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EXECUTIVE SUMMARY 

This Third Round Housing Plan Element and Fair Share Plan (“HPE/FSP”) has been prepared 
for the Municipality of Princeton (“Municipality” or “Princeton”), Mercer County, in 
accordance with the New Jersey Fair Housing Act (“FHA”) at N.J.S.A. 52:27D-310, and the 
rules of the New Jersey Council on Affordable Housing (“COAH”) at N.J.A.C. 5:93 et seq. This 
Plan will serve as the foundation for the Municipality’s submission to the Honorable Mary C. 
Jacobson, A.J.S.C., for a Third Round Judgment of Compliance and Repose to July 2025. 

There are three components to a municipality’s affordable housing 
obligation: the Rehabilitation Share, the Prior Round obligation, 
and the Third Round obligation. As will be discussed in detail in 
this Plan, Princeton has entered into a Settlement Agreement with 
Fair Share Housing Center (“FSHC”) to establish the 
Municipality’s Third Round affordable housing obligations. 
Princeton’s Settlement Agreement with FSHC and its preliminary 
compliance efforts were approved by Judge Jacobson at a Fairness 
Hearing held on February 7, 2020 as reflected in a Court Order 
dated February 20, 2020. The Settlement Agreement identifies an 
80-unit Rehabilitation, or present need, obligation, a 641-unit Prior 
Round obligation, and a 753-unit Third Round (“gap” + prospective 
need obligation (1999-2025).  

Princeton intends to satisfy its 80-unit Rehabilitation obligation 
through a local rehabilitation program for both rental and for-sale housing.  

Princeton is unique in that, as a municipality, it has no COAH-calculated Prior Round 
obligation, since the Municipality of Princeton was created on January 1, 2013, by the 
consolidation of the former Borough of Princeton and the former Township of Princeton. The 
Municipality’s Prior Round obligation has been established by combining the separate 
obligations of the two former municipal entities, including the former Borough’s Prior Round 
obligation of 323 units, and the former Township’s Prior Round obligation of 330 units.  

The former Borough received a Second Round vacant land adjustment that reduced its Prior 
Round obligation to a realistic development potential (“RDP”) of 100 units and an unmet need 
of 223 units. The Borough later received from COAH an additional 12-unit downward 
readjustment of its Prior Round obligation, resulting in a Prior Round obligation of 311 units. 
The former Borough has completely satisfied its 100-unit Prior Round RDP, and, through the 
adoption of an affordable housing overlay zone that has been maintained post-consolidation, 
has generated 15 units toward its Prior Round unmet need.  

The former Township has completely addressed its 330-unit Prior Round obligation, and 
provided one excess unit to be applied to the former Borough’s unmet need. 

Princeton’s Affordable 
Housing Obligation: 

• Rehabilitation                   
Share: 80 units 

• Prior Round 
Obligation: 641 units 

• Third Round 
Obligation: 753 units 
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The Municipality has implemented or proposes to implement mechanisms to provide a total 
of 778 credits against its Third Round obligation of 753 units, providing 25 excess credits to be 
applied to a future Municipal affordable housing obligation, as follows: The Municipality has 
agreed to amend or repeal the former Borough’s overlay ordinance so that its terms apply 
across the entire Municipality. Any excess units generated by that overlay ordinance in the 
Third Round within the bounds of the former Borough shall be used to defray the former 
Borough’s unmet need. Excess units generated in the Third Round by the amended ordinance 
within the bounds of the former Township may be used to help satisfy the Municipality’s future 
obligation.  
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AFFORDABLE HOUSING JUDICIAL AND LEGISLATIVE 
BACKGROUND 

Providing an opportunity for the construction of affordable housing within developing 
municipalities was found to be a constitutional obligation by the New Jersey Supreme Court 
in its landmark 1975 decision now referred to as Mount Laurel I. The Court found that 
developing municipalities have a constitutional obligation to provide a realistic opportunity for 
the construction of low- and moderate-income housing.1 In its 1983 Mount Laurel II decision, 
the Supreme Court extended the obligation to all municipalities. Subject to a number of 
limitations, Mount Laurel II also gave developers, under appropriate circumstances, the 
opportunity to secure a “builder’s remedy” in the event of a successful lawsuit.2  A builder’s 
remedy conveys to a developer, through the Courts, the right to develop what is, typically, a 
multi-family project on land that was not zoned to permit such a use or at densities desired by 
the developer at the time of the suit and where a “substantial” percentage of the units are 
reserved for low- and moderate-income households. 

In 1985, the Legislature enacted the Fair Housing Act (“FHA”)3 in response to Mount Laurel 
II. The FHA created the Council on Affordable Housing (“COAH”) as an administrative 
alternative to municipal compliance in a court proceeding. The Legislature conferred “primary 
jurisdiction” on the agency and charged COAH with promulgating regulations: (i), to establish 
housing regions; (ii), to estimate low- and moderate-income housing needs on a state and 
regional level; (iii), to set criteria and guidelines for municipalities to determine and address 
their fair share numbers, and (iv), to create a process for the review and approval of appropriate 
housing plan elements and fair share plans. As of 2015, COAH has been declared a moribund 
agency, which has forced the New Jersey Supreme Court to reactivate a judicial process in the 
review and approval of affordable housing plans. This document is being created to submit to 
the judicial process for determining responses to affordable housing allocations and, 
ultimately, to receive a Third Round Judgment of Compliance and Repose for a 10-year period.  

COAH’s First and Second Rounds  

COAH created the criteria and guidelines for municipalities to address their respective 
affordable housing obligation 4 , or number of affordable dwellings. Following guidelines 
established by the U.S. Department of Housing and Urban Development (“HUD”), COAH 
defined affordable housing as dwellings that could be occupied by households making 80% or 
less of the regional household income – typically from 38-41% of the total population. COAH 
originally established a formula for determining municipal affordable housing obligations for 
the six-year period between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the 

                                                      
1  Southern Burlington NAACP v. Twp. of Mt. Laurel, 67 NJ 151 (1975) 
2  Southern Burlington NAACP v. Twp. of Mt. Laurel, 92 NJ 158 (1983) 
3  N.J.S.A. 52:27D-301 
4  Also called a municipality’s “fair share” of affordable housing. 
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“First Round.” The First Round rules established an existing need where sub-standard housing 
was being occupied by low- and moderate-income households (variously known as “present 
need” or “Rehabilitation Share”) and future demand to be satisfied with new construction 
(“prospective need” or “fair share”). 

The First Round formula was superseded by COAH regulations in 1994 (N.J.A.C. 5:93-1.1 et 
seq.). The 1994 regulations recalculated a portion of the 1987-1993 affordable housing 
obligations for each municipality and computed the additional municipal affordable housing 
need from 1993 to 1999 using 1990 U.S. Census data. The regulations COAH adopted in 1994 
are known as “the Second Round” or 12-year cumulative obligation. In the Third Round, the 
new construction component from any earlier rounds is called either the prior obligation or 
“Prior Round.” 

COAH’s Third Round  

On December 20, 2004, COAH’s first version of the Third Round rules became effective some 
five years after the end of Second Round in 1999 (N.J.A.C. 5:94-1 and 5:95-1). The FHA had 
originally required housing rounds to be for a six-year period, but in 2001, this was amended 
to extend that time period to 10-year intervals. Therefore, the Third Round should have been 
from 1999 through 2009. However, because of the delay, the Third Round was extended by 
five (5) years to 2014 and condensed into an affordable housing delivery period of 10 years from 
January 1, 2004 through January 1, 2014. In other words, 15 years of affordable housing activity 
was to take place in 10 years. 

The Third Round rules marked a significant departure from the methods utilized in COAH’s 
Prior Rounds. Previously, COAH assigned an affordable housing obligation that included the 
new construction number for each municipality. These Third Round rules implemented a 
“growth share” approach that linked the production of affordable housing to future residential 
and non-residential development within a municipality. Each municipality was required to 
project the amount of residential and non-residential growth that would occur during the 
period 2004 through 2014. Municipalities were then required to provide the opportunity of 
one (1) affordable unit for every eight (8) market-rate housing units developed and one (1) 
affordable unit for every 25 jobs created. Jobs were not counted directly, but rather by using 
non-residential building floor area as a substitute for employment.  

This set of rules changed, however, when the New Jersey Appellate Court invalidated key 
elements of the first version of the Third Round rules on January 25, 2007. The Court ordered 
COAH to propose and adopt amendments to its rules within six months to address the 
deficiencies identified by the Court. COAH missed this deadline, but eventually issued revised 
rules effective June 2, 2008 (as well as a further rule revision effective on October 20, 2008). 
It provided residential development and job projections for the Third Round. The Third Round 
was expanded again from 2014 out to 2018. COAH retained the growth share approach, but 
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revised its ratios to require one (1) affordable housing unit for every four (4) market-rate 
housing units developed and one (1) affordable housing unit for every 16 jobs created.  

Just as various parties challenged COAH’s initial Third Round “growth share” regulations, 
parties challenged COAH’s 2008 revised Third Round “growth share” rules. The Appellate 
Court issued a decision on October 8, 2010 deciding those challenges (see below). 

Fair Housing Act Amendments and the New Jersey Economic Stimulus Act 

On July 17, 2008, Governor Corzine signed P.L. 2008, c. 46, which amended the FHA in a 
number of ways.5  Key provisions of the legislation included the following: 

� Establishing a mandatory statewide 2.5% nonresidential development fee instead 
of requiring nonresidential developers to provide affordable housing. 

� Eliminating regional contribution agreements (“RCA’s”) as a means available to 
municipalities to transfer up to 50% of their required affordable housing to a 
“receiving” municipality. 

� Adding a requirement that 13% of all affordable housing units be restricted to very 
low-income households (earning 30% or less of median income). 

� Adding a requirement that municipalities had to commit to spend development 
fees within four years of the date of collection after its enactment or initially by July 
17, 2012.6 

On July 27, 2009, Governor Corzine signed the “NJ Economic Stimulus Act of 2009”,7 which 
instituted a moratorium on the collection of nonresidential affordable housing development 
fees through July 2010. This moratorium was later extended until July 1, 2013 (P.L. 2011, c. 
122). Since the moratorium has now expired, municipalities are obligated to collect the fee of 
2.5% of the equalized assessed value of a nonresidential development. Municipalities were 
always permitted to impose and collect residential affordable housing development fees 
approved by COAH following a 1990 New Jersey Supreme Court decision.8 

  

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

the bill. 
6 This initial deadline was subsequently revised by an Appellate Court decision that extended the deadline 

until four (4) years after the Superior Court approves the municipal housing plan including the spending 
plan. 

7  P.L. 2009, c.90. 
8  Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990). 
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Appellate Court’s 2010 Decision 

On October 8, 2010, the Appellate Division issued a decision on the legal challenges to the 
second iteration of COAH regulations. 9  The Appellate Division affirmed the COAH 
regulations that assigned rehabilitation and Prior Round numbers to each municipality, but 
invalidated the regulations by which the agency allocated affordable housing obligations in the 
Third Round. Specifically, the Appellate Division ruled that COAH could not allocate 
obligations through a “growth share” formula and directed COAH to use similar methods to 
those previously used in the First and Second Rounds. Other highlights of the Appellate 
Court’s decision include: 

� To be credited, municipally-sponsored or 100% affordable housing sites must 
show site control, site suitability, and a proposed source of funding.  

� COAH’s rules did not provide sufficient incentive for the private construction of 
inclusionary developments (market-rate and affordable units). Clearly defined 
percentages supported by economic data must be provided. The Court noted that 
a 20% affordable housing set-aside was typical. 

� The Court invalidated Prior Round rental bonuses for developments that were 
not built within a reasonable time-frame.   

� Bonuses for smart growth and redevelopment activities were upheld; however, 
the Court invalidated Third Round compliance bonuses. 

The Court upheld its prior ruling on COAH's formula that did not reallocate present need 
obligation from Urban Aid eligible municipalities to other municipalities in the region. The 
Court also questioned whether or not Urban Aid municipalities should be assigned an 
allocation for future growth. 

Judicial Activity from 2011 to 2014 

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

                                                      

9 In the Matter of the Adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable Housing. 
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The New Jersey Supreme Court decided on the appeal by the executive branch of the Appellate 
Court’s decision of March 8, 2012 that disallowed the dissolution of COAH under Governor 
Christie’s Reorganization Plan No. 001-2011. The Supreme Court upheld the lower court’s 
ruling, finding that the governor did not have the power to unilaterally reorganize COAH out 
of existence. The judges found that such an action requires the passage of new legislation. 

On September 26, 2013 the New Jersey Supreme Court upheld the Appellate Court decision 
in In re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing, 
215 N.J. 578 (2013), and ordered COAH to prepare the necessary rule revisions. Subsequent 
delays in COAH’s rule preparation and ensuing litigation led to the New Jersey Supreme 
Court, on March 14, 2014, setting forth a schedule for adoption. COAH approved draft Third 
Round rules on April 30, 2014. Although ordered by the New Jersey Supreme Court to adopt 
revised new rules on or before October 22, 2014, COAH deadlocked at its October 20 meeting 
and failed to adopt the draft rules. An initial motion to table the rule adoption for 60 days to 
consider amendments also deadlocked and thus also failed.  

March 2015 New Jersey Supreme Court Decision 

The failure of COAH to adopt new regulations in October/November 2014 as ordered by the 
New Jersey Supreme Court led one of the litigants – FSHC – to file a Motion In Aid of Litigants’ 
Rights to compel the government to produce constitutional affordable housing regulations. 
The New Jersey Supreme Court heard oral arguments on the motion on January 6, 2015. Two 
months later, on March 10, 2015, the Supreme Court issued its ruling, entitled, In re Adoption 
of N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing, now known as Mount Laurel 
IV.   

The 2015 decision provides a new direction for the means by which New Jersey municipalities 
are to comply with the constitutional requirement to provide their fair share of affordable 
housing. The Court transferred responsibility to review and approve Housing Plan Elements 
and Fair Share Plans (e.g., Housing Plans) from COAH to designated Mount Laurel trial 
judges. The implication of this is that municipalities could no longer wait for COAH to adopt 
Third Round rules before preparing new Housing Plans and municipalities must now apply 
to Court, instead of COAH, if they wish to be protected from exclusionary zoning lawsuits. 
These trial judges review municipal plans much in the same manner as COAH previously did. 
Those towns whose plans are approved by the Court will receive a Judgment of Compliance 
and Repose, the judicial-equivalent of COAH’s substantive certification. 

The decision established a 90-day transitional period and then a 30-day filing period when 
municipalities could petition the Superior Court in a Declaratory Judgment action seeking 
confirmation that their means of addressing affordable housing meets constitutional muster. 
Municipalities were also permitted to file motions for temporary immunity from builder’s 
remedy lawsuits. Princeton filed its Declaratory Judgment action with the Superior Court on 
July 8, 2015. 
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The New Jersey Supreme Court indicated in its ruling that Housing Plans are to be drawn up 
using similar rules as to those in place during the Second Round as well as Third Round 
housing compliance mechanisms that the justices found constitutional, such as smart growth 
and redevelopment bonuses and extensions of controls. This document has been drafted using 
the Supreme Court’s direction in its decision. 

January 2017 New Jersey Supreme Court Decision 

On January 17, 2017, the New Jersey Supreme Court issued its decision In Re Declaratory 
Judgment Actions Filed By Various Municipalities, County Of Ocean, Pursuant To The 
Supreme Court’s Decision In In Re Adoption of N.J.A.C. 5:96, 221 N.J. 1(2015). The Supreme 
Court found that the “gap period,” defined as the period between the end of the Second Round 
in 1999 and 2015, generates an affordable housing obligation. This decision required an 
expanded definition of the municipal present need obligation to include low- and moderate-
income households formed during the gap period that are entitled to their delayed opportunity 
to seek affordable housing. Present need, or the Rehabilitation Share, has historically been an 
estimate of low- and moderate-income households living in substandard housing at the 
beginning of an affordable housing round. Although some parties argued the gap obligation 
should be calculated as part of the prospective need, or new construction obligation, the 
Supreme Court found that such a position is not supported by the Fair Housing Act, which 
defines prospective need as a projection of new low and moderate income households formed 
during a future housing cycle.  

Accordingly, the municipal affordable housing obligation is now composed of the following 
four parts: present need (Rehabilitation Share); Prior Round (1987 to 1999, new construction); 
“gap” present need (1999 to 2015, third round new construction); and prospective need (Third 
Round, 2015 to 2025, new construction).  

March 2018 New Jersey Superior Court Decision 

In a March 8, 2018 ruling on affordable housing obligations for Princeton and West Windsor, 
Mercer County Superior Court Assignment Judge Mary Jacobson tackled directly the absence 
of a statewide set of guidelines for calculating a municipality’s fair share obligation. Her 
decision laid out a methodology for determining those obligations, and spelled out in detail 
her reasons for preferring a proposed approach to calculating each of the complicated set of 
factors that go into determining need. In the end, Judge Jacobson ruled in favor of the 
municipal expert on several key steps in calculating the need and in favor of the housing 
advocate’s experts in others, which resulted in a statewide number in between the competing 
experts’ respective calculations. Incorporating estimates of households and wealth, projections 
of job and population growth, and calculations of acreage available for development, Judge 
Jacobson’s methodology could be used as a template statewide for determining the need for 
new affordable housing development.  
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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 is measured 
within each housing region. The Municipality of Princeton is in 
COAH’s Region 4, which includes Mercer, Monmouth and Ocean 
counties. Moderate-income households are those with annual 
incomes greater than 50%, but less than 80% of the regional 
median income. Low-income households are those with annual 
incomes that are 50% or less than the regional median income. 
Very low-income households are a subset of “low-income” 
households and are defined as those with incomes 30% or less than 
the regional median income. 

The Uniform Housing Affordability Controls (hereinafter 
“UHAC”) at N.J.A.C. 5:80-26.3(d) and (e) requires that the maximum rent for a qualified unit 
be affordable to households with incomes 60% or less than the median income for the region. 
The average rent must be affordable to households with incomes no greater than 52% of the 
median income. The maximum sale prices for affordable units must be affordable to 
households with incomes 70% or less than the median income. The average sale price must 
be affordable to a household with an income of 55% or less than the median income.  

The regional median income has historically been defined by COAH using the federal income 
limits established by HUD on an annual basis. In the spring of each year, HUD releases 
updated regional income limits, which COAH reallocated to its regions. It is from these income 
limits that the rents and sale prices for affordable units are derived. However, COAH has not 
published updated income limits or rent increases since 2014.   As a result, the Municipality 
will calculate and set updated income limits annually pursuant to the Court’s February 20, 
2020 Order granting Princeton the ability to adopt such limits by the methodology set forth in 
the Municipality’s Settlement Agreement with FSHC. 

To update income limits, the Municipality will rely on the methodology set forth and approved 
by the Superior Court that establishes the criteria to follow to annually update income limits. 
The criteria adhere to COAH’s Prior Round methodologies, the key aspects of which are 
outlined below and are to be utilized by Princeton pursuant to the Settlement Agreement.  

Income limits for all units that are part of the Municipality's Housing Plan Element and Fair 
Share Plan, excluding those for which income limits are already established through a federal 
program, shall be updated by the Municipality as HUD publishes median incomes and income 
limits as follows: 

Income Categories 

Moderate = 50% to 80% 
regional median income  

Low = 50% regional 
median income or less 

Very Low = 30% 
regional median income 
or less 
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• Regional income limits shall be established for the region that the Municipality is 
located within (i.e. Region 4) based on the median income by household size, which 
shall be established by a regional weighted average of the uncapped Section 8 income 
limits published by HUD. To compute this regional income limit, the HUD 
determination of median county income for a family of four is multiplied by the 
estimated households within the county according to the most recent decennial 
Census. The resulting product for each county within the housing region is summed. 
The sum is divided by the estimated total households from the most recent decennial 
Census in the Municipality's housing region. This quotient represents the regional 
weighted average of median income for a household of four.  

• The income limit for a moderate-income unit for a household of four shall be 80% of 
the regional weighted average median income for a family of four. The income limit 
for a low income unit for a household of four shall be 50% of the HUD determination 
of the regional weighted average median income for a family of four. The income limit 
for a very low-income unit for a household of four shall be 30% of the regional weighted 
average median income for a family of four. These income limits shall be adjusted by 
household size based on multipliers used by HUD to adjust median income by 
household size. In no event shall the income limits be less than those for the previous 
year. 

• The Regional Asset Limit used in determining an applicant’s eligibility for affordable 
housing pursuant to N.J.A.C. 5:80-26.16(b)3 shall be calculated by the Municipality 
annually by taking the percentage increase of the income limits calculated pursuant to 
the methodology outlined above over the previous year's income limits, and applying 
the same percentage increase to the Regional Asset Limit from the prior year. In no 
event shall the Regional Asset Limit be less than that for the previous year. 

For 2020, the Affordable Housing Professionals of New Jersey (“AHPNJ”) has developed 
updated income limits for all housing regions in New Jersey, which were calculated using the 
methodology outlined above. As approved by the Court, these income limits for Region 4 will 
be utilized for Princeton. See Table 1 for 2020 income limits for Region 4. 

TABLE 1.  2020 INCOME LIMITS FOR REGION 4 

Household 
Income Levels 

1-Person 
Household 

2-Person 
Household 

3-Person 
Household 

4-Person 
Household 

5-Person 
Household 

Moderate $61,175 $69,915 $78,654 $87,393 $94,385 

Low $38,235 $43,697 $49,159 $54,621 $58,990 

Very Low $22,941 $26,218 $29,495 $32,772 $35,394 

Source: AHPNJ 2020 Affordable Housing Regional Income Limits by Household Size; April 24, 2020 
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The Municipality will further rely on this process to establish sale prices and rents of affordable 
housing units throughout the Third Round. The Administrative Agent shall establish these 
prices and rents pursuant to procedures set forth in UHAC and by utilizing the regional 
income limits established through the procedures outlined above. Princeton will specifically 
adhere to the following:  

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

• The rent levels of very low-, low-, and moderate-income units may be increased 
annually based on the percentage increase in the Housing Consumer Price Index for 
the Northeast Urban Area, upon its publication for the prior calendar year. This 
increase shall not exceed 9% in any one year. Rents for units constructed pursuant to 
low-income housing tax credit regulations shall be indexed pursuant to the regulations 
governing low income housing tax credits. 

Tables 2 and 3 provide illustrative sale prices and gross rents for 2020. The sample rents and 
sale prices are illustrative and are gross figures, which do not account for the specified utility 
allowances for rental units or for specific mortgage rates, taxes, etc. for sales units. 

TABLE 2. ILLUSTRATIVE 2020 AFFORDABLE GROSS RENTS FOR REGION 4 
Household Income Levels 

(% of Median Income) 
1-Bedroom  
Unit Rent 

2-Bedroom 
Unit Rent 

3-Bedroom 
Unit Rent 

Moderate (60%) $1,229  $1,475  $1,704  
Low (50%) $1,024 $1,229  $1,420  

Very Low (30%) $614  $737  $852  
Note: There is a rent moratorium on some NJHMFA funded developments for 2020.  Rental 
increases for these projects are permitted subject to NJHMFA’s guidance. 
Source: AHPNJ 2020 Affordable Housing Regional Income Limits by Household Size; April 24, 2020 

 

TABLE 3. ILLUSTRATIVE 2020 AFFORDABLE SALES PRICES FOR REGION 4 
Household Income Levels 

(% of Median Income) 
1 Bedroom 
Unit Price 

2 Bedroom 
Unit Price 

3 Bedroom 
Unit Price 

Moderate (70%) $208,342 $250,010  $288,900  
Low (50%) $148,815  $178,578  $206,357  

Very Low (30%) $89,289  $107,147  $123,814  
Source: AHPNJ 2020 Affordable Housing Regional Income Limits by Household Size; April 24, 2020 
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HOUSING PLAN ELEMENT AND FAIR SHARE PLAN 
REQUIREMENTS 

In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.), a municipal Master 
Plan must include a housing plan element as the foundation for the municipal zoning 
ordinance (see N.J.S.A. 40:55D-28(b)(3) and -62). Pursuant to the FHA (N.J.S.A. 52:27D-301 et 
seq.), a municipality’s housing plan element must be designed to provide access to affordable 
housing to meet present and prospective housing needs, with particular attention to low- and 
moderate-income housing. Specifically, N.J.S.A. 52:27D-310 requires that the housing plan 
element contain at least the following: 

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

� A projection of the municipality’s housing stock, including the 
probable future construction of low and moderate income 
housing, for the next 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.  

See the section titled 
“Housing, Demographic, 
and Employment 
Analysis.” 

See the section titled 
“Princeton’s Affordable 
Housing Plan” for 
information on the 
Municipality’s fair share 
of low- and moderate-
income housing. 

 

 
See the section titled 
“Consideration of Lands 
Appropriate for 
Affordable Housing” for 
this information. 
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PRINCETON’S AFFORDABLE HOUSING HISTORY 

The Princeton community has a long history of providing housing opportunities for residents 
from diverse socio-economic backgrounds.  Princeton’s commitment to affordable housing 
predates the mandates of the Mount Laurel decisions and the Fair Housing Act of 1985.  Efforts 
to provide affordable housing date back to 1938 with the creation of the Princeton Borough 
Housing Authority. Since then public, private and partnership efforts have been initiated in 
Princeton to provide affordable housing.  

Former Princeton Borough Affordable Housing History 

In 1984, Princeton Borough was sued for exclusionary zoning by the Witherspoon Jackson 
Development Corporation. As a result, the Borough was under Court jurisdiction for affordable 
housing matters. On October 9, 1990, the Borough received a Consent Order for Final 
Judgment of Repose for the period 1987-1993, determining the Borough’s obligation to be 122 
affordable dwelling units, giving the borough credit for 88 units completed in 1984 (leaving a 
remaining obligation of 34 units), and granting repose through October 16, 1996. As part of 
that Order, the Court directed the Borough to adopt an affordable housing overlay zone; the 
adopted ordinance, which remains in effect in the merged Municipality, requires a 20% 
affordable housing set-aside or a payment in lieu of construction of affordable units.   

In 1996 the Borough proposed a plan to address its Second Round obligation of 348 units. 
However, it had only constructed 12 of the 34 remaining affordable units it was required to 
construct from the First Round. The Borough requested those 12 units be credited to its 37-
unit Second Round Rehabilitation obligation, reducing that obligation to 25 units. The Court 
concurred, saying:  

“The Borough has an obligation to create a realistic opportunity for the rehabilitation of 25 
units in the Borough affordable to low and moderate income households, its ‘calculated’ need 
fair share obligation for 1987-1996. This adjusted net fair share obligation is based on ‘pre-
credited’ need of 348 units estimated by COAH, credit for 88 senior citizen units completed 
in 1983, credit for 12 new units completed between 1990-1993, and a vacant land adjustment 
of 223 units granted by the Court in 1990.”  

The Court granted repose to October 16, 2002. The Borough sought and was granted a limited 
extension of the repose period to cover the period between October 16, 2002 and one year after 
the effective date of COAH’s adoption of its Third Round obligation. 

The Court approved the low/moderate income split and the bedroom mix of the Borough’s 
proposed compliance mechanisms. At no time did the Court require a minimum rental 
obligation. 
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Former Princeton Township Affordable Housing History 

The initial fair share obligation for Princeton Township determined by COAH was 275 units. 
At the time, the Township was before the Court, and in 1989 received a Judgment of Repose 
for the First Round. In October 1993, COAH determined the Township’s cumulative 12-year 
Second Round fair share obligation was 381 units, consisting of 331 units of new construction 
and a Rehabilitation obligation of 50 units. The Township petitioned COAH for Second Round 
substantive certification on June 13, 1995, and received substantive certification from COAH 
for the Second Round on October 2, 1996. That substantive certification included a substantial 
compliance reduction of six units based on how well the Township had progressed in satisfying 
its First Round obligation. The Township completely satisfied its Prior Round obligation. 

In 2002, the Township applied for an extension of its Prior Round substantive certification 
from COAH, which it received on May 11, 2005 on the condition that a Third Round Housing 
Plan Element and Fair Share Plan be adopted and submitted by December 20, 2005. The 
Township complied fully, but had to make substantial revisions to its 2005 adopted Third 
Round plan in order to comply with the new Third Round rules adopted by COAH. The revised 
plan, which never received certification because of ongoing challenges to COAH’s Third 
Round rules, noted that the number of age-restricted affordable units developed in the 
Township during the Second Round exceeded COAH’s maximum. In the plan the Township 
requested a waiver from COAH, noting that the total number of age-restricted units credited 
in both the Second and Third Rounds was less than the maximum permitted when the total 
cumulative obligation of both rounds was taken into consideration. 

Affordable Housing in the Municipality of Princeton 

Currently there are approximately 845 units of deed-restricted affordable housing in the 
Municipality. This represents almost 10% of the total number of housing units in Princeton. 
The Princeton community remains committed to providing affordable housing in 
conformance with State requirements and also implementing housing policies in furtherance 
of local goals, independent of COAH and Court requirements.  

Historically, the Princeton community has offered housing opportunities for a full spectrum 
of people ranging from those of very low-, low-, moderate-, and middle incomes to affluent.  
Ensuring that these opportunities continue to be available is an important part of this element. 
Princeton’s emphasis on a balanced community ensures a diverse population drawn from a 
wide range of social, cultural, ethnic and economic backgrounds while maintaining a broad 
mix of compatible land uses. 

The Housing Plan Element seeks to reinforce the human scale, diversity of residential 
opportunity, variety of experience, and balance of uses that are the essence of Princeton. As 
Princeton approaches build-out it is imperative that alternatives to traditional means for 
providing affordable housing be available for all in Princeton. 
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Princeton’s Housing Goals 

1. Promote diversity in housing stock and population. 

a. Promote diverse, livable neighborhoods.  
b. Ensure that an adequate supply of housing is available to meet the needs, 

preferences and financial capabilities of Princeton’s residents.  
c. Promote creation of a range of owner-occupied and rental housing types, price, 

and rents to create culturally and economically diverse neighborhoods. 
 

2. Develop adequate affordable housing sites and zoning regulations. 

a. Identify and make available for development adequate sites to meet Princeton 
housing needs, especially permanent designated affordable housing 

b. Future rezoning should encourage the inclusion of affordable housing in all 
appropriate districts to ensure balanced growth, fair housing opportunities and 
diverse neighborhoods. 
 

3. Preserve and protect existing affordable housing. 

a. Restore, rehabilitate and preserve existing housing whenever possible. 
b. Preserve the affordability of units subsidized by federal, state and or local 

public and private sources. 
 

4. Provide housing options for all lifecycle stages. 

a. Ensure that the housing stock meets the life-style needs of all household types 
and sizes. 

b. Promote senior, supportive and accessible housing. 
c. Allow those whose housing needs change to find housing that meets their 

needs within the community.   
 

5. Secure adequate funding for affordable housing. 

a. Secure funding and resources to provide for permanent affordable housing, 
including innovative programs that are not solely reliant on traditional 
mechanisms or capital. 

b. Encourage public and private sector partnerships to support, finance, facilitate, 
provide and maintain affordable housing. 
 

6. Locate housing in areas with existing infrastructure. 

a. Balance housing growth with infrastructure upgrades that accommodate 
Princeton’s growing population. 

b. Every effort should be made to link new housing with public infrastructure 
such as free Wi-Fi access, transit, open space, and community facilities as well 
as to private infrastructure such as retail and employment centers. 
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7. Promote sustainability in housing. 

a. Prioritize sustainable development in planning, rehabilitating and 
constructing new housing. 

b. Encourage housing that reduces the impact of greenhouse gas emissions.  
c. Encourage housing that supports sustainable development patterns by 

promoting the efficient use of land, conservation of natural resources, easy 
access to public transit and to other efficient modes of transportation, easy 
access to services and parks, resource efficient design and construction, and 
the use of renewable energy resources.   

d. Promote the conservation of building materials by preserving and upgrading 
existing housing when appropriate to reduce the waste stream, extend the 
useful life on in-place building resources, and limit the demand for extraction 
and fabrication of new building materials. 
 

8. Ensure that new housing development is respectful of existing neighborhood 

character. 

a. Support and respect the diverse and distinct character of Princeton’s 
neighborhoods.  

b. Promote the preservation of sound existing housing as a way to protect 
neighborhood character.  

c. Consider the impact of regulations and fees in the balance between housing 
affordability and other objectives such as environmental quality, urban design, 
maintenance of neighborhood character and protection of public health, safety 
and welfare. 

Today, the Municipality of Princeton has a robust Affordable Housing Program dedicated to 
the provision of low- and moderate-income housing to meet the needs of a diverse population 
and to satisfy the community’s obligation to provide a fair share of the region’s housing. 
Princeton’s Affordable Housing Program includes: 

• The Princeton Affordable Housing Department (PAH), which administers the sales 
program in Princeton and oversees the affordable rental program. The Affordable 
Housing Sales Program offers properties for sale in Washington Oaks, Griggs Farm, 
and the former Princeton Borough; 
 

• Princeton Affordable Housing Board, a municipal advisory board, is responsible for 
monitoring the Municipality’s compliance with providing low- and moderate-income 
housing.  The Princeton Affordable Housing Board, with guidance from PAH, makes 
recommendations to the Municipal Council regarding affordability assistance 
payments, buyers for affordable units, reviews monthly administrative agent reports, 
and reviews and comments on affordable housing related ordinances. 
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• Princeton Affordable Housing Utility (PHU) was established August 3, 1989 pursuant 

to the “Local Budget Law”, N.J.S.A. 40A-1 et seq. as an affordable housing utility.  The 
PHU budget shall set forth the appropriations in the form and detail prescribed by the 
regulations of the local governing body and may include operations, interest and debt 
retirement and deferred charges and statutory expenditures. 
 

• Princeton Housing Authority (PHA), a federally funded corporation that owns and 
manages 236 family and senior/disabled apartments within five developments 
throughout Princeton. Princeton Housing Authority is independent from the 
Municipality of Princeton and is regulated by the Federal Department of Housing and 
Urban Development and the New Jersey Department of Community Affairs; 
 

• Princeton Community Housing (PCH), the largest provider of low- and moderate-
income housing in Princeton. PCH owns and manages Elm Court, Griggs Farm’s 
rental units, Harriet Bryan House, and Princeton Community Village. Princeton 
Community Housing serves as the Administrative Agent for the Municipality of 
Princeton's affordable rental units, and Merwick Stanworth; 
 

• Group homes serving populations with special needs. These facilities are typically 
owned and administered by an outside provider of special-needs services, and draw 
their residents from a state waiting list; 
 

• Assisted-living units, which are typically owned and administered by licensed providers 
of assisted-living services; 
 

• A partnership with Habitat for Humanity, an experienced developer of affordable 
family for-sale housing, to provide low- and moderate-income for-sale units; 
 

• A municipally sponsored rehabilitation program. 

 

On July 7, 2015 Princeton filed a Complaint for Declaratory Judgment pursuant to the Fair 
Housing Act, N.J.S.A. 52:27D-313, in the Superior Court of New Jersey, Mercer Vicinage (In 
the Matter of the Application of the Municipality of Princeton in Mercer County, Docket No. 
MER-L-1550-15). By Order entered September 25, 2015, the Princeton Declaratory Judgment 
action was consolidated with the other municipal actions filed in Mercer County for a 
methodology determination. The Honorable Mary C. Jacobson, A.J.S.C. extended the 
Municipality’s immunity protections, which the Court granted a number of times including 
through the present time, and appointed Christine A. Herbert, AICP, PP as Special Master. 
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Princeton and Fair Share Housing Center entered into settlement negotiations, but were 
ultimately unable to finalize an agreement and Princeton, along with West Windsor, proceeded 
to a methodology trial held by Judge Jacobson in 2017. 

On March 8, 2018, following the methodology trial, Judge Jacobson issued a comprehensive 
opinion establishing the methodology and Princeton’s cumulative Third Round affordable 
housing obligations. 

With the obligations established, Princeton and FSHC re-entered settlement negotiations and 
mediation, and were able to reach a settlement, approved by the Mayor and Council on 
December 18, 2019 (see Appendix 1). At a fairness hearing on February 7, 2020 and pursuant 
to a Court order entered February 20, 2020 (see Appendix 2), the settlement was preliminarily 
found to be fair and reasonable to the interests of low- and moderate-income residents, subject 
to several conditions. 

This 2020 Housing Plan Element and Fair Share Plan incorporates and implements the terms 
of the 2019 Settlement Agreement between the Municipality and FSHC and will serve as the 
foundation for the Municipality’s petition for a Judgment of Compliance and Repose by the 
Court.  
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HOUSING, DEMOGRAPHIC AND EMPLOYMENT ANALYSIS 

Housing Characteristics 

The 2013-2017 American Community Survey (ACS) 10  indicates that Princeton has 
approximately 10,901 housing units, of which 904, or 8.3%, are vacant. The Municipality’s 
housing stock consists largely of single-family detached units (58.7%) and single-family 
attached units (14.3%). The Municipality’s percentage of single-family detached units is higher 
than that of both the state (53.6%) and of Mercer County (49.6%). The renter population 
represents approximately 41% of all occupied units in Princeton (with 59% owner-occupied), 
which is higher than both the renter population in the county (26.4%) and in the state as a 
whole (35.9%). See Table 4, Housing Units by Number of Units in Structure, for a detailed 
breakdown of the type and tenure of housing units in Princeton in 2017. 

TABLE 4.  HOUSING UNITS BY NUMBER OF UNITS IN STRUCTURE, 2017 

Number  
of Units 

Owner-
occupied 

Percent 
Renter-

occupied 
Percent Vacant Percent Total 

1, Detached 4,907 45.0% 1,115 10.2% 380 3.5% 6,402 

1, Attached 698 6.4% 726 6.7% 132 1.2% 1,556 

2 94 0.9% 266 2.4% 122 1.1% 482 

3 or 4 11 0.1% 445 4.1% 89 0.8% 545 

5 to 9 55 0.5% 437 4.0% 30 0.3% 522 

10 to 19 129 1.2% 383 3.5% 33 0.3% 545 

20 or more 0 0.0% 725 6.7% 118 1.1% 843 

Mobile home 0 0.0% 6 0.1% 0 0.0% 6 

Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0% 0 

Total 5,894 54.1% 4,103 37.6% 904 8.3% 10,901 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Table 5, Housing Units by Year Built, illustrates the age of the Municipality’s housing stock. 
More than 25% of Princeton’s housing stock was constructed prior to 1939, and nearly two-
thirds (64.2%) was constructed between 1940 and 1999.  

                                                      
10 The American Community Survey replaced the long-form Census as the source for much of the housing data necessary to 
complete this section. The Census is a one-time count of the population while this ACS is an estimate taken over five years through 
sampling. For this reason, data in the ACS are subject to a margin of error. 
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TABLE 5.  HOUSING UNITS BY YEAR BUILT, 2017 

Year Built Total Units Percent Owner Renter Vacant 

2014 or later 162 1.5% 40 122 0 

2010 to 2013 120 1.1% 52 44 24 

2000 to 2009 667 6.1% 300 351 16 

1990 to 1999 987 9.1% 687 149 151 

1980 to 1989 959 8.8% 541 369 49 

1970 to 1979 827 7.6% 405 330 92 

1960 to 1969 1,343 12.3% 835 470 38 

1950 to 1959 2,233 20.5% 1,459 598 176 

1940 to 1949 645 5.9% 145 465 35 

1939 and earlier 2,958 27.1% 1,430 1,205 323 

Totals 10,901 100% 5,894 4,103 904 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Table 6, Housing Units by Number of Rooms, shows 16.9% of housing units have between 
one (1) and three (3) rooms; 30.2% have between four (4) and six (6) rooms; and 52.9% have 
seven (7) or more rooms. The data from this and other tables indicate that the housing stock 
in Princeton is, on average, moderate to large in size.  

TABLE 6.  HOUSING UNITS BY NUMBER OF 
ROOMS, 2017 

Rooms Number of Units Percent 

1 403 3.7% 

2 446 4.1% 

3 997 9.1% 

4 1,028 9.4% 

5 920 8.4% 

6 1,344 12.3% 

7 1,098 10.1% 

8 1,611 14.8% 

9+ 3,054 28.0% 

Total 10,901 100% 
Median Rooms 6.8 - 
Source: 2013-2017 American Community Survey 5-Year Estimate. 
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The largest concentration of housing units in Princeton (25.8%) contains three (3) bedrooms 
and 65.1% of all units have three (3) or more bedrooms. For both the county and the State, the 
largest concentration of housing units also has three (3) bedrooms, but the county’s share of 
housing units with three bedrooms is slightly larger, at 34%, than is the state’s at 32.7%. See 
Table 7, Number of Bedrooms per Housing Unit, for more detail. 

TABLE 7.  NUMBER OF BEDROOMS PER HOUSING UNIT, 2017 

Bedrooms Number of Units Percent 
Efficiency 478 4.4% 

1 1,452 13.3% 

2 1,873 17.2% 

3 2,811 25.8% 

4 2,554 23.4% 

5+ 1,733 15.9% 

Total 10,901 100% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Table 8, Housing Values, shows that the median value of owner-occupied housing units in 
Princeton increased by 8.3% between 2010 and 2017 from $746,97511 to $809,200. Mercer 
County, by contrast, saw an 8.9% decline in owner-occupied home values during this same 
period. Princeton had significantly higher median housing values than the county as a whole 
both in 2010 ($746,975 vs. $309,300) and 2017 ($809,200 vs. $281,900).  

Based on the 2020 illustrative sales prices provided in Table 3 and the estimated value of 
owner-occupied homes in 2017 as provided in Table 8, approximately 124 housing units, or 
2.1% of owner-occupied units, in Princeton may be affordable to very low-income households 
(depending on the number of bedrooms in the unit). Approximately 96 housing units, or 1.6%, 
(exclusive of units that may be affordable to very low-income households) may be affordable to 
low-income households, and approximately 153 units (2.6%) may be affordable to moderate-
income households (excluding those units affordable to low- or very low income-households). 
In total, 373 owner-occupied units, or 6.3% of owner-occupied units in the Municipality, may 
be affordable to low- or moderate-income households.  

 

                                                      
11 The 2010 Units represent the total in each interval from both the former borough and the former township. The median home 
value was estimated separately using a statistical formula for calculating a median when frequencies are grouped. 
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TABLE 8.  OWNER-OCCUPIED HOUSING VALUES, 2010 & 2017 

Housing Unit Value 2010 Units Percent  2017 Units Percent 

Less than $50,000 14 0.2% 80 1.4% 

$50,000 to $99,999 70 1.1% 44 0.7% 

$100,000 to $149,999 108 1.8% 66 1.1% 

$150,000 to $199,999 41 0.7% 30 0.5% 

$200,000 to $299,999 230 3.8% 153 2.6% 

$300,000 to $499,999 1,100 18.0% 557 9.5% 

$500,000 to $999,999 3,034 49.6% 3,010 51.1% 

$1,000,000 or more 1,526 24.9% 1,954 33.2% 

Total 6,123 100% 5,894 100% 
Median $746,975 $809,200 
Source: 2006-2010 & 2013-2017 American Community Survey 5-Year Estimates. 

The median rent in Princeton in 2017 was $1,433, compared to $1,191 across Mercer County. 
Based on the 2020 illustrative rents provided in Table 2, approximately 978 renter-occupied 
units, or 24.5%, may be affordable to very low-income renters, depending on the number of 
bedrooms being rented. Similarly, approximately 1,160 rental units (exclusive of units that may 
be affordable to very low-income households), or 29.1%, may be affordable to low-income 
renters and approximately 497 rental units (excluding units that may be affordable to low-
income households), or 12.5%, may be affordable to moderate-income renters. In total, 
approximately 2,635 rental units, or 66.1% of all renter-occupied housing units, may be 
affordable to low- or moderate-income households depending on the number of bedrooms 
being rented. See Table 9, Comparison of Princeton and Mercer County, Gross Rent. 

TABLE 9.  COMPARISON OF PRINCETON AND  
MERCER COUNTY, GROSS RENT, 2017 

 Princeton Mercer County 
Gross Rent Units Percent Units Percent 

Less than $500 227 5.7% 4,481 10.0% 
$500 to $999 751 18.8% 10,460 23.3% 
$1,000 to $1,499 1,160 29.1% 17,252 38.5% 
$1,500 to $1,999 497 12.5% 7,414 16.5% 
$2,000 to $2,499 313 7.9% 2,827 6.3% 
$2,500 to $2,999 371 9.3% 1,414 3.2% 
$3,000 or more 666 16.7% 968 2.2% 
No Rent Paid 118  1,542  
Total 3,985 100% 44,816 100% 
Median Rent $1,433 $1,191 
Source: 2013-2017 American Community Survey 5-Year Estimate. 
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Housing is generally considered to be affordable if rents, mortgages, and other essential costs 
consume 28% or less of an owner-household’s income or 30% or less of a renter-household’s 
income. This percentage is lower for homeowners to account for the additional home 
maintenance costs associated with ownership. In Princeton, 33.1% of all households in 
occupied units are expending more than 30% of their incomes on housing costs. Almost half 
(48.5%) of Princeton’s renters are spending more than 30% of their income on housing, while 
a smaller percentage (22.7%) of owner-occupants are spending more than 30% of their income 
on housing. Significantly, 56% of Princeton’s owner-occupants are spending less than 20% of 
their income on housing. Although it was estimated that 66.1% of rental housing units in 
Princeton may be affordable to very-low-, low- or moderate-income households, this analysis 
was based on rents affordable to a moderate-income household occupying a three-bedroom 
unit. Therefore, it appears that Princeton’s renter population is likely composed of smaller 
households that occupy smaller units.   

 

In 2017, there were an estimated 101 units that had incomplete kitchen facilities and 14 units 
with incomplete plumbing facilities. There were also 21 overcrowded housing units (defined 
as having more than one (1) occupant per room) built before 1950. Overcrowding is often 
associated with substandard housing due to overuse of facilities and is often occupied by lower-
income households who share space to save on housing costs. Historically, the conditions 
mentioned in this paragraph have been indicators of housing deficiency, which are used to 
determine the number of units requiring rehabilitation.  

TABLE 11.  INDICATORS OF HOUSING DEFICIENCY, 2017 

Indicator Incomplete Plumbing Incomplete Kitchen 
Overcrowded/Built 

Before 1950 

Number of Units 14 101 21 

Source: 2013-2017 American Community Survey 5-Year Estimate.  

 

TABLE 10.  HOUSING AFFORDABILITY, 2017 

Monthly Housing Costs 
as Percent of Income 

Owner-
Occupied 

Percent 
Renter 

Occupied 
Percent 

All 
Occupied 

Percent 

Less than 20 Percent 3,273 33.4% 982 10.0% 4,255 43.5% 

20 to 29 Percent 1,247 12.7% 1,048 10.7% 2,295 23.4% 

30 Percent or More 1,329 13.6% 1,912 19.5% 3,241 33.1% 

Total 5,849 59.7% 3,942 40.3% 9,791 100% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 
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General Population Characteristics  

The population of Princeton decreased 5.5% from 2000 to 2010, and then grew again, by 7.5%, 
between 2010 and 2017. The Municipality’s rate of population decline between 2000 and 2010 
is in contrast to the population growth seen by the county (4.5%) during that time. And while 
Princeton saw healthy population growth between 2010 and 2017, the county’s rate of growth 
slowed to 1.9% during the same time. See Table 12, Population Growth. 

TABLE 12.   POPULATION GROWTH, 2000 – 2017 

 
2000 2010 

Percent 
Change 

2017 
Percent 

Total Change 

Princeton 30,230 28,572 -5.5% 30,722 7.5% 

Mercer County 350,761 366,513 4.5% 373,362 1.9% 
Sources: 2000 and 2010 US Census; 2013-2017 American Community Survey 5-Year Estimates. 

 
Between 2010 and 2017, the number of older school-age (10-19) children increased by almost 
15%, while the number of young adults (20-34) in the municipality declined by 4.2%. However, 
the most significant changes in population are the increase in the number of residents between 
55 and 59 (22.1%), the number age 65-74 (45%) and those 75 or older (8.7%), all of which 
combine to push the median age 12  up almost 12%. See Table 13, Age Distribution, for 
additional detail. 

TABLE 13.  AGE DISTRIBUTION, 2010 and 2017 

Age Group 2010 Percent  2017 Percent 
Percent 
Change 

Under 5 1,063 3.7% 1,137 3.7% 7.0% 
5-9 1,387 4.9% 1,468 4.8% 5.8% 
10-14 1,673 5.9% 1,882 6.1% 12.5% 
15-19 3,265 11.4% 3,769 12.3% 15.4% 
20-24 4,253 14.9% 4,070 13.2% -4.3% 
25-34 3,457 12.1% 3,320 10.8% -4.0% 
35-44 2,816 9.9% 2,836 9.2% 0.7% 
45-54 3,653 12.8% 3,804 12.4% 4.1% 
55-59 1,631 5.7% 1,991 6.5% 22.1% 
60-64 1,359 4.8% 1,369 4.5% 0.7% 
65-74 1,961 6.9% 2,844 9.3% 45.0% 
75-84 1,426 5.0% 1,542 5.0% 8.1% 

                                                      
12 As with median home values, the 2010 median age was estimated separately using the sum of the former borough and former 
township age breakdowns. 
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TABLE 13.  AGE DISTRIBUTION, 2010 and 2017 

Age Group 2010 Percent  2017 Percent 
Percent 
Change 

85+ 628 2.2% 690 2.2% 9.9% 
Total 28,572 100% 30,722 100% 7.5% 
Median Age 30.7 34.3 11.7% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Household Characteristics 

A household is defined by the U.S. Census Bureau as those people who occupy a single room 
or group of rooms constituting a housing unit; however, these people may or may not be 
related. As a subset of households, a family is identified as a group of people including a 
householder and one (1) or more people related by blood, marriage or adoption, all living in the 
same household. In 2017, there were an estimated 9,997 households in the Municipality, with 
an average of 2.53 persons per household. Approximately 57.7% of the households are 
composed of married couples with or without children. Approximately 33.7% of the 
Municipality’s households are non-family households, which include individuals living alone. 
See Table 14, Household Composition. 

TABLE 14.  HOUSEHOLD COMPOSITION, 2017 

Household Type Households Percent 

Family households 6,625 66.3% 
 Married-couple family 5,772 57.7% 

 Male householder, no spouse present 207 2.1% 

 Female householder, no spouse present 646 6.5% 

   With Children Under 18 2,784 27.8% 

Nonfamily households 3,372 33.7% 
 Householder living alone 1,566 15.7% 

Total Households 9,997 100% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 
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Income Characteristics 

In 2017, the median income in Princeton was $125,506 for households and $196,855 for 
families. Comparable figures for the county were lower, at $77,027 for households and 
$98,965 for families. Table 15, Household Income by Income Brackets, further illustrates 
these findings by noting the number of households in each of the income brackets. 

TABLE 15.  HOUSEHOLD INCOME BY INCOME BRACKETS, 2017 
 Households Percent 

Less than $5,000 342 3.4% 

$5,000-$9,999 222 2.2% 

$10,000-$14,999 428 4.3% 

$15,000-$19,999 513 5.1% 

$20,000-$24,999 800 8.0% 

$25,000-$34,999 894 8.9% 

$35,000-$49,000 847 8.5% 

$50,000-$74,999 1,411 14.1% 

$75,000-$99,999 342 3.4% 

$100,000-$149,999 222 2.2% 

$150,000 + 4,540 45.4% 

Total 9,997 100% 

Median Income $125,506 - 

Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

The Municipality’s poverty rate for individuals (6.2%) is less than that of the county (11.3%) as 
well as the Municipality’s poverty rate for families (3.7%) is below than the county’s rate (8.2%). 
See Table 16, Individual and Family Poverty Rates, for the comparison. 

TABLE 16.  INDIVIDUAL AND FAMILY POVERTY RATES, 2017 

Location Individuals Families 

Municipality of Princeton 6.2% 3.7% 

Mercer County 11.3% 8.2% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 



 

P a g e | 27 
 

Employment Characteristics 

Table 17, Distribution of Employment by Industry, shows the distribution of employment by 
industry for employed Princeton residents. The four industries representing the largest 
concentrations of employed residents in Princeton in 2017 were Educational, Health, and 
Social Services with 43.4% of employed residents; Professional, Scientific, and Management, 
and Administrative and Waste Management Services with 16.6%; Financing, Insurance, Real 
Estate, Renting and Leasing with 7.4%; and Manufacturing with 6.0%. 

TABLE 17.  DISTRIBUTION OF EMPLOYMENT BY INDUSTRY,  
PRINCETON RESIDENTS, 2017 

Sector Jobs Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining 5 0.0% 

Construction 158 1.0% 

Manufacturing 921 6.0% 

Wholesale Trade 209 1.4% 

Retail Trade 884 5.8% 

Transportation, Warehousing, and Utilities 122 0.8% 

Information 492 3.2% 

Financing, Insurance, Real Estate, Renting, and Leasing 1,129 7.4% 
Professional, Scientific, Management, Administrative, and 
Waste Management Services 

2,522 16.6% 

Educational, Health and Social Services 6,606 43.4% 
Arts, Entertainment, Recreation, Accommodation and 
Food Services 

861 5.7% 

Other 821 5.4% 

Public Administration 501 3.3% 

Total 15,231 100% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Table 18, Employment by Occupation, identifies the occupations of employed residents of 
Princeton. While Princeton residents work in a variety of industries, 71.2% of employed 
residents work in Management, Business, Science, and Arts occupations and 14.6% are 
employed in Sales and Office occupations.  
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TABLE 18.  EMPLOYMENT BY OCCUPATION,  
PRINCETON RESIDENTS, 2017 

Sector Jobs Number Percent 

Management, Business, Science, Arts 10,846 71.2% 
Service 1,668 11.0% 
Sales and Office 2,225 14.6% 
Natural Resources, Construction, Maintenance 179 1.2% 
Production, Transportation, Material Moving 313 2.1% 
Total 15,231 100% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Since 2011, the size of Princeton’s labor force13 increased by 7%. The Municipality saw a 
delayed effect from the most recent recession, resulting in unemployment rates above 7% from 
2011 through 2014. The unemployment rate fell to 6.1% in 2015 and below 5% for 2016 and 
2017. Table 16, Change in Employment, illustrates these trends.  

TABLE 19.  CHANGE IN EMPLOYMENT, 2010 – 2017 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2010 14,293 13,501 765 5.4% 

2011 14,186 13,055 1,092 7.7% 

2012 14,575 13,404 1,136 7.8% 

2013 14,958 13,819 1,139 7.6% 

2014 15,785 14,656 1,129 7.2% 

2015 15,240 14,314 926 6.1% 

2016 15,867 15,802 779 4.9% 

2017 15,910 15,231 673 4.2% 
Source: 2006-2010, 2007-2011, 2008-2012, 2009-2013, 2010-2014, 2011-2015, 2012-2016, 2013-2017 American 
Community Survey 5-Year Estimates. 

 

The New Jersey Department of Labor tracks covered employment throughout the state. 
Covered employment data includes only those jobs for which unemployment compensation is 
paid. By definition, it does not cover the self-employed, unpaid family workers, most part-time 
or temporary employees, and certain agricultural and in-home domestic workers. The number 
of jobs in Princeton is higher than the number of working age residents in the Municipality, 
speaking to its role as a regional employment center. See Table 20, Covered Employment 
Estimates, for additional detail. 

                                                      
13 The numbers for 2010 through 2012 are the totals for the former borough and the former township. 
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TABLE 20.  COVERED EMPLOYMENT ESTIMATES 

Year Princeton Mercer County 

2017 26,966 234,329 
Source: U.S. Census Bureau, Center for Economic Studies, OnTheMap Application, 2017 Home Area Profile Analysis, 
http://onthemap.ces.census.gov 

 

The professional/technical and health/social services sectors represented the largest 
concentration of jobs in Princeton, with an average of 6.015 and 3,702 jobs, respectively. Table 
21, Covered Employment by Sector, provides additional employment information.  

TABLE 21.  COVERED EMPLOYMENT BY SECTOR, 2018 

  Employment Wages 
March June Sept. Dec. Average Annual Weekly 

Private Sector Totals 33,836 35,167 35,061 35,739 34,701 $88,035 $1,693 

Agriculture 15 17 15 16 15 $29,607 $569 

Construction 387 452 576 564 486 $81,199 $1,562 

Manufacturing 291 301 294 302 295 $228,010 $4,385 

Wholesale Trade 779 774 744 756 758 $156,025 $3,000 

Retail Trade 3,097 3,179 3,178 3,250 3,163 $36,494 $702 

Transportation/Warehousing 362 353 351 373 355 $55,718 $1,071 

Information 649 733 824 852 754 $120,781 $2,323 

Finance/Insurance 2,389 2,458 2,526 2,529 2,482 $170,583 $3,280 

Real Estate . . . . . . . 

Professional/Technical 5,771 6,150 6,053 6,122 6,015 $123,298 $2,371 

Management 454 458 459 478 458 $151,707 $2,917 

Admin/Waste Remediation 1,524 1,708 1,729 1,780 1,662 $76,268 $1,467 

Education . . . . . . . 

Health/Social 3,639 3,714 3,719 3,816 3,702 $59,703 $1,148 

Arts/Entertainment 585 608 591 648 573 $32,186 $619 

Accommodations/Food 2,930 3,153 2,927 2,954 2,977 $26,933 $518 

Other Services 1,682 1,643 1,669 1,731 1,669 $46,234 $889 

Unclassified 101 135 142 187 133 $69,896 $1,344 

Federal Government Total 10 10 11 10 10 $110,564  $2,126  
State Government Total 3 2 2 2 2 $74,640  $1,435  
Local Government Total 1,273 1,429 1,244 1,281 1,233 $68,775  $1,323  
Local Government Education Total 874 909 802 894 797 $73,017  $1,404  
Total Covered Employment 35,996 37,517 37,120 37,926 36,743 - - 
Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic Analysis, NJ Covered 
Employment Trends 2018.   
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As Table 22, Journey to Work, below shows, fewer than half of Princeton’s employed residents 
drive to work alone, compared to 71.1% for Mercer County and 71.4% for New Jersey as a whole. 
As compared to Mercer County, a higher percentage (11.9% vs. 7.9%) of Princeton residents 
take public transit to work, and a significantly higher percentage (21.7% vs. 4.1%) walk or cycle 
to work. 

TABLE 22.  JOURNEY TO WORK, 2017 

Mode Princeton Mercer County New Jersey 

Drive Alone 7,172 126,195 3,074,062 

Carpool 726 18,836 344,646 

Transit 1,763 14,067 493,428 

Walk or Cycle 3,214 7,223 128,622 

Other 48 2,196 78,727 

Work at Home 1,858 8,955 181,388 

Total 14,781 177,472 4,300,873 
Source: 2013-2017 American Community Survey 5-Year Estimate. 

 

Approximately 25% of households in Princeton have one (1) vehicle and 8.7% have no vehicle. 
Some one-car households likely comprise the nearly 25.7% of Municipality residents who live 
alone. For one-car households with more than one (1) adult and for households with no car, 
the lack of available vehicles in a suburban context can be an indicator of lower income, and 
makes it difficult for residents to reach jobs and community and commercial services. 
However, in Princeton’s case as an employment center, it also correlates with the high 
percentage of residents who either walk or cycle to work (see Table 24 for commuting 
destinations) or who take transit. See Table 23, Available Vehicles by Household.  

 

TABLE 23.  AVAILABLE VEHICLES BY HOUSEHOLD, 2017 

Vehicles Count Percent 

None 1,131 8.7% 

One 3,248 25.0% 

Two 6,178 47.5% 

Three or more 2,441 18.8% 

Total 12,998 100% 
Source: 2013-2017 American Community Survey 5-Year Estimate. 
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The most common commuting destination for Princeton residents is Princeton itself (10.8% 
of residents), followed by Trenton (2.8%) and New York City (1.9%). As shown in Table 24, 
Top 10 Commuting Destinations for Princeton Residents the remaining seven top 
employment destinations for residents, while all local except for Philadelphia, each draws less 
than 2.0% of the Municipality’s working population. The majority of residents, 77.5%, 
commute to dispersed locations. 

 

TABLE 24.  TOP 10 COMMUTING DESTINATIONS FOR  
PRINCETON RESIDENTS, 2017 

Destination Jobs Percent 

Princeton 2,913 10.8% 

Trenton 750 2.8% 

New York City 500 1.9% 

Princeton Meadows 390 1.4% 

Mercerville  316 1.2% 

Hamilton Square  313 1.2% 

Philadelphia  277 1.0% 

Lawrenceville  224 0.8% 

Kendall Park  205 0.8% 

White Horse  184 0.7% 

All Other Locations 20,894 77.5% 

All Places 26,966 100% 
Source: U.S. Census Bureau, Center for Economic Studies, OnTheMap Application, 2017 Home Area Profile 
Analysis, http://onthemap.ces.census.gov 
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Population and Housing Projections 

The Delaware Valley Regional Planning Commission (“DVRPC”), the Metropolitan Planning 
Organization (MPO) that contains Princeton as well as the remainder of Mercer County, 
published population and employment projections for the year 2040. The DVRPC projects 
that Princeton’s population and employment will increase by 6.8% and 6.9% respectively 
between 2020 and 2040. As Table 25, Population, Household and Employment Projections 
shows, these rates are slightly higher than for the county as a whole. 

 

TABLE 25.  POPULATION, HOUSEHOLD, AND EMPLOYMENT 
 PROJECTIONS, 2020 – 2040 

  Princeton Mercer County 
2020 2040 % Change 2020 2040 % Change 

Population 29,011 30,981 6.8% 370,543 390,729 5.4% 

Employment 23,909 25,557 6.9% 271,279 286,087 5.5% 

Sources: DVRPC Regional, County, and Municipal Population and Employment Forecasts, 2010-2040, published 2013 

 

The FHA requires that housing plans include a 10-year projection of new housing units based 
on the number of building permits, development applications approved, and probable 
developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b). Annual 
building permit issuance for residential new construction in Princeton during the years 2000 
through 2018 averaged approximately 85.5 units. When demolitions are taken into account, 
yearly average of net new dwellings is approximately 64.4 units.  

Including the units discussed in this Plan, Princeton may see as many as 1,100 new dwellings 
by the year 2025. Factors such as the business cycle and rate of residential unit absorption may 
result in a lower or higher actual number. Table 26, Housing Projections, provides an estimate 
of anticipated residential growth based on the extrapolation of prior housing activity into the 
future and the proposed inclusionary developments in this Plan.  
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TABLE 26.  HOUSING PROJECTIONS 

Year 
Building Permits 

Issued 
Demolitions Net New 

Dwellings 

2000 128 9 119 

2001 59 12 47 

2002 24 13 11 

2003 17 15 2 

2004 19 20 -1 

2005 93 22 71 

2006 29 16 13 

2007 12 25 -13 

2008 41 29 12 

2009 46 19 27 

2010 72 13 59 

2011 46 14 32 

2012 22 23 -1 

2013 518 36 482 

2014 21 15 6 

2015 369 38 331 

2016 38 27 11 

2017 42 32 10 

2018 28 22 6 

Total 1,624 400 1,224 

Average 85.5 21.1 64.4 

10-Year Projection, Organic 
Growth 

 855 211 644 

Projection to 2025, Growth + 
Plan 

  743 

Source: NJDCA Construction Reporter, Building Permits, Yearly Summary Data, and Housing Units Authorized by Building Permits 
for New Construction 
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CONSIDERATION OF LANDS APPROPRIATE FOR 
AFFORDABLE HOUSING 

Princeton is not located in the Highlands, Meadowlands or Pinelands Planning Areas or in an 
area subject to CAFRA (Coastal Area Facilities Review Act) regulations. There are no known 
federal regulations that could be considered constraining development. A portion of Princeton 
has been designated as a Regional Center in the State Development and Redevelopment Plan 
(SDRP), which represents an area envisioned for growth by the SDRP. The SDRP also designates 
large masses of land that share a common set of conditions, such as population density, 
infrastructure, level of development, or natural systems into one of five planning areas. Within 
Princeton’s boundaries are the following planning areas: Suburban Planning Area (PA2), Fringe 
Planning Area (PA3), Rural/Environmentally Sensitive Planning Area (PA4B) and 
Environmentally Sensitive Planning Area (PA5). Princeton has developed zoning that complies 
with these designations. None of these SDRP designations preclude development. A portion of 
the Stony Brook has been designated as a C-1 stream, which results in a 300-foot buffer along the 
stream and its tributaries. 

Most of Princeton is served by New Jersey American Water Company, although a small portion 
of the municipality is served by private wells. The public wastewater treatment demands from 
new and existing development are being met by the Stony Brook Regional Sewage Authority 
(SBRSA). A small portion of Princeton, primarily in the northwest corner, is served by 
individual subsurface septic disposal systems. SBRSA has capacity to serve existing and 
planned developments. Neither utility has reported any capacity problems. 

As part of this Plan, Princeton has considered land that is in the vicinity of public sewer and 
water infrastructure and is appropriate for the construction of very low-, low- and moderate-
income housing. Available land appropriate for affordable housing is further subject to the 
limited additional firm water and sewer capacity approved by the New Jersey Department of 
Environmental Protection (“NJDEP”).  

Approximately 90 to 95 percent of the land in the former Borough is developed, which resulted 
in a vacant land adjustment for the former Borough’s Second Round HPE/FSP. The resulting 
unmet need has been carried over into this plan, and any excess units generated within the 
boundaries of the former Borough during the Third Round as a result of the Municipality’s 
amended affordable housing overlay ordinance are required to address the former Borough’s 
unmet need before they may be used to address a future Municipal obligation.  

A small portion of Princeton is located outside of an approved sewer service area, and these 
areas have been zoned for very low-density development. Other areas zoned similarly for low 
density are part of the Princeton Ridge, where, due to environmental characteristics, low-
density residential development was deemed appropriate.  
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There are 28 known contaminated sites in the Municipality of Princeton according to NJ 
GeoWeb. Of those, three – two active gas stations and an unregulated underground heating oil 
tank – are on sites proposed in this Plan for affordable housing development. They will need 
to be remediated as noted in the suitability discussions of the individual sites. 

Six objections were filed to the proposed Settlement Agreement, of which two concerned 
specific sites in the Municipality that objectors claim should have been included in this Plan 
but were not, or were included even though they would not be able to participate. Each of the 
objector sites is discussed below, along with Special Master Herbert’s evaluation of the 
objections. 

TCG 29 Thanet Holdings LLC 

TCG 29 Thanet Holdings, LLC argued that its property at 29 Thanet Circle, immediately 
adjacent to the property at 100/101 Thanet Circle (which is designated as an area in need of 
redevelopment and is included in the Municipality’s Plan), should also be included. The 
property is 9.26 acres, and TCG 29 Thanet Holdings argues that the conditions of the 
buildings on the two properties “are, in all material respects, identical,” and thus TGC 29 
Thanet Holdings’ property is a suitable candidate for affordable housing development just as 
the 100/101 Thanet Circle property is. The objector submitted a preliminary analysis showing 
that the property could support a multi-family development of between 162 and 189 units, 
which, with a 20% set-aside, would yield between 32 and 38 affordable units. Special Master 
Herbert’s report indicated that, unlike the buildings on the included site, the buildings on the 
objector’s site are not vacant. In addition, the report noted that there has apparently been 
interest in repurposing the objector’s property. Special Master Herbert concluded that, since 
the buildings on the objector’s site were occupied and there is existing developer interest in 
the site, and since this Plan provides 25 excess Third Round units, the site is neither suitable 
nor needed in order to satisfy the Municipality’s affordable housing obligation. 

 235 Nassau Street and 25 Wiggins Street; 238 Nassau Street and 240 ½ Nassau Street 

These four properties are all owned by Elsie Pang. Ms. Pang submitted an objection stating 
that her property at 235 Nassau Street was not included in the AHO-1 affordable housing 
overlay ordinance, although it is within the same underlying SB zone and in the same block, 
one property removed, as properties that were included. She also stated that her property at 25 
Wiggins Street should have been included in an affordable housing overlay zone, since “most 
properties” near the 25 Wiggins Street property “are in the RO zone, immediately adjacent to 
the CB zone.” She stated that all properties within a block should be included in the AHO zone 
for that block. Separately, Ms. Pang indicated that her properties at 238 Nassau Street and 240 
½ Nassau Street, which are included in an affordable housing overlay zone, could not 
participate because the combined area of the lots is smaller than the minimum lot size 
specified in the affordable overlay ordinance. Special Master Herbert concluded that the 
affordable housing overlay ordinances had been carefully vetted, but that should the 
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Municipality so desire, it could certainly amend them during the compliance phase as to both 
which properties are included and the minimum lots size required. 

The Municipality believes that the sites and mechanisms proposed in this document represent 
the best and most appropriate options for affordable housing development. These mechanisms 
entirely satisfy the Municipality’s affordable housing obligation as established through the 
Court-approved Settlement Agreement with FSHC.     

375 Terhune Road 

The owner of this property, 375 Terhune LLC, filed an objection to the Municipality’s 
Settlement Agreement with FSHC, alleging it was not fair to the interests of low- and 
moderate-income households because it did not present a realistic opportunity for the creation 
of affordable homes. The objection in part noted a 2018 presentation in which the subject 
property, Block 7401, lot 4.01, was included as a site that could support the development of 25 
residential units, five of which would be deed-restricted as affordable in partial satisfaction of 
the Municipality’s Third Round. Separately, 375 Terhune LLC has filed a complaint challenging 
the Thanet Road redevelopment designation, and settlement discussions that would add the 
375 Terhune property to the Municipality’s Third Round Housing Element and Fair Share Plan 
are ongoing.  
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FAIR SHARE PLAN 

PRINCETON’S AFFORDABLE HOUSING OBLIGATION 

In its March 10, 2015 decision, the New Jersey Supreme Court directed that the methods of 
determining municipal allocation were to be similar to those utilized in COAH’s First and 
Second Round rules; specifically, the present and prospective statewide and affordable housing 
need. Present need is defined in the Second Round rules as the sum of the “indigenous need” 
and the “reallocated present need.” However, this was modified by the Court in that the 
reallocated present need was no longer to be assigned to municipalities in the region. 
Indigenous need is sub-standard housing occupied by low- and moderate-income households. 
This is now more commonly called the Rehabilitation Share.  

As previously indicated, the Municipality of Princeton and 
FSHC have entered into a Settlement Agreement to establish 
the Municipality’s Rehabilitation Share, Prior Round 
obligation, and Third Round obligation, which was approved 
by the Superior Court at a Fairness Hearing on February 7, 
2020 and reflected in a Court Order dated February 20, 
2020.  The Court-approved obligation is an 80-unit 
Rehabilitation, or present need, obligation, a 641-unit Prior 
Round obligation, and a 753-unit Third Round (“gap” + 
prospective need) obligation. 

Rehabilitation Obligation 

The rehabilitation obligation can be defined as an estimate of the number of deteriorated 
housing units existing in Princeton that are occupied by low- and moderate-income 
households. The Settlement Agreement with FSHC establishes Princeton’s rehabilitation 
obligation as 80 units.  

 
Prior Round Obligation 

The Prior Round obligation can be defined as the cumulative 1987 through 1999 new 
construction affordable housing obligation. This period corresponds to the First and Second 
Rounds of affordable housing. The Settlement Agreement with FSHC establishes Princeton’s 
Prior Round obligation as 641 units, a combination of the former Borough’s Second Round 
obligation of 323 units, later recalculated to 311 units, and the former Township’s Second Round 
obligation of 330 units.  

The former Borough of Princeton had received Court approval for a Second Round vacant land 
adjustment, which split its 323-unit Second Round obligation into a realistic development 
potential of 100 units and an unmet need of 223 units. That unmet need persists in the 

Rehabilitation 
Obligation: ................. 80 

Prior Round  
Obligation: ............... 641 

Third Round  
Obligation: ................ 753 
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Municipality of Princeton’s 2019 Settlement Agreement, and any excess Third Round units 
produced within the bounds of the former Borough via the Municipality’s amended affordable 
housing overlay ordinance must first go toward satisfying the former Borough’s 223-unit unmet 
need. 

Third Round Obligation 

The future demand for affordable housing includes the portion of the Third Round (1999- 2015) 
that has already passed, as well as a 10-year projection from 2015 to 2025. The 10-year period is 
derived from the Fair Housing Act, which, when amended in 2001, set the projection for this 
length of time (N.J.S.A. 52:27D-310). As established by the trial court in the Opinion and Order 
entered by the Honorable Mary C. Jacobson, A.J.S.C. on March 8, 2018 in the consolidated 
methodology trial for Princeton (Docket No. MER-L-1550-15) and West Windsor Township 
(Docket No. MER-L-1561-15), and set forth in the Municipality’s 2019 Settlement Agreement 
with FSHC, Princeton’s Third Round obligation (1999-2025) is 753 units. 
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PRINCETON’S AFFORDABLE HOUSING PLAN 

Satisfaction of the Rehabilitation Obligation 

Princeton’s rehabilitation obligation is 80 units. Nine units have been rehabilitated since 2010. 
(See the appendices for crediting documentation.) 

TABLE 27.  COMPLETED REHABILITATION UNITS 
Address Block Lot Funds System Repairs Date of 

completion 

63 David Brearly Ct. 802 1.403 $8,342 HVAC, Windows, Doors 7/14/14 
29 Billie Ellis Lane 802 1.121 $6,495 Heating 8/31/18 
131 John St. 17.02 115 $10,500 Heating 2017 
429 Walnut Lane 5408 40 $14,513 Roof, Gutters 8/5/19 

417 Brickhouse Road 9801 3.417 $3,712 
Heating, Electricity, 
Sprinkler Heads 

4/24/17 

218 Brickhouse Road 9801 3.218 $4,455 
Windows, Doors, Floors, 
Appliances, Sprinkler 
Heads, Paint 

4/27/17 

434 Brickhouse Road 9801 3.434 $7,733.00 
Plumbing, Paint, Floors, 
Sprinkler Heads 

10/30/18 

105 Hamilton Avenue 3304 01 15 $24,290 
Plumbing, Heating, 
Floors, Paint 

4/13/17 

31 Billie Ellis Lane 802 
1.0123 
co31 

$11,580.00 Plumbing, Heating, Paint In Progress 

 

Princeton will meet the remainder of its Rehabilitation obligation through a local rehabilitation 
program for both rental and for-sale housing, administered by the Princeton Affordable 
Housing Office in conformance with N.J.A.C. 5:93-5.2. (See the appendices for the 
rehabilitation program manual.) 

All rehabilitated units will comply with the definition of a substandard unit in N.J.A.C. 5:93-
5.2(b), which states, “a 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 subject to 
10-year affordability controls, which shall be placed on the property in the form of a lien or 
deed restriction. 
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All rehabilitations shall have an average hard cost of $10,000 and administration shall not 
exceed $2,000. The maximum allocation of hard costs for all 71 remaining units is $710,000, 
plus a total of $142,000 in soft costs. The Municipality-administered program will be funded 
by affordable housing trust funds.  
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SATISFACTION OF THE PRIOR ROUND OBLIGATION 

Because Princeton as a Municipality has no COAH-calculated Prior Round obligation, its 
obligation is established in the Settlement Agreement by combining the separate Prior Round 
obligations of the former Borough and the former Township. Tables 28 and 29, below, detail 
each former municipality’s Prior Round obligations.  

TABLE 28.  FORMER BOROUGH OF PRINCETON 100-UNIT PRIOR ROUND RDP 
COMPLIANCE MECHANISMS 

Mechanism 

R
en

ta
l 

Fo
r 

Sa
le

 

Fa
m

ily
 

Se
ni

or
 

Affordable 
Units 

Rental 
Bonuses 

Total 
Credits 

Prior Cycle Credits        

Elm Court (Block 1.01 Lot 4.01) –  
age-restricted affordable rentals 

X   X 88  88 

Family Affordable For-Sale – Existing        

John and Clay Streets (Block 15.02, Lots 106.02, 
106.03, 106.04; Block 15.03, Lots 49.02, 49.04) 

 X X  5  5 

Hamilton Avenue (Block 33.04, Lots 1.16, 1.15, 
1.11, 1.10, 1.06, 1.04) 

 X X  6  6 

171 John Street (Block 17.03, Lot 71)  X X  1  1 

Inclusionary Developments – Existing and 
Approved 

       

The Princewood (Block 48.01, Lot 8) – existing  X  X  1  1 

Princeton International Properties (Block 51.02, 
Lot 46) – existing  

X  X  1  1 

41 Spring Street (Block 27.04, Lot 18) – existing  X  X  2  2 

Shirley Court (Block 24.01, Lot 15) – existing 2 3 X  5  5 

Maclean Street (Block 17.03, Lots 116.0104, 
116.0103, 116.0101) – existing 

 X X  3  3 

Palmer Square/Hulfish North 
(Block 20.04, Lot 1) – existing 

X  X  2  2 

47 Spring Street ((Block 27.04, Lot 20) – 
approved 

X  X  1  1 

Total 115  115 

Less RDP   -100 

Excess units to be applied to unmet need   15 
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TABLE 29.  FORMER TOWNSHIP OF PRINCETON 330-UNIT PRIOR ROUND  
COMPLIANCE MECHANISMS 

Mechanism 

R
en

ta
l 

Fo
r 

Sa
le

 

Fa
m

ily
 

Se
ni

or
 

Affordable 
Units 

Rental 
Bonuses 

Total 
Credits 

Regional Contribution Agreement – 
Completed 

       

City of Trenton     23  23 

Alternative Living Arrangements – Existing         

CIFA II, LLC / SERV (Block 4701, Lot 28) X    2 2 4 

100% Affordable For-Sale – Existing        

Griggs Farm (Block 802, Lot 1)  X X  70  70 

7 Leigh Avenue (Block 6905, Lot 21)   X X  1  1 

Inclusionary Developments – Existing        

Washington Oaks (Block 9701, Lots 2 through 
74 and Block 9702, Lots 2 through 45) 

 X X  60  60 

100% Affordable Rentals – Existing          

Griggs Farm (Block 802, Lot 1) X  X  70 70 140 

Karin Court (Block 111301, Lot 1.o2) X  X  16 11; cap 27 

Total 242 83 325 

Substantial Compliance Bonus   6 

Total   331 

Less Prior Round Obligation   -330 

Excess units to be applied to former borough unmet need   1 
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Former Princeton Borough’s Prior Round RDP 

The former Borough had a Prior Round obligation of 323 
units. Through the October 16, 2002 Judgment of Repose, 
the former Borough received a vacant land adjustment, 
reducing its obligation to an RDP of 100 units and 
establishing an unmet need of 223 units. The 100-unit RDP 
was addressed via 88 existing age-restricted affordable 
rentals and 12 gut-rehabilitated, affordable, family, for-sale 
units. A later recalculation by COAH, using the methodology 
set forth in N.J.A.C. 5:97, Appendix C, brought the former 
Borough’s Prior Round obligation down to 311 units. In 
addition, an affordable housing overlay zone required as part 
of the former Borough’s Second Round Judgment of Repose 
had generated 15 new affordable units, which were applied 
to the unit unmet need. The recalculation and the 15 units 
from the overlay zone reduced the Borough’s unmet need to 
196 units. That unmet need persists and becomes the Municipality’s Prior Round unmet need. 
The Court did not impose on the former Borough any minimum rental requirement, and the 
former Borough received no rental bonuses for the Prior Round. 

 

100% AFFORDABLE HOUSING PROJECTS 

Elm Court 

Elm Court (Block 101, Lots 3 and 4) was built in 1984 
under the HUD Section 202 program by Princeton 
Community Housing Inc. The project was built on a site 
that straddles the former Princeton Borough and former 
Princeton Township boundary. All 88 low-income, age-
restricted rentals are in the former Borough, while open 
space and stormwater facilities are in the former 
Township. Of the 88 total affordable units, nine are handicapped-accessible. The project is 
owned and managed by Princeton Community Housing. There are 40-year affordability 
controls in place dating from May 1986.  

 

 

Prior Round Rental Credits: 

 A rental unit available to the 
general public receives one (1) 
rental bonus;  

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

 No rental bonus is granted in 
excess of the rental obligation. 

 

100% Affordable Development 

A development in which all units 
are affordable to low- and 
moderate-income households.  
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SCATTERED-SITE DEVELOPMENT 

Following the 1990 Consent Order, the former 
Borough joined with the Princeton Borough Non-
Profit Housing and Redevelopment Corporation to 
construct 34 units of low- and moderate-income 
housing in inclusionary developments in four 
scattered redevelopment sites: Shirley Court, John and 
Clay Streets, Maclean Street and Hamilton Avenue. 
The housing was to be part of a new construction 
lease-purchase program. Between 1990 and 1996, 12 
affordable units were completed, on two of the four 
original sites (John and Clay Streets and Hamilton 
Avenue). In addition, the former Borough acquired 171 
John Street, demolished an existing deteriorated 
structure, and constructed a new three-bedroom, 
moderate-income unit.  

John and Clay Streets 

The houses at John and Clay Streets (Block 15.03. Lots 49.02 and 49.04; Block 15.02, Lots 
106.02, 106.03 and 106.4) were completed in 1990 and 1991, and include five moderate-
income for-sale units. Resales are managed by the Princeton Affordable Housing Department. 
The units have 99-year affordability controls.   This development was previously approved by 
the Court in the Second Round. 

Hamilton Avenue 

The six affordable family for-sale units at Hamilton Avenue (Block 33.04, Lots 1.17, 1.15, 1.11, 
1.1, 1.06, and 1.04) were completed in 1990. Two are affordable to low-income households and 
four are affordable to moderate-income households. Resales are managed by the Princeton 
Affordable Housing Department. The six units have 99-year deed restrictions.  This 
development was previously approved by the Court in the Second Round. 

171 John Street 

The single-family home at 171 John Street (Block 17.03, Lot 71) was acquired in 1992 by the 
former Borough, which demolished the existing, deteriorated house and constructed a new, 
three-bedroom modular home, affordable to a moderate-income household. It received its 
certificate of occupancy in 1993, and has a 99-year deed restriction. Resale is managed by the 
Princeton Affordable Housing Department.  This development was previously approved by the 
Court in the Second Round. 

Inclusionary Development 

A development containing low- 
and moderate-income units 
among market rate units. 
Affordable housing set-asides 
are typically 15% or 20%.  

Inclusionary development may 
also be a non-residential 
development (i.e., a shopping 
center) with affordable units 
built in.   
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Former Princeton Borough’s Prior Round Unmet Need 

As previously indicated, unmet need is the difference between the 100-unit RDP and the 
former Borough’s 323-unit Third Round obligation, or 223 units. In combination with the 
application of one credit from one excess unit from the former Township, the current unmet 
need from the former Borough is as follows: 

Total unmet need 223 
Less:  

Units from Overlay Ordinance 15 
Adjustment from COAH Recalculated Prior Round Obligation 12 

Former Township Prior Round Excess Credit 1 
Remaining Unmet Need from Former Borough 195 

 

Princeton provides the following compliance mechanisms to address unmet need. 

• Affordable Housing Overlay Zoning Ordinance (Mandatory Set-Aside Ordinance) 
• Affordable Housing Overlay 1 
• Affordable Housing Overlay 2 
• Affordable Housing Overlay 3 

A description of each mechanism to address the former Borough’s unmet need is provided 
herein. 

OVERLAY ZONING 

N.JA.C. 5:97-5.1 (c) and (d) (a) states that a vacant land adjustment that was granted as part of 
a First or Second Round judgment of compliance continues to be valid provided a municipality 
has implemented all of the terms of the judgment of compliance ordered by the Court. The 
former Borough adopted and maintained a Borough-wide mandatory set-aside overlay zone 
that had been required by the Court as an unmet need compliance mechanism. This overlay 
zone requires either a 20% affordable housing set-aside in any zoning district for development 
of a multiple dwelling or joint occupancy building with five or more dwelling units, or a cash 
contribution to the former Borough's trust fund for affordable housing. 

The overlay zone has generated or will generate the 15 affordable units on seven sites detailed 
below, which reduced the former Borough’s Prior Round unmet need accordingly.  

The Princewood 

This site (Block 48.01, Lot 6), at 253 Nassau Street, completed in 2005, contains 12 rental units, 
including one low-income family unit. In lieu of the second affordable unit required by the 
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overlay zoning, the developer made a payment to the former Borough’s affordable housing 
trust fund. The unit has 30-year affordability controls, first imposed in February 2007.  

Princeton International Properties/291-293 Nassau Street 

This site, at Block 51.02, Lot 46, contains a total of seven family rentals of which one is a 
moderate-income rental unit. It received its certificate of occupancy in 1991, and has 30-year 
affordability controls.  

41 Spring Street 

There are 22 rental units on this site, Block 27.04, Lot 18, of which two are family affordable 
rentals, generated by the former Borough’s mandatory inclusionary overlay ordinance. They 
received their initial certificates of occupancy in 1997, but were not deed-restricted until 2009, 
when 30-year affordability controls were imposed.  

47 Spring Street 

This site, Block 27.04, Lot 20, is the former site of Nelson Glass. It was approved in 2018 for 
six residential units above a ground-floor commercial use. One of the six units will be deed-
restricted as a two-bedroom, low-income unit.  

Shirley Court 

There are a total of six units on the Shirley Court site (Block 24.01, Lots 12, 13, and 15), of which 
five are family affordable units. All the units were completed in 2001. Originally, only three 
units were designated as family affordable units, of which one was a low-income for-sale unit 
and two were moderate-income for-sale units. These three units are now called Mary Louise 
Stephenson Burton Condominiums. In 2012, the former Borough bought two of the 
remaining units and sold them to Princeton Community Housing, which converted them into 
two moderate-income rental units. They remain named Shirley Court. All five units were 
completed in 2001. The for-sale units have 99-year deed restrictions and the rental units have 
99-year deed restrictions.  

Maclean Street 

Maclean Street (Block 17.03, Lots 116.0104, 116.0103, and 116.0101) contains six family for-sale 
units known as the Kathleen M. Edwards Condominiums, of which three are affordable family 
units. Two are low-income units and one is a moderate-income unit. They were completed in 
2001, and have 99-year deed restrictions.  

Palmer Square/Hulfish North 

Hulfish North (Block 20.04, Lot 1) contains 100 total units, of which 10 are affordable family 
rental units. However, eight of the affordable units have only 20-year deed restrictions, and so 
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are not UHAC-compliant. Of the two creditworthy units, one is low-income and the other is 
moderate-income. The 10 affordable units were the result of litigation and a settlement 
agreement that permitted 20-year deed restrictions on eight of the units.  Pursuant to the 
Settlement Agreement with FSHC, the Municipality is seeking credit for only two units. Deed 
restrictions on those units were imposed in 2008 and 2010. 

Updated Affordable Housing Overlay Zone 

Princeton will amend, or repeal and replace, the existing affordable housing overlay ordinance 
originally enacted by the former Borough with a new ordinance applicable to the entire 
consolidated Municipality. The new/amended ordinance will require an on-site affordable 
housing set-aside of 20% for all new multi-family residential developments of five (5) or more 
additional units that are developed at a density of six (6) or more units per acre, which become 
permissible through a use variance, a density variance increasing the permissible density at 
the site, a rezoning permitting multi-family residential housing where not previously 
permitted, or a new or amended redevelopment plan or a new or amended rehabilitation plan. 
(See Appendix 53 for the new ordinance.) 

The new/amended ordinance will not apply to student housing, defined to mean 

“Non-profit housing owned and operated by an accredited academic institution for 
full-time undergraduate and graduate students who are currently registered and 
enrolled in a degree-granting program at same academic institution located within 
the Municipality of Princeton.” 

The new/amended ordinance will not give any developer the right to such rezoning, variance, 
redevelopment designation or redevelopment or rehabilitation plan approval, or any other such 
relief, or establish any obligation on the part of the Municipality to grant such rezoning, 
variance, redevelopment designation, redevelopment or rehabilitation plan approval, or such 
other or further relief. 

The provisions of the new/amended ordinance will not apply to those sites zoned for 
inclusionary residential development or for which an inclusionary residential redevelopment 
plan has been adopted consistent with the Municipality’s Court-approved Housing Plan 
Element and Fair Share Plan adopted in accordance with the Settlement Agreement with 
FSHC. 

No site will be permitted to be subdivided so as to avoid compliance with this requirement.  
Additionally, the new/amended ordinance will no longer permit a payment in lieu of 
construction of the affordable housing unit(s). 

Affordable housing developed in accordance with this ordinance within the boundaries of the 
former Borough will be credited to the former Borough’s unmet need. Affordable housing 
developed in accordance with this ordinance within the boundaries of the former Township 
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will be credited to the consolidated Municipality’s prospective need for future affordable 
housing obligations in accordance with then-applicable law. 

 

Additional Overlay Zones 

In addition to updating the existing affordable housing overlay ordinance to be municipality-
wide, Princeton will enact three new area-specific overlay zones, to be known as AHO-1, AHO-
2, and AHO-3 (see Appendix 54 for the ordinances), to incentivize inclusionary and mixed-use 
redevelopment with a required affordable housing set-aside.  

Princeton Public Affairs Group (“PPAG”) filed an objection and appeared before Judge 
Jacobson at the Fairness Hearing.  At that time, Princeton committed to working with PPAG 
to review its comments and make whatever changes to the proposed ordinance contained in 
the settlement agreement that Princeton agreed made sense.  There were subsequent 
discussions with PPAG that resulted in changes to the ordinance as identified in Table 30. 

TABLE 30:  OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH 

Name Address Block Lot(s) Acreage 
New 

District 

Added 
Since 

Settlement 
Agreement

? 

Caspian Partners LLC 230 Nassau Street 30.01 1 0.26 AHO-1 Yes 

Princeton 236 LLC 236 Nassau Street 30.01 36 0.1 AHO-1 Yes 

Almama Limited 
Partnership/J. Field 

234 Nassau Street 30.01 37 0.22 AHO-1 Yes 

Dutaud/Strong 6-8 Chestnut Street 30.01 85, 94 .07 AHO-1 Yes 

Pang 238-240 Nassau Street 30.02 38, 83 0.342 AHO-1  

Roussos Family LP 242-246 Nassau Street 30.02 
81, 82, 

92 
0.358 AHO-1  

248 Nassau Street LLC 248 Nassau Street 30.02 89 0.16 AHO-1  

250 Nassau Street LLC 250 Nassau Street 30.03 87 0.163 AHO-1  

252 Nassau Street LLC 252 Nassau Street 30.02 79, 80 0.211 AHO-1  

254-258 Nassau Street 
LLC 

254-258 Nassau Street 30.02 78 0.182 AHO-1  

VVM Corp. 260-262 Nassau Street 33.01 1 0.22 AHO-1 Yes 
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TABLE 30:  OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH 

Name Address Block Lot(s) Acreage 
New 

District 

Added 
Since 

Settlement 
Agreement

? 

Thompson Realty 
195 Nassau Street;  
9-11 Charlton Street 

47.01 23, 26 0.445 AHO-1  

Lachhami & Ganesh 
LLC 

264 Nassau Street 33.01 24, 96 0.27 AHO-1 Yes 

McCarthy 6-8 Charlton Street 47.02 18 0.13 AHO-1 Yes 

203-205 Nassau LLC 203-205 Nassau Street 47.02 19 0.08 AHO-1 Yes 

Peterson 209 Nassau Street 47.02 20 0.13 AHO-1 Yes 

Princeton Proprietary 
Holdings, LLC 

211-213 Nassau Street 47.02 21, 22 0.22 AHO-1  

TCO Metals, LLC 215 Nassau Street 47.02 23 0.125 AHO-1  

Princeton University 199-201 Nassau Street 47.01 24, 25 0.2 AHO-1  

Appari, LLC 217 Nassau Street 47.02 24 0.114 AHO-1  

219 Nassau St. LLC 219 Nassau Street 47.02 25 0.121 AHO-1  

Princeton University 221-223 Nassau Street 47.02 26 0.211 AHO-1  

Craft Cleaners 225-227 Nassau Street 47.02 27, 28 0.285 AHO-1  

Craabumch & Co. 229-231 Nassau Street 47.02 29 0.104 AHO-1  

McHugh 2-4 Charlton Street 47.02 38 0.07 AHO-1 Yes 

Bell Atlantic 239 Nassau Street 48.01 4 0.92 AHO-1 Yes 

Jay's Cycle and  
Nassau East, Inc. 

245-249 Nassau Street 48.01 5, 18 1.15 AHO-1  

253 Nassau LLC 253 Nassau Street 48.01 6 0.52 AHO-1 Yes 

7-Eleven and USPS 
257½ Nassau Street 
Alley; 259 Nassau Street 

48.01 16, 21 0.839 AHO-1  

255 Nassau Street 
LLC/Carnevale 

255 Nassau Street 48.01 22 0.52 AHO-1 Yes 

Sunoco Gas 
273 Nassau Street at 
Murray Place 

51.02 41 0.424 AHO-1  

Fowler 271 Nassau Street 51.03 18 0.21 AHO-1 Yes 
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TABLE 30:  OVERLAY ZONE SITES IN THE FORMER PRINCETON BOROUGH 

Name Address Block Lot(s) Acreage 
New 

District 

Added 
Since 

Settlement 
Agreement

? 

Mazotas 344 Nassau Street 32.01 214 0.31 AHO-2 Yes 

Weichert 350-352 Nassau Street 32.01 215 0.12 AHO-2 Yes 

Stuffed Parrot 
Properties LLC 

11 N. Harrison Street 21.01 223 0.31 AHO-2 Yes 

Princeton International 
Properties 

354-360 Nassau Street 32.01 
1, 173, 
213, 
222 

1.369 AHO-2  

Bank of America 370 Nassau Street 32.01 171 1.43 AHO-2  

Fleet/BOA 372-374 Nassau Street 32.01 172 0.367 AHO-2  

Shelpuk 364 Nassau Street 32.01 221 0.16 AHO-2  

Barsky Enterprises 14 N. Harrison Street 34.01 13 0.26 AHO-2 Yes 

342 Associates LLC 342 Nassau Street 34.01 14 0.13 AHO-2 Yes 

Graves 338 Nassau Street 34.01 32 0.24 AHO-2 Yes 
341 Nassau Street 
Property LLC 

341 Nassau Street 52.01 67 0.56 AHO-2 Yes 

One Markham Manor 
Condominiums 

363 Nassau Street 53.01 11 0.43 AHO-2 Yes 

353 Nassau Street LLC 351-355 Nassau Street 53.01 78 0.23 AHO-2 Yes 

JVS Nassau LLC 343-345 Nassau Street 53.01 80 0.19 AHO-2 Yes 

Lenaz 347-349 Nassau Street 53.01 81 0.14 AHO-2 Yes 

Pickering 357-259 Nassau Street 53.01 82 0.12 AHO-2 Yes 

B&T Princeton LLC 361 Nassau Street 53.01 83 0.13 AHO-2 Yes 

Nassau Square LLC 1-5 Peck Place 53.01 85 0.19 AHO-2 Yes 

The Jewish Center 457 Nassau Street 56.03 170 4.84 AHO-3  

 

It should be noted that the property at 273 Nassau Street, designated as part of the AHO-1 
affordable housing overlay zone, is an active Sunoco gas station, and the property across 
Murray Place from the gas station at 271 Nassau Street is an active automobile repair shop. 
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With any change in use on either site that will involve residential development, the developer 
will need to remediate any existing contamination on the property to meet residential 
development standards. 
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Former Princeton Township’s Prior Round Obligation 

The former Township had a Prior Round obligation of 
330 units, which it satisfied with credits from group 
home bedrooms, affordable family rental and for-sale 
units, a Regional Contribution Agreement with the 
City of Trenton, and a substantial compliance bonus. 
These mechanisms generated one excess dwelling 
unit. Pursuant to the terms of the Court-approved 
Settlement Agreement between the Municipality and 
FSHC, the excess unit will be applied to the former 
Borough’s 196-unit remaining unmet need, reducing 
it to 195 units. 

In addition to satisfying the total obligation, the 
former Township was required to adhere to a 
minimum rental obligation and maximum number of 
age-restricted units. It included 88 rental units and no 
age-restricted units among its compliance 
mechanisms, thus complying with both obligations. 
In addition, in accordance with requirements, it 
claimed the maximum permitted 83 rental bonuses.  

 

REGIONAL CONTRIBUTION AGREEMENT 

COAH’s Third Round rules permit credit for a Prior 
Round Regional Contribution Agreement (“RCA”), in 
which funds were previously transferred. The former 
Township of Princeton entered into, and COAH 
previously approved, a 23-unit RCA with the City of 
Trenton. The former Township completed all RCA 
payments, and claimed 23 credits toward its Prior 
Round obligation.  

 
  

Former Township Prior Round 
Maximum Age-Restricted  
= 82 units 

0.25 (Prior Round – Prior Cycle 
credits) 

= 0.25 (330 – 0)  
= 82.5, round down 

Former Township Prior Round 
Rental Obligation = 83 units 

0.25 (Prior Round – Prior Cycle 
credits) 

= 0.25 (330 – 0) 
= 82.5, round up 

 

Regional Contribution 
Agreement 

The transfer of up to 50% of a 
municipality’s fair share 
obligation to another 
municipality within its housing 
region by means of a contractual 
agreement into which two 
municipalities enter voluntarily. 
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100% AFFORDABLE HOUSING PROJECTS 

Griggs Farm 

Griggs Farm(Block 802, Lot 1) contains 70 moderate-
income for-sale units and 70 low-income rental units. 
The units were funded with Federal Low Income Tax 
Credits and a New Jersey Department of Community 
Affairs grant. They received their certificates of 
occupancy between 1990 and 1999. The rental units 
are owned and managed by Princeton Community 
Housing and have 99-year affordability restrictions; resales are handled by Princeton’s 
Department of Affordable Housing. The former Township claimed 140 credits and 70 rental 
bonuses for these units, for a total of 210 credits toward its Prior Round obligation.  

7 Leigh Avenue 

In 1990 the former Township purchased the single-family home at 7 Leigh Avenue (Block 
6905, Lot 21) out of foreclosure, reconstructed it, and sold it to a moderate-income household. 
Ninety-nine-year affordability controls were imposed in 1992. The former Township claimed 
one credit toward its Prior Round obligation.  

West Drive/Karin Court 

Karin Court (Block 11301, Lot 1.02) includes 16 very low-income rental units, completed in 
1999 with 30-year affordability controls. The project was built on land donated by Princeton 
University, and funded with Low Income Housing Tax Credits. It is owned and administered 
by the Princeton Affordable Housing Department. The former Township claimed 16 credits, 
plus 11 rental bonuses, bringing it to the maximum number of bonuses permitted, toward 
satisfaction of its Prior Round obligation.  

INCLUSIONARY DEVELOPMENT 

White Farm/Calton Homes/Washington Oaks 

Washington Oaks is an inclusionary for-sale development (Block 9701, Lots 2 through 74 and 
Block 9702, Lots 2 through 45). It contains 36 low-income and 24 moderate-income units, 
completed in 1993. All have 99-year affordability controls. Resales are managed by the 
Princeton Affordable Housing Department.  

 

100% Affordable Development 

A development in which all units 
are affordable to low- and 
moderate-income households.  
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ALTERNATIVE LIVING ARRANGEMENTS 

CIFA II, LLC/SERV 

SERV, owns and administers (previously owned 
and administered by the Center for Innovative 
Family Achievement) a two-bedroom group home 
at 16 Gulick Road (Block 4701, Lot 28). The home 
was purchased with funds from the HUD Section 
811 program. It opened in 1994, and has a 30-year 
deed restriction. The former Township claimed 
two credits (credit is by the bedroom) for the two 
bedrooms in this facility.   

 

Prior Round Summary 

The former Borough satisfied its 100-unit Prior 
Round RDP with 88 prior-cycle age-restricted 
affordable rentals and 12 gut-rehabilitated family 
affordable for-sale units. In addition, 15 new 
affordable units generated by a mandatory 
affordable housing overlay zone provided 15 excess 
units to reduce the former Borough’s unmet need. 
The Municipality will amend or repeal and replace 
the affordable housing overlay zone so that it 
applies to the entire Municipality, and will adopt 
specific inclusionary overlay zoning for areas of Nassau Street, as additional mechanisms to 
help defray the former Borough’s Prior Round unmet need. The former Township met its 330-
unit Prior Round obligation with a fully executed RCA, family affordable rental and for-sale 
units, a group home, and rental and substantial-compliance bonuses, generating one excess 
unit, which, per the terms of the Settlement Agreement, the former Township contributed 
toward the former Borough’s unmet need. 

Princeton will continue to encourage and foster new affordable housing opportunities through 
negotiations with developers in the former Borough on individual sites not specifically 
identified in the Settlement Agreement. Opportunities realized as a result of such efforts 
within the boundaries of the former Borough will be credited, first, to the former Borough’s 
unmet need obligation and, upon satisfaction of the unmet need obligation, any additional 
credits may be applied to Princeton’s future round obligation(s). 

  

Alternative Living Arrangement / 
Supportive & Special Needs 
Housing 

A structure in which households live 
in distinct bedrooms, but share 
kitchen and plumbing facilities, 
central heat and common areas.  

They may be restricted to special 
needs groups, such as persons with 
developmental disabilities, veterans 
and their families, and victims of 
domestic abuse. 

COAH’s regulations at N.J.A.C. 5:93-
5.8 provides alternative living 
arrangements with credit by the 
bedroom. 

Also, alternative living arrangements 
may receive credit for 10-year 
controls/existence per N.J.A.C. 5:93-
5.8. 
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SATISFACTION OF THE THIRD ROUND OBLIGATION 

Pusuant to the Settlement Agreement, Princeton’s Third Round obligation (1999-2025) is 753 
units.  

In addition to satisfying the total obligation, the Municipality 
must also adhere to a minimum rental obligation, minimum 
family rental obligation, a maximum number of age-
restricted units, a minimum very low-income requirement, 
and a minimum number of family very-low income units. 

As demonstrated in Table 31, the Municipality will satisfy its 
Third Round obligation with completed or approved 
inclusionary development, completed 100% affordable age-
restricted rentals, completed assisted-living units, completed 
and proposed group homes, proposed municipally 
sponsored 100% affordable development, and inclusionary 
rezoning. 

 

Prior Round and Third Round 
Combined Maximum Age-
Restricted = 287 units 

0.25 (Combined Prior Round 
borough RDP + Prior Round 
township obligation - RCAs + Third 
Round obligation)*  

=.25 (418-23+753) = 287 

* Per Settlement Agreement 

Third Round Minimum                                
Very Low Income = 66 units 

0.13 (units approved and created 
after 7/17/2008)  

= .13 (504)  
= 65.52, round up 

Third Round Rental                        
Obligation = 189 units 

0.25 (Third Round 
obligation)  

=.25 (753) = 188.25, 
round up 

 

 

Third Round Rental Bonus Credits 

� 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% of the rental obligation shall 
receive a bonus for age-restricted units; and 

� No rental bonus is granted in excess of the rental 
obligation. 

 

 

Third Round Minimum                                
Low Income (includes very-low 
income) = 377 units 

0.50 (Third Round obligation)  

= .50 (753) = 376.5, round up 

Third Round Minimum Family 
units = 377 units 

0.50 (Third Round obligation)  

= .50 (753) = 376.5, round up 

Third Round Family 
Rental  Obligation  
= 95 units 

0.5 (Third Round rental 
obligation)  

=.5 (189) = 94.5, round 
up 
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TABLE 31.  MUNICIPALITY OF PRINCETON 753-UNIT THIRD ROUND GAP AND PROSPECTIVE NEED  
COMPLIANCE MECHANISMS 

Mechanism 

R
en

ta
l 

Fo
r 

Sa
le

 

Fa
m

ily
 

Se
ni

or
 

Affordable 
Units 

Rental 
Bonuses 

Total 
Credits 

Alternative Living Arrangements – Existing or 
Proposed 

       

24 North Harrison Street (Block 34.01, Lot 15) X    4 4 8 

Catholic Charities -- 76½ Linden Lane  
(Block 33.04, Lot 104)  

X    3  3 

Community Options (Block 7308, Lot 20)  X    4 4 8 

Youth Consultation Service (Block 5401, Lot 5)  X    4 4 8 

Municipally sponsored group homes (sites to 
be determined; 4 facilities, 4 bedrooms each) – 

proposed  
X    16  16 

AvalonBay Thanet Road (Block 5502, part of  
Lot 4; 5 units, 3 bedrooms each) – proposed  

X    15  15 

Inclusionary Development         

Witherspoon Phase I (Block 27.02, Lot 76) – 
existing  

X  X  2 2 4 

Witherspoon Phase II  
(Block 27.01, Lots 10, 12, 13, 78) – existing 

X  X  10 10 20 

114 Leigh Avenue (Block 13.01, Lot 4) – existing  X X  1  1 

190-198 Witherspoon Street  
(Block 15.01, Lot 25.01) – existing 

X  X  2 2 4 

12-14 Vandeventer Avenue  
(Block 27.04, Lot 24) – existing 

X  X  1 1 2 

Copperwood (Block 4301, Lot 3, 4 and  
Block 4401, Lot 1) – existing 

X  X  12  12 

Merwick Stanworth (Block 14.01, Lot 2) – 
existing 

X  X  56 56 112 

AvalonBay Witherspoon Street (Block 21.02, 
Lot 1.01 and Block 7101, Lot 12.01) – existing 

X  X  56 56 112 

255 Nassau Corp./Carnevale  
(Block 48.01, Lots 7, 8) – existing 

X  X  4 4 8 

Princeton Maclean, LLC (Block 17.03, Lot 73) – 
approved  

X  X  2 2 4 

Assisted Living – Existing        

Acorn Glen (Block 2802, Lot 3) X   X 5  5 
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TABLE 31.  MUNICIPALITY OF PRINCETON 753-UNIT THIRD ROUND GAP AND PROSPECTIVE NEED  
COMPLIANCE MECHANISMS 

Mechanism 

R
en

ta
l 

Fo
r 

Sa
le

 

Fa
m

ily
 

Se
ni

or
 

Affordable 
Units 

Rental 
Bonuses 

Total 
Credits 

100% Affordable Development         

100-104 Leigh Avenue (Block 13.01, Lot 9.01) – 
existing  

X  X  5 5 10 

135 Bayard Lane (Block 13.01, Lot 1) -- existing  X  X  4 4 8 

Harriet Bryan House  
(Block 6501, Lot 3.01, 1.01) – existing  

X   X 67  67 

52 Leigh Avenue (Block 6906, Lot 24) – 
existing  

 X X  2  2 

159 John Street (Block 17.03, Lot 68) – existing   X X  1  1 

246 John Street (Block 15.05, Lot 76) – existing  X  X  1 1 2 

Habitat for Humanity Lytle Street  
(Block 15.02, Lots 71.01 and 71.02) – approved  

 X X  2  2 

Municipally Sponsored 100% Affordable 
Development – Approved and Proposed  

       

900 Herrontown Road/SAVE  
(Block 901, Lot 21) – approved  

X  X  64  64 

Princeton Community Village  
(Block 4401, Lot 2) – proposed  

X  X  25  25 

Franklin Avenue and Maple Terrace (Block 
21.04, Lots 26, 27) – proposed  

X  X  80 33; cap 113 

AvalonBay/PIRHL Thanet Road Senior  
(Block 5502, part of Lot 4) – proposed  

X   X 80  80 

Inclusionary Rezoning – Proposed        

Terhune and Harrison (Block 7401, Lot 1.02)   X  12  12 

Princeton Shopping Center  
(Block 7401, Lot 1.01) 

  X  44  44 

AvalonBay Thanet Road  
(Block 5502, part of Lot 4) 

X  X  6  6 

Total 590 188 778 

Less Third Round Obligation   -753 

Excess units    25 
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ALTERNATIVE LIVING ARRANGEMENTS – COMPLETED  

Community Options/24 North Harrison Street 

In 2010, the former Borough purchased the existing 
single-family detached home at 24 North Harrison Street 
(Block 34.01, Lot 15) with $400,000 from its affordable 
housing trust fund, and then deeded the property to 
Community Options to be used as a four-bedroom group 
home for very low-income residents. It was renovated 
and expanded with funds from the state’s Special Needs 
Housing Trust Fund and opened in 2012. Community 
Options continues to operate it.  

Catholic Charities/76½ Linden Lane 

76½ Linden Lane (Block 33.04, Lot 104) is an existing 
three-bedroom low-income alternative living 
arrangement that was purchased in 1995 with HUD 
Section 811 funding. The home is under the sponsorship 
of the Mercer Alliance for the Mentally Ill and is owned 
by 76½ Linden Lane Inc., part of Catholic Charities of 
Trenton.  

Community Options/24 Dorann Avenue 

The four-bedroom group home at 24 Dorann Avenue 
(Block 7308, Lot 20) is owned and operated by 
Community Options. The home was acquired in 2017.  

Youth Consultation Services/9 Hilltop Drive 

The four-bedroom group home at 9 Hilltop Drive (Block 5401, Lot 5) is owned and sponsored 
by Youth Consultation Services (“YCS”) in cooperation with Our House, an affiliate of YCS. It 
was privately developed, in part with a contribution from the Municipality, and received its 
certificate of occupancy in 2015.  

 

INCLUSIONARY DEVELOPMENT – COMPLETED OR APPROVED  

Witherspoon Phase I 

The Downtown Redevelopment Project Phase I (Block 27.02, Lot 76) known as Witherspoon 
House, at 55 Witherspoon Street, contains a total of 24 units, including two moderate-income 

Alternative Living Arrangement / 
Supportive & Special Needs 
Housing 

A structure in which individuals or 
households live in distinct 
bedrooms, but share kitchen and 
plumbing facilities, central heat and 
common areas.  

They may be restricted to special 
needs groups, such as persons with 
developmental disabilities, veterans 
and their families, and victims of 
domestic abuse. 

COAH’s regulations at N.J.A.C. 5:93-
5.8 provides alternative living 
arrangements with credit by the 
bedroom. 

Also, alternative living arrangements 
may receive credit for 10-year 
controls/existence per N.J.A.C. 5:93-
5.8. 
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family rental units. The rental housing is contained within a mixed-use redevelopment area. 
Certificates of occupancy were issued in 2005, and the two rentals have 40-year affordability 
controls. The Municipality owns the land, and there is a 99-year lease with Nassau HKT, the 
developer and landlord.  

Witherspoon Phase II 

Spring Street House, located at the corner of Witherspoon Street and Spring Street (25 Spring 
Street, Block 27.01, Lots 10, 12, 13, and 78), is part of Park Plaza, Phase II of the Downtown 
Redevelopment Project. The building includes retail and office space on the first floor and 
rental units above. Of the total 53 rentals, 10 are affordable moderate-income families. 
Certificates of occupancy were issued in 2010, and the affordable units have 40-year 
affordability controls. The Municipality owns the land, and has a 99-year lease with Nassau 
HKT, the developer and landlord.  

114 Leigh Avenue 

The home at 114 Leigh Avenue (Block 13.01, Lot 4) is a gut rehabilitation of a house that had 
been vacant. A new certificate of occupancy was issued in 2004. The house is a moderate-
income for-sale unit that has a 99-year deed restriction.  

190-198 Witherspoon Street 

190-198 Witherspoon Street (Block 15.01, Lot 25.01) contains four rental units, the result of a 
use variance for a mixed-use renovation. Two of the units are family affordable units. One is 
affordable to a low-income household and the other one to a moderate-income household. 
Certificates of occupancy were issued in 2013, and the units have 30-year affordability controls.  

12-14 Vandeventer Avenue 

12-14 Vandeventer Avenue (Block 27.04, Lot 24) is a three-story double-sided building that has 
included various combinations of offices and apartments since it first received a use variance 
in 1983 to convert one ground-floor unit into a professional office. In 2009 the owner received 
approval to convert the building to four residential units with no office space, and agreed to 
have one of the units deed-restricted as either an affordable rental unit or an affordable for-sale 
unit. (The three market-rate units were approved as condominiums.) The affordable unit, a 
moderate-income one-bedroom family affordable rental on the third floor at 14 Vandeventer 
Avenue, received its new certificate of occupancy in 2012, at which time 30-year deed 
restrictions were put in place.  

Copperwood 

Copperwood (Block 4301, Lot 3, 4 and Block 4401, Lot 1) is an inclusionary 153-unit age-
restricted rental development, with a 7.6% affordable housing set-aside that produced 12 
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affordable units, including four low-income and eight moderate-income units. They were 
completed in 2014.  

Merwick Stanworth 

Merwick Stanworth, (Block 14.01, Lot 2) is an inclusionary residential development of 326 
units, including 56 affordable family rental units. The market-rate units are available to 
Princeton University faculty and staff, but the affordable units are affirmatively marketed to 
the general public, and include five very low-income units, 25 low-income units, and 24 
moderate-income units. The property combines land that had previously been occupied by 
Merwick, a nursing home owned by The Medical Center at Princeton, and land previously 
occupied by Stanworth, which had been housing for Princeton University students. The 
nursing home and student housing were demolished to provide for the new inclusionary 
development. All of the land is now owned by Princeton University. The project was 
constructed by American Campus Communities, and the market-rate portion of it is operated 
by American Campus Communities.  Princeton Community Housing is responsible for the 
leasing of the 56 affordable units. 

To meet the required 20% affordable housing set-aside, Princeton University made a payment 
in lieu of construction to finance nine units off-site – five units at 100-104 Leigh Avenue and 
four units at 135 Bayard Lane.  

AvalonBay Witherspoon Street 

The Medical Center at Princeton relocated its facility to a new site in Plainsboro Township. A 
new residential zone was created for the medical center’s former site (Block 21.02, Lot 1) that 
required a 20% set-aside for affordable housing. The new development on the site, known as 
Avalon Princeton, has yielded 56 affordable family rental units, composed of eight very low-
income units, 21 low-income units, and 27 moderate-income units, out of a total of 280 rental 
units. Certificates of occupancy were issued in 2016.  

255 Nassau Corp./Carnevale 

255 Nassau Street (Block 48.01, Lots 7 and 8) is a mixed-use project with a bank on the first 
floor and apartments above the first floor. Four of the apartments are affordable family units, 
including two low-income units and two moderate-income units. Deed restrictions of at least 
30 years were first imposed on the units in September 2017.  

Princeton Maclean, LLC 

An application to develop 10 residential units at 30 Maclean (Block 17.03, Lot 73) was approved 
by the Zoning Board of Adjustment in 2016 and extended for one year in 2018.  The units are 
currently under construction. Of the 10 proposed units, two will be deed-restricted as family 
affordable rentals – one low-income one-bedroom and one moderate-income two-bedroom.   
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ASSISTED LIVING – COMPLETED  

Acorn Glen 

Acorn Glen (Block 2802, Lot 3) is an existing assisted living facility that has five Medicaid- 
waiver bedrooms for very low-income residents. It received its initial certificate of occupancy 
in 2000, and the five Medicaid-eligible units have 30-year affordability controls.  

 

100% AFFORDABLE – COMPLETED OR APPROVED 

100-104 Leigh Avenue 

There are five units at 100-104 Leigh Avenue (Block 13.01, Lot 9.01), which were purchased by 
the Municipality in 2008. Using a payment from Princeton University in lieu of construction 
of all of the required affordable units at the Merwick Stanworth site, the five dwelling units 
were gut-rehabilitated and deed-restricted, four as low-income family rental units and one as a 
very low-income family rental unit. The university paid Princeton Community Housing to act 
as construction manager for the project, and retained an outside contractor to perform the 
work. New certificates of occupancy were issued in 2009, and the units have 99-year deed 
restrictions.  

135 Bayard Lane 

Princeton University purchased the existing building containing four units at 135 Bayard Lane 
(Block 13.01, Lot 1) and, using a payment in lieu of construction of all of the required affordable 
units at the Merwick Stanworth site, paid to have the units rehabilitated and deed-restricted as 
affordable family rental units.  

Harriet Bryan House 

Harriet Bryan House (also known as Elm Court II) contains 67 age-restricted very low-income 
rental units in adjoining buildings located at 300 and 310 Elm Road (Block 1.01, Lot 4). The 
development was funded using HUD Section 202 funds, New Jersey Balanced Housing funds, 
federal Home Loan Bank funds, and a municipal contribution. It was completed in May 200714 
and has 50-year affordability controls.  All of the units are one bedroom, very-low income units.  

 

 

                                                      
14 A Certificate of Occupancy was issued on May 8, 2007 for the 12 units located within the former Borough 
and a Certificate of Occupancy was issued on or about May 15, 2007 for the 55 units located within the 
former Township. 
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52 Leigh Avenue 

52 Leigh Avenue (Block 6906, Lot 24) contains a two-family attached dwelling, both of which 
units are three-bedroom low-income family for-sale units. The former Township purchased 
the property and donated it to Habitat for Humanity of Trenton, which demolished the existing 
structure as far as the foundation and constructed two affordable units. The units received their 
certificates of occupancy in 2005, and affordability controls were first imposed in 2006.  The 
units are deed restricted for 25 years.  

159 John Street 

159 John Street (Block 17.03, Lot 68) contains one moderate-income family for-sale unit, which 
the former Borough sponsored in 1996 as a gut rehabilitation. It received its certificate of 
occupancy in 1997, and has a 45-year deed restriction.  

246 John Street 

The former Borough acquired the townhome at 246 John Street (Block 15.04, Lot 76), financed 
a gut rehabilitation, and deeded the unit to Princeton Community Housing as a low-income 
affordable family rental unit with a 99-year deed restriction.  

Habitat for Humanity Lytle Street 

Habitat for Humanity, a recognized leader in providing affordable single-family housing to 
New Jersey residents, has approvals to construct two single-family affordable units at 31 Lytle 
Street, known as Block 15.02, Lot 71.  One of the units will be a two-bedroom unit while the 
other unit will be a three-bedroom unit.  The units are currently under construction and will 
be affordable to moderate-income households and have a 99-year deed restriction. 

 
MUNICIPALLY SPONSORED 100% AFFORDABLE – APPROVED AND PROPOSED  

900 Herrontown Road/SAVE – approved  

This is a three-acre vacant site (Block 901, Lot 21) on the corner of Herrontown Road and Mt. 
Lucas Road that formerly housed the SAVE animal shelter. The property owner has entered 
into a contract with RPM Development Group/900 Herrontown Princeton LP (“RPM”) for 
RPM to develop a 65-unit housing project, including 64 family affordable units plus one on-
site residential property manager’s unit. The affordable units will include eight very low-
income units, 24 low-income units, and 32 moderate-income units. On April 8, 2019, 
Princeton enacted a zoning ordinance creating the AH-3 zoning district, providing site-specific 
zoning to accommodate the project, and RPM received Planning Board approval for the project 
on July 18, 2019. The developer submitted an unsuccessful 2019 application for 9% low-
income housing tax-credit financing, and anticipates submitting another application in the 
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2020 round. Regardless of any pending funding application, RPM will provide a construction 
timetable requiring work on the project to commence by February 2022.  

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “Municipally-
Sponsored and 100 Percent Affordable Programs” are addressed as follows: 

9 Site Control – RPM took title to the property in March 2020.   

9 Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-
1.3 which indicates that a suitable site is one in which it is adjacent to compatible 
uses, has access to appropriate streets and is consistent with environmental policies 
in N.J.A.C. 5:93-4.   

� The site is adjacent to compatible land uses and has access to appropriate streets.  
Northwest of the site is a two-story professional building. Across Herrontown 
Road is the Princeton House residential behavioral health facility. To the rear 
of the site are residences that face Old Orchard Road, and across Mt. Lucas 
Road is a single-family dwelling, the Acorn Glen assisted-living facility. The 
site will have frontage and direct vehicular access to Herrontown Road.  
 

� The site can be developed in accordance with R.S.I.S.  Development of the site will 
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-
1 et seq. 
 

� The site is located in a Smart Growth Planning Area.  The state Office of Planning 
Advocacy, pursuant to the adoption of the AH-3 ordinance, has amended the 
state plan to include the property in the Suburban Planning Area (PA 2). The 
intention of the Suburban Planning Area is to provide for much of the State’s 
future development in a compact form and is the preferred location for 
affordable housing development. 
 

� The development is not within the jurisdiction of a Regional Planning Agency or 
CAFRA.  The site is located outside of the Pinelands, CAFRA, Highlands, or 
Meadowlands. 
 

� The site will comply with all applicable environmental regulations.  There are no 
wetlands, floodplains, steep slopes, or Category One streams on the property. 

 
� The site will not affect any historic or architecturally important sites and districts.  

There are no historic or architecturally important sites or buildings on the 
property or in the immediate vicinity that will affect the development of the 
affordable housing. 
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9 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access 
to appropriate sewer and water infrastructure and is consistent with the area-wide 
water quality management plan.  The site is within the Municipality’s sewer service 
area, and is served by the Municipality’s water purveyor.  

9 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed 
for low- and moderate-income housing in a manner consistent with the rules or 
regulations of all agencies with jurisdiction over the site.  The Municipality has 
rezoned the parcel to its new AH-3 zone to permit the development of low- and 
moderate-income housing, and the project received Planning Board approval in July 
2019.  

 9 Administrative Entity – RPM will either administer the affordable units itself, or it 
will enter into an agreement with an experienced affordable housing administrator 
to operate the affordable units pursuant to COAH’s regulations. The experienced 
affordable housing administrator will affirmatively market the units, income-qualify 
applicants, place affordability controls of at least 30 years on the units and provide 
long-term administration of the units in accordance with COAH’s rules at N.J.A.C. 
5:93 et seq. and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the 
exception that in lieu of 10 percent affordable units in rental projects being required 
to be at 35 percent of median income, 13 percent of affordable units in such projects 
shall be required to be at 30 percent of median income.  

9 Low/Moderate Income Split – At least half of all the affordable units developed at 
the site will be affordable to low income households (13% of all affordable units will 
be very low income) and an odd number of affordable units will always be split in 
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.  

9 Affirmative Marketing – The selected experienced affordable housing administrator 
will affirmatively market the units in accordance with UHAC per N.J.A.C. 5:80-26.1.  

9 Controls on Affordability – RPM will place a minimum 30-year affordability control 
deed restriction on the units in accordance with N.J.A.C. 5:93 et seq. and N.J.A.C. 
5:80-26.1. 

9 Bedroom Distribution – The units will be required to be developed in accordance 
with N.J.A.C. 5:93-7.3(b). 

9 Funding – RPM will provide a pro forma statement for the affordable family rental 
complex. As noted above, the Municipality anticipates that RPM will apply for Low 
Income Housing Tax Credit financing in the 2020 round. The Municipality will 
adopt a resolution of intent to bond for any shortfall in funding.   
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9 Construction Schedule – RPM will provide a construction schedule showing that 
work on the project will begin by February 2022. RPM will be responsible for 
monitoring the construction and overall development activity. 

 

Princeton Community Village – proposed  

Princeton will sponsor the creation of 25 new affordable housing units in a new mid-rise 
building at Princeton Community Housing’s existing Princeton Community Village located 
off Bunn Drive (Block 4401, Lot 2). To conform with UHAC, the 25 affordable units will 
include four very low-income units, nine low-income units, and 12 moderate-income units. 
(Note that the text in the Settlement Agreement with FSHC discusses 24 units, of which three 
are required to be very low-income units. During final settlement negotiations, PCH confirmed 
they will construct a 25-unit project.) The Municipality will adopt a zoning ordinance that 
provides for the proposed development, will commit affordable housing trust funds to 
subsidize the project’s construction costs, and will provide a construction timetable requiring 
work to begin on the project by February 2022.  

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “Municipally-
Sponsored and 100 Percent Affordable Programs” are addressed as follows: 

9 Site Control – Princeton Community Housing owns the property.   

9 Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-
1.3 which indicates that a suitable site is one in which it is adjacent to compatible 
uses, has access to appropriate streets and is consistent with environmental policies 
in N.J.A.C. 5:93-4.   

� The site is adjacent to compatible land uses and has access to appropriate streets.  
The site contains an existing multi-family development, also owned by 
Princeton Community Village, and wooded parcels adjacent to the remaining 
parcel boundaries. There is a park with recreational facilities across Bunn 
Drive. The site will have vehicular access to Bunn Drive.  
 

� The site can be developed in accordance with R.S.I.S.  Development of the site will 
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-
1 et seq. 
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� The site is located in a “Smart Growth Planning Area”.  The 2001 Adopted State 
Plan Map and the 2004 Preliminary State Plan Map designates the property as 
the Fringe Planning Area (PA 3), and most of the site is within a designated 
Regional Center. In PA3 the State Plan intends to accommodate growth in 
centers, protect open lands, and provide a buffer between the more developed 
and less developed areas. Regional Centers are intended to be the focal point 
for the economic, social and cultural activities of an economic region, with a 
compact, mixed-use core and neighborhoods offering a wide variety of housing 
types. 
 

� The development is not within the jurisdiction of a Regional Planning Agency or 
CAFRA.  The site is located outside of the Pinelands, CAFRA, Highlands, or 
Meadowlands.  
 

� The site will comply with all applicable environmental regulations.  Although there 
are wetlands along the rear (eastern) boundary of the site, and some steep 
slopes immediately to the west of these wetlands, these environmental 
constraints will not preclude the proposed affordable housing development.  
There are no floodplains or Category One streams on the property.  
 
There is evidence of site contamination associated with an existing 
underground heating oil storage tank.  A NJDEP report has not been issued yet 
pertaining to this issue, but there is no evidence to suggest that the developer 
cannot comply with any and all site remediation standards and regulations 
while developing the proposed new building. 
 

� The site will not impact any historic or architecturally important sites and districts.  
There are no historic or architecturally important sites or buildings on the 
property or in the immediate vicinity that will affect the development of the 
affordable housing. 

9 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access 
to appropriate sewer and water infrastructure and is consistent with the area-wide 
water quality management plan.  The site is within the Municipality’s sewer service 
area and water purveyor service areas.  

9 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed 
for low- and moderate-income housing in a manner consistent with the rules or 
regulations of all agencies with jurisdiction over the site. The site is in the 
Municipality’s OR-1 (Office Research-1) zoning district, which permits clustered 
residential development, and the Municipality will adopt a zoning ordinance 
providing for the proposed development.  
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 9 Administrative Entity – Princeton Community Housing, an experienced affordable 
housing administrator, will own and operate the affordable units pursuant to 
COAH’s regulations, including affirmatively marketing the units, income-
qualifying applicants, placing 30-year affordability control deed restrictions on the 
units, and providing long-term administration of the units in accordance with 
COAH’s rules at N.J.A.C. 5:93 et seq. and UHAC per N.J.A.C. 5:80-26.1, or any 
successor regulation, with the exception that in lieu of 10 percent affordable units 
in rental projects being required to be at 35 percent of median income, 13 percent of 
affordable units in such projects shall be required to be at 30 percent of median 
income.  

9 Low/Moderate Income Split – At least half of all the affordable units developed at 
the site will be affordable to low income households (13% of all affordable units will 
be very low income) and an odd number of affordable units will always be split in 
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.  

9 Affirmative Marketing – Princeton Community Housing will affirmatively market 
the units in accordance with UHAC per N.J.A.C. 5:80-26.1.  

9 Controls on Affordability – A minimum 30-year affordability control deed 
restriction will be placed on the units in accordance with N.J.A.C. 5:93 et seq. and 
N.J.A.C. 5:80-26.1. 

9 Bedroom Distribution – The units will be required to be developed in accordance 
with N.J.A.C. 5:93-7.3(b). 

9 Funding – Princeton will commit affordable housing trust funds to subsidize the 
project construction costs. Princeton Community Housing will seek tax-exempt 
bond financing from the New Jersey Housing and Mortgage Finance Agency. The 
Municipality will adopt a resolution of intent to bond for any shortfall in funding.   

9 Construction Schedule – Princeton will provide all required documentation for the 
project, including an agreement with Princeton Community Housing that includes 
a pro forma and construction schedule showing that work on the project will begin 
by February 2022, and specifies the entity that will be responsible for monitoring 
the construction and overall development activity. 
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Franklin Avenue and Maple Terrace – proposed  

Princeton Community Housing (“PCH”) will redevelop this site (Block 21.04, Lots 26 and 27) 
to create 80 new affordable family rental units, including 11 very low-income units, 29 low-
income units, and 40 moderate-income units. The Municipality will adopt zoning for the site 
that provides for the proposed development. PCH will seek 9% tax credits, and expects funding 
for the project in the 2020 funding round. Princeton will adopt a resolution committing 
affordable housing trust funds, and will provide an executed development agreement with 
PCH. PCH will provide a pro forma and a construction schedule that shows work on the project 
commencing by February 2023.  

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “Municipally-
Sponsored and 100 Percent Affordable Programs” are addressed as follows: 

9 Site Control – The Princeton Housing Authority owns lot 26 and the Municipality 
owns lot 27. The Municipality will donate lot 27 to Princeton Community Housing 
in accordance with the developer’s agreement between the parties.   

9 Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-
1.3 which indicates that a suitable site is one in which it is adjacent to compatible 
uses, has access to appropriate streets and is consistent with environmental policies 
in N.J.A.C. 5:93-4.   

� The site is adjacent to compatible land uses and has access to appropriate streets.  
There are currently residential units on the site and in the immediate 
neighborhood, and Princeton Cemetery borders the rear (southern) border of 
the site. The site will have frontage and direct vehicular access to Franklin 
Avenue. There are currently affordable residential units on lot 26, and the 
Municipality will provide those tenants the option of being relocated during the 
construction period and then returned to the development without need for re-
certification. 
 

� The site can be developed in accordance with R.S.I.S.  Development of the site will 
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-
1 et seq. 
 

� The site is located in a “Smart Growth Planning Area”.  The 2001 Adopted State 
Plan Map and the 2004 Preliminary State Plan Map designates the property as 
the Suburban Planning Area (PA 2), and as part of a regional center. The 
intention of the Suburban Planning Area is to provide for much of the State’s 
future development in a compact form and is the preferred location for 
affordable housing development. Regional centers are intended to be the focal 
point for the economic, social and cultural activities of an economic region,   
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with a compact, mixed-use core and neighborhoods offering a wide variety of 
housing types. 
 

� The development is not within the jurisdiction of a Regional Planning Agency or 
CAFRA.  The site is located outside of the Pinelands, CAFRA, Highlands, or 
Meadowlands. 
 

� The site will comply with all applicable environmental regulations.  There are no 
wetlands, floodplains, steep slopes, or Category One streams on the property. 
 

� The site will not impact any historic or architecturally important sites and districts.  
There are no historic or architecturally important sites or buildings on the 
property or in the immediate vicinity that will impact the development of the 
affordable housing. 

9 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access 
to appropriate sewer and water infrastructure and is consistent with the area-wide 
water quality management plan.  The site is within the Municipality’s sewer service 
area, and within its water purveyor’s service area.  

9 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed 
for low- and moderate-income housing in a manner consistent with the rules or 
regulations of all agencies with jurisdiction over the site.  The site is currently 
located in the Municipality’s R4A zoning district, which permits single-family and 
multi-family residential development. The Municipality will adopt the necessary 
zoning to permit the development.  

 9 Administrative Entity – Princeton Community Housing will own and operate the 
affordable units pursuant to COAH’s regulations, including affirmatively marketing 
the units, income-qualifying applicants, placing 30-year affordability control deed 
restrictions on the units and provide long-term administration of the units in 
accordance with COAH’s rules at N.J.A.C. 5:93 et seq. and UHAC per N.J.A.C. 5:80-
26.1, or any successor regulation, with the exception that in lieu of 10 percent 
affordable units in rental projects being required to be at 35 percent of median 
income, 13 percent of affordable units in such projects shall be required to be at 30 
percent of median income.  

9 Low/Moderate Income Split – At least half of all the affordable units developed at 
the site will be affordable to low income households (13% of all affordable units will 
be very low income) and an odd number of affordable units will always be split in 
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.  



 

P a g e | 79 
 

9 Affirmative Marketing – Princeton Community Housing will affirmatively market 
the units in accordance with UHAC per N.J.A.C. 5:80-26.1.  

9 Controls on Affordability – Princeton Community Housing will place affordability 
control deed restrictions of a minimum 30 years on the units in accordance with 
N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1. 

9 Bedroom Distribution – The units will be required to be developed in accordance 
with N.J.A.C. 5:93-7.3(b). 

9 Funding – Princeton Community Housing will seek 9% tax credits for the project, 
and anticipates funding during the 2020 funding round. PCH will provide a pro 
forma statement. The Municipality will adopt a resolution of intent to bond for any 
shortfall in funding.   

9 Construction Schedule – Princeton Community Housing will provide a 
construction schedule for the affordable family rental complex that shows work 
beginning no later than February 2023. PCH will be responsible for monitoring the 
construction and overall development activity. 

 

AvalonBay/PIRHL Thanet Road Senior – proposed  

This site (Block 5502, Lot 4), is approximately 15.02 acres currently improved with two office 
buildings, constructed more than 30 years ago, that contain approximately 110,000 square feet. 
The buildings have been largely vacant in the past several years and a redevelopment plan was 
adopted for the tract on February 10, 2020. Pursuant to a redevelopment agreement with 
Princeton, AvalonBay, the contract purchaser of the property, will subdivide and donate to the 
Municipality a 2.1± 15 -acre tract, which the Municipality intends to convey to PIRHL, an 
experienced developer of affordable housing in New Jersey and in several other states, for the 
development of an 80-unit, municipally sponsored, age-restricted, 100% affordable 
development that will include 11 very low-income units, 29 low-income units, and 40 
moderate-income units. PIRHL intends to fund the project with 4% tax credits, Municipal 
affordable housing trust funds, and/or municipal financing, which funding will be fully 
committed by December 31, 2021. The Municipality has executed an affordable housing 
agreement with PIRHL. PIRHL will provide a pro forma and construction timetable showing 
that construction will begin by December 2022, and will be responsible for undertaking and 
monitoring the construction and overall development activity.  

                                                      
15 While the Settlement Agreement indicates a total tract size of 2.5 acres, the final total tract size and 
parameters were the subject of an intensive negotiation and ultimately the parties settled on an approximately 
2.1± acre tract in a certain configuration. 
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COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for “Municipally-
Sponsored and 100 Percent Affordable Programs” are addressed as follows: 

9 Site Control – AvalonBay is the contract purchaser of the property, and has 
represented to the Municipality that there are no liens or other encumbrances that 
would prevent the organization from taking clean title to the property.  AvalonBay 
will convey a 2.1±-acre portion of the site to the Municipality, and the Municipality 
will convey title to PIRHL upon PIRHL’s receipt of a tax credit award.   

9 Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-
1.3 which indicates that a suitable site is one in which it is adjacent to compatible 
uses, has access to appropriate streets and is consistent with environmental policies 
in N.J.A.C. 5:93-4.   

� The site is adjacent to compatible land uses and has access to appropriate streets.  
The site is bounded by medical offices to the west, and residential development 
to the northeast and southeast.  The site will have frontage and direct vehicular 
access to Thanet Circle, at the end of Thanet Road.  
 

� The site can be developed in accordance with R.S.I.S.  Development of the site will 
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-
1 et seq. 
 

� The site is located in a “Smart Growth Planning Area”.  The 2001 Adopted State 
Plan Map and the 2004 Preliminary State Plan Map designates all but a small 
corner of the property as being in Fringe Planning Area (PA 3), and the site is 
within a State Plan-designated Regional Center. In PA3 the State Plan intends 
to accommodate growth in centers, protect open lands, and provide a buffer 
between the more developed and less developed areas. Regional centers are 
intended to be the focal point for the economic, social and cultural activities of 
an economic region, with a compact, mixed-use core and neighborhoods 
offering a wide variety of housing types. 
 

� The development is not within the jurisdiction of a Regional Planning Agency or 
CAFRA.  The site is located outside of the Pinelands, CAFRA, Highlands, or 
Meadowlands. 
 

� The site will comply with all applicable environmental regulations.  Although there 
are wetlands along the eastern and northeastern edges of the property, these 
will not preclude the proposed affordable housing development. There are no 
Category One streams on the property, but there is a FEMA-delineated 
regulatory floodway that crosses the southern end of the property roughly 
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parallel with Terhune Road. PIRHL has provided a preliminary site plan 
showing that the parcel to be subdivided and deeded to the municipality for 
PIRHL’s project is outside of this designated floodway. There is also an area of 
steep slopes both within the FEMA floodway and immediately behind it in the 
center of the property, but PIRHL’s site map indicates the proposed subdivided 
parcel falls outside of these constraints. 
 

� The site will not impact any historic or architecturally important sites and districts.  
There are no historic or architecturally important sites or buildings on the 
property or in the immediate vicinity that will impact the development of the 
affordable housing. 

9 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access 
to appropriate sewer and water infrastructure and is consistent with the area-wide 
water quality management plan. The site is within the Municipality’s sewer service 
area and is served by the Municipality’s water purveyor.  

9 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed 
for low- and moderate-income housing in a manner consistent with the rules or 
regulations of all agencies with jurisdiction over the site. The Municipality has 
reached an agreement with the contract purchaser of the site to use the 
redevelopment process to provide for the subdivision of approximately 2.1± acres, 
which the contract purchaser will donate to the Municipality and the Municipality 
will convey to PIRHL for the development. A redevelopment plan has been adopted 
to permit the project as-of-right. 

 9 Administrative Entity – PIRHL, an experienced affordable housing administrator, 
will administer the age-restricted affordable units pursuant to COAH’s regulations.  
PIRHL will affirmatively market the units, income-qualify applicants, place 30-year 
affordability control deed restrictions on the units and provide long-term 
administration of the units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq. 
and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the exception 
that in lieu of 10 percent affordable units in rental projects being required to be at 
35 percent of median income, 13 percent of affordable units in such projects shall 
be required to be at 30 percent of median income.  

9 Low/Moderate Income Split – At least half of all the affordable units developed at 
the site will be affordable to low income households (13% of all affordable units will 
be very low income) and an odd number of affordable units will always be split in 
favor of the low income unit per UHAC at N.J.A.C. 5:80-26.1.  

9 Affirmative Marketing – PIRHL will affirmatively market the units in accordance 
with UHAC per N.J.A.C. 5:80-26.1.  
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9 Controls on Affordability – The redeveloper’s agreement will require a minimum 
30-year affordability control deed restrictions on the units in accordance with 
N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1. 

9 Bedroom Distribution – The units will be required to be developed in accordance 
with N.J.A.C. 5:93-7.3(b). 

9 Funding – The Municipality intends to fund this project with the use of 4% volume 
cap tax credits, municipal affordable housing trust funds, and/or municipal 
financing. While there may be outside sources of funding available, the 
Municipality will provide funding through bonding or any other means necessary 
in order to fully fund the project no later than December 31`, 2021 and to allow 
construction to begin by February 2022. PIRHL has provided a pro forma for the 
project, and the Municipality will provide one as well. 

9 Construction Schedule – The Municipality will provide a fully executed 
redeveloper’s agreement with PIRHL that includes the required pro forma. PIRHL 
will provide a construction schedule showing that work will begin on the project by 
February 2022, and all other required documentation for the project, including the 
entity responsible for monitoring the construction and overall development activity. 

 

Group Homes – proposed  

Princeton will sponsor and commit funds for group home projects that will provide a total of 
16 bedrooms (credit is by the bedroom). It will provide a site or sites, sponsor or sponsors, and 
funding plans for eight bedrooms by June 30, 2021, and have those bedrooms ready for 
occupancy by June 30, 2022. It will provide a site or sites, sponsor or sponsors, and funding 
plans for the remaining eight bedrooms by June 30, 2024, and have those bedrooms ready for 
occupancy by June 30, 2025. Princeton has allocated funds in its Spending Plan for these 
projects, and will adopt a resolution committing the funding.  

 

INCLUSIONARY REZONING 

Terhune and Harrison 

This vacant site (Block 7401, Lot 1.02) was subdivided from the Princeton Shopping Center 
site and zoned R-SM, Residential Senior Market, in 1996, to allow the development of age-
restricted housing, including a 20% affordable-housing set-aside. It is owned by a subsidiary 
of the organization that owns the Princeton Shopping Center itself (see below). The property 
will be rezoned to permit a residential density of 22 units per acre of family housing, and to 
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remove the age-restriction requirement currently in place. This is anticipated to result in a total 
of 60 units, of which a required 20% set-aside will generate 12 affordable family units. 

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.6 for inclusionary zoning 
are addressed as follows: 

9 Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-
1.3 which indicates that a suitable site is one in which it is adjacent to compatible 
uses, has access to appropriate streets and is consistent with environmental policies 
in N.J.A.C. 5:93-4.   

� The site is adjacent to compatible land uses and has access to appropriate streets.  
The site at the northern end of the Princeton Shopping Center on North 
Harrison Street. It is presently zoned R-SM, Residential Senior Market. Across 
North Harrison Street are single-family homes in the R-6 district, which 
permits single-family homes on a minimum lot size of a quarter-acre, and 
across Terhune Road are single-family homes in the R-5 district, which permits 
single-family homes on a minimum lot size of a half-acre. The site will have 
frontage and direct vehicular access to both Terhune Road and North Harrison 
Street.  
 

� The site can be developed in accordance with R.S.I.S.  Development of the site will 
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-
1 et seq. 
 

� The site is located in a “Smart Growth Planning Area”.  The 2001 Adopted State 
Plan Map and the 2004 Preliminary State Plan Map designates the property as 
the Suburban Planning Area (PA 2), and is within a designated regional center. 
The intention of the Suburban Planning Area is to provide for much of the 
State’s future development in a compact form and is the preferred location for 
affordable housing development. Regional centers are intended to be the focal 
point for the economic, social and cultural activities of an economic region, 
with a compact, mixed-use core and neighborhoods offering a wide variety of 
housing types. 

 
� The development is not within the jurisdiction of a Regional Planning Agency or 

CAFRA.  The site is located outside of the Pinelands, CAFRA, Highlands, or 
Meadowlands. 

 
� The site will comply with all applicable environmental regulations.  There are no 

wetlands, floodplains, or Category One streams on the property. There is a 
small area of steep slopes in the center of the Terhune Road (northern) side of  
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the site, but it is not large enough to create an impediment to the creation of 
affordable housing. 
 

� The site will not impact any historic or architecturally important sites and districts.  
There are no historic or architecturally important sites or buildings on the 
property or in the immediate vicinity that will impact the development of the 
affordable housing. 

9 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access 
to appropriate sewer and water infrastructure and is consistent with the area-wide 
water quality management plan.  The site is within the Municipality’s sewer service 
area, and is served by the Municipality’s water purveyor.  

9 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed 
for low- and moderate-income housing in a manner consistent with the rules or 
regulations of all agencies with jurisdiction over the site. The site will be rezoned 
from its current R-SM designation to remove the age restriction and to allow 
residential development at a density of 22 units per acre with a mandatory 
affordable-housing set-aside of 20%. The Municipality believes this increase in 
density represents sufficient compensatory benefit to create a reasonable 
opportunity for the provision of low- and moderate-income housing.  

 

Princeton Shopping Center (Edens) 

Princeton has reached an agreement with the owner of the Princeton Shopping Center (Block 
7401, Lot 1.01) to facilitate the development, via a zoning amendment or redevelopment 
process, to provide a density of ±6.9 units per acre over the approximately 29.1-acre site, for 
the development of 200 family rental units with a 22% affordable housing set-aside (44 
affordable family rental units). The zoning amendment or redevelopment plan will incorporate 
regulations, standards and improvements to facilitate the redevelopment of the southern end 
of the site without significant impact on the existing shopping center. 

The project will prioritize pedestrian, bicycle and transit accessibility as well as thoughtful 
architectural and landscape design. It will reflect sound community and urban design 
principles that will result in the existing retail complex, and particularly the Harrison Street 
frontage, becoming more inviting and visually compatible with the surrounding 
neighborhoods and to the greater Princeton community. The owner of the shopping center 
has agreed to provide shuttle service between the development and downtown Princeton, and 
will work closely with the Municipality to design an attractive and economically viable mixed-
use development.  
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COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.6 for inclusionary zoning 
are addressed as follows: 

9 Suitable Site– The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-
1.3 which indicates that a suitable site is one in which it is adjacent to compatible 
uses, has access to appropriate streets and is consistent with environmental policies 
in N.J.A.C. 5:93-4.   

� The site is adjacent to compatible land uses and has access to appropriate streets.  
Across North Harrison Street are single-family homes in the R-6 district, which 
permits single-family homes on a minimum lot size of a quarter-acre, and 
across Terhune Road are single-family homes in the R-5 district, which permits 
single-family homes on a minimum lot size of a half-acre. As noted above, the 
adjoining subdivided lot to the north will be rezoned to permit family 
residential development at a density of 22 units per acre. The site currently has 
frontage and direct vehicular access to North Harrison Street.  
 

� The site can be developed in accordance with R.S.I.S.  Development of the site will 
be consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-
1 et seq. 
 

� The site is located in a “Smart Growth Planning Area”.  The 2001 Adopted State 
Plan Map and the 2004 Preliminary State Plan Map designates the property as 
the Suburban Planning Area (PA 2), and is within a designated regional center. 
The intention of the Suburban Planning Area is to provide for much of the 
State’s future development in a compact form and is the preferred location for 
affordable housing development. Regional centers are intended to be the focal 
point for the economic, social and cultural activities of an economic region, 
with a compact, mixed-use core and neighborhoods offering a wide variety of 
housing types. 
 

� The development is not within the jurisdiction of a Regional Planning Agency or 
CAFRA.  The site is located outside of the Pinelands, CAFRA, Highlands, or 
Meadowlands. 
 

� The site will comply with all applicable environmental regulations.  There are no 
wetlands, floodplains, steep slopes, or Category One streams on the property. 
A very small portion of a FEMA-designated flood hazard area touches the 
northeastern edge of the property, in an area not contemplated for residential 
development in this plan. 
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There is an active gas station on the North Harrison Street side (the west side) 
of the Princeton Shopping Center. While residential development is not 
currently contemplated for any active portion of the shopping center site, 
should any change in use occur in the future that involves the gas station site, 
the developer will need to remediate any contamination on the site to meet 
residential development standards. 

� The site will not impact any historic or architecturally important sites and districts.  
There are no historic or architecturally important sites or buildings on the 
property or in the immediate vicinity that will impact the development of the 
affordable housing. 

9 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access 
to appropriate sewer and water infrastructure and is consistent with the area-wide 
water quality management plan.  The site is within the Municipality’s sewer service 
area, and is served by the Municipality’s water purveyor.  

9 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed 
for low- and moderate-income housing in a manner consistent with the rules or 
regulations of all agencies with jurisdiction over the site. The owner of the property 
will, through rezoning or redevelopment, facilitate the development on the southern 
end of the property of 200 family rental units, with a mandatory affordable-housing 
set-aside of 22%, which would result in 44 affordable family rental units. The 
Municipality believes this density represents sufficient compensatory benefit to 
create a reasonable opportunity for the provision of low- and moderate-income 
housing.  

 

AvalonBay Thanet Road 

As noted above, Princeton has reached agreement with the contract purchaser of this property 
to utilize the redevelopment process to provide for an inclusionary rental complex. The adopted 
Redevelopment Plan provides for 221 total housing units, including at least six family 
affordable rental units (one one-bedroom unit, three two-bedroom units and two three-
bedroom units, one of which will be a very low-income unit), and five three-bedroom special-
needs apartments.  

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.6 for inclusionary zoning 
are addressed as follows: 

9 Suitable Site– Please see the information on the AvalonBay/PIRHL Thanet Road 

Senior development, above, for information about the suitability, availability, and 
developability of the site for affordable housing. Although there are wetlands along 
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the eastern and northeastern edges of the property, these will not preclude the 
proposed affordable housing development. There are no Category One streams on 
the property, but there is a FEMA-delineated regulatory floodway that crosses the 
southern end of the property roughly parallel with Terhune Road. There is also an 
area of steep slopes both within the FEMA floodway and immediately behind it in 
the center of the property. AvalonBay will need to secure all necessary approvals for 
the project, including from the New Jersey Department of Environmental Protection, 
related to the FEMA floodway designation on the site. 

9 Adequate Compensatory Benefit – The Municipality believes the adopted 
Redevelopment Plan for the site provides for housing development at a sufficient 
density to provide sufficient compensatory benefit to the redeveloper to create a 
reasonable opportunity for the provision of low- and moderate-income housing. 

9 Administrative Entity – AvalonBay will retain experienced affordable housing 
administrative agent(s) to administer both the family affordable units and the 
special needs units pursuant to COAH’s regulations.  The selected administrative 
agent will affirmatively market the units, income-qualify applicants, place 30-year 
affordability control deed restrictions on the units and provide long-term 
administration of the units in accordance with COAH’s rules at N.J.A.C. 5:93 et seq. 
and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the exception 
that in lieu of 10 percent affordable units in rental projects being required to be at 
35 percent of median income, 13 percent of affordable units in such projects shall 
be required to be at 30 percent of median income.  

9 Low/Moderate Income Split – At least half of all the family affordable units 
developed at the site will be affordable to low-income households (per the 
Settlement Agreement, one unit will be very low-income) and an odd number of 
affordable units will always be split in favor of the low-income unit per UHAC at 
N.J.A.C. 5:80-26.1. The 15 special-needs units will all be affordable to very low-
income households. 

9 Affirmative Marketing – The selected affordable housing administrative agent will 
affirmatively market the units in accordance with UHAC per N.J.A.C. 5:80-26.1.  

9 Controls on Affordability – The redeveloper’s agreement will require a minimum 
30-year affordability control deed restrictions on the units in accordance with 
N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1. 

9 Bedroom Distribution – Per the Settlement Agreement, one of the affordable units 
will be a one-bedroom unit; three affordable units will be two-bedroom units; and 
two affordable units will be three-bedroom units. 
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Northern S-2 Zoning District 

Princeton will adopt an overlay ordinance to permit multi-family residential uses as-of-right on 
floors above the ground floor of existing or new non-residential buildings in this zone.  The 
density of the zone will permit 15 dwelling units per acre with a 20% affordable housing set-
aside, thus creating a mixed-use zone that will provide residences, shopping and services 
within an existing commercial corridor. Affordable dwelling units developed in accordance 
with this zoning will be credited to the Municipality’s prospective need for future affordable 
housing obligations, in accordance with then-applicable law. (See Appendix 55 for the 
ordinance.)  
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INCOME DISTRIBUTION 

Affordable units addressing the Prior Round or Third Round obligation and which are subject 
to UHAC shall be composed of a minimum of 50% low income units; the remaining units 
may be moderate income.  

One exception to UHAC, pursuant to the 2008 amendments to the FHA, P.L. 2008, c. 46 
(codified as N.J.S.A. 52:27D-329.1), municipalities must provide very low-income units equal 
to 13% of all affordable units approved and constructed after July 17, 2008 at 30% of the 
regional median income instead of the UHAC standard of 10% at 35% of the regional median 
income.  

Low-Income Units 

Excluding RCA, prior-cycle units and substantial compliance bonuses, the Municipality is 
seeking credit for 836 units to satisfy the combined Prior Round former Borough RDP and 
former Township obligation, and the Municipality’s Third Round obligation. Of these, 483 
units, or 57.8%, are low-income units; the remaining 353 units, or 42.2%, are moderate-income 
units.  

 SATISFACTION OF INCOME DISTRIBUTION 

          Income Level 

Program 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Very 
Low 

Low Moderate 

100% Affordable       

John and Clay Streets – former Borough   X   5 

Hamilton Avenue – former Borough   X  2 4 

171 John Street – former Borough   X   1 

Griggs Farm – former Township X  X  70  

Griggs Farm – former Township   X   70 

7 Leigh Avenue – former Township   X   1 

Karin Court – former Township X  X 16   

100-104 Leigh Avenue X  X 1 4  

135 Bayard Lane X  X 1 1 2 

Harriet Bryan House (Elm Court II) X X  67   

52 Leigh Avenue   X   2 

159 John Street   X   1 
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 SATISFACTION OF INCOME DISTRIBUTION 

          Income Level 

Program 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Very 
Low 

Low Moderate 

246 John Street X  X  1  

Habitat for Humanity Lytle Street   X   2 

Princeton Community Village X  X 4 9 12 

Franklin Avenue and Maple Terrace X  X 11 29 40 

RPM 900 Herrontown Road/SAVE X  X 8 24 32 

AvalonBay/PIRHL Thanet Road Senior X X  11 29 40 

Inclusionary Development       

The Princewood – former Borough X  X  1  

Princeton International Properties/ 
291-293 Nassau Street – former Borough 

X  X   1 

41 Spring Street – former Borough X  X  1 1 

47 Spring Street – former Borough  X  X  1  

Shirley Court – former Borough X  X   2 

Shirley Court – former Borough   X  1 2 

Maclean Street – former Borough   X  2 1 

Palmer Square/Hulfish North – former 
Borough 

X  X   2 

Washington Oaks – former Township   X  36 24 

Witherspoon I X  X   2 

Witherspoon II X  X   10 

114 Leigh Avenue   X   1 

190-198 Witherspoon Street X  X  1 1 

12-14 Vandeventer Avenue X  X   1 

Copperwood X  X  4 8 

Merwick Stanworth X  X 5 25 26 

AvalonBay Witherspoon Street X  X 8 21 27 

255 Nassau Corp./Carnevale X  X  2 2 
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 SATISFACTION OF INCOME DISTRIBUTION 

          Income Level 

Program 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Very 
Low 

Low Moderate 

Princeton Maclean, LLC – 30 Maclean St X  X  1 1 

Alternative Living Arrangements       

CIFA II/SERV – former Township X   2   

24 North Harrison Street X   4   

76 ½ Linden Lane X   3   

Community Options X   4   

Youth Consultation Service X   4   

Municipally sponsored group homes X   16   

AvalonBay Thanet Road X   15   

Assisted Living       

Acorn Glen X X  5   

Inclusionary Rezoning       

Terhune and Harrison   X 2 5 5 

Princeton Shopping Center   X 6 17 21 

AvalonBay Thanet Road X  X 1 2 3 

Total 194 289 353 
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Very Low-Income Units 

The Municipality has 504 affordable units proposed, approved, and constructed on or after July 
17, 2008. This generates a very low-income obligation of 66 units (.13 x 504 = 65.52), including 
the following: 

VERY-LOW INCOME OBLIGATION CALCULATION 

Project Affordable Units 

47 Spring Street 1 

291-293 Nassau Street 1 

253 Nassau Street 1 

190-198 Witherspoon 2 

12-14 Vandeventer 1 

24 N. Harrison Street (Group Home) 4 

246 John Street 1 

41 Spring Street 2 

Princeton Maclean, LLC  - 30 Maclean Street 2 

Community Options - 24 Dorann Avenue 4 

Copperwood 12 

Habitat for Humanity Lytle Street 2 

Youth Consultation Service – 9 Hilltop Drive 4 

255 Nassau Street 4 

Merwick Stanworth / 100-104 Leigh Ave / 135 Bayard Ln 65 

AvalonBay (Avalon Princeton) 56 

RPM – 900 Herrontown Road (SAVE) 64 

Princeton Community Village 25 

Thanet Road Senior Project 80 

Municipally Sponsored Group Homes 16 

Terhune and Harrison 12 

Princeton Shopping Center (Edens) 44 

Thanet Road – Avalon Bay 21 

Franklin Avenue and Maple Terrace 80 

Total 504 

13% 65.52 
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As illustrated in the Income Distribution table, the Municipality has 176 very low-income units 
that were or will be created after July 1, 2008, far exceeding its very low-income obligation of 
66 units.  Additionally, 63 of the Municipality’s very low-income units are family units, not 
restricted to special needs or age-restricted households. 

 

 

AFFORDABLE HOUSING ADMINISTRATION AND 
AFFIRMATIVE MARKETING 

Princeton will adopt an amended Affordable Housing Ordinance in accordance with COAH’s 
substantive rules and UHAC. The Affordable Housing Ordinance includes the required 
Municipality-wide mandatory set-aside ordinance (i.e. the amended affordable housing overlay 
ordinance) and will govern the establishment of affordable units in the Municipality as well as 
regulating the occupancy of such units (see Appendix 53). The Municipality’s Affordable 
Housing Ordinance covers the phasing of affordable units, the low/moderate income split, 
very-low income units, bedroom distribution, occupancy standards, affordability controls, 
establishing rents and prices, affirmative marketing, income qualification, etc.  One exception 
to UHAC, pursuant to the 2008 amendments to the FHA, P.L. 2008, c. 46 (codified as N.J.S.A. 
52:27D-329.1), municipalities must provide very low-income units equal to 13% of all affordable 
units approved and constructed after July 1, 2008 at 30% of the regional median income 
instead of the UHAC standard of 10% at 35% of the regional median income. 

In addition, the Municipality’s Affirmative Marketing 
Plan (see Appendix 57) will address the Settlement 
Agreement provisions to add more community groups 
for direct notification of affordable housing unit 
availability.  The additional community groups include: 

� Fair Share Housing Center; 
� New Jersey State Conference of the NAACP; 
� Trenton branch of the NAACP; 
� Greater Red Bank branch of the NAACP; 
� Asbury Park/Neptune branch of the NAACP; 
� Bayshore branch of the NAACP; 
� Greater Freehold branch of the NAACP; 
� Greater Long Branch chapter of the NAACP; 
� Shiloh Baptist Church; 
� Latino Action Network; 
� Supportive Housing Association; and 
� New Jersey Housing Resource Center. 

Affirmative Marketing 

The Affirmative Marketing Plan is a 
regional marketing strategy 
designed to attract buyers and/or 
renters of all majority and minority 
groups…to housing units which are 
being marketed by a developer or 
sponsor of affordable housing. It is 
a continuing program and covers 
the period of deed restriction. 
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The Municipality has established the position of the Municipal Housing Liaison and has 
appointed a staff member to the position. The Princeton Affordable Housing Department 
administers the Municipality’s affordable for-sale units. Princeton Community Housing serves 
as the Administrative Agent for the municipally-owned affordable rental units and for the 
affordable units at Merwick Stanworth.  Princeton Community Housing also administers the 
units that they own, such as Princeton Community Village, Griggs Farm rental units, Elm 
Court and Harriet Bryan. External administrative agents administer the affordable units at 
Copperwood and AvalonBay Princeton. The affirmative marketing plans are 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 Municipality. 
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 the Municipality’s 
housing region, Region 4, consisting of Monmouth, Mercer and Ocean counties.  

The affirmative marketing plan includes regulations for qualification of income eligibility, 
price and rent restrictions, bedroom distribution, affordability control periods, and unit 
marketing in accordance to N.J.A.C. 5:80-26.1 et seq. All newly created affordable units will 
comply with at least 30-year affordability control required by UHAC, N.J.A.C. 5:80-26.5 and 
5:80-26.11. This plan must be adhered to by all private, non-profit, and municipal developers 
of affordable housing units and must cover the period of deed restriction or affordability 
controls on each affordable unit. 

 

AFFORDABLE HOUSING TRUST FUND 

The former Princeton Borough first established an 
affordable housing trust fund in 1985. It was administered 
by the mayor and council, and accepted voluntary 
contributions from both the Borough and from private 
entities. When the former Borough’s affordable housing 
overlay ordinance was adopted in 1990, it allowed 
developers to make payments into the trust fund in lieu of 
constructing affordable units, and it required developers of 
four or fewer units to make such payments. When the 
former Borough passed its development fee ordinance in 
1995, development fees were also deposited into the trust 
fund. (The Municipality repealed the former Borough’s 
original development fee ordinance in 2015, and extended 
the former Township’s 2010 development fee ordinance to 
the entire Municipality.) 

Eligible Trust Fund Expenditures 

“A municipality may use revenues 
collected from the development 
fees for any activity approved by 
the Council (now the Court) for 
addressing the municipal fair 
share…Municipalities are 
encouraged to use development 
fee revenues to attract other 
funds...”  
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The former Princeton Township had an affordable housing trust fund as far back as 2007, and 
adopted its development fee ordinance in 2010. As noted above, this ordinance was extended 
to the entire Municipality in 2015. The ordinance authorizes the collection of residential 
development fees equal to 1.5% of the equalized assessed value of new residential construction 
and additions, and mandatory non-residential development fees equal to 2.5% of the equalized 
assessed value of new non-residential construction and additions. The Municipality will update 
its development fee ordinance again as part of this Housing Plan Element and Fair Share Plan 
to eliminate references to COAH’s invalidated third round regulations, instead citing COAH’s 
second round regulations and to provide references to the Superior Court’s jurisdiction instead 
of COAH’s. 

The Municipality designates all development fees as affordable housing trust funds. It 
disburses those funds for rehabilitation and affordability assistance and for the purchase of 
deed-restricted units, and it credits as affordable housing trust fund income any proceeds from 
the sale of those units or repayment of rehabilitation or affordability assistance loans. It pays 
the permissible 20% of development fees to cover administrative costs. 

As noted above, the Princeton Affordable Housing Utility was established in 1989. It is funded 
by income from affordable units owned by the Municipality, as well as an annual appropriation 
from the Municipality, from which is responsible for operations, interest and debt retirement 
and deferred charges and statutory expenditures of the Municipality’s affordable housing 
programs.  The Utility also serves as the account through which trust funds are disbursed, via 
transfer from the Municipality’s developer escrow account. 

As part of implementing this Plan, the Municipality will open a dedicated interest-bearing 
account to house all trust funds, and will make all permissible trust fund expenditures directly 
from this account. 

A new spending plan has been prepared consistent with this Plan. The Spending Plan, which 
discusses anticipated revenues, collection of revenues, and the use of revenues, was prepared 
in accordance with COAH’s applicable substantive rules. All collected revenues will be placed 
in the Municipality’s Affordable Housing Trust fund and will be dispensed for the use of 
eligible affordable housing activities including, but not limited to:  

� Rehabilitation program; 
� New construction of affordable housing units and related development costs;  
� Extensions or improvements of roads and infrastructure directly serving affordable 

housing development sites;  
� Acquisition and/or improvement of land to be used for affordable housing; 
� Purchase of affordable housing units for the purpose of maintaining or implementing 

affordability controls,  
� Maintenance and repair of affordable housing units; 
� Repayment of municipal bonds issued to finance low- and moderate-income housing 

activity; 
� Affordability assistance; 
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� Administrative expenses; and 
� Any other activity as specified in the approved spending plan. 

The Municipality is required to fund eligible programs in its Court-approved Housing Plan 
Element and Fair Share Plan, as well as provide statutorily required affordability assistance. 

At least 30% of collected development fees, excluding expenditures made through June 2, 
2008, when affordability assistance became a statutory requirement in the Fair Housing Act, 
will be used to provide affordability assistance to very low-, low- and moderate-income 
households in affordable units included in the Municipality’s Fair Share Plan. At least one-
third of the affordability assistance must be expended on very low-income units. Additionally, 
no more than 20% of the revenues collected from development fees each year may be expended 
on administration, including, but not limited to, salaries and benefits for municipal employees 
or consultant fees necessary to prepare or implement a rehabilitation program, a new 
construction program, a Housing Plan Element and fair share plan, and/or an affirmative 
marketing program. 

 

COST GENERATION  

The land use ordinances of both the former Princeton Borough and the former Princeton 
Township, which still govern the Municipality’s development patterns, have been reviewed to 
eliminate unnecessary cost generating standards. They provide for expediting the review of 
development applications containing affordable housing. Such expediting measures may 
consist of, but are 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 both land use ordinances, Residential Site 
Improvement Standards (N.J.A.C. 5:21-1 et seq.), the Municipal Land Use Law (N.J.S.A. 40:55D-
40.1 through 40.7), and the mandate of the FHA regarding unnecessary cost generating 
features. Princeton will comply with COAH’s requirements for unnecessary cost generating 
requirements, N.J.A.C. 5:93-10.1(a), procedures for development applications containing 
affordable housing, N.J.A.C. 5:93-10.1(b), and requirements for special studies and escrow 
accounts where an application contains affordable housing, N.J.A.C. 5:93-10.3. 

 

 MONITORING/STATUS REPORTS 

On the first anniversary of the entry of a final judgment of repose, and every anniversary 
thereafter through July 1, 2025, the Municipality agrees to provide annual reporting of trust 
fund activity to the New Jersey Department of Community Affairs (“NJDCA”), COAH, or New 
Jersey Local Government Services (“NJLGS”), or other entity designated by the State of New 
Jersey, with a copy provided to FSHC and posted on the municipal website, using forms 
developed for this purpose by the NJDCA, COAH, or LGS.  
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The reporting will include an accounting of all housing trust fund activity, including the source 
and amount of funds collected and the amount and purpose for which any funds have been 
expended. 

In addition, on the first anniversary of the entry of a final judgment of repose, and every 
anniversary thereafter through the end of the Settlement Agreement, the Municipality agrees 
to provide annual reporting of the status of all affordable housing activity within the 
municipality through posting on the municipal website with a copy of such posting provided 
to FSHC, using forms previously developed for this purpose by COAH or any other forms 
endorsed by the Special Master and FSHC. 

The Fair Housing Act includes two provisions regarding action to be taken by the Municipality 
during the 10-year period of protection acknowledged by the Settlement Agreement. The 
Municipality agrees to comply with those provisions as follows: 

a.  For the midpoint realistic opportunity review due on July 1, 2020, as required pursuant 
to N.J.S.A. 52:27D-313, the Municipality will post on its municipal website, with a copy 
provided to FSHC, a status report as to its implementation of its Plan and an analysis of 
whether any unbuilt sites or unfulfilled mechanisms continue to present a realistic 
opportunity.  

b. For the review of very-low income housing requirements required by N.J.S.A 52:27D-
329.1 within 30 days of the third anniversary of the entry of a final judgment of repose, 
and every third year thereafter, the Princeton will post on its municipal website, with a 
copy provided to FSHC, a status report as to its satisfaction of its very-low income 
requirements, including the family very-low income requirements.  

 

SUMMARY 

The Municipality of Princeton has a Rehabilitation obligation of 80 units; a Prior Round 
obligation of 641 units, which represents the combination of the former Princeton Township’s 
Prior Round obligation of 330 units and the former Princeton Borough’s Prior Round 
obligation of 311 units, reduced to a Prior Round RDP of 100 units and an unmet need of 223 
units (later reduced to 311 units), to which any additional affordable units developed within the 
bounds of the former Borough shall be applied; and a Third Round obligation of 753 units. In 
order to satisfy its Rehabilitation obligation, the Municipality will reactivate its local 
rehabilitation program, which will be available to both owner-occupied and renter-occupied 
units. Pursuant to the 2019 Settlement Agreement with Fair Share Housing Center, the 
Municipality has addressed its 641-unit Prior Round obligation with an RCA agreement, prior-
cycle age-restricted affordable units; family affordable for-sale and rental units; group home 
bedrooms; 15 surplus units to be applied to the former Borough’s unmet need; and Prior 
Round rental and substantial compliance bonuses. To further defray the former Borough’s 
Prior Round unmet need, the Municipality will establish several affordable housing 
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inclusionary overlay zones on specific groups of parcels in the former Borough. Princeton will 
address its Third Round obligation with existing, approved or proposed group homes, family 
and age-restricted affordable rental and for-sale units, inclusionary overlay zoning, and Third 
Round rental bonuses.  

The Municipality’s Prior Round compliance mechanisms include, from the former Township, 
23 credits from an executed RCA with the City of Trenton; two group-home bedrooms (credit 
is by the bedroom) at the CIFA facility; 70 family affordable rental units from Griggs Farm and 
131 family affordable for-sale units from Griggs Farm, Washington Oaks and a unit at 7 Leigh 
Avenue; and from the former Borough, 88 prior cycle age-restricted affordable rentals at Elm 
Court and 12 family affordable for-sale units on several sites. In addition, 15 surplus units 
generated from an overlay zone in the former Borough will go toward addressing the former 
Borough’s Prior Round unmet need. 

The Municipality’s Third Round obligation will be addressed through six affordable family for-
sale units on scattered sites; 311 family rental units at the Witherspoon I and Witherspoon II, 
Copperwood, Merwick Stanworth, AvalonBay Witherspoon Street, Princeton Community 
Village, Franklin Avenue/Maple Terrace, SAVE and AvalonBay Thanet Road sites as well as 19 
family rental units on scattered sites; 147 age-restricted affordable rentals in Harriet Bryan 
House and from AvalonBay’s Thanet Road Senior project; five Medicaid set-aside units at the 
Acorn Glen assisted living facility; 46 existing and proposed group-home bedrooms (credit is 
by the bedroom); and 56 family affordable units from inclusionary rezonings. In addition, the 
Municipality is claiming 188 Third Round rental bonuses, the maximum permitted. 

 


