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THE TOWNSHIP OF CRANFORD 
HOUSING PLAN ELEMENT AND FAIR SHARE PLAN 

I. INTRODUCTION 

This document is presented in two parts; which include (i) the Township of Cranford’s Master Plan 

Housing Plan Element and (ii) the Township of Cranford’s Fair Share Plan. This Housing Plan Element 

and Fair Share Plan addresses the Township’s compliance with the Municipal Land Use Law (N.J.S.A. 

40:55D-28b(3)), relevant Council on Affordable Housing (“COAH”) regulations, relevant Uniform 

Housing Affordability Controls (“UHAC”) regulations, and other applicable laws. The Housing 

Element of the Master Plan will examine the Township’s population, demographic characteristics, 

and employment characteristics, as well as housing stock and historic trends throughout the decades. 

According to the Fair Housing Act (N.J.S.A. 52:27D-310 et seq.), a municipality’s Housing Element 

must include, but is not limited to, residential standards and proposals for the construction and 

improvement of housing. The Housing Element shall 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 the existing structures most appropriate for conversion to, or rehabilitated 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. 

The Fair Share Plan will address the plan to meet Cranford’s Fair Share Housing Obligation. The 

Township of Cranford received a Judgment of Compliance and Repose on May 22, 2013 until 

December 31, 2018. The Fair Share Plan is part of the Township of Cranford’s request to acquire 

a Judgement of Compliance and Repose (“JOR”) from the Court and will include the projects and 

strategies to address Cranford’s affordable housing obligations.  
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II. 2018 THIRD ROUND HOUSING PLAN ELEMENT 

A. OVERVIEW 

This 2018 Housing Plan Element and Fair Share Plan was prepared in response to the preference 

of the Honorable Camille M. Kenny, J.S.C. that the Township file a declaratory relief action to 

resolve all outstanding affordable housing issues in lieu of a procedure the Township had proposed. 

In this regard, the Township had made a motion on July 14, 2017 to amend the Housing Element 

and Fair Share Plan approved by the Honorable Lisa F. Crystal, J.S.C. on May 22, 2013 to resolve 

all issues with the approved plan and to resolve any outstanding affordable housing issues. Instead 

of utilizing the procedure the Township proposed, the Honorable Camille M. Kenny, J.S.C. directed 

the Township to proceed in two stages. In the first stage, the judge directed the Township to make 

a motion concerning how to cure a 20-unit gap that had emerged in its approved affordable 

housing plan. In the second stage, the judge directed the Township to file a declaratory judgment 

action because she was familiar with this procedure brought by several Union County municipalities 

pursuant to In re Adoption of N.J.A.C. 5:96 & 5:97 by the N.J. Council on Affordable Housing, 221 

N.J. 1 (2015) (“Mount Laurel IV”). In accordance with the direction of the Court, the Township made 

a motion on May 24, 2018 to cure concerning the 20-unit gap that had emerged in the Township’s 

approved plan. On November 20, 2018, the Township filed a declaratory relief action as directed. 

This plan is being submitted in conjunction with said action. It has been prepared in accordance with 

the Municipal Land Use Law (MLUL) (40:55D-28b(3)), the Fair Housing Act (N.J.S.A. 52:27D-301 et 

seq.), COAH Round 2 regulations (N.J.A.C. 5:93-1, et seq.), and Mount Laurel case law. 

Affordable Housing History in New Jersey 

The affordable housing or Mount Laurel doctrine, started with the 1975 decision by the N.J. 

Supreme Court involving the Township of Mount Laurel (So. Burl. Cty. N.A.A.C.P. v. Tp. Of. Mt. Laurel, 

67 N.J. 151 (1975) or “Mount Laurel I”). In Mount Laurel I, the Supreme Court decided that under 

the State Constitution, each municipality “must, by its land use regulations, make realistically possible 

the opportunity for an appropriate variety and choice of housing for all categories of people who 

may desire to live there,” including those of low- and moderate-income, thereby prohibiting 

municipalities from using zoning powers to prevent the potential for the development of affordable 

housing. 

Displeased with general inaction or movement by municipalities under its earlier decision to produce 

affordable housing, in 1983, the N.J. Supreme Court released a second Mount Laurel decision (So. 

Burlington Ct. N.A.A.C.P. v. Mount Laurel Tp., 92 N.J. 158 (1983) or “Mount Laurel II”). Because the 

legislature had not acted to administer laws to implement the Court’s ruling in Mount Laurel I, the 

Court fashioned a judicial remedy, or what is commonly referred to as a “builder’s remedy.” This 

remedy created a special litigation track for exclusionary zoning cases and permitted a “builder’s 

remedy” which enabled builders to file suit to attempt to secure the right to construct housing at 

higher densities than the municipality would otherwise allow in exchange for a commitment to 

reserve at least 20 percent of the units for low and moderate income households. 

In 1985 the State Legislature passed and the Governor signed the Fair Housing Act (“FHA”), which 

the N.J. Supreme Court upheld in Hills Dev. Co. v. Bernards Twp., 103 N.J. 1 (1986) or “Mount 

Laurel III.” The FHA created the Council on Affordable Housing (“COAH”) and entrusted it with the 

primary responsibility for assigning and determining municipal affordable housing obligations. 
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Through the FHA, COAH was required to (1) enact regulations that established the statewide 

affordable housing need, (2) assign to each municipality an affordable housing obligation for its 

designated region, and (3) identify the techniques available to municipalities to meet its assigned 

obligation. THE FHA included a process for municipalities to obtain Substantive Certification, which, 

if granted by COAH, would protect municipalities against exclusionary zoning lawsuits such as 

Builder’s Remedy lawsuits by rendering a municipality’s housing element and ordinances 

presumptively valid in any exclusionary zoning litigation for six years. The Legislature subsequently 

amended the FHA to extend the period of protection for ten years. The FHA also enabled 

municipalities with pending Mount Laurel lawsuits to have those suits transferred to COAH for 

resolution through the administrative process COAH established through its regulations.  

To implement the FHA requirements, COAH adopted a series of regulations. Round 1 regulations 

were adopted by COAH in 1987 and Round 2 regulations were adopted in 1994.  

In 2004, COAH adopted the first iteration of the Third Round rules. In 2007, the Appellate Division 

affirmed portions of COAH’s 2004 Third Round rules, but invalidated other aspects of them. See In 

re Adoption of N.J.A.C. 5:94 & 5:95, 390 N.J. Super. 1 (App. Div. 2007). The opinion remanded 

the matter to COAH for adoption of new compliant regulations, and gave the agency six months to 

do so. The Appellate Division granted COAH two extensions, and COAH finally adopted a second 

set of Third Round rules in May of 2008. Many municipalities submitted Third Round Affordable 

Housing plans to COAH and to courts for approval in December of 2008 in response to the new 

Third Round Rules. 

On October 8, 2010, the Appellate Division concluded that COAH’s revised 2008 regulations 

suffered from many of the same deficiencies as the first set of Third Round rules, and it invalidated 

substantial portions of the 2008 Third Round regulations again. See In re Adoption of N.J.A.C. 5:96 

& 5:97, 416 N.J. Super. 462 (App. Div. 2010). The Appellate Division specifically directed COAH 

to use a methodology for determining prospective affordable housing needs similar to the 

methodologies used in the prior rounds. 

In 2013, the Supreme Court affirmed the Appellate Division’s decision, and directed COAH to 

adopt new third round regulations promptly. When it failed to do so, the Supreme Court entered 

an order on March 14, 2014 requiring COAH to adopt new Third Round regulations by October 

22, 2014 or risk serious consequences. COAH proposed the third version of Third Round regulations 

on April 30, 2014 and many municipalities adopted resolutions urging COAH to meet the Supreme 

Court’s deadline. Unfortunately, in October of 2014, the COAH Board deadlocked 3-3 when voting 

to approve the regulations, and therefore were not adopted. 

In response, on March 10, 2015 the Supreme Court issued its Mount Laurel IV decision, in which it 

(1) found that COAH had violated the March 14, 2014 Order by failing to adopt new Third Round 

regulations by October 22, 2014, (2) held that, without new Third Round regulations, COAH could 

not process the petitions for substantive certification of over 300 municipalities, (3) established new 

procedures to enable the COAH municipalities to proceed in court; and (4) relied upon an immunity 

procedure commonly used in court proceedings to enable these COAH towns to secure the same 

protections from exclusionary zoning lawsuits in the new court proceeding that they previously had 

at COAH. 
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B. SUMMARY OF CRANFORD’S PAST AFFORDABLE HOUSING HISTORY AND ACTIVIES 

The Township’s 2008 Housing Plan Element and Fair Share Plan was placed under the jurisdiction 

of the Court in January of 2008 pursuant to a complaint filed by Lehigh Acquisition Corp. entitled 

Lehigh Acquisition Corp. v. Township of Cranford et al., Docket No. UNN-L-0140-08. In the same 

year Cranford Development Associates, LLC also filed a complaint against the Township entitled 

Cranford Development Associates, LLC at als. V. Township of Cranford et al., Docket No. UNN-L-

3759-08. The Township’s 2008 Housing Plan Element and Fair Share Plan was adopted by the 

Township’s Planning Board on December 3, 2008, then endorsed by the Township Committee 

December 9, 2008. 

On December 9, 2011, Honorable Lisa F. Crystal, J.S.C. issued an Order Granting Relief in 

Exclusionary Zoning Litigation in Cranford Development Associates, LLC at als. v. Township of 

Cranford et al. The 2008 Housing Plan Element and Fair Share Plan was updated and amended in 

accordance with the December 9, 2011 order and was adopted by the Planning Board on May 2, 

2012. 

The Township’s 2013 Housing Plan Element and Fair Share Plan was prepared in accordance with 

the October 8, 2010 Appellate Division decision. At the time the 2013 Housing Plan Element and 

Fair Share Plan was prepared, the Township had not been assigned a Third Round affordable 

housing obligation, due to the invalidation of the growth share methodology. In the absence of a 

Third Round number, the plan included a Vacant Land Adjustment which demonstrated that the 

Township had a Realistic Development Potential of 5 units. The Plan demonstrated how the Township 

would be able to address the 5-unit RDP. 

On May 22, 2013, Honorable Lisa F. Crystal, J.S.C. entered a Third Round Judgment of Compliance 

and Repose (JOR) in favor of the Township of Cranford. The JOR approved the 2013 Housing Plan 

Element and Fair Share Plan which satisfied the Township’s Prior Round responsibilities, and 

memorialized the Court’s finding that the Township had an RDP of 5-units at that time. Through the 

May 22, 2013 JOR, the Township received protection from all exclusionary zoning lawsuits until 

December 31, 2018. 

Since the issuance of the 2013 JOR, various changed circumstances have occurred which have 

increased the Township’s RDP to 85. Additionally, there has been a change to one of the sites which 

was used to satisfy the Township’s Prior Round Obligation: Block 291, Lot 15.01 and Block 292, Lot 

2, which today is known and referred to as “Birchwood.” 

This site was formerly known as the Cranford Development Associates, LLC site and the 2013 JOR 

memorialized the right of the builder’s remedy plaintiff to construct a 360-unit inclusionary rental 

project which would include 54 affordable units. The scale of the project generated enormous 

controversy within the Township because the community strongly felt that the construction of 360-

unit project was not appropriate for that area of the Township. As a result, the Township and 

Cranford Development Associates, LLC negotiated an agreement by which the Township would 

purchase the site, and then be in a position to downscale the proposed development of the site and 

satisfy the shortfall created by the downscaling. After the Township purchased the Birchwood site, 

the Township reached an agreement with another developer to develop the site with a 225-unit 

project, in place of the original 360-unit project. Due to the reduction of the total number of units 

in the project, the affordable set-aside was reduced from 54 to 34. 
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In accordance with the direction of the Honorable Camille M. Kenny, J.S.C. the Township brought a 

motion on May 24, 2018 to cure concerning the 20-unit gap that had emerged in the Township’s 

approved plan. On November 20, 2018, the Township filed a Complaint for Declaratory Relief 

(DJ action) as also directed by the Honorable Camille M. Kenny, J.S.C. The complaint included the 

2013 Housing Plan Element attached as “Exhibit A” and a Summary of Plan, dated November 20, 

2018 attached as “Exhibit B.” The filed complaint stated that “Exhibit B is the Township’s summary 

of plan, which will be the foundation of a [Housing Plan Element and Fair Share Plan] that the 

Planning Board adopts and the Township endorses prior to the expiration of immunity on December 

31, 2018.”  

This Plan was crafted based on the aforementioned Summary of Plan attached to the Township’s 

DJ action. Additionally, this Plan addresses the 20-unit shortfall generated by the downscaling of 

development on the Birchwood site, and accounts for the changed circumstances which has increased 

the Township’s RDP since the issuance of the 2013 JOR. 
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C. HOUSING, DEMOGRAPHIC, AND EMPLOYMENT INFORMATION 

The following detailed Housing, Demographic, and Employment background information regarding 

Cranford helps to describe and create an inventory of characteristics in the Township of Cranford 

that directly apply to current and future housing demand in the township and region. This analysis 

will include population demographics, housing characteristics, regional comparison, and recent 

trends. 

1. Analysis of Population and Demographics 

The following tables look to analyze the population trends in Cranford from the decennial Census 
and American Community Survey data.  An analysis of population demographics in a target area 
can help a community to understand and plan for the range of people that live and work within its 
borders.  Additionally, local population demographics understood in the context of and compared 
to the larger regional area provides a unique opportunity to understand larger geographic 
implications of present conditions and future local and regional opportunities.  This demographic 
profile was broken down into functional areas including: analyses of community demographics, 
housing stock, and employment data. 

Population 

Table 1, depicts the population change since 1930, and demonstrates that from 1930 to 1970, the 
Township saw a significant increase in population.  The numbers demonstrate that the population 
saw the greatest increase between the 1940s and 1960s, then between 1970 and 1990 the 
Township experienced a decrease in population.  However, since the 2000s the Township of 
Cranford has experienced minor increases in population.  

Cranford' largest increase in growth occurred 
during the 1940's through the 1960's. The 
Township's population increased by 44.7% in 
1940's, and then increased by 42% during the 
1950s, and continued to grow by 3.7% 
through the 1960s.  From 1980 through 2000 
Cranford’s population decreased by 
approximately 18%. In recent years, 
Cranford’s population has increased by 4% 
from 2010 to 2016.  

When comparing the Township to Union County 
as a whole, the Township has not experienced 
similar modest and steady increases from 
1990 through 2010. While Union County’s 
population increased by 5.8% between 1990 
and 2000, then by 2.7% between 2000 to 
2010, Cranford did not experience growth 
during this period.  

 

Table 1: Population 1930-2016 
Township of Cranford  

Year Total Population % change 

1930 11,126 -- 

1940 12,860 15.6% 

1950 18,602 44.7% 

1960 26,424 42.0% 

1970 27,391 3.7% 

1980 24,573 -10.3% 

1990 22,633 -7.9% 

2000 22,578 -0.2% 

2010 22,625 0.2% 

2016 23,531 4.0% 
Source: U.S. Bureau of the Census, Decennial Censuses 
American Community Survey 2012-2016 5-yr Estimate 
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Age Characteristics  

Understanding the age make up 
of a community is important 
when planning for new housing, 
resources, and the future of the 
township as a whole.  Looking at 
a further breakdown of 
population data by age and 
sex, it shows that the townships 
population is concentrated in 
specific age cohorts.  Table 3 to 
the right depicts that 24.76% of 
the population is 40-54 years 
old, and another 25.89% is 0-
19 years old.  These age cohorts 
generally suggest that Cranford 
consists largely of families with 
middle-aged parents and 
children.  

Table 4 complements the data 
and compares it to that of Union 
County as a whole.  It shows the 
steady increase of children ages 
5 to 17 in Cranford from 1990 
to 2010 – from 15.2% to 16.8% 
to 18.5%, respectively.  
Similarly, the number of 45 to 
54-year olds has increased from 
11.7% to 14.7% to 16.7%.  
Union County has also seen a steady increase in these age cohorts. However, Cranford has seen a 
rise in their 65 and over population, with percent increases from 15.8% in 1990 to 17.2% in 2010, 
whereas Union County has seen a decrease in their 65 and over population from 15% in 1990 to 
12.9% in 2010. 

Both Union County and Cranford have seen a stark decrease in the 25 to 34 cohort, with numbers 

in 1990 at 17.2 and 15.8 percent, dropping to 13.2 and 9.1 in 2010, respectively.  Increases in 

the 45 to 54-year-old age cohort partnered with increases in the 5 to 17 cohort signifies that the 

Township has been able to attract and retain families with growing children, and the decreasing 

Table 2: Population 1990-2010 
Township of Cranford & Union County 

 Cranford % Change Union County % Change 

1990 22,633 - 493,819 - 

2000 22,625 0.2% 522,541 5.8% 

2010 23,531 4.0% 536,499 2.7% 
Source: U.S. Bureau of the Census, 1990-2010 Decennial Censuses 

Table 3: Population by Sex and Age 2010 

Township of Cranford 

 All Female Male 

2010 Census Population 22,625 11,800 10,825 

Under 5 years 1,285 624 661 

5 to 9 years 1,646 804 842 

10 to 14 years 1,577 751 826 

15 to 19 years 1,348 613 735 

20 to 24 years 929 450 479 

25 to 29 years 934 502 432 

30 to 34 years 1,128 596 532 

35 to 39 years 1,452 762 690 

40 to 44 years 1,820 951 869 

45 to 49 years 1,909 961 948 

50 to 54 years 1,872 993 879 

55 to 59 years 1,602 840 762 

60 to 64 years 1,236 649 587 

65 to 69 years 958 517 441 

70 to 74 years 702 393 309 

75 to 79 years 749 427 322 

80 to 84 years 673 410 263 

85 years and over 805 557 248  

Median age (years) 42.8 44.2 41.2 

Source: U.S. Bureau of the Census, 2010 Decennial Census 
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25 to 34 population cohorts suggests that the town has not been able to attract or retain many 

younger adults in the last 20 years. 

 

Race 

Table 5 shows the racial breakdown of the 
population according to responses from 
the 2010 Decennial Census.  Over 98% of 
the population responded as “One Race,” 
with 91.8% responding as white.  The next 
largest racial group in Cranford is Asian 
at 2.8%., followed by 2.8 percent 
responding as Black or African American. 

The other 1.6% of respondents identified 

as “Two or More Races,” with the largest 

subgroup in that category being “White; 

Asian” with 130 respondents comprising 

0.6%, and 69 respondents comprising 

0.3% identifying as “White; Black or 

African American.” 

  

Table 4: Population by Age 1990-2010 
Cranford & Union County 

Age 

1990 2000 2010 

Cranford 
Union 

County 
Cranford 

Union 
County 

Cranford 
Union 

County 

# % # % # % # % # % # % 
Under 5 1,375 6.1 32,421 6.6 1,465 6.5 36,441 7.0 1,285 5.7 35,783 6.8 
5 to 17 3,451 15.2 58,291 11.8 3,797 16.8 73,754 14.1 4,168 18.5 95,475 18.2 
18 to 24 1,824 8.1 64,984 13.2 1,186 5.3 61,215 11.7 1,314 5.8 45,879 8.7 
25 to 34 3,577 15.8 85,028 17.2 2,757 12.2 75,189 14.4 2,062 9.1 69,279 13.2 
35 to 44 3,612 16.0 73,653 14.9 3,877 17.2 88,398 16.9 3,272 14.5 78,418 15.0 
45 to 54 2,645 11.7 54,877 11.1 3,312 14.7 69,568 12.5 3,781 16.7 83,409 15.9 
55 to 64 2,578 11.4 50,440 10.2 2,136 9.5 45,935 8.8 2,838 12.5 60,495 11.6 
65 & 
Over 

3,571 15.8 74,125 15.0 4,048 17.9 72,041 13.8 3,887 17.2 67,761 12.9 

Total 22,633 100 493,819 100 22,578 100 522,541 100 22,625 100 522,541 100 

Source: U.S.  Decennial Censuses, 1990, 2000, and 2010 

Table 5: Race 2010 
Township of Cranford 

 # % 
One Race 22,272 98.4 

     White 20,781 91.8 

     Black or African American 592 2.6 

American Indian/Alaska Native 18 0.1 

     Asian 643 2.8 

Asian Indian 136 0.6 

Chinese 221 1.0 

Filipino 149 0.7 

Japanese 18 0.1 

Korean 62 0.3 

Vietnamese 14 0.1 

Other Asian  43 0.2 

Native Hawaiian/Other Pacific 
Islander 

4 0.0 

Some Other Race 234 1.0 

Two or More Races 353 1.6 

      White; American Indian and 
Alaska Native 

35 0.2 

   White; Asian 130 0.6 

 White; Black or African 
American 

69 0.3 

White; Some Other Race 44 0.2 

Total population 22,625 100 
Source: U.S. Census, 2010 
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Household Size and Characteristics 

In addition to population demographics, household size in relation to the population helps to 
characterize the Township.  Using Decennial Census data from 1990-2010, Table 6 below shows 
that the Average Household Size in Cranford decreased negligibly from 2.69 to 2.61 from 1990 
to 2010.  Since the time from 1990 to 2000, both the population and number of occupied housing 
units decreased, then from 2000 to 2010, both the population and number of occupied housing 
units increased, implying that while more people are living in Cranford, household sizes have 
decreased. Union County as a whole saw a decrease in the average household size from 2.81 to 
2.71 from 1990 to 2000.  Then from 2000 to 2010 there was an increase from 2.71 to 2.97.  
Unlike Cranford, Union County as a whole experienced an increase in both their household 
population and occupied housing units from 1990 through 2010. 

 

Table 7 shows that household sizes in occupied housing 
units was highest for 2 persons in Cranford, at 30.5%, 
closely followed by 4 persons or more at 28.25%. 

The American Community Survey was utilized to 
evaluate Cranford income characteristics compared to 
Union County as a whole.  Table 8 demonstrates that 
the per capita income and the median household 
income in Cranford, $49,223 and $116,851 are both 
higher than the County’s of $36,374 and $101,634.  

In addition to a higher per capita income, fewer 
Cranford residents are living below the poverty level.  
Based on the 2012-2016 American Community Survey 
(Table 8) 1.9% of Cranford residents compared to 
10.8% Union County residents are living below the 
poverty level.  

  

Table 6: Households and Population 1990-2010, 
Cranford & Union County  

1990 2000 2010 

HH 
Population 

Occupied 
Housing 

Units 

Avg 
HH 
Size 

HH 
Population 

Occupied 
Housing 

Units 

Avg 
HH 
Size 

HH 
Population 

Occupied 
Housing 

Units 

Avg 
HH 
Size 

Cranford 22,624 8,405 2.69 22,033 8,397 2.62 22,367 8,583 2.61 

Union 
County 

499,274 177,973 2.81 514,733 186,124 2.71 536,499 188,118 2.97 

Source: U.S. Census, 2010 

Table 7: Household Size,  
2012-2016 ACS 

Township of Cranford 

Household 
Size 

Number of 
Households 

Percent 

1 Person 1,917 22.60 

2 Persons 2,587 30.50 

3 Persons 1,580 18.63 

4 Persons or 
More 

2,365 28.25 

Total 
Occupied 
Housing Units 

8,480 100 

Source: 2012-2016, American Community 
Survey 5-Year Estimates 
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The income limits in Table 9 to 

the left was produced by the 

Affordable Housing 

Professionals of New Jersey 

in 2018 to set the Affordable 

Housing Regional Income 

Limits. The table shows the 

very low income, low income, 

and moderate-income 

thresholds for Union County 

for each household size. 

Specific rows are for 

calculating the pricing for one 

and three-bedroom sale and 

rental units per N.J.A.C. 5:80-

26.4(a). 

  

Table 8: Income Characteristics – 2012-2016 ACS 
Cranford & Union County 

 Township of  
Cranford 

Union County 
State of New 

Jersey 

Median Household Income $116,851 $70,476 $101,634 

Median Family Income $137,620 $83,259 $90,575 

Per Capita Income $49,223 $36,374 $37,538 

Percent of Persons Below 
Poverty Level 

1.9% 10.8% 10.9% 

Source: Selected Economic Characteristics, 2012-2016 American Community Survey 5-Year Estimates 

Table 9:  2018 Affordable Housing Regional Income Limits  
Union County, New Jersey 

Household Size 
Moderate 

Income 
Low Income 

Very Low 
Income 

1 Person $53,404 $33,377 $20,026 

1.5 Persons* $57,218 $35,762 $21,457 

2 Persons $61,033 $38,146 $22,887 

3 Persons $68,662 $42,914 $25,748 

4 Persons $76,291 $47,682 $28,609 

4.5 Persons* $79,343 $49,589 $29,754 

5 Persons $82,395 $51,497 $30,898 

6 Persons $88,498 $55,311 $33,187 

7 Persons $94,601 $59,126 $35,475 

8 Persons $100,705 $62,940 $37,764 
Source: Affordable Housing Professionals of New Jersey 
* These are for calculating the pricing for one and three-bedroom sale and 
rental units per N.J.A.C. 5:80-26.4(a) 
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2. Analysis of Housing Characteristics 

Age of Housing 

Cranford is a substantially developed community which is comprised of older housing compared to 
the rest of Union County as a whole.  Population spikes in from the 1940s to 1960 were caused by 
a large increase in the number of houses being built from 1940 to 1959.  From 1940 to 1949, 
1.548 houses were built and then, from 1950 to 1959, 2.642 houses were built. From 1940 to 
1960 there was an increase of over 13,000 people, which correlates to the spike in residential 
construction. The Township continued to experience construction to a lesser extent through 2014, 
despite Cranford’s population declining from 1970 until 2010.  This population decline from 1970 
through 2009 occurred in conjunction with the construction of 1,272 homes during that same period.  
The population has begun to show signs of returning: from 2010 to 2010 Cranford experienced a 
0.2% increase in its population and there was a 4% increase in population based on the 2012-
2016 American Community Survey estimates.   

Table 10 which demonstrates that Cranford’s decrease in population between 1970 and 2000 are 
not consistent with the number of houses constructed during the same time period. While the number 
of housing units continued to increase despite decreases in population, the age of housing is not as 
evenly distributed as Union County as a whole, and is older.  88.4% of Cranford’s housing was built 
prior to 1980, versus 82.4% of housing in Union County.  Similarly, 76% of Cranford’ housing was 
built prior to 1960, verses 62.1% of housing in Union County.   

Table 10: Age of Housing – 2012-2016 ACS 
Township of Cranford & Union County 

Year Housing Unit 
Built 

Township of Cranford Union County 

Number of Units Percent Number of Units Percent 

2014 or later 104 1.2% 417 0.2% 

2010 - 2013 52 0.6% 1,971 1.0% 

2000 - 2009 254 2.9% 12,526 6.2% 

1990 - 1999 224 2.5% 9,360 4.7% 

1980 – 1989 397 4.5% 11,072 5.5% 

1970- 1979 397 4.5% 14,250 7.1% 

1960 – 1969 707 7.96% 26,617 13.2% 

1950 - 1959 2,642 29.7% 47,031 23.4% 

1940 - 1949 1,548 17.4% 30,171 15.0% 

1939 or earlier 2,558 28.8% 47,692 23.7% 

Total 8,883 100% 201,107 100% 
Note: Figures may not add due to rounding 
Source: 2012-2016 American Community Survey 5-Year Estimates 
Note: Percentages May Not Add Due To Rounding 

 

The number of residential building permits since the decade of 1990-1999 demonstrate that 

construction has slowed. In tandem with Table 10 above, the number of residential building permits 

shows that the number of housing units being constructed has remained steady and has increased 

since 1990.  
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Table 11 indicates that there has been a sharp increase in Residential Units authorized by Building 

Permits. Between 2010 and 2018 there have been 1,021 Residential Units which reflects the recent 

apartment residential projects which have been constructed in Cranford in the past decade. In 

previous decades the majority of building permits issued were for single family homes.  

 

 

 

 

 

 

 
 

 

 

 

 

 

 

Table 12 to the left shows 
the housing size by the 
number of rooms, and 
compares Cranford to 
Union County as a whole. 
In general, Cranford has 
a larger number of 
housing with more rooms, 
with 72.8%% of housing 
have 6 or more rooms. 
Of that 73.3%, 25% is 
accounted for by 9 or 
more rooms. In 
comparison, Union 
County as a whole has a 
more even distribution of 
housing sizes, with just 
half of the housing having 
6 or more rooms.  
  

Table 11: Residential Units Authorized by Building 
Permits: 1990-2018 

Township of Cranford 

Year 
Residential Building 

Permits 

1990-1999 131 

2000-2009 166 

2010 21 

2011 51 

2012 104 

2013 288 

2014 194 

2015 204 

2016 72 

2017 40 

2018 (YTD)* 47 

Total 1,318 
Source: New Jersey Department of Labor and Workforce 
Development 
*As of September, 2018 

Table 12: Housing Size by Number of Rooms - 2012-2016 ACS 
Township of Cranford & Union County 

Number of Rooms 

Township Of  
Cranford 

Union County 

Number of 
Units 

Percent 
Number of 

Units 
Percent 

1 Room 213 2.4% 8,650 4.3% 

2 Rooms 78 0.9% 4,299 2.1% 

3 Rooms 449 5.0% 21,432 10.7% 

4 Rooms 782 8.8% 32,210 16.0% 

5 Rooms 836 9.4% 32,309 16.1% 

6 Rooms 1,593 17.3% 32,591 16.2% 

7 Rooms 1,670 18.8% 25,428 12.6% 

8 Rooms 1,632 18.4% 19,620 9.8% 

9 or more Rooms 1,630 18.3% 24,568 12.2% 

Total 8,883 100% 201,107 100% 

Source: 2012-2016 American Community Survey 5-Year Estimates 
Note: Percentages May Not Add Due To Rounding 
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The vast majority of housing in 
Cranford is owner-occupied.   
Only slightly more than 18% of 
housing in Cranford is renter 
occupied.  

The total vacancy rate in the 
Township is 2.6, based on the 
2010 census which reported that 
233 units were vacant out of 
8,816 total units.  The 2010 
census also reported that the 
vacancy rate for owner occupied 
is less than one ninth than that of 
renter occupied housing.  

Table 14 shows the value of owner occupied housing reported by the 2012-2016 American 
Community Survey.  Based on the data provided, the majority of the housing in Cranford, 52.8%, 
is valued between $300,000 and $499,999. The next most common bracket for housing value is 
$500,000 to $999,999 – at 35.9%, meaning that 88.7% of the housing in Cranford is valued 
between $300,000 and $999,999.  Similarly, the majority of housing located within Union County 
(41.2%) is valued between $300,000 to $499,999.  However, housing values in the county are 
more evenly distributed than that of Cranford rendering only the 62.2% of housing in the county 
as valued between $300,000 and $999,999.   

Table 14: Value of Owner Occupied Housing – 2012-2016 ACS 
Township of Cranford & Union County 

Housing Value 

Cranford Union County 

Number of 
Units 

Percent 
Number of 

Units 
Percent 

Under $50,000 160 2.4% 2,533 1.1% 

$50,000 to $99,999 25 0.4% 1,276 1.2% 

$100,000 to $149,999 30 0.5% 3,310 3.0% 

$150,000 to $199,999 89 1.4% 9,795 8.9% 

$200,000 to $299,999 410 6.2% 26,059 23.7% 

$300,000 to $499,999 3,492 52.8% 39,550 36.0% 

$500,000 to $999,999 2,372 35.9% 22,382 20.4% 

$1,000,000 or more 37 0.6% 5,026 4.6% 

Total 6,615 100% 109,931 100% 
Note: Figures may not add due to rounding. 
Source: Value of Owner-occupied housing units, 2012-2016 American Community Survey 5-Year Estimates 

 

  

Table 13: Tenure and Housing Vacancy Rates 2010 
Township of Cranford 

 Total 
Owner 

Occupied 
Renter 

Occupied 

Total Housing 
Units 

8,816 6,994 1,589 

Vacant Units 233 35 68 

Vacancy Rate 2.6 0.5 4.3 
Source:  Source: U.S. Census, 2010 
(1) Includes all vacant units, including those rented or sold but not occupied, 
seasonal recreational and occasional use units, and "other" vacant units. 
(2) Includes units available for sale only 
(3) Includes units available for rent. 
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The majority of rent levels in Cranford 
were found to be between $1,500 to 
$1,999 at 27.6%. The next most common 
bracket was $1,000 to $1,499 at 23.4%, 
then $500 to $999 at 20.3%. Each of the 
other rent brackets do not make up a 
significant portion of the 1,865 rental units. 
26.7% of housing was estimated to be less 
than $999, and 19.1% was estimated to 
be $2,000 or greater.  While 6.4% 
responded with “less than $500”, this 
reporting may be family contributions or 
informal rent situations, considering that 
the other 93.6% of rental housing was 
estimated to be $1,000 or more. 

 

 

  

Table 15: Rent Levels – 2012-2016 ACS, 
Township of Cranford 

Rent Number of Units Percent 

Less than $500 119 6.4% 

$500 to $999 378 20.3% 

$1,000 to $1,499 440 23.4% 

$1,500 to $1,999 515 27.6% 

$2,000 to $2,499 248 13.3% 

$2,500 to 2,999  72 3.9% 

$3,000 or more 35 1.9% 

No cash rent 58 3.1% 

Total 1,865 100% 
Source: Contract Rent for Renter-occupied housing units, 2012-
2016 American Community Survey 5-Year Estimates 
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3. Analysis of Employment Characteristics 

Economic data about Cranford 
retrieved from the American 
Community Survey 2012-2016 5 
year estimate reports that the 
estimated Median Household 
Income in 2016 was $116,851, a 
35% increase from 2000 (Table 
16).  Based on the CPI Inflation 
Calculator from the Bureau of 
Labor Statistics, an income of 
$76,668 would have the buying 
power of $114,364 in 2018, 
which demonstrates that incomes 
have not only increased in 
Cranford since 2000, they have 
also kept pace with inflation. 

 
Based on the “Major Employers List” prepared for the Union County Board of Chosen Freeholders 
by the Union County Economic Development Corporation, there are fourteen major employers within 
Cranford, the largest of whom are: the Cranford Board of Education and Union County College.  
Table 17 depicts entities who employ over 100 people and it is not reflective of all of the businesses 
and employers within the Township.  However, this table does indicate that Cranford does have a 
variety of employment opportunities within its borders.   

Table 17: Township of Cranford, Major Employers 

Employer Address Business No. of Employees 

Atria Cranford 10 Jackson Drive 
Health Care & Social 

Assistance 
100 to 199 

Centennial Avenue Pool 401 Centennial Ave Fitness/Recreation 100 to 199 

Emes Professional Association 46 Jackson Drive Medical Laboratory 100 to 199 

Madan Plastics, Inc. 370 North Ave E Manufacturing 100 to 199 

Paragon Solutions, Inc 
25 Commerce Dr 

#100 
Computer 

Program/Software 
100 to 199 

Proaccess LLC 
20 Commerce Dr 

#200 
Insurance 100 to 199 

Cranford Health & Extended 
Care 

205 Birchwood Ave 
Health Care & Social 

Assistance 
200 to 299 

EII Inc Po Box 128 Intercommunication 200 to 299 

Weeks Marine Inc. 4 Commerce Dr #2 Marine Cargo 200 to 299 

All-State Legal Supply 1 Commerce Dr Printing 300 to 399 

Ascend Hospice 65 Jackson Dr #301 
Health Care & Social 

Assistance 
300 to 399 

Cranford (Township of) 8 Springfield Ave Government 300 to 399 

Cranford Board of Education 132 Thomas St Education 500 to 999 

Union County College 
1033 Springfield 

Ave 
Education 500 to 999 

Source: "Major Employers List" Prepared for Union County Board of Chosen Freeholders, by Union County Economic 
Development Corporation, August 2017 

Table 16: Economic Data for Cranford 

Description Amount 

Estimated Median Household Income in 2016 $116,851 

Estimated Median Household Income in 2000 $76,338 

Estimated Per Capita Income in 2016 $49,223 

Estimated Median House or Condo Value in 2016 $444,932 

Estimated Median House or Condo Value in 2000 $230,300 

Mean Price of All Housing Units in 2016 $439,675 

Mean Price of Detached Houses in 2016 $467,204 

Mean Price of Townhouses/Other Attached Units in 
2016 

$338,954 

Mean Price of Two Unit Structures in 2016 $315,617 

Mean Price of 3-4 Unit Structures in 2016 $248,833 

Mean Price of 5 or more Unit Structures in 2016 $273,742 
Source: 2012-2016 American Community Survey 5-Year Estimates and 
City-Data.com 
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The Township is an educated community.  43% of residents over the age of 25 have a Bachelor’s 
degree or higher, and 16% having a graduate or professional degree. The average commute time 
is 29.8 minutes, indicating that many of the residents commute to work elsewhere. 
 
 
 
 
 
 
 
 
 
 
 
 
Finally, Tables 19 and 20 shows the most common industries and occupations for residents broken 

down by gender. In general, 12% of males in Cranford are employed in the finance and insurance 

industry, with the next largest industry is professional, scientific and technical services industry at 

10%.  On the other hand, 20% of women are employed in educational services, while their second 

largest industry is health care at 12%.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 18: Education and Employment Data for 
Cranford 

For population 25 years and over 

High school or Higher 91.5% 

Bachelor's Degree of Higher 43.0% 

Graduate or Professional Degree 16.0% 

Unemployed 4.1% 
Mean Travel Time to Work (Commute) 29.8 min 
Source: City-Data.com 

Table 19: Industries of Cranford 

Most Common Industries for Males in 2016 

Finance and Insurance 12% 

Professional, Scientific, and Technical Services 10% 

Construction 8% 

Public Administration 7% 

Educational Services  6% 

Chemicals 4% 

Broadcasting and telecommunications 4% 

Most Common Industries for Females in 2016 

Educational Services 20% 

Health Care 12% 

Professional, Scientific, and Technical Services 10% 

Finance and Insurance 10% 

Chemicals 4% 

Accommodation and Food Services 3% 

Public Administration 3% 

Source: City-Data.com 
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Table 20: Occupations of Cranford 

Most Common Occupations for Males 

Other Management Occupations (excluding farmers/ farm mgmt.) 8% 

Computer Specialists 6% 

Other Sales and Related Workers Including Supervisors 5% 

Top Executives 5% 

Sales Representatives, Services, Wholesale and Manufacturing 5% 

Electrical Equipment Mechanics and Other Installation, 
Maintenance, and Repair Occupations (including supervisors) 

4% 

Business Operations Specialists 3% 

Most Common Occupations for Females 

Preschool, Kindergarten, Elementary, and Middle School Teachers 9% 

Secretaries and Administrative Assistants 8% 

Other Office and Administrative Support Workers Including 
Supervisors 

8% 

Other Management Occupations (excluding farmers/ farm mgmt.) 5% 

Other sales and related workers including supervisors 4% 

Registered Nurses 3% 

Bookkeeping, Accounting, and Auditing Clerks 3% 

Source: City-Data.com 
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III. 2018 THIRD ROUND FAIR SHARE PLAN 

A. THE INITIAL FAIR SHARE OBLIGATIONS 

1. Prior Round Obligation: 148 

2. Present Need/Rehabilitation Obligation: 85 

3. Round 3 Obligation: Different experts and different judges have embraced different 
formulas which generate different Round 3 numbers. Like so many largely developed 
municipalities, Cranford is not in a position where it can fully address its unmet need. 
However, the Township will take reasonable steps to address the unmet need to the extent 
practical.  

B. SATISFACTION OF REHABILITATION OBLIGATION 

The Township has an 85-unit rehabilitation obligation. On April 25, 2017 the Township contracted 
Community Grants, Planning & Housing LLC (CGP&H) to perform various tasks associated with the 
administration of the affordable units within Cranford Township. 

CGP&H prepared the “Cranford Home Improvement Program Policies and Procedures Manual” 
and accompanying plan including a community outreach component, which began in the Summer of 
2017. The program is currently funded through the Township’s Affordable Housing Trust Fund and 
will continue until the 85-unit obligation has been fully satisfied. Thus far, the Township has not 
received applications from eligible applicants. The Township is continuing to advertise the program 
and engage in community outreach with residents. 

C. SATISFACTION OF PRIOR ROUND OBLIGATION 

On May 22, 2013 the Township of Cranford received a Judgment of Compliance and Repose which 
declared that the Housing Element and Fair Share Plan dated April 3, 2013 “creates sufficient 
realistic opportunities for the provision of safe, decent housing affordable to low and moderate 
income households” to satisfy Cranford’s affordable housing obligation.  

At the time the May 22, 2013 Judgment of Compliance and Repose was issued, Judge Chrystal 
took the position that only rental units that had been constructed were eligible for a rental bonus. 
Since only 3 rental units had been constructed at that point, the Court awarded only 3 rental 
bonuses. The Riverfront and the Lehigh Acquisition Woodmont projects were not fully constructed at 
that time and therefore were not eligible to generate bonus credits up to the 25% cap. Since then, 
both projects have been fully completed and are occupied. Therefore, pursuant to the JOR, the 
Township is now in a position to claim entitlement to an additional 34 rental bonuses. Accordingly, 
the Township will shuffle and redistribute the affordable units in order to capitalize on up to 37 
eligible bonus credits based on the Prior Round Obligation of 148, consistent with the Report of the 
Special Master Final Compliance Report, dated March 29, 2013 where the Special Master stated: 

“Cranford cannot now access any rental bonus credits for units fulfilling the prior 
round obligation that are not yet built. However, once the Lehigh, CDA and 
Riverfront Developers, LLC, projects are constructed, the Township may receive 
rental bonuses for the units in these projects-but only up to the amount of the prior 
round rental obligation (37 rental units). In Cranford’s case, this would mean a 
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potential to access up to 37 rental bonuses less the 3 rental bonuses already taken 
for the three (3) SERV bedrooms, or 34 more rental bonuses. This would enable 
Cranford to rearrange its allocation of units between the prior round and third 
round, adding 34 rental bonus credits to the prior round plan and moving 34 actual 
units from the prior round plan into the third round plan.”  

1. Prior Round Rental Obligation 

The Prior Round rental obligation is 25% of 148, or 37 units. The Township is applying thirteen 
(13) units from the completed Riverfront Project, three (3) units from the completed SERV group 
home, and twenty-one (21) units from the completed Lehigh Acquisition Project to the Prior 
Round, which satisfies its 37-unit rental obligation. 

2. Prior Round Age-Restricted Cap 

COAH’s Round 2 regulations permit up to a total of 25% of the new construction obligation to 
be satisfied with age-restricted housing. Therefore, the Township is eligible for 25% of 148, or 
thirty-seven (37) age-restricted housing units, to be towards the Prior Round. The Township is 
applying thirty-seven (37) age-restricted units from the constructed and occupied Lincoln 
Apartments project to the Prior Round, completing the maximum allowed age-restricted units.   

3. Prior Round Rental Bonus Credits 

In accordance with N.J.A.C. 5:93-5.15(d), the Township is entitled to rental bonus credits 
generated by projects described below, up to the maximum of 37 rental bonus credits for which 
it is eligible based on its 148-unit Prior Round obligation. The Township is claiming a total of 
thirty-seven (37) bonus credits, which include three (3) rental bonus credits from the SERV Center 
of NJ, thirteen (13) from the Riverfront Project, and twenty-one (21) from the Lehigh Acquisition 
Project. 

4. Allocation of Credits for Satisfaction of Prior Round Obligation 

The Township has a 148-unit Prior Round obligation, and has satisfied that obligation as follows: 

Table 21: Prior Round Affordable Housing Fulfilment 
Township of Cranford, Union County, New Jersey 

Project Affordable Units/Credits Unit/Credit Type 

Prior Round Obligation 

Lincoln Apartments – Age-
Restricted (Block 532, Lot 18.01) 
(maximum based on 25% of 148) 

37 Age-Restricted Rentals 

Riverfront Developers, LLC (Block 
481; Lots 1.02, 2.01 and 3-9)  

16 
Non Age-Restricted Family 
Rentals 

SERV Center of NJ (Block 514, Lot 
3) 

3 
Special Needs Housing – 3 
Bedroom Group Home 

Birchwood Site (formerly 
Cranford Development Associates 
(CDA) Project) 

34 
Non Age-Restricted Family 
Rentals 
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(Block 291, Lot 15.01, Block 292, 
Lot 2) 

Lehigh Acquisition Project (Block 
511, Lot 1) aka Woodmont 

21 
Non Age-Restricted Family 
Rentals 

Subtotal 111 - 

Rental Bonus Credits  
(Based on 25% of 148) 

37 

Rental Bonus Credits taken on 
21 Lehigh Acquisition Project 
Units, 3 SERV Bedrooms and 

13 Riverfront Units  

Total 148 Units/Credits 

Total for Prior Round Plan 

Total Prior Round Obligation 148 
Units/Credits 

RDP Fully Addressed 

 
Detailed Summary of Prior Round Satisfaction 

a. 77 existing units from the following constructed and occupied units: 

• 37 age restricted rental units from Lincoln Apartments (Block 532, Lot 18.01). (1990) 

• 16 family rental units from the Riverfront Project (Block 481; Lots 1.02, 2.01 and 3-9). 
(2013) 

• 21 family rental units from the Lehigh Acquisition/Woodmont Project (Block 511, Lot 1). 
(2015) 

b. 3 existing group home bedrooms from the constructed and occupied SERV group home 
(Block 514, Lot 3). (1998) 

c. 34 future units from the Birchwood project. The Redevelopment Agreement was fully 
executed on March 12, 2018 and the project has completed preliminary and final site plan 
approval. 

d. 37 bonus credits out of the 37-maximum allowance. 

D. SATISFACTION OF THE TOWNSHIP’S ALLOCATION OF THE THIRD ROUND REGIONAL 
NEED 

Different experts and different judges have embraced different formulas which generate different 
Round 3 numbers. Like so many largely developed municipalities, Cranford is not in a position where 
it can fully address the full number generated by any of the various formulas that have been 
promulgated. However, the Township can fully address its fair share, as adjusted based upon the 
lack of sufficient land and is willing to take reasonable steps to address the unmet need to the 
extent practical. This plan is prepared in anticipation of negotiating a settlement agreement with 
Fair Share Housing Center. The Township and Planning Board reserve all rights to modify this plan 
as may be necessary and waives no rights to do so, and to assert positions it deems necessary and 
appropriate.  
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1. Vacant Land Capacity Analysis & Changed Circumstances 

The Township’s 2013 Housing Element and Fair Share Plan, which received a Judgment of 
Compliance and Repose, included a Vacant Land Capacity Analysis which assigned the Township a 
Realistic Development Potential of 5. Since the approved Vacant Land Adjustment was completed 
as a part of the 2013 Housing Element and Fair Share Plan, there have been certain sites which 
have since become available in the Township. Table 2 addresses a recalibrated RDP in order to 
address these changed circumstances. Due to changes in availability of parcels for development, 
the Township’s RDP has increased to 85 units since the May 22, 2013 JOR was granted. 

The evaluation of the Township’s RDP and the Township’s satisfaction of that RDP is subject to 
refinement based on certain changed circumstances which are ongoing. The Hartz Mountain site 
currently has an application before the Planning Board to rezone the site. As the application 
proceeds before the Planning Board, and as new information related to the site becomes available, 
the Township may revisit the RDP assigned to the Hartz site. 

Further, there are currently three (3) group homes which require further investigation in order to 
determine their credit eligibility based upon pending documentation: two (2) are existing group 
homes, and the other is a residential property which was recently purchased by SERV. Information 
related to these group homes is in the chart below. 

Table 22: Group Home Credits Pending Documentation 

Name of Owner Block - Lot No. of Bedrooms 

Community Access Unlimited 208-7  3 

Creative Property Management 403-59 4 

SERV 592-2 5 

 
Currently the two (2) existing group homes are not deed restricted, however, documentation is being 
acquired to determine if the facilities have been operating for a minimum of ten years and would 
therefore be credit eligible. Additionally, the currently use may be memorialized through 
alternative agreement between the group home providers and the Township which would 
demonstrate the credit eligibility of the group homes to the Court and Special Master. The recently 
purchased SERV residential property will be tax exempt beginning in January 2019 as a group 
home. There is not enough information at this time to determine the credit eligibility of the new SERV 
property. 

Table 23: Third Round RDP Calculation  
Township of Cranford, Union County, New Jersey 

Project Density RDP 

RDP established by JOR based on 
vacant sites alone for Block 573, 
Lots 9, 10, & 12.02, Block 574, 
Lots 14 & 15, and Block 606, Lots 
1, 2, 3, 4, & 5 

8 units/acre 5 units 

Changed Circumstances 
310 Centennial Avenue project  
(Block 525, Lot 5) 
Approved via Zoning Board of 
Adjustment Resolution dated April 

41.67 units/acre 

41.67 DU/AC x 0.48 acres 

= 20 → 4 affordable unit 

set-aside 
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24, 2017. Mixed-use three-story 
project located in the Village 
Commercial District consisting of 
20 residential apartments located 
on the second and third floors with 
retail use on the first floor. In the 
absence of a Mandatory Set-
Aside Ordinance at the time of 
approval, the Township signed a 
Settlement Agreement with the 
property owner stipulating that the 
Owner will deed-restrict two (2) of 
the Project’s one-bedroom units as 
affordable housing units. 

Hartz Mountain: 750 Walnut 
Avenue 
(Block 541, Lot 2) 
On March 27, 2017 the zoning 
department received an 
application from Hartz Mountain 
to rezone the property from C-3 
Commercial to Residential. The 
application is in front of the 
Planning Board. 

10 units/acre  

10 DU/AC x 20.5 acres1 = 

205 → 41 affordable unit 
set-aside 

109 Walnut Avenue 
(Block 478, Lots 10,11,12,13) 
Approved via Zoning Board of 
Adjustment Resolution dated June 
19, 2017. Mixed-use three-story 
project located in the Downtown 
Business District consisting of 24 
residential apartments located on 
the second and third floors with a 
restaurant and residential parking 
on the first floor. The resolution 
stipulated that “there shall be one 
one-bedroom apartment that is 
affordable, two two-bedroom 
apartments that are affordable, 
and one three-bedroom 
apartment that is affordable” 

50 units/acre 

50 DU/AC x 0.48 acres = 

24 → 5 affordable unit set-
aside 

E.F. Britten & Co.: 24 South Avenue 
West 
(Block 474, Lot 1) 
Property located in the Downtown 
Business District along South 
Avenue which has been put on the 
market for sale. The property is 
0.75 acres. 

20 units/acre 

20 DU/AC x 0.75 acres = 

15→ 3 affordable unit set-
aside 
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Proposed North Avenue 
Redevelopment Area 
(Block 193, Lots 10, 11, 12, 13, 
14, & Portion of 6.01) 
Properties are located in the 
Downtown Core District. Lots 6.01 
and 14 are Township owned—Lots 
10, 11, 12, & 13 are privately 
owned. (Exhibit A) 

30 units/acre 

30 DU/AC x 1.41 acres = 

42→ 8 affordable unit set-
aside 

Existing Sites 

Homefirst (Block 418, Lot 5) -- 4 bedrooms 

Homefirst (Block 417, Lot 22) -- 3 bedrooms 

Bridgeway House (Block 505.01, 
Lot 1) 

-- 2 bedrooms 

SERV (Block 569, Lot 8) -- 4 bedrooms 

CAU NJ (Block 403, Lot 62) -- 6 bedrooms 

Total RDP = 85 units 
1 Based on removal of 10 acres from 30.5 acre site to be used by PSE&G based on letter from 
PSE&G to the Township, dated March 30, 2018 which stated “PSE&G desires to purchase 10 to 
12 of the 30.5 acres at the [Hartz Mountain] site. The electric station is necessary to address 
aging electric infrastructure in the vicinity to ensure continued reliable service for all residents. 
Hartz Mountain has confirmed negotiations with PSE&G during Planning Board testimony. 
Acreage subject to ongoing negotiations and land acquisition. However, even if those 
negotiations fail, the Township surely does have the power to condemn to protect the interests of 
the citizens in the PSE&G service area. The 10 acre reduction may change as the negotiations 
and/or condemnation process follows in which case the RDP would be adjusted accordingly. 

 

In addition to the above, the Township notes that it is being asked to accept an additional RDP of 
20 units to make up for the shortfall generated by the Birchwood site being developed at a lower 
density. The addition of these 20 units increases the Township’s RDP to 105 units. The Court has 
scheduled oral argument for December 7, 2018 on the issues associated with rental bonuses at 
which time the Court will make a determination of whether the Township must increase the RDP by 
20. The Township reserves the right to adjust course based on the Court’s ruling. 

2. Round 3 Rental Obligation 

COAH’s Rules (at N.J.A.C 5:93-1, et seq.) provide that at least 25% of the new construction 
component for Round 3 must be satisfied with rental units. Presuming an RDP of 105, the Township’s 
rental obligation is 25%, or 26 units. The Township has seven (7) existing non-age restricted rental 
units, nineteen (19) proposed non-age restricted rental units, nineteen (19) existing group home 
bedrooms, eight (8) proposed group bedrooms, and twenty-six (26) existing age-restricted rental 
units which it is applying to Round 3, which more than satisfy its 26-unit rental obligation once all 
units are constructed. 
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3. Round 3 Age-Restricted Cap 

When applying the COAH Round 2 regulations, municipalities are permitted to age-restrict up to 
25% of the third round RDP. Based on the RDP of 105, the Township may age-restrict up to 25% 
or 26 units. At this time the Township is not proposing any new age-restricted affordable housing 
projects. The Township is claiming twenty-six (26) units from the completed and occupied Lincoln 
Apartments project towards its Round 3 obligation, completing the maximum permitted age-
restricted units. 

4. Round 3 Very Low-Income Housing Obligation 

As a result of the July 2008 amendments to the Fair Housing Act, all municipalities have an 
obligation to ensure that at least 13% of the affordable housing units be provided town wide, with 
the exception of units constructed as of July 1, 2008 and units subject to preliminary or final site 
plan approval as of July 1, 2008, are affordable to very low-income households (households that 
earn 30 percent or less of the median income). The Township will ensure that the 13% very-low 
income obligation is satisfied through any new projects, and that any very-low income units built 
after 2008 are inventoried and accounted for.  

Table 24: Cranford Affordable Housing Units 
Township of Cranford, Union County, New Jersey 

Project Bedroom Type 

Income 
Unit/Credit  
Type Totals Very Low Low 

Moderat
e 

Existing Units 

Lincoln Apartments – 
Age-Restricted (Block 
532, Lot 18.01) 
(maximum based on 
25% of 148)1 

One Bedroom -- -- 100 

100 (AR) Two Bedroom -- -- -- 

Three 
Bedroom 

-- -- -- 

Riverfront Developers, 
LLC (Block 481; Lots 
1.02, 2.01 and 3-9)  

One Bedroom 0 3 2 

19 (R) Two Bedroom 0 3 5 

Three 
Bedroom 

2 2 2 

Lehigh Acquisition 
Project (Block 511, Lot 
1) aka Woodmont 

One Bedroom 2 0 2 

24 (R) Two Bedroom 1 7 7 

Three 
Bedroom 

0 3 2 

Needlepoint Homes 
(Block 480, Lot 1) 

One Bedroom -- 1 -- 1 (R) 
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Two Bedroom -- -- -- 

Three 
Bedroom 

-- -- -- 

SERV Center of NJ 
(Block 514, Lot 3)  

Special 
Needs/Group 

Home 
3 -- -- 3 (GH) 

SERV (Block 569, Lot 8)  
Special 

Needs/Group 
Home 

4 -- -- 4 (GH) 

Homefirst (Block 418, 
Lot 5)2 

Special 
Needs/Group 

Home 
-- 4 -- 4 (GH) 

Homefirst (Block 417, 
Lot 22)2 

Special 
Needs/Group 

Home 
-- 3 -- 3 (GH) 

Bridgeway House 
(Block 505.01, Lot 1)  

Special 
Needs/Group 

Home 
2 -- -- 2 (GH) 

Totals 14 26 120 160 

Prospective and Unconstructed Units 

Birchwood Site 
(formerly Cranford 
Development Associates 
(CDA) Project) 
(Block 291, Lot 15.01, 
Block 292, Lot 2) 

One Bedroom 0 1 2 

34 (R) Two Bedroom 3 9 12 

Three 
Bedroom 

2 2 3 

310 Centennial Avenue 
(Block 525, Lot 5)3 

One Bedroom 1 -- 1 

2 (R) 
Two Bedroom -- -- -- 

Three 
Bedroom 

-- -- -- 

109 Walnut Avenue 
(Block 478, Lots 10, 11, 
12, 13)4 

One Bedroom -- -- 1 

4 (R) 
Two Bedroom 1 -- 1 

Three 
Bedroom 

-- 1 -- 

E.F. Britten & Co.: 24 
South Avenue West 
(Block 474, Lot 1) 

One Bedroom -- -- -- 

3 (R) 
Two Bedroom 1 -- 1 

Three 
Bedroom 

-- 1 -- 

One Bedroom -- -- -- 8 (R) 
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Proposed North Avenue 
Redevelopment Area 
(Block 193, Lots 10, 11, 
12, 13, 14, & Portion 
of 6.01) 

Two Bedroom -- 3 2 

Three 
Bedroom 

1 1 1 

Myrtle Street Mixed-
Use Inclusionary Project 
(Block 574, Lots 14 & 
15 & Block 573, Lot 9) 

One Bedroom -- -- -- 

2 (R) 
Two Bedroom -- -- 1 

Three 
Bedroom 

1 -- -- 

Myrtle Street Special 
Needs Housing (Block 
573, Lots 12.02 & 10) 

Special 
Needs/Group 

Home 
8 -- -- 8 (GH) 

Totals 18 18 25 61 

1 Project from 1990 and utilized LIHTC funding – excluded from 13% Very Low 
2 Project used CDBG and HOME funds, HUD had income cap requirement of 60% of AMI 
3Settlement Agreement included that the developer would provide a set-aside consisting of 
two (2) one-bedroom units. Bedroom distribution will be offset as part of an ongoing 
negotiated redevelopment plan(s) for the E.F.Britten, North Avenue, and Inclusionary Myrtle 
Street sites. 
4Resolution approving project states that the affordable units shall be: one (1) one-bedroom 
unit, two (2) two-bedroom units, one (1) three-bedroom unit. Bedroom distribution will be 
offset as part of an ongoing negotiated redevelopment plan(s) for the E.F.Britten, North 
Avenue, and Inclusionary Myrtle Street sites. 

 

5. Round 3 Rental Bonus Credits 

In accordance with N.J.A.C. 5:93-5.15(d), the Township is entitled to rental bonus credits generated 
by projects described in Table 3, up to the maximum of 26 rental bonus credits for which it is eligible 
based on its 105-unit RDP. The Township is claiming a total of twenty-six (26) bonus credits, which 
include three (3) rental bonus credits from the Riverfront Project, three (3) rental bonus credits from 
the Lehigh Acquisition Project, one (1) rental bonus credit from Needlepoint Homes, and nineteen 
(19) rental bonus credits from the five (5) Special Needs Housing sites listed in Table 3.  
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6. Satisfaction of RDP 

The Township has a 105-unit RDP and intends to satisfy that obligation as follows: 

Table 25: Application of Credits to RDP 
Township of Cranford, Union County, New Jersey 

Project 
Affordable 

Units/Credits 
Unit/Credit Type 

Existing Projects 

Riverfront Developers, LLC (Block 481; 
Lots 1.02, 2.01 and 3-9) 

3 Non Age-Restricted Rental 

“Woodmont Site”: - Lehigh Acquisition 
Project (Block 511, Lot 1)  

3 Non Age-Restricted Rental 

Needlepoint Homes (Block 480, Lot 1) 1 Non Age-Restricted Rental 

Lincoln Apartments – Age-Restricted 
(Block 532, Lot 18.01) 

26 Age-Restricted Rental 

Homefirst (Block 418, Lot 5) 4 Group Home Bedrooms 

Homefirst (Block 417, Lot 22) 3 Group Home Bedrooms 

Bridgeway House (Block 505.01, Lot 1) 2 Group Home Bedrooms 

SERV (Block 569, Lot 8) 4 Group Home Bedrooms 

CAU NJ (Block 403, Lot 62) 6 Group Home Bedrooms 

Total Built Credits/Units 52  

Prospective Projects (Approved, Conceptual, or Under Construction) 

310 Centennial Avenue  
(Block 525, Lot 5) 
Under Construction: 
Approved via Zoning Board of 
Adjustment Resolution dated April 24, 
2017.  Mixed-use three-story project 
located in the Village Commercial 
District consisting of 20 residential 
apartments located on the second and 
third floors with retail use on the first 
floor. In the absence of a Mandatory 
Set-Aside Ordinance at the time of 
approval, the Township signed a 
Settlement Agreement with the property 
owner stipulating that the Owner will 
deed-restrict two (2) of the Project’s one-
bedroom units as affordable housing 
units. 

21 
Non Age-Restricted Rental 

Affordable Units 

109 Walnut Avenue 
(Block 478, Lots 10,11,12,13) 
Approved via Zoning Board of 
Adjustment Resolution dated June 19, 
2017. Mixed-use three-story project 
located in the Downtown Business District 
consisting of 24 residential apartments 

42 
Non Age-Restricted Rental 

Affordable Units 
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located on the second and third floors 
with a restaurant and residential parking 
on the first floor. The resolution 
stipulated that “there shall be one one-
bedroom apartment that is affordable, 
two two-bedroom apartments that are 
affordable, and one three-bedroom 
apartment that is affordable” 

E.F. Britten & Co.: 24 South Avenue West 
(Block 474, Lot 1) 
Property located in the Downtown 
Business District along South Avenue 
which has been put on the market for 
sale. The property is 0.75 acres. 

33 
Non Age-Restricted Rental 

Affordable Units 

Proposed North Avenue Redevelopment 
Area (Block 193, Lots 10, 11, 12, 13, 14, 
& Portion of 6.01).  Area is 1.41 acres. 
Properties are located in the Downtown 
Core District. Lots 6.01 and 14 are 
Township owned—Lots 10, 11, 12, & 13 
are privately owned. (Exhibit A) 

84 Non Age-Restricted Rental 
Affordable Units 

Myrtle Street Special Needs Housing 
(Block 573, Lots 12.02 & 10)(Exhibit B) 

8 Group Home Bedrooms 

Myrtle Street Mixed-Use Inclusionary 
Project (Block 574, Lots 14 & 15 & Block 
573, Lot 9) (Exhibit C) Area is 0.80 
acres. 

2 
Non Age-Restricted Rental 

Affordable Units 

Total Prospective Credits/Units 27  

Bonus Credits 

Eligible Bonus Credits (25% of RDP) 26 

Rental Bonus Credits Taken on 3 
units from Riverfront, 3 units from 
Lehigh Acquisition, 1 from 
Needlepoint, 19 from existing 
Group Home Bedrooms,  

TOTAL 105 RDP SATISFIED 

Additional and Surplus Units Not Applied 

Lincoln Apartments – Age-Restricted 
(Block 532, Lot 18.01) 

37 
Age-Restricted Rental 

Affordable Units 

Total Surplus Credits/Units 37  
1Settlement Agreement included that the developer would provide a set-aside consisting of two 
(2) one-bedroom units. Bedroom distribution will be offset as part of an ongoing negotiated 
redevelopment plan(s) for the E.F.Britten, North Avenue, and Inclusionary Myrtle Street sites. 
2Resolution approving project states that the affordable units shall be: one (1) one-bedroom unit, 
two (2) two-bedroom units, one (1) three-bedroom unit. Bedroom distribution will be offset as 
part of an ongoing negotiated redevelopment plan(s) for the E.F.Britten, North Avenue, and 
Inclusionary Myrtle Street sites. 
3Based on a 20% Set-Aside 
4Based on a 20% Set-Aside 
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Proposed North Avenue Redevelopment Area 

The RDP calculated for the proposed North Avenue Redevelopment Area is based on 30 units per 
acre x 1.41 acres = 42 total units.  42 x 20% = an RDP of 8.  The Township reserves the right to 
address how the affordable housing units would be constructed within the proposed redevelopment 
area.  The affordable housing units may be a component of a mixed-use inclusionary housing 
development to be further described in a redevelopment plan provided that the area is found to 
satisfy the criteria for redevelopment under the LRHL or in a 100% affordable housing project on 
lands owned by the Township within the proposed North Avenue Redevelopment Area.  The Township 
reserves its right to address this portion of the Township’s affordable housing obligation due to the 
Township’s real and significant concerns on the quality of life of the community and the potential 
impacts of the project with respect to off-street public and private parking, traffic congestion and 
circulation, public open space, density, building height, flooding and potential environmental site 
remediation requirements. 

 
Detailed Summary of Prior Round Satisfaction 

a. 33 existing units from the following constructed and occupied units: 
 

• 3 family rental units from the Riverfront Project (Block 481; Lots 1.02, 2.01 and 3-9). 
(2013) 

• 3 family rental units from the Lehigh Acquisition/Woodmont Project (Block 511, Lot 1). 
(2015) 

• 1 family rental unit from Needlepoint Homes (Block 480, Lot 1). (2017) 

• 26 age restricted rental units from Lincoln Apartments (Block 532, Lot 18.01). (1990) 
 

b. 19 existing group home bedrooms from the following constructed and occupied group home 
bedrooms: 
 

• 4 group home bedrooms from Homefirst (Block 418, Lot 5). (2014) 

• 3 group home bedrooms from Homefirst (Block 417, Lot 22). (2014) 

• 2 group home bedrooms from Bridgeway House (Block 505.01, Lot 1). (1996) 

• 4 group home bedrooms from SERV (Block 569, Lot 8). (2007) 

• 6 group home bedrooms from CAU NJ (Block 403, Lot 62). (1999) 

c. 19 future units from the following prospective projects: 

• 2 family rental units from 310 Centennial Avenue (Block 525, Lot 5). 

• 4 family rental units from 109 Walnut Avenue (Block 478, Lots 10,11,12,13). 

• 3 family rental units from E.F. Britten & Co. (Block 474, Lot 1). 

• 8 family rental units from Proposed North Avenue Redevelopment (Block 193, Lots 10, 
11, 12, 13, 14, & Portion of 6.01). 

• 2 family rental units from Myrtle Street Mixed-Use Inclusionary Project (Block 574, Lots 
14 & 15 & Block 573, Lot 9). 

d. 8 future group home bedrooms from Myrtle Street Special Needs Housing (Block 573, Lots 
12.02 & 10). 

e. 26 bonus credits out of the 26 unit maximum allowance. 
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7. Redevelopment 

The Township reserves the right to adopt a Redevelopment Plan for any proposed project that 
addresses the Township’s RDP or unmet need as outlined herein provided that the site qualifies as 
an area in need of redevelopment in accordance with the Local Redevelopment Housing Law 
(N.J.S.A. 40A:12A-1 et seq.).  Any redevelopment plan would include design standards and 
building requirements that would ensure that each project was designed based on sound planning 
principles and would take into consideration the need for public open space, adequate off-street 
parking, on site amenities, streetscape improvements, infrastructure improvements, and architectural 
and building design standards. 

The Township is committed to satisfying the RDP generated by the Proposed North Avenue 
Redevelopment Area (Block 193, Lots 10, 11, 12, 13, 14, & Portion of 6.01). The parcels included 
in the proposed redevelopment area include both privately and municipally owned properties. To 
be consistent with sound planning principles, it is the Township’s intention to use the redevelopment 
process to coordinate a public / private partnership that will result in a mixed-use inclusionary 
project which includes a municipal parking component, addresses downtown flooding concerns and 
is designed at a scale and density that is consistent with Cranford’s continued efforts to revitalize 
its downtown.  
 
Due to the diverse ownership of the parcels within the proposed redevelopment area, in the event 
that the Township is unable to implement the preferred mixed-use inclusionary redevelopment 
project, the Township is committed to utilizing its own properties within the Proposed North Avenue 
Redevelopment Area to construct a 100% affordable project in order to satisfy the RDP generated 
by the area.  

8. Addressing the Third Round Unmet Need 

Different experts and different judges have embraced different formulas which generate different 
Round 3 numbers. Like so many largely developed municipalities, Cranford is not in a position where 
it can fully address its unmet need. However, the Township will take reasonable steps to address 
the unmet need to the extent practical. This plan is prepared in anticipation of negotiating a 
settlement agreement with Fair Share Housing Center. The Township and Planning Board reserve 
all rights to modify this plan as may be necessary and waives no rights to do so, and to assert 
positions it deems necessary and appropriate. 

Various techniques to address unmet need were evaluated such as the creation of overlay zone 
districts, modifications to existing zones, as well as the utilization of a mandatory set aside 
ordinance. When determining how the Township would be able to address its unmet need, each 
zone district, its existing conditions, and the conditions and standards which govern that zone were 
analyzed. 
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a. Overlay Areas 

Table 26: Proposed North and South Avenue Overlay to Address Unmet Need 
Township of Cranford, Union County, New Jersey 

Zone Density Area Total Units 

Affordable 
Units 

(Based on 20% 
Set-Aside) 

D-C Downtown Core 
District* 

20 DU/acre 18.27 365 73 

D-B Downtown Business 
District* 

20 DU/acre 18.5 370 74 

D-T Downtown Transitional 
District 

20 DU/acre 5.62 112 22 

N-C Neighborhood 
Commercial District 

20 DU/acre 5.08 102 20 

ORC – Office Residential 
Character District 

20 DU/acre 24.52 490 98 

Total 108.8 1,439 287 

*RDP sites have been removed from area calculations 

 

The districts listed in Table 4 and shown on the map in Exhibit D currently permit residential uses 

up to a density of 20 units per acre as a conditional use. The conditions attached to the 

conditional use are listed under §255-39 (22) and will be modified for the areas listed in the 

North and South Avenue Overlay in order to create a new ordinance as follows:  

a. Each apartment shall have its own entrance to a hallway, staircase or to the exterior. 

b. The ground floor entrance to the apartment unit or units shall be separate from the 
entrance to the ground floor use. 

c. An applicant or developer shall provide credible evidence to the satisfaction of the 
reviewing board that sufficient parking spaces are available and/or reserved in either 
public or private off-street parking lots for the overnight parking of vehicles of the 
prospective tenants of the apartment or apartments. 

d. Such apartments shall be a minimum of 700 600 square feet for the one-room studio or 
efficiency apartments and 150 square feet for each additional bedroom, but in no case 
no more than two bedrooms.  

e. No boarders shall be permitted to occupy such apartments, nor shall any portion of the 
space within the apartment be sublet or rented out for any period of time. 

f. A minimum lot size of 5,000 square feet is required. 

g. e. The gross density shall not exceed 20 units per acre 

h. f. A principal nonresidential use must be located on the ground floor of the building. 
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g. Inclusionary Housing Component: 

i. Any project containing residential units shall meet the requirements of the Township’s 
Affordable Housing Ordinances, applicable COAH and UHAC regulations and any 
applicable order of the court and other applicable law. 

ii. No fewer than twenty percent (20%) of for-sale units or rental units constructed shall 
be set aside as units affordable to very-low, low- and moderate-income households. 

iii. Income Distribution: The income distribution for the affordable units in each project 
shall be as follows: a minimum of 50% shall be low and very low income units and 
the remainder of the affordable units shall be moderate income units; at least 
thirteen percent (13%) shall be very-low income units, of true affordable units in a 
rental development which very low income units shall be counted as part of the low 
income housing requirement. 

iv. Bedroom Mix: At least twenty percent (20%) of the affordable units in each project 
shall be three-bedroom units; no more than twenty percent (20%) of the affordable 
units in each project shall be efficiency and one-bedroom units; at least thirty percent 
(30%) of the affordable units in each project shall be two-bedroom units; the 
balance may be two or three-bedroom units, at the discretion of the developer. 

v. The developer shall have an obligation to deed restrict the Affordable Units as very 
low, low- or moderate-income affordable units for a period of at least thirty (30) 
years, until such time and under such conditions as the Township takes action to 
release the deed restriction, so that the Township may count the Affordable Units 
against its affordable housing obligation. 

vi. All affordable units shall comply with the bedroom distribution requirements, income 
distribution requirements, pricing requirements, integration of affordable units 
requirements, affirmative marketing requirements, candidate qualification and 
screening requirements and deed restriction requirements of the Township’s 
Affordable Housing Ordinance and all applicable laws. 

vii. The developer/owner of the affordable units shall contract with an experienced and 
duly qualified administrative agent for the administration of the affordable units. 
The developer’s/owner’s administrative agent may either be the Township 
Administrative Agent or shall report to the Township Administrative Agent, and the 
developer/owner shall have the obligation to pay all costs associated with 
affirmatively marketing and deed restricting the affordable units, income qualifying 
residents, and maintaining compliance with the affordability controls on the 
affordable units in accordance with this section and the Township’s Affordable 
Housing Ordinance for the entirety of the Deed-Restriction Period. The developer 
and its administrative agent shall provide annual reports as required by the 
Township and the Township’s Administrative Agent to enable the Township to comply 
with the affordable housing monitoring requirements of the Court. 
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b. Mandatory Set-Aside Ordinance 

The Township will amend and utilize a Mandatory Set-Aside Ordinance (MSO) which was 
adopted by the Township on September 12, 2017 through Ordinance 2017-10 to satisfy the 
remaining units of the Township’s unmet need. The MSO will capture units from multifamily or 
single family attached projects which would be generated through permitted higher densities 
resulting from variances, rezoning or redevelopment. Through the implementation of this 
ordinance, any development in the Township which generates five (5) multifamily residential 
units or more over the number of units already allowed, will be required to include a 20% set-
aside for either for-sale and rental units.  

The adoption of the MSO does not give any developer the right to any such rezoning, variance, 
redevelopment designation or other relief, or establish any obligation on the part of Township 
or its boards to grant such rezoning, variance, redevelopment designation or other relief. No 
property shall be permitted to be subdivided to avoid compliance with this requirement. 
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APPENDIX A. 
VACANT LAND CAPACITY ANALYSIS, APPENDIX A OF 2013 HOUSING PLAN ELEMENT FAIR 

SHARE PLAN, PREPARED BY BIRDSALL SERVICES GROUP, ADOPTED BY CRANFORD PLANNING 
BOARD ON APRIL 3, 2013 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX B.  
2017-2018 AFFORDABLE HOUSING TRUST FUND SPENDING PLAN,  

PREPARED BY CGP&H, DATED MAY 2017 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX C. 
HOME IMPROVEMENT PROGRAM POLICIES AND PROCEDURES MANUAL, PREPARED BY CGP&H, 

DATED MAY 1, 2017 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  









































































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX D. 
HOME IMPROVEMENT FLYER AND MARKETING PLAN 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  









 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX E. 
TOWNSHIP OF CRANFORD ORDINANCE, CHAPTER 255. LAND DEVELOPMENT,  

ARTICLE VIII. AFFORDABLE HOUSING 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



A. 

B. 

C. 

Township of Cranford, NJ
Thursday, November 29, 2018

Chapter 255. Land Development

Article VIII. A ordable Housing

§ 255-66. Municipal fair share obligation established.

The Township of Cranford has a fair share obligation consisting of a one-hundred-forty-eight-unit prior-round obligation and a fty- ve-unit rehabilitation
obligation. The Township's third-round obligation has yet to be determined.

§ 255-67. De nitions.

The following terms, when used in this article, shall have the meanings given in this section:

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

ADAPTABLE
Constructed in compliance with the technical design standards of the Barrier Free Subcode, N.J.A.C. 5:23-7.

ADMINISTRATIVE AGENT
The entity responsible for the administration of a ordable units in accordance with this article, N.J.A.C. 5:96 and 5:97 and UHAC (N.J.A.C. 5:80-26).

AFFIRMATIVE MARKETING
A regional marketing strategy designed to attract buyers and/or renters of a ordable units pursuant to N.J.A.C. 5:80-26.15.

AFFORDABILITY AVERAGE
The average percentage of median income at which new restricted units in an a ordable housing development are a ordable to low- and moderate-
income households.

AFFORDABLE
A sales price or rent level that is within the means of a low- or moderate-income household as de ned in N.J.A.C. 5:97-9 and, in the case of an ownership
unit, that the sales price for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.6, as may be amended and supplemented, and, in the case of
a rental unit, that the rent for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.12, as may be amended and supplemented.

AFFORDABLE DEVELOPMENT
A housing development of which all or a portion consists of restricted units.

AFFORDABLE HOUSING DEVELOPMENT
A development included in the Housing Element and Fair Share Plan, and includes, but is not limited to, an inclusionary development, a municipal
construction project or a one-hundred-percent-a ordable housing development.

AFFORDABLE HOUSING PROGRAM(S)
Any mechanism in a municipal fair share plan prepared or implemented to address a municipality's fair share obligation.

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

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

AGE-RESTRICTED UNIT
A housing unit designed to meet the needs of, and exclusively for, the residents of an age-restricted segment of the population such that:

All the residents of the development where the unit is situated are 62 years of age or older;

At least 80% of the units are occupied by one person that is 55 years of age or older; or

The development has been designated by the Secretary of the United States Department of Housing and Urban Development as "housing for older
persons," as de ned in Section 807(b)(2) of the Fair Housing Act, 42 U.S.C. § 3607.

ASSISTED LIVING RESIDENCE
A facility that is licensed by the New Jersey Department of Health to provide apartment-style housing and congregate dining and to assure that assisted
living services are available when needed for four or more adult persons unrelated to the proprietor and that o ers units containing, at a minimum, one
unfurnished room, a private bathroom, a kitchenette and a lockable door on the unit entrance.[1]

CERTIFIED HOUSEHOLD
A household that has been certi ed by an administrative agent as a low-income household or moderate-income household.



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

DCA
The State of New Jersey Department of Community A airs.

DEFICIENT HOUSING UNIT
A housing unit with health and safety code violations that require the repair or replacement of a major system. A major system includes weatherization,
roo ng, plumbing (including wells), heating, electricity, sanitary plumbing (including septic systems), lead paint abatement and/or load-bearing
structural systems.

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

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

INCLUSIONARY DEVELOPMENT
A development containing both a ordable units and market-rate units. This term includes, but is not limited to, new construction, the conversion of a
nonresidential structure to residential use and the creation of new a ordable units through the reconstruction of a vacant residential structure.

LOW-INCOME HOUSEHOLD
A household with a total gross annual household income equal to 50% or less of the median household income.

LOW-INCOME UNIT
A restricted unit that is a ordable to a low-income household.

MAJOR SYSTEM
The primary structural, mechanical, plumbing, electrical, re protection, or occupant service components of a building which include, but are not
limited to, weatherization, roo ng, plumbing (including wells), heating, electricity, sanitary plumbing (including septic systems), lead paint abatement or
load-bearing structural systems.

MARKET-RATE UNITS
Housing not restricted to low- and moderate-income households that may sell or rent at any price.

MEDIAN INCOME
The median income by household size for the applicable housing region, as adopted annually by COAH.

MODERATE-INCOME HOUSEHOLD
A household with a total gross annual household income in excess of 50% but less than 80% of the median household income.

MODERATE-INCOME UNIT
A restricted unit that is a ordable to a moderate-income household.

NONEXEMPT SALE
Any sale or transfer of ownership other than the transfer of ownership between husband and wife; the transfer of ownership between former spouses
ordered as a result of a judicial decree of divorce or judicial separation, but not including sales to third parties; the transfer of ownership between
family members as a result of inheritance; the transfer of ownership through an executor's deed to a Class A bene ciary; and the transfer of ownership
by court order.

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

REGIONAL ASSET LIMIT
The maximum housing value in each housing region a ordable to a four-person household with an income at 80% of the regional median, as de ned by
COAH's adopted regional income limits, published annually by COAH.

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

RENT
The gross monthly cost of a rental unit to the tenant, including the rent paid to the landlord, as well as an allowance for tenant-paid utilities computed
in accordance with allowances published by DCA for its Section 8 program. In assisted living residences, rent does not include charges for food and
services.

RESTRICTED UNIT
A dwelling unit, whether a rental unit or an ownership unit, that is subject to the a ordability controls of N.J.A.C. 5:80-26.1, as may be amended and
supplemented, but does not include a market-rate unit nanced under the Urban Homeownership Recovery Program (UHORP) or Market Oriented
Neighborhood Investment Program (MONI).
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UHAC
The Uniform Housing A ordability Controls set forth in N.J.A.C. 5:80-26 et seq.

VERY-LOW-INCOME HOUSEHOLD
A household with a total gross annual household income equal to 30% or less of the median household income for the applicable housing region.

VERY-LOW-INCOME UNIT
A restricted unit that is a ordable to a very-low-income household.

WEATHERIZATION
Building insulation (for attic, exterior walls and crawl space), siding to improve energy e ciency, replacement storm windows, replacement storm
doors, replacement windows and replacement doors, and is considered a major system for purposes of the rehabilitation program.

Editor's Note: Amended at time of adoption of Code (see Ch. 11, General Provisions, Art. II).

§ 255-68. A ordable housing programs.

Cranford has determined that the following programs will be used to satisfy its a ordable housing obligations:

A rehabilitation program. See § 255-69.

Inclusionary Multifamily Residence District (Cranford Development Associates) development of Lot 15 in Block 291 and Lot 2 in Block 292, to be
developed with a total of 54 a ordable dwelling units, which will be non-age-restricted family rental units pursuant to court order dated December
9, 2011, in the matter of Cranford Development Associates, LLC et al. v. The Township of Cranford et al., Superior Court of New Jersey, Law
Division, Union County, Docket No. UNN-L-3759-08.

Lehigh Acquisition Project, an inclusionary development of Lot 1 in Block 511, to be developed with a total of 24 a ordable dwelling units, which will
be non-age-restricted family rental units pursuant to court order dated December 9, 2011.

All of a one-hundred-unit age-restricted rental development completed in the 1990s, known as "Lincoln Apartments," developed on Lot 18.01 of
Block 532.

Needlepoint Homes, consisting of one non-age-restricted rental a ordable housing unit already constructed, on Lot 1 of Block 480.

Riverfront Developers, LLC, consisting of a total of 19 non-age-restricted rental a ordable housing units proposed on Lots 1.02, 2.01, 3, 4, 5, 6, 7, 8
and 9 of Block 481 within an inclusionary mixed-use redevelopment site.

Special needs housing, Community Access Unlimited 1 group home, consisting of four bedrooms on Lot 62 of Block 403.

Special needs housing, Community Access Unlimited 2 group home, consisting of four bedrooms on Lot 59 of Block 403.

Special needs housing, SERV Center of NJ group home, consisting of four bedrooms on Lot 3 of Block 514.

Percentage of mandatory set-asides for all future residential developments.
[Amended 9-12-2017 by Ord. No. 2017-10]

If the Township or either the Township Zoning Board of Adjustment or Planning Board permits (or recommend the permission of) the
construction of multifamily or single-family attached residential development that is an "approvable site" and a "developable site," as de ned at
N.J.A.C. 5:93-1.3, the Township or the applicable board shall require that an appropriate percentage of the residential units be set aside for low- and
moderate-income households. This requirement shall apply, beginning with the e ective date of this subsection, to any multifamily or single-family
attached residential development, including the residential portion of a mixed-use project, which consists of ve or more new residential units,
whether permitted by a zoning amendment, a variance granted by the Zoning Board of Adjustment, or adoption of a redevelopment plan or
amended redevelopment plan in areas in need of redevelopment or rehabilitation. For any such development for which the Township's land use
ordinances (e.g. zoning or an adopted redevelopment plan) already permitted residential development as of the e ective date of this subsection,
this requirement shall only apply if the Township or the Township's Land Use Board permits an increase in approvable and developable gross
residential density to at least twice the permitted approvable and developable gross residential density as of the e ective date of this subsection.
Nothing in this subsection precludes the Township or the applicable Board from imposing an a ordable housing set-aside in a development not
required to have a set-aside pursuant to this subsection consistent with N.J.S.A. 52:27D-311(h) and other applicable law. For inclusionary projects in
which the low and moderate units are to be o ered for sale, the appropriate set-aside percentage is 20%; for projects in which the low- and
moderate-income units are to be o ered for rent, the appropriate set-aside percentage is 15%. This requirement does not create any entitlement
for a property owner or applicant for a zoning amendment, variance, or adoption of a redevelopment plan or amended redevelopment plan in
areas in need of redevelopment or rehabilitation, or for approval of any particular proposed project. This section shall not apply to developments
containing four or fewer dwelling units. All subdivision and site plan approvals of qualifying residential developments shall be conditioned upon
compliance with the provisions of this section. Where a developer demolishes existing dwelling units and builds new dwelling units on the same
site, the provisions of this section shall apply only if the net number of dwelling units is ve or more.

Phasing. Inclusionary developments shall be subject to the following schedule, except where an alternate phasing schedule has been incorporated
into a development or redevelopment agreement:

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

0 25
10 25 + 1 Unit
75 75

100 90



(3) 

(4) 

(5) 

C. 

A. 

B. 

C. 

D. 

E. 

F. 

G. 

(1) 

(2) 

(3) 

(4) 

H. 

(1) 

(2) 

A. 

B. 

C. 

Fractional units. If 15% or 20% of the total number of units in a development results in a fraction or decimal, the developer shall be required to
provide an additional a ordable unit on site. Example: An eight-unit development requiring an a ordable housing set-aside of 1.6 units is proposed.
The developer is required to provide two on-site a ordable units.

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

Utilities. A ordable units shall utilize the same type of heating source as market units within the a ordable development.

The following general guidelines apply to all developments that contain low- and moderate-income housing units, including any currently unanticipated
future developments that will provide low- and moderate-income housing units.

§ 255-69. Rehabilitation program.

Cranford's rehabilitation program shall be designed to renovate de cient housing units occupied by low- and moderate-income households such that,
after rehabilitation, these units will comply with the New Jersey State Housing Code pursuant to N.J.A.C. 5:28. The rehabilitation program shall include
an owner occupancy rehabilitation program and a renter occupancy rehabilitation program.

Cranford hereby designates Community Grants, Planning & Housing, LLC, as the administrative agent for its entire rehabilitation program.
[Amended 6-13-2017 by Ord. No. 2017-06]

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

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

Cranford shall dedicate a minimum of $10,900 for each unit to be rehabilitated through the rehabilitation program, with $10,000 of this amount
re ecting the minimum hard costs of rehabilitation per unit and the remaining $900 re ecting the cost of the administrative services for each
rehabilitation unit.

The Township of Cranford shall adopt a resolution committing to fund any shortfall in the rehabilitation program.

The administrative agent shall provide a rehabilitation manual for the owner occupancy rehabilitation program to be adopted by resolution of the
governing body, and the Township of Cranford shall prepare and adopt by resolution a rehabilitation manual for the rental occupancy rehabilitation
program to be administered by the administrative agent. Both manuals shall be continuously available for public inspection in the o ce of the Township
Clerk and in the o ce of the administrative agent.

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

Upon the initial rental of a vacant unit subsequent to rehabilitation, or if a renter-occupied unit is re-rented prior to the end of controls on
a ordability, the deed restriction shall require the unit to be rented to a low- or moderate-income household at an a ordable rent and to be
a rmatively marketed pursuant to N.J.A.C. 5:97-9 and UHAC.

If a unit is renter occupied, upon completion of the rehabilitation, the maximum rent shall be the lesser of the current rent or the maximum
permitted rent pursuant to N.J.A.C. 5:97-9 and UHAC.

Rents in rehabilitated units may increase annually based on the standards in N.J.A.C. 5:97-9.

Applicant and/or tenant households shall be certi ed as income eligible in accordance with N.J.A.C. 5:97-9 and UHAC, except that households in
owner-occupied units shall be exempt from the regional asset limit.

§ 255-70. Permanent supportive living and supportive shared living housing.

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

A rmative marketing (N.J.A.C. 5:80-26.15); provided, however, that the units or bedrooms shall be a rmatively marketed to individuals with
special needs in accordance with a plan approved by the court or by COAH's Executive Director, if approval is delegated by the court.

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

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

The service provider for a supportive living housing facility shall act as the administrative agent for the purposes of administering the a rmative
marketing and a ordability requirements for the supportive living housing facility.

§ 255-71. Phasing schedule for inclusionary zoning.

In inclusionary developments, the following schedule shall be followed:

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

25% 0%
25% + 1 10%

50% 50%
75% 75%
90% 100%

§ 255-72. New construction.

Low/moderate split and bedroom distribution of a ordable housing units.

The fair share obligation shall be divided equally between low- and moderate-income units, except that where there is an odd number of a ordable
housing units, the extra unit shall be a low-income unit. At least 10% of all restricted rental units shall be very-low-income units (a ordable to a
household earning 30% or less of median income). The very-low-income units shall be counted as part of the required number of low-income units
within the development.

In each a ordable development, at least 50% of the restricted units within each bedroom distribution shall be low-income units.

A ordable developments that are not age restricted shall be structured in conjunction with realistic market demands such that:

The combined number of e ciency and one-bedroom units shall be no greater than 20% of the total low- and moderate-income units;

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

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

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

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

Accessibility requirements.

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

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

An adaptable toilet and bathing facility on the rst oor;

An adaptable kitchen on the rst oor;

An interior accessible route of travel on the rst oor;

An adaptable room that can be used as a bedroom, with a door or the casing for the installation of a door, on the rst oor;

An interior accessible route of travel between stories within an individual unit, except that if all of the terms of Subsection B(2)(a) through
(d) above have been satis ed, an interior accessible route of travel shall not be required between stories within an individual unit; and

An accessible entranceway as set forth at P.L. 2005, c. 350 (N.J.S.A. 52:27D-311a et seq.), and the Barrier Free Subcode, N.J.A.C. 5:23-7 and 5:97-
3.14, or evidence that Cranford has collected funds from the developer su cient to make 10% of the adaptable entrances in the development
accessible.

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

To this end, the builder of restricted units shall deposit funds within the Township of Cranford's A ordable Housing Trust Fund su cient
to install accessible entrances in 10% of the a ordable units that have been constructed with adaptable entrances.

The funds deposited under Subsection B(2)(f)[2] above shall be used by the Township of Cranford for the sole purpose of making the
adaptable entrance of an a ordable unit accessible when requested to do so by a person with a disability who occupies or intends to
occupy the unit and requires an accessible entrance.

The developer of the restricted units shall submit a design plan and cost estimate for the conversion of adaptable to accessible entrances
to the Construction O cial of the Township of Cranford.

Once the Construction O cial has determined that the design plan to convert the unit entrances from adaptable to accessible meets the
requirements of the Barrier Free Subcode, N.J.A.C. 5:23-7 and 5:97-3.14, and that the cost estimate of such conversion is reasonable,
payment shall be made to the Township's A ordable Housing Trust Fund, in care of the Township Treasurer, who shall ensure that the
funds are deposited into the A ordable Housing Trust Fund and appropriately earmarked.

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

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

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

Maximum rents and sales prices.

In establishing rents and sales prices of a ordable housing units, the administrative agent shall follow the procedures set forth in UHAC, utilizing
the regional income limits established by COAH.

The maximum rent for restricted rental units within each a ordable development shall be a ordable to households earning no more than 60% of
median income, and the average rent for restricted rental units shall be a ordable to households earning no more than 52% of median income.

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

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

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

A studio shall be a ordable to a one-person household;

A one-bedroom unit shall be a ordable to a one-and-one-half-person household;

A two-bedroom unit shall be a ordable to a three-person household;

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

A four-bedroom unit shall be a ordable to a six-person household.

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

A studio shall be a ordable to a one-person household;

A one-bedroom unit shall be a ordable to a one-and-one-half-person household; and

A two-bedroom unit shall be a ordable to a two-person household or to two one-person households.

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

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

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

The rent of low- and moderate-income units may be increased annually based on the permitted percentage increase in the Housing Consumer
Price Index for the United States. This increase shall not exceed 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.

§ 255-73. Utilities.

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

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

§ 255-74. Occupancy standards.

In referring certi ed households to speci c restricted units, the administrative agent shall, to the extent feasible and without causing an undue delay in the
occupancy of a unit, strive to:
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Provide an occupant for each bedroom;

Provide children of di erent sexes with separate bedrooms;

Provide separate bedrooms for parents and children; and

Prevent more than two persons from occupying a single bedroom.

§ 255-75. Control periods for restricted ownership units.

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

The a ordability control period for a restricted ownership unit shall commence on the date the initial certi ed household takes title to the unit.

Prior to the issuance of the initial certi cate of occupancy for a restricted ownership unit and upon each successive sale during the period of restricted
ownership, the administrative agent shall determine the restricted price for the unit and shall also determine the nonrestricted fair market value of the
unit based on either an appraisal or the unit's equalized assessed value without the restrictions in place.

At the time of the initial sale of the unit, the initial purchaser shall execute and deliver to the administrative agent a recapture note obligating the
purchaser (as well as the purchaser's heirs, successors and assigns) to repay, upon the rst nonexempt sale after the unit's release from the restrictions
set forth in this article, an amount equal to the di erence between the unit's nonrestricted fair market value and its restricted price, and the recapture
note shall be secured by a recapture lien evidenced by a duly recorded mortgage on the unit.

The a ordability controls set forth in this article shall remain in e ect despite the entry and enforcement of any judgment of foreclosure with respect
to restricted ownership units.

A restricted ownership unit shall be required to obtain a continuing certi cate of occupancy or a certi ed statement from the Construction O cial
stating that the unit meets all code standards upon the rst transfer of title following the removal of the restrictions provided under N.J.A.C. 5:80-
26.5(a), as may be amended and supplemented.

§ 255-76. Price restrictions for restricted ownership units.

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

The initial purchase price for a restricted ownership unit shall be approved by the administrative agent.

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

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

The owners of restricted ownership units may apply to the administrative agent to increase the maximum sales price for the unit on the basis of
anticipated capital improvements. Eligible capital improvements shall be those that render the unit suitable for a larger household or the addition of a
bathroom. See § 255-79.

§ 255-77. Buyer income eligibility.

Buyer income eligibility for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.1, as may be amended and supplemented, such that
low-income ownership units shall be reserved for households with a gross household income less than or equal to 50% of median income and
moderate-income ownership units shall be reserved for households with a gross household income less than 80% of median income.

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

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

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

§ 255-78. Limitations on indebtedness secured by ownership unit; subordination.

Prior to incurring any indebtedness to be secured by a restricted ownership unit, the owner shall apply to the administrative agent for a determination,
in writing, that the proposed indebtedness complies with the provisions of this section, and the administrative agent shall issue such determination
prior to the owner incurring such indebtedness.
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With the exception of rst-purchase money mortgages, neither an owner nor a lender shall at any time cause or permit the total indebtedness secured
by a restricted ownership unit to exceed 95% of the maximum allowable resale price of the unit, as such price is determined by the administrative agent
in accordance with N.J.A.C. 5:80-26.6(b).

§ 255-79. Capital improvements to ownership units.

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

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

§ 255-80. Control periods for restricted rental units.

Control periods for restricted rental units shall be in accordance with N.J.A.C. 5:80-26.11, as may be amended and supplemented, and each restricted
rental unit shall remain subject to the requirements of this article for a period of at least 30 years, until Cranford takes action to release the unit from
such requirements. Prior to such action, a restricted rental unit must remain subject to the requirements of N.J.A.C. 5:80-26.1, as may be amended and
supplemented.

Deeds of all real property that include restricted rental units shall contain deed restriction language. The deed restriction shall have priority over all
mortgages on the property, and the deed restriction shall be led by the developer or seller with the records o ce of the County of Union. A copy of
the led document shall be provided to the administrative agent within 30 days of the receipt of a certi cate of occupancy.

A restricted rental unit shall remain subject to the a ordability controls of this article despite the occurrence of any of the following events:

Sublease or assignment of the lease of the unit;

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

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

§ 255-81. Rent restrictions for rental units; leases.

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

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

Application fees (including the charge for any credit check) shall not exceed 5% of the monthly rent of the applicable restricted unit and shall be
payable to the administrative agent to be applied to the costs of administering the controls applicable to the unit as set forth in this article.

§ 255-82. Tenant income eligibility.

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

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

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

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

The administrative agent shall certify a household as eligible for a restricted rental unit when the household is a very-low-income household, low-
income household or a moderate-income household, as applicable to the unit, and the rent proposed for the unit does not exceed 35% (40% for age-
restricted units) of the household's eligible monthly income as determined pursuant to N.J.A.C. 5:80-26.16, as may be amended and supplemented;
provided, however, that this limit may be exceeded if one or more of the following circumstances exists:

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

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

The household is currently in substandard or overcrowded living conditions;

The household documents the existence of assets with which the household proposes to supplement the rent payments; or
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The household documents proposed third-party assistance from an outside source such as a family member in a form acceptable to the
administrative agent and the owner of the unit.

The applicant shall le documentation su cient to establish the existence of the circumstances in Subsection B(1) through (5) above with the
administrative agent, who shall counsel the household on budgeting.

§ 255-83. Municipal Housing Liaison.

The Council on A ordable Housing requires Cranford to appoint a speci c municipal employee to serve as a Municipal Housing Liaison responsible for
administering the a ordable housing program, including a ordability controls, the A rmative Marketing Plan, monitoring and reporting, and, where
applicable, supervising any contracted administrative agent. Cranford shall adopt a resolution appointing a Municipal Housing Liaison. The Municipal
Housing Liaison shall be appointed by the governing body and may be a full- or part-time municipal employee. The Municipal Housing Liaison shall be
approved by the court unless such approval is delegated by the court to COAH and shall be duly quali ed before assuming the duties of Municipal
Housing Liaison.[1]

Editor's Note: Amended at time of adoption of Code (see Ch. 11, General Provisions, Art. II).

The Municipal Housing Liaison shall be responsible for oversight and administration of the a ordable housing program for Cranford, including the
following responsibilities which may not be contracted out to the administrative agent:

Serving as Cranford's primary point of contact for all inquiries from the state, a ordable housing providers, administrative agents and interested
households;

Monitoring the status of all restricted units in Cranford's Fair Share Plan;

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

Coordinating meetings with a ordable housing providers and administrative agents, as needed; and

Attending continuing education opportunities on a ordability controls, compliance monitoring and a rmative marketing as o ered or approved
by COAH.

Subject to the approval of the court or of COAH if such approval is delegated to COAH by the court, the Township of Cranford shall designate one or
more administrative agents to administer newly constructed a ordable units in accordance with N.J.A.C. 5:96 and 5:97 and UHAC. An operating manual
shall be provided by the administrative agent(s) to be adopted by resolution of the governing body and subject to approval of the court or of COAH if
approval is delegated by the court to COAH. The operating manuals shall be available for public inspection in the o ce of the Township Clerk and in the
o ce(s) of the administrative agent(s). The Municipal Housing Liaison shall supervise the contracting administrative agent(s).

§ 255-84. Administrative agent.

The administrative agent shall perform the duties and responsibilities of an administrative agent as set forth in UHAC, including those set forth in N.J.A.C.
5:80-26.14, 5:80-26.16 and 5:80-26.18 thereof, which includes:

A rmative marketing.

Conducting an outreach process to a rmatively market a ordable housing units in accordance with the A rmative Marketing Plan of the
Township of Cranford and the provisions of N.J.A.C. 5:80-26.15; and

Providing counseling or contracting to provide counseling services to low- and moderate-income applicants on subjects such as budgeting, credit
issues, mortgage quali cation, rental lease requirements, and landlord/tenant law.

Household certi cation.

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

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

Providing written noti cation to each applicant as to the determination of eligibility or noneligibility;

Requiring that all certi ed applicants for restricted units execute a certi cate substantially in the form, as applicable, of either the ownership or
rental certi cates set forth in Appendixes J and K of N.J.A.C. 5:80-26.1 et seq.;

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

Employing a random selection process as provided in the A rmative Marketing Plan of the Township of Cranford when referring households for
certi cation to a ordable units.

A ordability controls.

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

Creating and maintaining a le on each restricted unit for its control period, including the recorded deed with restrictions, recorded mortgage and
note, as appropriate;
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Ensuring that the removal of the deed restrictions and cancellation of the mortgage note are e ectuated and properly led with the Union County
Register of Deeds or Union County Clerk's o ce after the termination of the a ordability controls for each restricted unit;

Communicating with lenders regarding foreclosures; and

Ensuring the issuance of continuing certi cates of occupancy or certi cations pursuant to N.J.A.C. 5:80-26.10.

Resales and re-rentals.

Instituting and maintaining an e ective means of communicating information between owners and the administrative agent regarding the
availability of restricted units for resale or re-rental; and

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

Processing requests from unit owners.

Reviewing and approving requests for determination from owners of restricted units who wish to take out home equity loans or re nance during
the term of their ownership that the amount of indebtedness to be incurred will not violate the terms of this article;

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

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

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

Enforcement.

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

Securing from all developers and sponsors of restricted units, at the earliest point of contact in the processing of the project or development,
written acknowledgement of the requirement that no restricted unit can be o ered, or in any other way committed, to any person, other than a
household duly certi ed to the unit by the administrative agent;

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

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

Establishing a program for diverting unlawful rent payments to the municipality's A ordable Housing Trust Fund or other appropriate municipal
fund approved by the DCA; and

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

Additional responsibilities.

The administrative agent shall have the authority to take all actions necessary and appropriate to carry out his responsibilities hereunder.

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

The administrative agent shall attend continuing education sessions on a ordability controls, compliance monitoring, and a rmative marketing as
o ered or approved by COAH.

§ 255-85. A rmative marketing requirements.

The Township of Cranford shall adopt, by resolution, an A rmative Marketing Plan, subject to approval of the court, that is compliant with N.J.A.C.
5:80-26.15, as may be amended and supplemented.

The A rmative Marketing Plan is a regional marketing strategy designed to attract buyers and/or renters of all majority and minority groups, regardless
of race, creed, color, national origin, ancestry, marital or familial status, gender, a ectional or sexual orientation, disability, age or number of children, to
housing units which are being marketed by a developer, sponsor or owner of a ordable housing. The A rmative Marketing Plan is intended to target
those potentially eligible persons who are least likely to apply for a ordable units in that region. It is a continuing program that directs marketing
activities toward COAH Housing Region 2 and is required to be followed throughout the period of restriction.

The A rmative Marketing Plan shall provide a regional preference for all households that live and/or work in COAH Housing Region 2, consisting of
Morris, Essex, Union and Warren Counties.

The municipality has the ultimate responsibility for adopting the A rmative Marketing Plan and for the proper administration of the A rmative
Marketing Program, including initial sales and rentals and resales and re-rentals. The administrative agent designated by the Township of Cranford shall
implement the A rmative Marketing Plan to assure the a rmative marketing of all a ordable units.

In implementing the A rmative Marketing Plan, the administrative agent shall provide a list of counseling services to low- and moderate-income
applicants on subjects such as budgeting, credit issues, mortgage quali cation, rental lease requirements, and landlord/tenant law.
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The A rmative Marketing Plan shall describe the media to be used in advertising and publicizing the availability of housing. In implementing the
A rmative Marketing Plan, the administrative agent shall consider the use of language translations where appropriate.

The a rmative marketing process for available a ordable units shall begin at least four months prior to the expected date of occupancy.

Applications for a ordable housing shall be available in several locations, including, at a minimum, the county administration building and/or the county
library for each county within the housing region; the municipal administration building and the municipal library in the municipality in which the units
are located; and the developer's rental o ce. Applications shall be mailed to prospective applicants upon request.

The costs of advertising and a rmative marketing of the a ordable units shall be the responsibility of the developer, sponsor or owner.

§ 255-86. Enforcement; violations and penalties.

Upon the occurrence of a breach of any of the regulations governing the a ordable unit by an owner, developer or tenant, the municipality shall have all
remedies provided at law or equity, including but not limited to foreclosure, tenant eviction, a requirement for household recerti cation, acceleration
of all sums due under a mortgage, recuperation of any funds from a sale in violation of the regulations, injunctive relief to prevent further violation of
the regulations, entry on the premises, and speci c performance.

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

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

A ne of not more than $500 per day or imprisonment for a period not to exceed 90 days, or both, provided that each and every day that the
violation continues or exists shall be considered a separate and speci c violation of these provisions and not a continuation of the initial
o ense.

In the case of an owner who has rented a low- or moderate-income unit in violation of the regulations governing a ordable housing units,
payment into the Township of Cranford A ordable Housing Trust Fund of the gross amount of rent illegally collected.

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

The municipality may le a court action in the Superior Court seeking a judgment that would result in the termination of the owner's equity or
other interest in the unit, in the nature of a mortgage foreclosure. Any such judgment shall be enforceable as if the same were a judgment of
default of the rst purchase money mortgage and shall constitute a lien against the low- or moderate-income unit.

The judgment shall be enforceable, at the option of the municipality, by means of an execution sale by the Sheri , at which time the low- and
moderate-income unit of the violating owner shall be sold at a sale price which is not less than the amount necessary to fully satisfy and pay
o  any rst purchase money mortgage and prior liens and the costs of the enforcement proceedings incurred by the municipality, including
attorney's fees. The violating owner shall have his right to possession terminated as well as his title conveyed pursuant to the Sheri 's sale.

The proceeds of the Sheri 's sale shall rst be applied to satisfy the rst purchase money mortgage lien and any prior liens upon the low- and
moderate-income unit. The excess, if any, shall be applied to reimburse the municipality for any and all costs and expenses incurred in
connection with either the court action resulting in the judgment of violation or the Sheri 's sale. In the event that the proceeds from the
Sheri 's sale are insu cient to reimburse the municipality in full as aforesaid, the violating owner shall be personally responsible for the full
extent of such de ciency, in addition to any and all costs incurred by the municipality in connection with collecting such de ciency. In the
event that a surplus remains after satisfying all of the above, such surplus, if any, shall be placed in escrow by the municipality for the owner
and shall be held in such escrow for a maximum period of two years or until such earlier time as the owner shall make a claim with the
municipality for such. Failure of the owner to claim such balance within the two-year period shall automatically result in a forfeiture of such
balance to the municipality. Any interest accrued or earned on such balance while being held in escrow shall belong to and shall be paid to the
municipality, whether such balance shall be paid to the owner or forfeited to the municipality.

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

If there are no bidders at the Sheri 's sale, or if insu cient amounts are bid to satisfy the rst purchase money mortgage and any prior liens,
the municipality may acquire title to the low- and moderate-income unit by satisfying the rst purchase money mortgage and any prior liens
and crediting the violating owner with an amount equal to the di erence between the rst purchase money mortgage and any prior liens and
costs of the enforcement proceedings, including legal fees and the maximum resale price for which the low- and moderate-income unit could
have been sold under the terms of the regulations governing a ordable housing units. This excess shall be treated in the same manner as the
excess which would have been realized from an actual sale as previously described.

Failure of the low- and moderate-income unit to be either sold at the Sheri 's sale or acquired by the municipality shall obligate the owner to
accept an o er to purchase from any quali ed purchaser which may be referred to the owner by the municipality, with such o er to purchase
being equal to the maximum resale price of the low- and moderate-income unit as permitted by the regulations governing a ordable housing
units.

The owner shall remain fully obligated, responsible and liable for complying with the terms and restrictions governing a ordable housing
units until such time as title is conveyed from the owner.



§ 255-87. Appeals.

Appeals from all decisions of an administrative agent appointed pursuant to this article shall be led, in writing, with the court unless the court delegates this
responsibility to the Executive Director of COAH.
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Township of Cranford, NJ
Thursday, November 29, 2018

Chapter 255. Land Development

Article II. Development Administration

§ 255-6. A ordable housing development fees.

De nitions. The following terms, as used in this section, shall have the following meanings:

AFFORDABLE HOUSING DEVELOPMENT
A development included in the Housing Element and Fair Share Plan, and includes, but is not limited to, an inclusionary development, a municipal
construction project or a 100% a ordable development.

COAH or THE COUNCIL
The New Jersey Council on A ordable Housing established under the Fair Housing Act[2] which previously had primary jurisdiction for the
administration of housing obligations in accordance with sound regional planning consideration in the state.

DEVELOPER
The legal or bene cial owner or owners of a lot or of any land proposed to be included in a proposed development, including the holder of an
option or contract to purchase, or other person having an enforceable proprietary interest in such land.

DEVELOPMENT FEE
Money paid by a developer for the improvement of property as permitted in N.J.A.C. 5:97-8.3.

EQUALIZED ASSESSED VALUE
The assessed value of a property divided by the current average ratio of assessed to true value for the municipality in which the property is
situated, as determined in accordance with Sections 1, 5, and 6 of P.L. 1973, c. 123 (N.J.S.A. 54:1-35a through 54:1-35c).

GREEN BUILDING STRATEGIES
Those strategies that minimize the impact of development on the environment and enhance the health, safety and well-being of residents by
producing durable, low-maintenance, resource-e cient housing while making optimum use of existing infrastructure and community services.

Editor's Note: See N.J.S.A. 52:27D-301 et seq.

Residential development fees.

Imposed fees.

Within all zoning districts, residential developers, except for developers of the types of development speci cally exempted below, shall pay a
fee of 1.5% of the equalized assessed value for residential development provided no increased density is permitted.

When an increase in residential density pursuant to N.J.S.A. 40:55D-70d(5) (known as a "d" variance) has been permitted, developers may be
required to pay a development fee of 6% of the equalized assessed value for each additional unit that may be realized. However, if the zoning
on a site has changed during the two-year period preceding the ling of such a variance application, the base density for the purposes of
calculating the bonus development fee shall be the highest density permitted by right during the two-year period preceding the ling of the
variance application.

Eligible exactions, ineligible exactions and exemptions for residential development.

A ordable housing developments, developments where the developer is providing for the construction of a ordable units elsewhere in the
municipality, and developments where the developer has made a payment in lieu of on-site construction of a ordable units shall be exempt
from development fees.

Developments that have received preliminary or nal site plan approval prior to the adoption of a municipal development fee ordinance shall
be exempt from development fees, unless the developer seeks a substantial change in the approval. Where a site plan approval does not apply,
a zoning and/or building permit shall be synonymous with preliminary or nal site plan approval for this purpose. The fee percentage shall be
vested on the date that the building permit is issued.

Owner-occupied residential structures demolished and replaced without an increase in density as a result of a re, ood, or other natural
disaster shall be exempt from paying a development fee.

Development fees shall be imposed when an existing structure is expanded, renovated in any way, or is demolished and replaced, if the
expansion results in an increase in the number of dwelling units on the property in question.

Nonresidential development fees.

Imposed fees.

Within all zoning districts, nonresidential developers, except for developers of the types of development speci cally exempted, shall pay a fee
equal to 2.5% of the equalized assessed value of the land and improvements for all new nonresidential construction on an unimproved lot or
lots.
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Nonresidential developers, except for developers of the types of development speci cally exempted, shall also pay a fee equal to 2.5% of the
increase in equalized assessed value resulting from any additions to existing structures to be used for nonresidential purposes.

Development fees shall be imposed and collected when an existing structure is demolished and replaced. The development fee of 2.5% shall
be calculated on the di erence between the equalized assessed value of the preexisting land and improvement and the equalized assessed
value of the newly improved structure, i.e., land and improvement, at the time the nal certi cate of occupancy is issued. If the calculation
required under this subsection results in a negative number, the nonresidential development fee shall be zero.

Eligible exactions, ineligible exactions and exemptions for nonresidential development.

The nonresidential portion of a mixed-use inclusionary or market-rate development shall be subject to the development fee of 2.5%, unless
otherwise exempted below.

The fee of 2.5% shall not apply to an increase in equalized assessed value resulting from alterations, change in use within existing footprint,
reconstruction, renovations and repairs.

Nonresidential developments shall be exempt from the payment of nonresidential development fees in accordance with the exemptions
required pursuant to P.L. 2008, c. 46, as speci ed in the Form N-RDF, State of New Jersey Nonresidential Development
Certi cation/Exemption Form. Any exemption claimed by a developer shall be substantiated by that developer.

A developer of a nonresidential development exempted from the nonresidential development fee pursuant to P.L. 2008, c. 46, shall be subject
to it at such time the basis for the exemption no longer applies and shall make the payment of the nonresidential development fee, in that
event, within three years after that event or after the issuance of the nal certi cate of occupancy of the nonresidential development,
whichever is later.

If a property which was exempted from the collection of a nonresidential development fee thereafter ceases to be exempt from property
taxation, the owner of the property shall remit the fees required pursuant to this section within 45 days of the termination of the property tax
exemption. Unpaid nonresidential development fees under these circumstances may be enforceable by the Township of Cranford as a lien
against the real property of the owner.

Collection procedures.

Upon the granting of a preliminary, nal or other applicable approval for a development, the applicable approving authority shall direct its sta  to
notify the construction o cial responsible for the issuance of a building permit.

For nonresidential developments only, the developer shall also be provided with a copy of Form N-RDF, State of New Jersey Nonresidential
Development Certi cation/Exemption, to be completed as per the instructions provided. The developer of a nonresidential development shall
complete Form N-RDF as per the instructions provided. The construction o cial shall verify the information submitted by the nonresidential
developer as per the instructions provided in the Form N-RDF. The Tax Assessor shall verify exemptions and prepare estimated and nal
assessments as per the instructions provided in Form N-RDF.

The construction o cial responsible for the issuance of a building permit shall notify the local Tax Assessor of the issuance of the rst building
permit for a development which is subject to a development fee.

Within 90 days of receipt of that notice, the Municipal Tax Assessor, based on the plans led, shall provide an estimate of the equalized assessed
value of the development.

The construction o cial responsible for the issuance of a nal certi cate of occupancy noti es the local Assessor of any and all requests for the
scheduling of a nal inspection on property which is subject to a development fee.

Within 10 business days of a request for the scheduling of a nal inspection, the Municipal Assessor shall con rm or modify the previously
estimated equalized assessed value of the improvements of the development, calculate the development fee, and thereafter notify the developer
of the amount of the fee.

Should the Township of Cranford fail to determine or notify the developer of the amount of the development fee within 10 business days of the
request for nal inspection, the developer may estimate the amount due and pay that estimated amount consistent with the dispute process set
forth in Subsection b of Section 37 of P.L. 2008, c. 46 (N.J.S.A. 40:55D-8.6).

Fifty percent of the development fee shall be collected at the time of issuance of the building permit. The remaining portion shall be collected at
the issuance of the certi cate of occupancy. The developer shall be responsible for paying the di erence between the fee calculated at building
permit and that determined at issuance of certi cate of occupancy.

Appeal of development fees.

A developer may challenge residential development fees imposed by ling a challenge with the Union County Board of Taxation ("Board").
Pending a review and determination by the Board, collected fees shall be placed in an interest-bearing escrow account by the Township of
Cranford. Appeals from a determination of the Board may be made to the Tax Court in accordance with the provisions of the State Tax
Uniform Procedure Law, N.J.S.A. 54:48-1 et seq., within 90 days after the date of such determination. Interest earned on amounts escrowed
shall be credited to the prevailing party.

A developer may challenge nonresidential development fees imposed by ling a challenge with the Director of the Division of Taxation.
Pending a review and determination by the Director, which shall be made within 45 days of receipt of the challenge, collected fees shall be
placed in an interest-bearing escrow account by the Township of Cranford. Appeals from a determination of the Director may be made to the
Tax Court in accordance with the provisions of the State Tax Uniform Procedure Law, N.J.S.A. 54:48-1 et seq., within 90 days after the date of
such determination. Interest earned on amounts escrowed shall be credited to the prevailing party.

A ordable Housing Trust Fund.
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F. 

G. 

H. 

There is hereby created a separate, interest-bearing housing trust fund to be maintained by the Chief Financial O cer for the purpose of
depositing development fees collected from residential and nonresidential developers and proceeds from the sale of units with extinguished
controls.

The following additional funds shall be deposited in the A ordable Housing Trust Fund and shall at all times be identi able by source and amount:

Payments in lieu of on-site construction of a ordable units;

Developer-contributed funds to make 10% of the adaptable entrances in a townhouse or other multistory attached development accessible;

Rental income from municipally operated units;

Repayments from a ordable housing program loans;

Recapture funds;

Proceeds from the sale of a ordable units; and

Any other funds collected in connection with the Township of Cranford's a ordable housing program.

Within seven days from the opening of the trust fund account, the Township of Cranford shall provide COAH with written authorization, in the
form of a three-party escrow agreement between the municipality, the bank and COAH, to permit COAH to direct the disbursement of the funds
as provided for in N.J.A.C. 5:97-8.13(b).

All interest accrued in the housing trust fund shall only be used on eligible a ordable housing activities approved by COAH.

Use of funds.

The expenditure of all funds shall conform to a spending plan approved by COAH. Funds deposited in the housing trust fund may be used for any
activity approved by COAH to address the Township of Cranford's fair share obligation and may be set up as a grant or revolving loan program.
Such activities include, but are not limited to, preservation or purchase of housing for the purpose of maintaining or implementing a ordability
controls, rehabilitation, new construction of a ordable housing units and related costs, accessory apartment, market to a ordable, or regional
housing partnership programs, conversion of existing nonresidential buildings to create new a ordable units, green building strategies designed to
be cost saving and in accordance with accepted national or state standards, purchase of land for a ordable housing, improvement of land to be
used for a ordable housing, extensions or improvements of roads and infrastructure to a ordable housing sites, nancial assistance designed to
increase a ordability, administration necessary for implementation of the Housing Element and Fair Share Plan, or any other activity as permitted
pursuant to N.J.A.C. 5:97-8.7 through 5:97-8.9 and speci ed in the approved spending plan.

Funds shall not be expended to reimburse the Township of Cranford for past housing activities.

At least 30% of all development fees collected and interest earned shall be used to provide a ordability assistance to low- and moderate-income
households in a ordable units included in the Municipal Fair Share Plan. One-third of the a ordability assistance portion of development fees
collected shall be used to provide a ordability assistance to those households earning 30% or less of median income by region.

A ordability assistance programs may include down payment assistance, security deposit assistance, low-interest loans, rental assistance,
assistance with homeowners' association or condominium fees and special assessments, and assistance with emergency repairs.

A ordability assistance to households earning 30% or less of median income may include buying down the cost of low- or moderate-income
units in the Municipal Fair Share Plan to make them a ordable to households earning 30% or less of median income.

Payments in lieu of constructing a ordable units on site and funds from the sale of units with extinguished controls shall be exempt from the
a ordability assistance requirement.

The Township of Cranford may contract with a private or public entity to administer any part of its Housing Element and Fair Share Plan, including
the requirement for a ordability assistance, in accordance with N.J.A.C. 5:96-18.

No more than 20% of all revenues collected from development fees may be expended on administration, including but not limited to salaries and
bene ts for municipal employees or consultant fees necessary to develop or implement a new construction program, a Housing Element and Fair
Share Plan, and/or an a rmative marketing program. In the case of a rehabilitation program, no more than 20% of the revenues collected from
development fees shall be expended for such administrative expenses. Administrative funds may be used for income quali cation of households,
monitoring the turnover of sale and rental units, and compliance with COAH's monitoring requirements. Legal or other fees related to litigation
opposing a ordable housing sites or objecting to the Council's regulations and/or action are not eligible uses of the A ordable Housing Trust Fund.

Monitoring. The Township of Cranford shall complete and return to COAH all monitoring forms included in monitoring requirements related to the
collection of development fees from residential and nonresidential developers, payments in lieu of constructing a ordable units on site, funds from the
sale of units with extinguished controls, barrier-free escrow funds, rental income, repayments from a ordable housing program loans, and any other
funds collected in connection with Cranford's housing program, as well as to the expenditure of revenues and implementation of the plan approved by
the court. All monitoring reports shall be completed on forms designed by COAH.

Ongoing collection of fees. The ability for the Township of Cranford to impose, collect and expend development fees shall expire with its judgment of
compliance unless the Township of Cranford has led an adopted Housing Element and Fair Share Plan with COAH, has petitioned for substantive
certi cation, and has received COAH's approval of its development fee ordinance. If the Township of Cranford fails to renew its ability to impose and
collect development fees prior to the expiration of a judgment of compliance, it may be subject to forfeiture of any or all funds remaining within its
municipal trust fund. Any funds so forfeited shall be deposited into the New Jersey A ordable Housing Trust Fund established pursuant to Section 20
of P.L. 1985, c. 222 (N.J.S.A. 52:27D-320). The Township of Cranford shall not impose a residential development fee on a development that receives
preliminary or nal site plan approval after the expiration of its substantive certi cation or judgment of compliance, nor shall the Township of Cranford
retroactively impose a development fee on such a development. The Township of Cranford shall not expend development fees after the expiration of its
substantive certi cation or judgment of compliance.



[1] Editor's Note: Added at time of adoption of Code (see Ch. 11, General Provisions, Art. II). This section was originally adopted 12-10-2013 by Ord. No. 2013-23.





 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX G.  
PROFESSIONAL SERVICES AGREEMENT TOWNSHIP OF CRANFORD ADMINISTRATIVE AGENT 

FOR AFFORDABLE HOUSING MATTERS BY AND BETWEEN THE TOWNSHIP OF CRANFORD AND 
COMMUNITY GRANTS, PLANNING & HOUSING LLC, EFFECTIVE MARCH 9, 2018 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX H.  
ORDER GRANTING RELIEF IN EXCLUSIONARY ZONING, DATED DECEMBER 9, 2011 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX I.  
FINAL JUDGMENT OF COMPLIANCE, DATED MAY 22, 2013 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





























 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX J.  
REPORT OF THE SPECIAL MASTER FINAL COMPLIANCE REPORT,  

PREPARED BY ELIZABETH MCKENZIE, DATED MARCH 2013 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





























































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX K.  
WOODMONT (LEHIGH ACQUISITION PROJECT) RECORDED DEED RESTRICTION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX L. 
NEEDLEPOINT RECORDED DEED RESTRICTION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  













 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX M. 
LINCOLN APARTMENTS SUPPORTING DOCUMENTATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

























 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX N. 
HOMEFIRST SUPPORTING DOCUMENTATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





























































































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX O.  
COMMUNITY ACCESS UNLIMITED SUPPORTING DOCUMENTATION: FUNDING AGREEMENT FOR 

CONSTRUCTION, PURCHASE, OR PURCHASE AND RENOVATION OF COMMUNITY BASED 
FACILITIES WITH THE NEW JERSEY DEPARTMENT OF HUMAN SERVICES 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  









































































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX P. 
SERV SUPPORTING DOCUMENTATION 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

































































































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX Q. 
BRIDGEWAY SUPPORTING DOCUMENTATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





























































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX R.  
BIRCHWOOD SUPPORTING DOCUMENTATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  

















































































































































































 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX S.  
310 CENTENNIAL SUPPORTING DOCUMENTATION 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  

















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX T.  
BOARD OF ADJUSTMENT OF THE TOWNSHIP OF CRANFORD RESOLUTION OF 

MEMORIALIZATION APPLICATION NO. ZBA-17-002 (109 WALNUT AVENUE), DATED JUNE 19, 
2019 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  





























 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX U.  
LETTER FROM SPECIAL MASTER ELIZABETH MCKENZIE RE AMENDMENT TO PRIOR ROUND 

CREDITING IN SUPPORT OF MOTION TO AMEND JUDGMENT OF REPOSE, DATED MARCH 9, 
2018 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  





















 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX V.  
LETTER FROM SPECIAL MASTER ELIZABETH MCKENZIE RE RECOMMENDATION TO THE COURT 

THAT THE MOTION FOR TEMPORARY IMMUNITY OF THE DECLARATORY JUDGMENT ACTION BE 
GRANTED, DATED NOVEMBER 27, 2018 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  









 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX W.  
CRANFORD TOWNSHIP SUPPORTIVE AND GROUP HOME SUMMARY TABLE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  



Cranford Township Supportive and Group Home Summary Table 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Color Coding: 

Green Awaiting information from OPRA Request. Despite multiple direct contacts via email 
and phone, never contacted us back. 

White Ineligible 
Orange Can be counted; we currently have documentation of long term affordability controls 

Group Home Bedroom Units identified in 2013 FSHP:  are Indicated with an “*” 
 

Name of Owner  B / L Address  Bedrooms   Comments  
1) Community 

Access Unlimited 
Inc. 

208/7 112 
Glenwood 
Road 

3  
 
 

Acquired in 2012 

2) Creative Property 
Management NJ 

403/59 
 
 

54 Johnson 
Avenue 

4* Transferred from CAUNJ to Creative 
Property (same board as CAUNJ.)  

3) CAU NJ 403/62 48 Johnson 
Avenue 

6* Agreement with NJ DHS dated March 22, 
1999 has twenty-year obligation to 
provide housing for 100% DDD Clients.  

4) Homefirst 
Interfaith Housing 
& Family Services 

332/1 
C016F 

16F Parkway 
Village  

2 Transitional/homeless facility as advised 
by Debbie Anderson, 
Director.   INELIGIBLE 

5) Homefirst 332/1 
CO18B 

18B Parkway 
Village 

2 Transitional/homeless facility INELIGIBLE 

6) Homefirst  417/22 116 Benjamin 
Street 

3 Subject to a 30-year affordability period 
per CDBG Loan Agree. w/ HMFA to which 
leases were assigned in 2014. Document 
obtained. 

7) Homefirst  418/5 117 Benjamin 
Street 

4  
2 units; 
each with 2 
BR 

Subject to a 30-year affordability period 
per CDBG Loan Agree. w/ HMFA to which 
leases were assigned in 2014. HOME 
Rehab 2014 – 15 yr. Deed Restriction. 
Documents obtained. 

8) SERV Centers of 
NJ Inc. (“SERV”) 

514/3 6 Hollywood 
Avenue 

3*  Agreement with NJ DHS, dated August 24, 
1998, has twenty year obligation to 
provide housing for 100% Division clients, 
until May 23, 2019. 

9) SERV 569/8 125 Dietz 
Street 

4 Agreement and Promissory Note with NJ 
DHS dated August 1, 2006, last amended 
June 27, 2007 as referenced in a recorded 
Purchase Money Mortgage dated August 
1, 2012 MB 13384, P403. Email from SERV 
confirms controls until 2026.  

10) Bridgeway House 
Inc.  

505.01/1  
CO304 

304 Lincoln 
Park East  

2 Subject to a Mortgage with NJ DHS dated 
September 30, 1996, recorded Union 
County Clerk’s Office 11/18/96, Book 
6095, Page 21.   Mortgage references an 
Agreement dated September 6, 1996.  

TOTAL   Total:22 
bedrooms  

Potential total: 29 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX X.  
AERIAL MAP OF PROPOSED NORTH AVENUE REDEVELOPMENT AREA 
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APPENDIX Y.  
MYRTLE STREET CONCEPT SITE PLANS FOR MYRTLE STREET PROPERTIES 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  









 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX Z.  
AERIAL MAP OF PROPOSED NORTH AND SOUTH AVENUE OVERLAY 
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