to CHA on July 9, 
2007.   
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 Site Suitability – The site plan received necessary planning board approvals and 

building permits. All 20 units received certificates of occupancy on July 24, 2008. 
Thus, the site meets COAH’s site suitability requirements at NJAC 5:97-3.13 
“Suitable Site”.   

 

 

 
 Administrative Entity - CHA is an experienced, private, non-profit corporation, 
owner and manager of affordable units throughout the Township since 1963.  CHA 
currently administers all of Cranbury Township’s affordable units in accordance 
with COAH’s regulations. The units at Old Cranbury Road have 30-year affordability 
controls. Additionally, CHA commits to affirmatively marketing these units, income 
qualifying applicants, and providing long-term administration of the units in 
accordance with COAH’s rules at NJAC 5:97 et seq. and the Uniform Housing 
Affordability Controls (“UHAC”) per NJAC 5:80-26. 
 

Low/Moderate Income Split – At least half of all the affordable units at Old 
Cranbury Road are affordable to low income households per NJAC 5:97-3.3 and the 
UHAC at NJAC 5:80-26. Of the low income units, four units are affordable to very 
low income households.  
 

Affirmative Marketing - CHA affirmatively marketed the units in accordance with 
COAH’s rules at NJAC 5:97 et seq. and the UHAC per NJAC 5:80-26. 
  

Controls on Affordability – The units have 30-year affordability control deed 
restrictions in accordance with NJAC 5:97 et seq. and NJAC 5:80-26.  
 

Bedroom Distribution – Old Cranbury Road meets the bedroom distribution 
requirement pursuant to UHAC requirements at NJAC 5:80-26. 
 

Funding – Old Cranbury Road was funded through Township funds (including 
affordability assistance) and outside funding sources.  
 

Route 130 D  

This 4.0 acre site (Block 26, Lot 3) is located on State Highway Route 130 and is 
proposed to include between 29 and 48 affordable family rental units.  Presently, the site 
is occupied by a dilapidated 2-story residence with a storefront and a portion at the rear 
of the site is a gravel parking lot and an overgrown field to the rear.  The site is presently 
zoned Highway Commercial but is surrounded by single-family residential land uses to 
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 the south along Ryan Road and to the west along Silvers Lane.  A business use and 

residence are to the north and to the east, across Route 130 from the site are commercial 
structures including a hotel.  See map of Route 130D Site.  Although vehicular access 
will be restricted to Route 130 (except for emergency access to Ryan Road similar to that 
between Silvers Lane and Griggs Road), it is important to note that pedestrian access will 
be via Ryan Road to enable residents including school children to walk to school and 
Township parks and to access Cranbury Village through existing adjacent residential 
streets. 

 

 

 
COAH’s Third Round rules at NJAC 5:97-6.7 “Municipally Sponsored and 100 Percent 
Affordable Developments” are addressed as follows: 
 

Site Control – The Township acquired the site from Ravi, LLC on June 7, 2007, 
and will transfer the title of the property to CHA.   

 
Site Suitability – The site is suitable as defined in COAH’s regulations at NJAC 

5:97-3.13 “Suitable Site”.  There are no encumbrances which preclude the 
development of affordable housing on the property. The site is adjacent to 
residential land uses and other compatible land uses as noted above.  The site has 
access to appropriate streets and appropriate pedestrian access throughout 
Cranbury. Water and sewer infrastructure are currently available at the site and 
there is sufficient water and sewer capacity in both the water system (New Jersey 
American Water Utility) and sewer system (Cranbury Township) according to the 
Township Engineer.  The site can be developed consistent with the Residential Site 
Improvement Standards and other state regulations such as those of the Department 
of Environmental Protection (“DEP”).  From a review of DEP’s wetland mappings, 
there do not appear to be any wetlands on the property and the site is relatively flat.  
The site is located in Planning Area 2 (“PA2”) of the adopted and proposed State 
Development and Redevelopment Plan Policy Map (“State Plan”).   
 

Request for Proposal – Cranbury Township entered into a Memorandum of 
Understanding with CHA on June 12, 2006, naming CHA as the developer of the 
Route 130 D site. See Appendix D for a copy of the signed Memorandum of 
Understanding.   
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 Administrative Entity - CHA will administer and affirmatively market the units at 

the Route 130D site, income qualify applicants, place 30-year affordability controls 
on the units and provide long-term administration of the units in accordance with  

 

 

COAH’s rules at NJAC 5:97 et seq. and the Uniform Housing Affordability Controls 
(“UHAC”) per NJAC 5:80-26. 
 

Low/Moderate Income Split – At least half of the affordable units developed by 
CHA will be affordable to low income households and an odd number of affordable 
units will always be split in favor of the low income unit per NJAC 5:97-3.3 and the 
UHAC at NJAC 5:80-26. Of the low income units at the Route 130 D site, at least 
four units will be affordable to very low income households.  
 

Affirmative Marketing - CHA will affirmatively market the units in accordance 
with COAH’s rules at NJAC 5:97 et seq. and the UHAC per NJAC 5:80-26. 
  

Controls on Affordability – CHA will place 30-year affordability controls on the 
units in accordance with NJAC 5:97 et seq. and NJAC 5:80-26.  
 

Bedroom Distribution – CHA will follow the UHAC requirements in developing 
the affordable units by providing no more than 20% one-bedroom units, a 
minimum of 20% three-bedroom units and the balance (at least 30%) two-bedroom 
units in accordance with NJAC 5:80-26. 
 

Funding – CHA has developed pro forma statements for developing the minimum 
29 affordable units (at least four of which will be available for households earning 
30% or less of regional median income) and anticipates applying for various funding 
sources including but not limited to HMFA bond financing, Federal Low-income 
Housing Tax Credits, Balanced Housing funds, County HOME funds, Federal 
Home Loan Bank funds and conventional financing (see Appendix E, CHA Pro 
Forma Statements).  Shortfall of funds will be addressed through the use of outside 
funding sources as set forth in "A Guide to Affordable Housing Funding Sources," 
dated October 2008, posted on COAH's website, or through bonding and/or 
appropriations as may be allowed by law.   
 

Construction Schedule – CHA has proposed a construction schedule for the Route 
130 D site that anticipates construction beginning in 2010. See Appendix F for the 
CHA Route 130 D Construction Schedules.  The Construction Schedule notes each 
step in the development process, including preparation of a site plan, granting of 
municipal approvals, applications for State and Federal permits, and beginning 
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 construction.  CHA will be responsible for monitoring the construction and 

development activity.  

  

Future 100% Affordable Family Rental Site(s)  

The Township is also investigating infill sites in the Village and sites east of Route 130 
for future site(s) for 100% affordable family rentals of 35 to 54 units.  
 
The Township will submit the required documentation, including but not limited to 
documentation of site control, site suitability, a pro forma, and a construction schedule, 
for site(s) in accordance with its implementation schedule.  
 

Future 100% Affordable Age Restricted Rental Site(s)  

The Township is investigating infill sites in the Village and sites east of Route 130 for 
future site(s) for 100% affordable age restricted rentals of 67 units, at least 6 of which 
will be affordable to very low income seniors. The Township will submit the required 
documentation, including but not limited to documentation of site control, site 
suitability, a pro forma, and a construction schedule, for site(s) in accordance with its 
implementation schedule.  
 

Very Low Income Units 

Pursuant to the recent amendments to the Fair Housing Act, P.L.2008, c.46, 
municipalities must provide very low income units equal to 13% of the future units 
satisfying the third round obligation. Cranbury will satisfy its 23-unit very low income 
obligation with the 4 units at the Old Cranbury Road site, at least 4 units at the Route 
130 D site, at least 4 units at the future family rental site, 5 units at the SERV supportive 
shared living housing and at least 6 units at the affordable senior rental site(s). 
 

Affordable Units Meeting the Third Round Obligation 

Cranbury has met its 269 unit third round obligation through a 27-unit prior round 
surplus, four 100% affordable housing developments and existing shared supportive 
living housing. 
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 The 101 unit family obligation has been satisfied with 20 units at the Old Cranbury 
Road site, 29 to 48 units at the Route 130 D site and 35 to 54 units at future 100% 
affordable family rental site(s).  

 The 68 unit rental obligation has been satisfied with 20 units at the Old Cranbury 
Road site, 5 units of shared supportive living housing (bedrooms), 29 to 48 units at 
the Route 130 D site, 35 to 54 units at future 100% affordable family rental site(s) 
and 67 units at future 100% affordable senior rental site(s).  

 The 34 unit family rental obligation has been satisfied with the Old Cranbury Road 
site and the future Route 130 D site.  

  The Township’s plan includes 67 affordable age restricted units, which do not 
exceed the 67-unit senior cap.   

 The Township has included 67 bonus credits (both compliance bonuses and rental 
bonuses).  

 The Township has met the 23-unit very low income requirement with 5 units in the 
existing shared supportive living facility, 4 units at the Old Cranbury Road site, at 
least 4 units at the Route 130 D site, at least 4 units at future family rental site(s) and 
at least 6 units at 100% senior site(s).  

 
 

Table 23. Affordable Units Meeting the Third Round Growth Share Obligation 

Project 

Fa
m

ily
 

R
en

ta
l 

Se
ni

or
 

Units 
Bonus 
Credits 

Total 
Credits 

Prior Round Surplus      27 

Special Needs       

 SERV  x  5 0 5 

100% Affordable Housing Projects       

 Old Cranbury Road x x  20 20 40 

 Route 130 D Site x x  29-48 15-34 44-82 

 100% Family Affordable x x  35-54 13-32 48-86 

 100% Senior Affordable  x x 67 0 67 

Total    202 67 269 
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SUMMARY AND IMPLEMENTATION SCHEDULE  

 

The rehabilitation program, to be administered by Middlesex County, will satisfy the 
Township’s 6 unit rehabilitation obligation. The Township addressed its 217-unit prior 
round obligation with transferred RCAs in Rounds 1 and 2, existing family affordable 
rental and sale units, existing affordable age-restricted rental units, and previously 
granted second round rental bonuses and substantial compliance bonuses that continue 
to be eligible for credit against the prior round. In addition, an existing group home 
(1997) has been added to the Township’s prior round compliance efforts. Cranbury will 
meet its 269-unit third round growth share obligation with the prior round surplus, 
three 100% affordable family rental sites, a 100% affordable senior rental project, 
existing supportive shared living housing, and eligible bonuses. 
 
The Township will participate in Middlesex County’s rehabilitation program, beginning 
in the year which COAH grants substantive certification to the Township (at the earliest 
in 2009) to satisfy the 6 unit rehabilitation obligation. As discussed, and pursuant to 
NJAC 5:97-6.2(b)3., Cranbury Township will provide sufficient dollars to fund no less 
than half (3) of the municipal rehabilitation component by the middle of the substantive 
certification period, 2014.  
 
All of the affordable units satisfying the prior round have been built and the funds for 
both RCAs in Rounds 1 and 2 have been transferred. Cranbury Township has also made 
substantial progress on constructing affordable units to meet its third round obligation. 
The supportive shared living housing and the Old Cranbury Road 100% affordable 
family rentals are completed. Additionally, the Township has acquired the Route 130 D 
site, and in accordance with the implementation schedule, construction should begin in 
2010. The Township will work to identify additional sites for the 100% affordable family 
rental development(s) and 100% affordable senior rental project(s).  The Township will 
implement the future municipally sponsored construction sites based on actual growth 
in the Township.  Cranbury Township anticipates, based on actual and projected growth, 
that approximately 100 affordable units/bonuses will be needed at the time of the first 
plan evaluation, pursuant to NJAC 5:96-10.1.  Table 24, Implementation Schedule, 
outlines the Township’s timeline for meeting its third round fair share obligation.  As 
shown on Table 24, the Township anticipates that it will provide approximately 100 
affordable units/compliance bonuses by 2011 (earliest initial growth share evaluation) 
through the prior round surplus, existing supportive shared living arrangement, Old 
Cranbury Road credits and compliance bonuses and the Route 130D family rental site.    
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 Table 24. Implementation Schedule 
 

 

Program 
Existing 
Units/ 

Bonuses 20
0

9 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

Total 
Units 

Prior Round 
Surplus 27 0 0 0 0 0 0 0 0 0 0 27 

SERV Supportive 
Shared Living 5 0 0 0 0 0 0 0 0 0 0 5 

Old Cranbury 
Road Site 20 0 0 0 0 0 0 0 0 0 0 20 

Old Cranbury Rd 
Compliance Bonus 20 0 0 0 0 0 0 0 0 0 0 20 

Route 130 D Site 0 0 0 29-48 0 0 0 0 0 0 0 29-48 
Future 100% 
Senior Rentals 0 0 0 0 0 0 67 0 0 0 0 67 

Route 130D Rental 
Bonuses 0 0 0 0 0 0 15-34 0 0 0 0 15-34 

Future 100% 
Family Rentals 0 0 0 0 0 0 0 0 0 35-54 0 35-54 

Future 100% 
Rental Bonuses 0 0 0 0 0 0 0 0 0 13-32 0 13-32 

Total 
Units/Bonuses 72 0 0 29-48 0 0 82-

101 0 0 48-
86 0 269 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 51 
Adopted December 11, 2008 

 



  

Amended Third Round Housing Element and Fair Share Plan           
Township of Cranbury       

Clarke Caton Hintz 
  
 

COST GENERATION  

Cranbury Township’s Land Development Ordinance has been reviewed to eliminate 
unnecessary cost generating standards; it provides for expediting the review of 
development applications containing affordable housing. Such expedition may consist 
of, but is not limited to, scheduling of pre-application conferences and special monthly 
public hearings. Furthermore, development applications containing affordable housing 
shall be reviewed for consistency with the Land Development Ordinance, Residential 
Site Improvement Standards (NJAC 5:21-1 et seq) and the mandate of the Fair Housing 
Act regarding unnecessary cost generating features. Cranbury Township shall comply 
with COAH’s requirements for unnecessary cost generating requirements, NJAC 5:97-
10,2, procedures for development applications containing affordable housing, NJAC 
5:97-10.3, and requirements for special studies and escrow accounts where an 
application contains affordable housing, NJAC 5:97-10.4.  
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 MONITORING  
 

 In accordance with NJAC 5:96-11, Cranbury Township shall complete the annual 
monitoring reports of the Affordable Housing Trust Fund and of the affordable housing 
units and programs. Furthermore, the Township will assist COAH with the biennial 
plan evaluation, pursuant to NJAC 5:96-10, where the actual growth of housing units 
and jobs is compared to the provision of affordable housing beginning two years from 
substantive certification. If upon biennial review, the difference between the number of 
affordable units constructed or provided in the Township and the number of units 
required pursuant to NJAC 5:97-2.4 results in a pro-rated production shortage of 10 
percent or greater, the Township is not adhering to its implementation schedule 
pursuant to NJAC 5:97- 3.2(a)4, or the mechanisms addressing the projected growth 
share obligation no longer present a realistic opportunity for the creation of affordable 
housing, the Township may be required by COAH to amend  its plan in conformance 
with NJAC 5:96-14 to address the affordable housing obligation set forth in NJAC 5:97-
2.5. 
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 FAIR SHARE ORDINANCES AND AFFIRMATIVE MARKETING  
 

 The Township of Cranbury has prepared an Affirmative Marketing and Fair Share 
Ordinance in accordance with COAH’s substantive rules, NJAC 5:97-9, and the Uniform 
Housing Affordability Controls (hereinafter “UHAC”) at NJAC 5:80-26.  The 
Township’s Fair Share Ordinance will govern the establishment of affordable units in 
the Township as well as regulating the occupancy of such units.  The Fair Share 
Ordinance covers the phasing of affordable units, the low/moderate income split, 
bedroom distribution, occupancy standards, affordability controls, establishing rents and 
prices, affirmative marketing, income qualification, etc.  
 
To conduct affirmative marketing and monitoring of affordable units, the Township 
currently contracts with Cranbury Housing Associates (CHA) for the administration of 
existing affordable units in the Township and the units at the Old Cranbury Road site 
and proposed units at the Route 130 D site, with the exception of the supportive and 
special needs housing units, which will be administered by SERV Foundation, Inc. The 
Township anticipates entering into a similar contract with an experienced housing 
provider and administrator for future affordable housing units. 
 
The affirmative marketing plan is designed to attract buyers and/or renters of all 
majority and minority groups, regardless of race, creed, color, national origin, ancestry, 
marital or familial status, gender, affectional or sexual orientation, disability, age or 
number of children to the affordable units located in the Township. Additionally, the 
affirmative marketing plan is intended to target those potentially eligible persons who 
are least likely to apply for affordable units and who reside in Housing Region #3, 
consisting of Hunterdon, Middlesex and Somerset Counties.  
 
The affirmative marketing plan includes regulations for qualification of income 
eligibility, price and rent restrictions, bedroom distribution, affordability control periods, 
and unit marketing in accordance to NJAC 5:80-26. All newly created affordable units 
will comply with the thirty-year affordability control required by UHAC, NJAC 5:80-26-5 
and 5:80-26-11. This plan must be adhered to by all private, non-profit or municipal 
developers of affordable housing units and must cover the period of deed restriction or 
affordability controls on each affordable unit. The costs of implementing the affirmative 
marketing plan (i.e., the costs of advertising the affordable units, etc.) are the 
responsibilities of the developers of the affordable units. This requirement is included in 
the Township’s fair share ordinance and shall be a condition of any municipal 
development approval.  
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 AFFORDABLE HOUSING TRUST FUND 
 

 The Township has collected development fees since October 5, 1994, when COAH 
approved the Township’s first development fee ordinance. The ordinance has been 
amended multiple times since then. Most recently, the Township revised its 
development fee ordinance pursuant to COAH’s rules at NJAC 5:94-6.14(c) to increase 
the residential development fees equal to 1.0% of the equalized assessed value of new 
residential construction and nonresidential development fees equal to 2.0% of the 
equalized assessed value of new nonresidential construction. However, as of July 17, 
2008, the passage of amendments to the Fair Housing Act (P.L.2008, c.46), the 
Township may only collect nonresidential development fees equal to 2.50% of the 
equalized assessed value of new nonresidential construction and in accordance with 
particular conditions and exemptions of the Act. In order to comply with these 
amendments to the Fair Housing Act, the Township is requesting approval of an 
amended development fee ordinance that will increase the nonresidential development 
fee to 2.5%. Additionally, the revised development fee ordinance will increase the 
residential development fee to 1.5% pursuant to NJAC 5:97-8.3.  (See Appendix G for the 
Revised Development Fee Ordinance). 
 
The Township’s spending plan, which discusses anticipated revenues, collection of 
revenues, and the use of revenues, was prepared in accordance to NJAC 5:97-8.10  (See 
Appendix H for the Spending Plan). Collected revenues will be placed in the Township’s 
Affordable Housing Trust fund and will be dispensed for the use of affordable housing 
activities. Pursuant to the Township’s plan, Cranbury Township may use the funds in 
the trust fund for the below listed items, pursuant to NJAC 5:97-8.7(a): 

 Rehabilitation program; 

 New construction of affordable housing units and related development costs; 

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

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

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

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

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

 Any other activity as specified in the approved spending plan. 

 Affordability assistance. 
 
At least 30% of collected development fees, excluding expenditures made from the 
inception of the fund to June 2, 2008 on all new construction, previously funded RCAs 
and rehabilitation activities, may be used to provide affordability assistance to low- and 
moderate-income households in affordable units included in a municipal Fair Share 
Plan. Additionally, no more than 20% of the revenues collected from development fees 
each year, exclusive of the fees used to fund an RCA, shall be expended on 
administration, including, but not limited to, salaries and benefits for municipal 
employees or consultant fees necessary to develop or implement a rehabilitation 
program, a new construction program, a housing element and fair share plan, and/or an 
affirmative marketing program. 
 
Cranbury Township intends to spend development fee revenues pursuant to NJAC 5:97-
8.7 and in conjunction with the housing programs outlined in this document. Cranbury 
Township currently has approximately $230,000 in the housing trust fund and 
anticipates an additional $6.024 million in revenues before the expiration of substantive 
certification, for a total of $6.25 million. The municipality will dedicate the anticipated 
development fee revenues and will seek outside funding sources to cover the potential 
costs of its affordable housing programs [a maximum of $19.7 million [(150 future third 
round units x $116,666) + $60,000 for the rehabilitation program + $2 million for 
affordability assistance].  Shortfall of funds will be addressed through the use of outside 
funding sources as set forth in "A Guide to Affordable Housing Funding Sources," 
dated October 2008, posted on COAH's website, or through bonding and/or 
appropriations as may be allowed by law. 
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OPERATING PRO-FORMA SAMPLE
November 30, 2008 Example 3

SITE: 130 D Site 30 Units

AFFORDABLE HOUSING UNITS:
Units Very Low Low Moderate Total

1 BR Units 3 1 1 1 3
2 BR Units 20 4 6 10 20
3 BR Units 7 2 2 3 7

Total Units 30 7 9 14 30

BUDGETED INCOME:

Annual Rental Income:
Monthly Yearly 

Very Low Income Months Rent Rental

1 BR Units 1 12 395 $4,740
2 BR Units 4 12 469 $22,512
3 BR Units 2 12 535 $12,840

Low Income

1 BR Units 1 12 742 $8,904
2 BR Units 6 12 886 $63,792
3 BR Units 2 12 1018 $24,432

Moderate Income

1 BR Units 1 12 917 $11,004
2 BR Units 10 12 1095 $131,400
3 BR Units 3 12 1259 $45,324

Total Rental Income: $324,948

Less Vacancy 5.0% ($16,247)

Net Rental Income $308,701 $308,701
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SAMPLE
SITE: 130 D Site 30 Units Example 3

Annual Expenses:
Units/Amt Rate/%

CHA Management Fee 308,701 2% $6,174
Water & Sewer, Electric & Trash 30 500 $15,000
Insurance $27,000
Landscaping & Snow Removal $36,000
Taxes 308,701 3% $9,261
Management Fee 308,701 10% $30,870
Repairs & Maintenance 30 800 $24,000
Reserve 30 500 $15,000
Loan Interest & Principal * 11,575 12 months $138,905
Management Expenses 30 300 $9,000

$311,210 $311,210

Profit (Loss) ($2,510)

Principal Interest Int/month Time/yrs Time/mos.
* Principal $1,739,875 7.00% 0.58% 30 360

Page 2 of 2



DEVELOPMENT PRO-FORMA SAMPLE
November 30, 2008 Example 3

SITE: 130 D Site 30 Units

AFFORDABLE HOUSING UNITS:
Qty

1 BR Units 3
2 BR Units 20
3 BR Units 7

Total Units 30

BUDGETED DEVELOPMENT COSTS:

Cost/unit Qty Total Cost

LAND ACQUISITION: N/A

HARD COSTS:

Site Development $900,000 1 $900,000
Site Preparation and Infrastructure $10,000 30 $300,000
Landscaping & Hookups $3,000 30 $90,000

Construction
sq.ft./Unit Total sq.ft. Cost/sq.ft.

1 BR Units 3 750 2250 100 $225,000
2 BR Units 20 950 19000 100 $1,900,000
3 BR Units 7 1,100 7700 100 $770,000

Subtotal Sq. Ft. 28950 $2,895,000

% Common Space 5.00% $144,750

TOTAL CONSTRUCTION $3,039,750 $3,039,750

SUBTOTAL $4,329,750

CONTINGENCY 10% $432,975

TOTAL "HARD" COSTS $4,762,725

SOFT COSTS:
Total Units Cost/Unit Months Rate/Mo.

Architectural 30 4,000 $120,000
Site Engineering $120,000
Legal 30 1,000 $30,000
Testing & Inspections $10,000
Construction Consultant $10,000
Utility Charges $15,000
Startup Expenses $27,000
Misc. Fees $15,000

SUBTOTAL $347,000 $347,000

Construction Financing 5% 4,762,725 $238,136
Marketing & Sales - Fee 30 300 $9,000
Marketing & Sales - Expenses 30 200 $6,000
Real Estate Broker $18,000
Insurance - Builders Risk 30 400 $12,000
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DEVELOPMENT PRO-FORMA SAMPLE
November 30, 2008 Example 3

SITE: 130 D Site 30 Units

AFFORDABLE HOUSING UNITS:
Qty

1 BR Units 3
2 BR Units 20
3 BR Units 7

Total Units 30

BUDGETED DEVELOPMENT COSTS:

Cost/unit Qty Total Cost
Appraisal $5,000
Title Insurance 30 400 $12,000
Financing Fees 1% 4,762,725 $47,627

SUBTOTAL $300,136 $300,136

Contengency 10% $30,014

TOTAL SOFT COSTS: $677,150

TOTAL HARD AND SOFT COSTS $5,439,875

TOTAL SUBSIDY REQUIRED ($3,700,000)

AMOUNT TO BE FINANCED $1,739,875
     (to be carried to Rental Pro-forma)
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OPERATING PRO-FORMA SAMPLE
November 30, 2008 Example 2

SITE: 130 D Site 36 Units

AFFORDABLE HOUSING UNITS:
Units Very Low Low Moderate Total

1 BR Units 4 1 1 2 4
2 BR Units 24 5 7 12 24
3 BR Units 8 2 2 4 8

Total Units 36 8 10 18 36

BUDGETED INCOME:

Annual Rental Income:
Monthly Yearly 

Very Low Income Months Rent Rental

1 BR Units 1 12 395 $4,740
2 BR Units 5 12 469 $28,140
3 BR Units 2 12 535 $12,840

Low Income

1 BR Units 1 12 742 $8,904
2 BR Units 7 12 886 $74,424
3 BR Units 2 12 1018 $24,432

Moderate Income

1 BR Units 2 12 917 $22,008
2 BR Units 12 12 1095 $157,680
3 BR Units 4 12 1259 $60,432

Total Rental Income: $393,600

Less Vacancy 5.0% ($19,680)

Net Rental Income $373,920 $373,920
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SAMPLE
SITE: 130 D Site 36 Units Example 2

Annual Expenses:
Units/Amt Rate/%

CHA Management Fee 373,920 2% $7,478
Water & Sewer, Electric & Trash 36 500 $18,000
Insurance $30,000
Landscaping & Snow Removal $40,000
Taxes 373,920 3% $11,218
Management Fee 373,920 10% $37,392
Repairs & Maintenance 36 800 $28,800
Reserve 36 500 $18,000
Loan Interest & Principal * 14,495 12 months $173,939
Management Expenses 36 300 $10,800

$375,627 $375,627

Profit (Loss) ($1,707)

Principal Interest Int/month Time/yrs Time/mos.
* Principal $2,178,691 7.00% 0.58% 30 360
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DEVELOPMENT PRO-FORMA SAMPLE
November 30, 2008  Example 2

SITE: 130 D Site 36 Units

AFFORDABLE HOUSING UNITS:
Qty

1 BR Units 4
2 BR Units 24
3 BR Units 8

Total Units 36

BUDGETED DEVELOPMENT COSTS:

Cost/unit Qty Total Cost

LAND ACQUISITION: N/A

HARD COSTS:

Site Development $1,000,000 1 $1,000,000
Site Preparation and Infrastructure $10,000 36 $360,000
Landscaping & Hookups $3,000 36 $108,000

Construction
sq.ft./Unit Total sq.ft. Cost/sq.ft.

1 BR Units 4 750 3000 100 $300,000
2 BR Units 24 950 22800 100 $2,280,000
3 BR Units 8 1,100 8800 100 $880,000

Subtotal Sq. Ft. 34600 $3,460,000

% Common Space 5.00% $173,000

TOTAL CONSTRUCTION $3,633,000 $3,633,000

SUBTOTAL $5,101,000

CONTINGENCY 10% $510,100

TOTAL "HARD" COSTS $5,611,100

SOFT COSTS:
Total Units Cost/Unit Months Rate/Mo.

Architectural 36 4,000 $144,000
Site Engineering $120,000
Legal 36 1,000 $36,000
Testing & Inspections $10,000
Construction Consultant $10,000
Utility Charges $15,000
Startup Expenses $30,000
Misc. Fees $15,000

SUBTOTAL $380,000 $380,000

Construction Financing 5% 5,611,100 $280,555
Marketing & Sales - Fee 36 300 $10,800
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DEVELOPMENT PRO-FORMA SAMPLE
November 30, 2008  Example 2

SITE: 130 D Site 36 Units

AFFORDABLE HOUSING UNITS:
Qty

1 BR Units 4
2 BR Units 24
3 BR Units 8

Total Units 36

BUDGETED DEVELOPMENT COSTS:

Cost/unit Qty Total Cost
Marketing & Sales - Expenses 36 200 $7,200
Real Estate Broker $20,000
Insurance - Builders Risk 36 400 $14,400
Appraisal $5,000
Title Insurance 36 400 $14,400
Financing Fees 1% 5,611,100 $56,111

SUBTOTAL $352,355 $352,355

Contengency 10% $35,236

TOTAL SOFT COSTS: $767,591

TOTAL HARD AND SOFT COSTS $6,378,691

TOTAL SUBSIDY REQUIRED ($4,200,000)

AMOUNT TO BE FINANCED $2,178,691
     (to be carried to Rental Pro-forma)
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OPERATING PRO-FORMA SAMPLE
November 30, 2008 Example 1

SITE: 130 D Site 48 Units

AFFORDABLE HOUSING UNITS:
Units Very Low Low Moderate Total

1 BR Units 5 1 2 2 5
2 BR Units 33 7 10 16 33
3 BR Units 10 2 3 5 10

Total Units 48 10 15 23 48

BUDGETED INCOME:

Annual Rental Income:
Monthly Yearly 

Very Low Income Months Rent Rental

1 BR Units 1 12 395 $4,740
2 BR Units 7 12 469 $39,396
3 BR Units 2 12 535 $12,840

Low Income

1 BR Units 2 12 742 $17,808
2 BR Units 10 12 886 $106,320
3 BR Units 3 12 1018 $36,648

Moderate Income

1 BR Units 2 12 917 $22,008
2 BR Units 16 12 1095 $210,240
3 BR Units 5 12 1259 $75,540

Total Rental Income: $525,540

Less Vacancy 5.0% ($26,277)

Net Rental Income $499,263 $499,263
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SAMPLE
SITE: 130 D Site 48 Units Example 1

Annual Expenses:
Units/Amt Rate/%

CHA Management Fee 499,263 2% $9,985
Water & Sewer, Electric & Trash 48 500 $24,000
Insurance $33,000
Landscaping & Snow Removal $44,000
Taxes 499,263 3% $14,978
Management Fee 499,263 10% $49,926
Repairs & Maintenance 48 800 $38,400
Reserve 48 500 $24,000
Loan Interest & Principal * 21,020 12 months $252,238
Management Expenses 48 300 $14,400

$504,928 $504,928

Profit (Loss) ($5,665)

Principal Interest Int/month Time/yrs Time/mos.
* Principal $3,159,442 7.00% 0.58% 30 360
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DEVELOPMENT PRO-FORMA SAMPLE
November 30, 2008 Example 1

SITE: 130 D Site 48 Units

AFFORDABLE HOUSING UNITS:
Qty

1 BR Units 5
2 BR Units 33
3 BR Units 10

Total Units 48

BUDGETED DEVELOPMENT COSTS:

Cost/unit Qty Total Cost

LAND ACQUISITION: N/A

HARD COSTS:

Site Development $1,100,000 1 $1,100,000
Site Preparation and Infrastructure $10,000 48 $480,000
Landscaping & Hookups $3,000 48 $144,000

Construction
sq.ft./Unit Total sq.ft. Cost/sq.ft.

1 BR Units 5 750 3750 100 $375,000
2 BR Units 33 950 31350 100 $3,135,000
3 BR Units 10 1,100 11000 100 $1,100,000

Subtotal Sq. Ft. 46100 $4,610,000

% Common Space 5.00% $230,500

TOTAL CONSTRUCTION $4,840,500 $4,840,500

SUBTOTAL $6,564,500

CONTINGENCY 10% $656,450

TOTAL "HARD" COSTS $7,220,950

SOFT COSTS:
Total Units Cost/Unit Months Rate/Mo.

Architectural 48 4,000 $192,000
Site Engineering $120,000
Legal 48 1,000 $48,000
Testing & Inspections $10,000
Construction Consultant $10,000
Utility Charges $15,000
Startup Expenses $33,000
Misc. Fees $15,000

SUBTOTAL $443,000 $443,000

Construction Financing 5% 7,220,950 $361,048
Marketing & Sales - Fee 48 300 $14,400
Marketing & Sales - Expenses 48 200 $9,600
Real Estate Broker $22,000
Insurance - Builders Risk 48 400 $19,200
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DEVELOPMENT PRO-FORMA SAMPLE
November 30, 2008 Example 1

SITE: 130 D Site 48 Units

AFFORDABLE HOUSING UNITS:
Qty

1 BR Units 5
2 BR Units 33
3 BR Units 10

Total Units 48

BUDGETED DEVELOPMENT COSTS:

Cost/unit Qty Total Cost
Appraisal $5,000
Title Insurance 48 400 $19,200
Financing Fees 1% 7,220,950 $72,210

SUBTOTAL $450,448 $450,448

Contengency 10% $45,045

TOTAL SOFT COSTS: $938,492

TOTAL HARD AND SOFT COSTS $8,159,442

TOTAL SUBSIDY REQUIRED ($5,000,000)

AMOUNT TO BE FINANCED $3,159,442
     (to be carried to Rental Pro-forma)
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Appendix F 



 
Project: CHA at Route 130 D Site 
 
November 30, 2008 
 

Anticipated Project Schedule 
 
 
Activity Start Date  
   
Site Acquisition: 
 

completed  

Site Plan Preparation: 
 

5 months from start of project to completion 
of site plan design 
 

 

Site Plan Approvals: 
 

4 months from completion of site plan 
preparation to receipt of approvals 
 

 

Building Design: 
 

3 months from start of project to 50% 
building design 
 
5 months from 50% completion of site plan 
design to completion of building design 
 

 

Contractor Selection & Contract 
Award: 
 

2 months from completion of design 
documents to award of construction contract 

 

Construction Permits: 
 

3 months from selection of contractor to 
receipt of permit 
 

 

Funding: 
 

9 months required prior to constructor award  

Construction: 
 

17 months  from construction start to 
occupancy 
 

 

Occupancy: 
 

29 months from start of project  
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CRANBURY TOWNSHIP | SPENDING PLAN  
Clarke Caton Hintz

Introduction 

 
Cranbury Township has prepared an amended Housing Element and Fair Share plan 
that addresses its regional fair share of the affordable housing need in accordance with 
the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.), the Fair Housing Act (N.J.S.A. 
52:27D-301) and the regulations of the Council on Affordable Housing (COAH) 
(N.J.A.C. 5:97-1 et seq. and N.J.A.C. 5:96-1 et seq.). A development fee ordinance 
creating a dedicated revenue source for affordable housing was approved by COAH May 
6, 1992 and adopted by the municipality on October 26, 1992.  The ordinance 
establishes Cranbury Township’s affordable housing trust fund for which this spending 
plan is prepared.  
 
As of July 17, 2008, Cranbury Township has collected $3,417,468 expended $3,197,784, 
resulting in a balance of $219,684.  All development fees, payments in lieu of 
constructing affordable units on site, funds from the sale of units with extinguished 
controls, and interest generated by the fees are deposited in a separate interest-bearing 
affordable housing trust fund in PNC Bank for the purposes of affordable housing.  
These funds shall be spent in accordance with N.J.A.C. 5:97-8.7-8.9 as described in the 
sections that follow.  

Cranbury Township received first round substantive certification on April 24, 1989 and 
received prior approval to maintain an affordable housing trust fund on May 6, 1992. As 
of December 31, 2004, the prior round balance remaining in the affordable housing 
trust fund was $479,245.  From January 1, 2005 through July 17, 2008, Cranbury 
Township collected an additional $820,659 in development fees, payments in lieu of 
construction, other funds, and/or interest.  From January 1, 2005 through July 17, 2008, 
Cranbury Township expended funds on the affordable housing activities detailed in the 
expenditures chart on page 9 of this spending plan. 

 

Revenues for Certification Period 

To calculate a projection of revenue anticipated during the period of third round 
substantive certification, Cranbury Township considered the following: 
 
(a) Development fees: 

1. Residential and nonresidential projects which have had development 
fees imposed upon them at the time of preliminary or final 
development approvals; 
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CRANBURY TOWNSHIP | SPENDING PLAN  

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 payments in lieu (PIL) of construction from developers as 
follows: 

  No payments-in-lieu have been collected or assessed. 
 
(c) Other funding sources: $0 

Cranbury Township is not anticipating collecting money from other funding 
sources at this time.  Funds from other sources, include, but are not limited to 
the sale of units with extinguished controls, repayment of affordable housing 
program loans, rental income, and proceeds from the sale of affordable units.  
All monies in the Affordable Housing Trust fund are anticipated to come from 
development fees, payments in lieu of construction and interest.  

 
(d) Projected interest:  

Based on the current average interest rate, Cranbury Township anticipated 
collecting $24,000 in interest through 2018. 

 
 
 
 
 
 
 



 

Clarke Caton Hintz
 
 

Source of Funds – Housing Trust Fund 2008 through 2018 

Source of 
Funds 

7/18/08 
through 
12/31/08 

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 Total 

Development 
fees: 

Approved/ 

Pending/ 

Projected  
Development 

$30,000 $613,500 $613,500 $613,500 $613,500 $613,500 $613,500 $613,500 $613,500 $613,500 $613,500 $6,165,000 

Payments in 
Lieu of 
Construction 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Other Funds 
(Specify 
source(s)) 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Interest $1,000 $2,300 $2,300 $2,300 $2,300 $2,300 $2,300 $2,300 $2,300 $2,300 $2,300 $24,000 

Total 
$31,000 $615,800 $615,800 $615,800 $615,800 $615,800 $615,800 $615,800 $615,800 $615,800 $615,800 $6,189,000 
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CRANBURY TOWNSHIP | SPENDING PLAN  
Clarke Caton Hintz

Cranbury Township projects a total of $6,189,000 in revenue to be collected between 
July 18, 2008 and December 31, 2018.  All interest earned on the account shall accrue to 
the account to be used only for the purposes of affordable housing. 
 

 Administrative Mechanism to Collect and Distribute Funds 

The following procedural sequence for the collection and distribution of development 
fee revenues shall be followed by Cranbury Township: 
 
(a) Collection of development fee revenues: 

Collection of development fee revenues shall be consistent with Cranbury 
Township’s development fee ordinance for both residential and non-residential 
developments in accordance with COAH’s rules and P.L.2008, c.46, sections 8 
(C. 52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).   

 
(b) Distribution of development fee revenues: 

The Planning Board adopts and forwards a resolution to the governing body 
recommending the expenditure of development fee revenues as set forth in this 
spending plan.  The governing body reviews the request for consistency with the 
spending plan and adopts the recommendation by resolution. 

The release of funds requires the adoption of the governing body resolution in 
accordance with the COAH-approved spending plan.  Once a request is 
approved by resolution, the Chief Financial Officer releases the requested 
revenue from the trust fund for the specific use approved in the governing 
body’s resolution. 
 

Description of Anticipated Use of Affordable Housing Funds 

(a) Rehabilitation and new construction programs and projects (N.J.A.C. 5:97-8.7) 

If there is a shortfall of outside funding sources, Cranbury Township will 
dedicate up to $ 19,751,889 to rehabilitation and new construction programs 
(see detailed descriptions in Fair Share Plan) as follows:  

 
Rehabilitation program:  The Township will fund the program with an average 
hard cost of $10,000 per unit, pursuant to N.J.A.C. 5:97-6.3(b)2. As such the 
total cost of the program may be $60,000 (6 units x $10,000).  
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CRANBURY TOWNSHIP | SPENDING PLAN  
Clarke Caton Hintz 

 

Municipally-Sponsored New Construction (100% Affordable Housing Sites):
  

 

 

 1. Route 130 D site (29 to 48 units) = $3,383,314 to $5,599,968 
 
 2. Future 100% Senior Rentals (67 units) = $7,816,622 
 
 3.  Future 100% Family Rentals (35 to 54 units) = $4,083,310 to $6,299,964 
 
 

 
(b) Affordability Assistance (N.J.A.C. 5:97-8.8) 

Cranbury Township is required to spend a minimum of 30 percent of 
development fee revenue to render existing affordable units more affordable and 
one-third of that amount must be dedicated to very low-income households (i.e. 
households earning less than 30 percent of the regional median income).  The 
actual affordability assistance minimums are calculated on an ongoing basis in 
the CTM system based on actual revenues.  
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CRANBURY TOWNSHIP | SPENDING PLAN  
Clarke Caton Hintz 

 

 Projected minimum affordability assistance requirement 
 

Actual development fees through 7/17/2008  $3,417,568 

Actual interest earned through 7/17/2008 + $98,788 

Development fees projected* 2008-2018 + $6,165,000 

Interest projected* 2008-2018 + $24,000 

Less housing activity expenditures through 6/2/2008 - $2,931,126 

 Total = $6,774,230 

 30 percent requirement x 0.30 = $2,032,269 

Less Affordability assistance expenditures through 12/31/2004 - $0** 

PROJECTED MINIMUM Affordability Assistance Requirement 
1/1/2005 through 12/31/2018 

= $2,032,269 

PROJECTED MINIMUM Very Low-Income Affordability 
Assistance Requirement 1/1/2005 through 12/31/2018 

÷ 3 = $677,423 

* Note:  The 2008 portion of this projection reflects 2008 subsequent to July 17 as the 
remainder of 2008 is included in the actual figure reported above. 

**  The Township subsidized 20% of Old Cranbury Road as very low income units, as well as 
earlier prior round affordable units. This affordability assistance will be quantified in 
the future and will be added to this chart. 

 
 
Cranbury Township will dedicate up to $2,032,269 from the affordable housing trust 
fund to render units more affordable, including $677,423 to render units more 
affordable to households earning 30 percent or less of median income by region, as 
follows: 

 Down-payment assistance; 

 Rental assistance; 

 Security deposit assistance 

 Low interest loans 
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CRANBURY TOWNSHIP | SPENDING PLAN  
Clarke Caton Hintz 

 

 Assistance with homeowners association or condominium fees and special 
assessments; and/or 

 

 

 Converting low-income units to very-low-income units, etc. 
 
 
(c) Administrative Expenses (N.J.A.C. 5:97-8.9) 
 

Cranbury Township may use affordable housing trust fund revenue for related 
administrative costs up to a 20 percent limitation pending funding availability 
after programmatic and affordability assistance expenditures.  The actual 
administrative expense maximum is calculated on an ongoing basis in the CTM 
system based on actual revenues.   

 
Projected Administrative Expenses 

Actual development fees through 7/17/2008  $3,417,568 

Actual interest earned through 7/17/2008 + $98,788 

Development fees projected* 2008-2018 + $6,165,000 

Interest projected* 2008-2018 + $24,000 

Less housing activity expenditures through 6/2/2008 - $2,931,126 

 Total = $6,774,230 

 20 percent maximum permitted administrative expenses x 0.20 = $1,354,846 

Less administrative expenditures through 12/31/2004 - $125,040 

Projected allowed administrative expenditures = $1,229,806 

* - Note:  The 2008 portion of this projection reflects 2008 after July 17 as the first 
portion of 2008 is included in the actual figure reported above. 

 
Cranbury Township projects that $1,229,806 will be available from the 
affordable housing trust fund to be used for administrative purposes. Projected 
administrative expenditures, subject to the 20 percent cap, are as follows:  

 Township Attorney, Engineer, and Planner fees related to obtaining 
substantive certification; 

 Rehabilitation administration fees 

Page 7 of 11    12/1/08 



  
 
 
 
 
 
 
 
 
 

Page 8 of 11    12/1/08 

Clarke Caton Hintz 
 

 

 

CRANBURY TOWNSHIP | SPENDING PLAN  

 Administration fees related to the Municipally-Sponsored New Construction 
Programs 

Expenditure Schedule  

Cranbury Township intends to use affordable housing trust fund revenues for the 
creation and/or rehabilitation of housing units.  Where applicable, the 
creation/rehabilitation funding schedule below parallels the implementation schedule 
set forth in the Housing Element and Fair Share Plan and is summarized as follows. 



 

 
 

Projected Expenditure Schedule 2009 Through 2018 
 

Funds Expended and/or Dedicated  
 
 

Program 
 

Number 
of 

Units 
Projected 

2005 
through 
7/18/08 

7/18/08 
through 
12/31/08 20

0
9

 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

T
ot

al
 

Rehabilitation 
Program 

6 $0 $0 $0 $0 $0 $30,000 $0 $0 $30,000 $0 $0 $0 $60,000 

New 
Construction 

150 $920,500 $0 $0 $0 
$3,383,314 - 
$5,599,968 

$0 $0 $7,816,622 $0 $0 
$4,083,310- 
$6,299,964 

$0 $17,499,900 

Total Programs  $0 $0 $0 $0 
$3,383,314- 
$5,599,968 

$30,000 $0 $7,816,622 $30,000 $0 
$4,083,310- 
$6,299,964 

$0 $17,559,900 

Affordability 
Assistance 

 $0 $0           $2,032,269 

Administration  $159,720 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $159,720 

Total 156 1,080,220 $0 $0 $0 
$3,383,314- 
$5,599,968 

$30,000 $0 $7,816,622 $30,000 $0 
$4,083,310- 
$6,299,964 

$0 $19,751,889 
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Excess or Shortfall of Funds 

The Township does not anticipate any shortfall of funds to implement its affordable 
housing plan.  Any difference between the cost of implementation and the amount 
collected by the Township will be addressed through the use of outside funding sources 
as set forth in "A Guide to Affordable Housing Funding Sources," dated October 2008, 
posted on COAH's website, or through bonding and/or appropriations as may be 
allowed by law. 

 

Barrier Free Escrow  

Collection and distribution of barrier free funds shall be consistent with Cranbury 
Township’s Affordable Housing Ordinance in accordance with N.J.A.C. 5:97-8.5. 
 

Summary  

Cranbury Township 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 housing element and fair share plan dated November 2008. 
 
Cranbury Township has a balance of $219,684 as of July 17, 2008 and anticipates an 
additional $6,189,000 in revenues before the expiration of substantive certification for a 
total of $6,408,684. The municipality will dedicate all available funds towards 
rehabilitation and new construction.  Any shortfall of funds will be addressed through 
the use of outside funding sources as set forth in "A Guide to Affordable Housing 
Funding Sources," dated October 2008, posted on COAH's website, or through bonding 
and/or appropriations as may be allowed by law.  
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Spending Plan Summary 

Revenues 

Balance as of July 17, 2008  $219,684 

Projected Revenue from July 18, 2008 through 2018   

1. Development fees + $6,165,000 

2. Payments in lieu of construction + $0 

3. Other funds + $0 

Interest + $24,000 

Total Projected Revenue = $6,408,684 

Expenditures 

Funds used for Rehabilitation  - $60,000 

Funds used for New Construction  - $17,499,900 

Affordability Assistance  - $2,032,269 

Administration  - $159,720 

Excess Funds for Additional Housing Activity = $0 

Total Projected Expenditures = $19,751,889 

REMAINING BALANCE* = -$13,343,205 

 
* Remaining Balance will be addressed through the use of outside funding sources as 
set forth in "A Guide to Affordable Housing Funding Sources," dated October 2008, 
posted on COAH's website, or through bonding and/or appropriations as may be 
allowed by law. 
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