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Section 1: Master Plan Reexamination Report 

I. Introduction 
 

The Township of Marlboro is a suburban community located in the western portion of 
Monmouth County. The Township is 30.471 square miles in size and is bordered by seven 
other municipalities including Matawan Borough and Aberdeen Township to the north, 
Holmdel Township to the northeast, Colts Neck Township to the southeast, Manalapan 
Township to the southwest, Freehold Township to the south, and Old Bridge Township in 
Middlesex County to the northwest.   
 
Marlboro contains suburban residential neighborhoods; commercial corridors along 
Tennent Road, New Jersey State Route 79 and New Jersey State Route 9; scattered 
farmland; and environmentally sensitive areas.  Over sixteen percent of the Township’s 
land area is preserved from future development by the State, County, or Township.   
 
In the last 10 years minor residential growth has continued in the Township at a much 
slower pace than in preceding decades. Recent residential developments have 
included the inclusionary Camelot Apartments, Monarch Point, and Marlboro Estates 
projects.  
 
Marlboro Township Planning Board adopted this Master Plan Reexamination Report and 
Updated Housing Plan Element and Fair Share (“Plan”) on August 7, 2019. This Plan is 
now being updated and adopted in its current form in order to incorporate additional 
appendices that comprise supporting documentation for the affordable housing 
projects and programs outlined herein. In addition, minor changes have been made to 
the affordable housing unit counts for some of the projects based upon new 
documentation that has been received. 
 

1.1 History of the Master Plan in the Township of Marlboro 
 
The Township of Marlboro prepared its last comprehensive Master Plan in 1997, with an 
amendment to the Land Use Plan Element and Circulation Plan Element in 2002. Since 
that time, Reexamination Reports were adopted in 2008 and 2012.  Additional Master 
Plan Elements that were adopted or amended between the 1997 Master Plan and this 
Reexamination include the 2018 Open Space and Recreation Plan, 2013 Green 
Buildings and Environmental Sustainability Plan, 2011 Farmland Preservation Plan, 2010 
Housing Element and Fair Share Plan, 2010 Vision Plan, and 2005 and 2007 Amended 
Land Use Plan.  An updated Housing Element and Fair Share Plan, demonstrating 
compliance with its Prior and Third Round obligations, is included within this Report.  
 
Per N.J.S.A. 40:55D-89, a Planning Board is required to prepare a periodic reexamination 
of its master plan every ten (10) years.  A Reexamination Report is a review of previously 
adopted master plans, amendments and local development regulations to determine 
if the policy guidelines set forth therein are still applicable.  The Township of Marlboro 
last adopted its Master Plan in 1997, with a 2012 Reexamination Report.  Considering 
changes in the Township since that time, the 2012 Master Plan Reexamination Report is 
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being reexamined to reflect the changing needs of the Township and to affirm the 
policies that were set forth in accordance with the New Jersey Municipal Land Use Law 
(MLUL).  
 
Per N.J.S.A. 40:55D-89.1, the absence of the adoption by the Planning Board of a 
reexamination report shall constitute a rebuttable presumption that the municipal 
development regulations are no longer reasonable.  
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II. Reexamination Report  
 
The Reexamination Report shall state: 

a. The major problems and objectives relating to land development in the 
municipality at the time of adoption of the last reexamination report.  

b. The extent to which such problems and objectives have been reduced or have 
increased subsequent to such date.  

c. The extent to which there have been significant changes in the assumptions, 
policies, and objectives forming the basis for the master plan or development 
regulations as last revised, with particular regard to the density and distribution of 
population and land uses, housing conditions, circulation, conservation of 
natural resources, energy conservation, collection, disposition, and recycling of 
designated recyclable materials, and changes in State, county and municipal 
policies and objectives.  

d. The specific changes recommended for the Master Plan or land development 
regulations, if any, including underlying objectives, policies and standards, or 
whether a new plan or regulations should be prepared.  

e. The recommendations of the planning board concerning the incorporation of 
redevelopment plans adopted pursuant to the "Local Redevelopment and 
Housing Law," P.L.1992, c.79 (C.40A:12A-1 et al.) into the land use plan element 
of the municipal Master Plan, and recommended changes, if any, in the local 
development regulations necessary to effectuate the redevelopment plans of 
the municipality. 

 
The findings and recommendations contained in the Reexamination are based upon 
the review of the following documents:  

• Township of Marlboro Zoning Ordinance; 
• Township of Marlboro Master Plan Reexamination Report, dated July 2012, 

prepared by Heyer, Gruel & Associates; 
• Township of Marlboro Master Plan Elements including the Open Space and 

Recreation Plan Element, dated April 2018, prepared by CME Associates; Green 
Buildings and Environmental Sustainability Plan Element, dated March 2013, 
prepared by CME Associates; Farmland Preservation Plan Element, dated August 
2011, prepared by Harriet Honigfeld, PP, AICP, Birdsall Services Group, and Heyer, 
Gruel & Associates; Vision Plan, dated February 2010, prepared by Heyer, Gruel 
& Associates; 

• Township of Marlboro Master Plan, dated June 1997, prepared by Maser Sosinski 
& Associates, PA; 

• 2010 US Census Data;  
• 2017 American Community Survey 5-Year Population Estimates;  
• Other pertinent existing documentation and related information from other 

Board professionals; and  
• Annual reports of the Zoning Board of Adjustment.  
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III. Major Problems and Objectives relating to land development at the 
time of adoption of the last Master Plan Reexamination Report 

 
The first provision of N.J.S.A. 40:55D-89 of the MLUL states that the Reexamination Report 
shall include: 

 
“The major problems and objectives relating to land development in the 
municipality at the time of the adoption of the last reexamination report.” 

3.1 Review of the 1997 Master Plan & Subsequent Reexamination Reports 
 
The 2012 Master Plan Reexamination Report identified the 13 objectives from the 1997 
Master Plan, which were reiterated in the 2002 Master Plan Amendment and 2008 
Master Plan Reexamination Report: 
   
Objectives 
• Determine the viability for additional age-restricted housing in the Township.  If 

viable, potential locations should be investigated. 

• Consider alternative uses/zoning for Marlboro Airport and adjacent lands should it 
cease operation. 

• Retain and augment the low density policy in the east and west central portions of 
the Township consistent with the State Development and Redevelopment Plan 
Planning Area 5 designation. 

• Establish criteria, standards and appropriate locations for corporate headquarters 
facilities. 

• Provide for the Township’s fair share of low and moderate income housing and 
improve the existing housing stock through rehabilitation as set forth in the Housing 
Element and Fair Share Plan adopted in March, 1995.  The use of Regional 
Contribution Agreements should be maximized.  Once the Housing Plan Element is 
certified by COAH it should be incorporated into the Master Plan.   

• Develop a list of recommended uses and proposed standards for Marlboro Hospital 
lands, including a campus-style corporate headquarters, higher education facilities, 
low density residential uses, and a golf course.  Because of the environmental 
sensitivity of this area, high density residential and commercial uses are to be 
discouraged.   

• Review zoning criteria and permitted uses for the Marlboro Village area. 

• Develop a Recreation and Open Space Plan that provides recreation facilities for 
Township residents of all ages consistent with projected population growth and 
proposals of the Recreation Commission. 

• Work closely with the Historic Commission to develop a Historic Preservation Plan. 

• Endorse development of a storm water management master plan. 

• Encourage controlled and properly designed commercial and industrial 
development in areas so designed on the Master Plan.  The extension of sewers 
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should be encouraged to the LI Zone on Vanderburg Road and the CIR Zone along 
Route 79. 

• Establish a Conservation Plan that will protect environmentally sensitive areas of the 
Township including wetlands, floodplains and steep slopes. 

• Propose local road improvements in order to alleviate specific problem areas. 

3.2 Review of the 2012 Master Plan Reexamination Report 
 
The 2012 Master Plan Reexamination Report recommended new goals and objectives 
to replace those in the 1997 Master Plan, as follows:  
 
Goals 
• Promote a land use policy designed to create a “sense of place” in designated 

centers of activity, particularly in the Village Center. 

• Balance development opportunities with the established pattern of development 
and existing infrastructure, where applicable. 

• Coordinate land use and transportation planning. 

• Create pedestrian and bike connections within the Township between and among 
residential neighborhoods, community resources, commercial areas, and the Henry 
Hudson Trail. 

• Creative attractive gateways at entrances to identify the Township through 
upgraded land uses, streetscape improvements and signage. 

• Simplify the Township land use regulations. 

• Balance economic development with conservation/open space. 

• Use infrastructure (sewer service areas/water service areas) as a growth 
management tool. 

• Develop a comprehensive strategy for balanced development in the Township for 
affordable housing. 

 
Objectives 
Land Use 
• Maintain, preserve, and enhance the existing established residential character of 

Marlboro. 

• Avoid strip commercial development along Route 79 and other major streets. 

• Prevent continued residential sprawl. 

• Limit future residential growth. 

• Encourage properly designed commercial and industrial development. 

• Retain, and where appropriate, expand the low-density policy in the east, north and 
west central portions of the Township consistent with the sewer service areas. 
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Circulation 
• Take necessary measures to mitigate the effects of increased regional traffic. 

• Employ traffic calming measures to retain the character of the Township. 

• Ensure that the needs of bicyclists and pedestrians are met. 

• Provide wayfinding signage on major roads and at gateway locations to facilitate 
circulation and identify the route to key activity centers and destinations in the 
Township. 

• Monitor the effects of continued development on Township roadways. 

• Prepare a Township wide traffic study which should identify opportunities to 
implement context sensitive improvements. 

• Any future roadway improvements along Route 79 should maintain the character of 
Route 79 particularly within the Village Center as a two lane roadway. 

 
Community Facilities 
• Maintain and enhance the existing high level of community facilities consistent with 

the character and development of the Township. 

• Explore the possibility of creating a multipurpose community center. 

• Coordinate with the Board of Education to jointly use schools as community centers 
wherever feasible. 

• Continue to explore shared services opportunities. 
 
Parks and Recreation 
• Maintain and expand the Township’s parks and recreation system to meet the 

recreation needs of Marlboro residents. 

• Preserve and enhance existing park and recreation facilities. 

• Support the completion of the “missing link” in the Henry Hudson Trail in order to 
create a continuous accessible trail. 

• Identify locations for possible acquisition and/or development in order to address 
identified needs. 

• Encourage the creation of pedestrian and bicycle trails for recreation purposes as 
well as to provide linkages throughout the Township including the Henry Hudson Trail. 

• Continue to encourage the preservation of open space. 

• Explore the need for additional active recreation facilities. 

• Coordinate park and recreation plans with existing and planned Board of Education 
facilities. 

• Protect the most viable farm properties from development. 

• Investigate the use of Transfer of Development right for farmland preservation. 

• Promote agri-tourism and farm markets. 
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Conservation 
• Identify, protect and preserve environmentally sensitive natural features through 

sound planning and land use regulations. 

• Encourage the use of conservation easements on environmentally sensitive lands in 
private ownership to protect future disturbance. 

• Encourage the remediation of contaminated sites to enhance the local 
environment, protect residents and return vacant sites to productive uses. 

• Promote energy conservation programs at the residential and Township level 
through the use of efficient energy consuming devices. 

• Promote and develop active and passive energy conservation approaches to 
reduce energy usage by the Township and new developments. 

• Create Green Building Standards and a Green Development Ordinance. 
 
Historic Preservation 
• Encourage awareness and protection of Marlboro’s cultural, social, and historic 

heritage. 

• Respect the Marlboro Village Historic District when making land use policies and 
decisions. 

• Recognize and preserve the historic character of the Township and continue to 
support the Historic Preservation Commission. 

• Encourage historic programming to educate residents and visitors about the 
Township’s history. 

 
Economic 
• Promote continued growth and development of the Township’s economic base. 

• Plan for continued economic viability by strengthening the tax base through the 
encouragement of continued private investment and tax producing uses, which are 
consistent with the community needs, desires, and existing development. 

• Encourage those seeking to establish future commercial businesses and economic 
opportunities to locate along Route 9, within the proposed Village Center, along 
Route 34, and other identified areas on Route 79. 

• Ensure that transportation, business and economic development retain a healthy 
relationship with the residential character of the Township. 
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IV. The extent to which problems and objectives have been reduced or 
have increased 

 
The second provision of N.J.S.A. 40:55D-89 of the MLUL states that the Re-examination 
Report shall include: 

 
“The extent to which such problems and objectives have been reduced or have 
increased subsequent to such date.” 

 
The 2012 Master Plan Reexamination Report stated that many of the issues discussed in 
the 1997 Master Plan, 2002 Amendment, and 2008 Reexamination Report had largely 
been addressed.  The extent to which the updated goals and objectives from the 2012 
Reexamination Report remain relevant and the extent to which there have been 
significant changes in these goals and objectives is discussed below in italicized 
typeface. 
 
Goals 
• Promote a land use policy designed to create a “sense of place” in designated 

centers of activity, particularly in the Village Center. 
This goal is still valid.  A Form Based Code was prepared for the Village Center 
area in October 2012, and the Township has installed banner signs designating 
the historic district area within the Village Center boundaries and promoting the 
“Shop Marlboro” campaign.  A portion of the Village Center is proposed to be 
developed with affordable housing units, market rate townhomes and 
commercial buildings. It is recommended that key concepts from the Village 
Center proposal be incorporated into this area where feasible, and that the 
Township continue to explore mechanisms to implement the Village Center 
concept along this segment of the Route 79 corridor.   

 
• Balance development opportunities with the established pattern of development 

and existing infrastructure, where applicable. 
This goal is still valid; however, it should be revised to specify that adequate land 
should be provided of non-residential development and generational housing in 
a manner consistent with established development patterns and sensitive to 
natural resources.   

 
• Coordinate land use and transportation planning. 

This goal remains valid.  The Township should review zoning and permitted uses 
along key transportation corridors for potential conflicts between uses and 
traffic.  The Township should also update its Circulation Plan Element in order to 
assess congestion along existing transportation corridors and consider possible 
traffic calming measures, particularly along the Route 9 corridor.   
 

• Create pedestrian and bike connections within the Township between and among 
residential neighborhoods, community resources, commercial areas, and the Henry 
Hudson Trail. 
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This goal remains valid.  Enhanced connectivity was cited as a major goal of the 
2010 Vision Plan.  Additionally, the Township adopted a Pedestrian Access Plan in 
2009 that mapped existing pedestrian access conditions and targeted specific 
areas for sidewalk, crosswalk, and trail improvements.  The Township should 
continue to implement this plan in order to enhance pedestrian connections 
and sense of community within the Township. 

 
• Creative attractive gateways at entrances to identify the Township through 

upgraded land uses, streetscape improvements and signage. 
This goal remains valid.  The Township has installed placemaking signage in its 
historic district along Route 79, and should continue to implement improvements 
that enhance gateways to significant districts within the Township.   

 
• Simplify the Township land use regulations. 

This goal remains valid.  The Township last amended its Land Use Plan Element in 
2007, and should update this Master Plan Element in order to thoroughly review 
zoning and land use regulations.  The Township should explore consolidating 
zone districts and simplifying land use regulations, where feasible. 

 
• Balance economic development with conservation/open space. 

This goal remains valid.  The Township adopted an Open Space and Recreation 
Plan in April 2018 that assessed existing undeveloped open space areas within 
the Township and identified potential sites for preservation.  Future development 
within the Township should be coordinated so as not to conflict with any 
presently preserved areas, and should be examined against the list of potential 
preservation areas to avoid the conversion of targeted parcels to development 
projects.   

 
• Use infrastructure (sewer service areas/water service areas) as a growth 

management tool. 
This goal remains valid. The extension, or lack of extension of sewer service to an 
area, is one of the principle ways that the Township can direct growth to 
appropriate areas, including those areas where affordable housing is required by 
a settlement agreement. 

 
• Develop a comprehensive strategy for balanced development in the Township for 

affordable housing. 
This goal remains valid. Since the adoption of the last Master Plan Reexamination 
Report, the courts assumed the responsibilities of COAH in In re Adoption of 
N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing, 221 N.J. 1 (2015) 
based on the determination that COAH was no longer capable of performing its 
duties.  This decision returned jurisdiction of affordable housing compliance to 
the courts.  The Township is now seeking a declaratory judgment and judgment 
of repose from the courts, having mediated and resolved builder’s remedy 
litigation that has been ongoing for several years. 
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The previous master plan and reexamination reports had recommended that the 
Township maximize the use of Regional Contribution Agreements (RCA) to satisfy 
any affordable housing obligations. These agreements have since been ruled by 
the courts to be illegal as a mechanism for satisfying any municipal fair share 
obligations.  
 
The Township’s Updated Housing Element and Fair Share Plan is included as a 
component of this Report, updating the previous 2008 Housing Element and Fair 
Share Plan and 2010 Plan Amendment. The 2019 Marlboro Township Housing Plan 
Element and Fair Share Plan is generally consistent with the Marlboro Township 
Land Use Plan and the other elements of the Township’s Master Plan.  

 
Objectives 
Land Use 
The Land Use objectives from the 2012 Master Plan Reexamination Report are generally 
still valid.  Marlboro should continue to pursue balanced land development that limits 
residential development while preserving the residential character of the Township and 
ensuring the provision of generational housing, providing areas for business and 
industrial development, and preserving natural and cultural resources.  The Township 
should update its 2007 Land Use Plan Element in order to reassess land development in 
the context of its affordable housing obligations, smart growth planning principles, and 
enhanced sustainability and green building guidelines and improvements as per 
revised requirements for the Land Use Element as per the Municipal Land Use Law at 
N.J.S.A. 40-55D-28.   
 
Circulation 
The Circulation objectives of the 2012 Master Plan Reexamination Report are still valid.  
The Township should continue to implement these objectives, and prepare an updated 
Circulation Plan Element and/or a Township-wide traffic study in order to outline specific 
action items in order to alleviate traffic congestion, enhance pedestrian safety, assist in 
wayfinding, and identify necessary roadway improvements.   
 
Community Facilities 
The Community Facilities objectives of the 2012 Master Plan Reexamination Report are 
still valid. 
 
Parks and Recreation 
The Parks and Recreation objectives of the 2012 Master Plan Reexamination report are 
still valid.  The Township adopted an Open Space and Recreation Plan in April 2018, 
which inventoried the existing developed and undeveloped State, County, and 
municipal open space and preserved farmland within the Township. The approximately 
3,170 acres of preserved open space far exceed both state and national standards for 
open space and recreation opportunities for municipalities, highlighting the Township’s 
commitment to ensuring adequate open space for its residents. In addition to 
inventorying existing sites, this Plan established clear goals for future open space and 
recreation planning within the Township, outlined a needs analysis to determine areas 
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and facilities slated for improvement, and listed potential preservation sites, including 
several existing farms. The Township was found to exceed State and national standards 
for open space preservation.  The Township should continue to implement the 
recommendations of this Plan and the Pedestrian Access Plan, and should also 
continue to work with the Monmouth County Agriculture Development Board and State 
Agriculture Development Committee to enhance the recreational and preserved lands 
within the Township and access to them.  Areas appropriate for farmers markets and 
other agri-tourism services should be explored.   
 
Conservation 

The Conservation objectives of the 2012 Master Plan Reexamination Report are still 
valid.  The Township should continue to identify and preserve natural resources.  
Additionally, as enhanced strategies and standards for green building and sustainability 
have emerged since the preparation of the most recent Reexamination Report, the 
Township should review and adopt measures which would promote conservation. 
 
Historic Preservation 
The Historic Preservation objectives of the 2012 Master Plan Reexamination Report are 
still valid. Distinctive signage has been added to the Historic District along Route 79 to 
contribute to the sense of place within the area. The Township Historic Preservation 
Commission hosted Town Walking History Tours in 2018, and has recently inventoried 
and recommended maintenance on existing historic signs within the Township.   
 
Economic Development 
The Economic objectives of the 2012 Master Plan Reexamination Report are still valid.  
The Township should continue to encourage the development of its economic base 
through commercial and industrial uses, where appropriate, and should direct this 
growth to established corridors along Route 9, Route 34, and Route 79. 
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V. Significant changes in assumptions, policies, and objectives 
forming the basis for the master plan or development regulations 
since the 2012 Master Plan Reexamination Report 

 
The third provision of 40:55D-89 of the MLUL requires that a Reexamination Report 
address: 
 

"The extent to which there have been significant changes in the assumptions, 
policies and objectives forming the basis for the master plan or development 
regulations as last revised, with particular regard to the density and distribution of 
population and land uses, housing conditions, circulation, conservation of natural 
resources, energy conservation, collection, disposition and recycling of designated 
recyclable materials, and changes in State, county and municipal policies and 
objectives." 

 
Since 2010, the Township has experienced slowing growth compared to patterns in the 
1970s until the 1990s.  Looking toward the future, the main narrative in the Township can 
be summed up as slowing population growth and managing the existing housing stock.  
Slowing the Population growth is particularly important, as it relates to preservation of 
environmental, economic and cultural resources, preservation of the multitude of 
recreational opportunities in the Township, rehabilitating aging housing stock, and 
planning for a lasting and sustainable future as climate change and renewable energy 
technologies continue to advance. 

4.1 Demographic Characteristics 
 

Following a 10.4% increase in population between the 2000 and 2010 Census, the 
population of Marlboro Township grew more slowly, increasing by 0.6% between 2010 
and 2017.   
 

Table 1 
Marlboro Township Population Characteristics  

1930-2045 (Projected) 
Year Population  Number Change Percent Change 
1930 1,992 - - 
1940 5,015 3,023 151.8 
1950 6,359 1,344 26.8 
1960 8,038 1,679 26.4 
1970 12,273 4,235 52.7 
1980 17,560 5,287 43.1 
1990 27,974 10,414 59.3 
2000 36,398 8,424 30.1 
2010 40,191 3,793 10.4 
2017 40,466 275 0.6 
2045 42,071 1,605 3.9% 

Source: 2017 American Community Survey 5-Year Population Estimates, U.S. 
Census Bureau, New Jersey Department of Labor, North Jersey Transportation 
Planning Authority 



 

Page | 13 

Population density is a measure of the number of people residing within a given land 
area.  New Jersey has the highest population density in the nation, with an average of 
1,210 persons per square mile.  According to 2017 American Community Survey (ACS) 
population estimates, the Township of Marlboro, with a density of 1,328.01 persons per 
square mile, is slightly denser than the average for the State of New Jersey as a whole.   
 
As illustrated in Table 2 below, the age cohort breakdown of Marlboro Township has 
changed slightly since 2010.  A breakdown of population by age for the Township is 
provided below:  
 
 

Table 2 

Age Distribution 

Age 2010 2017 
Number Percent Number Percent 

Under 5 years 2,034 5.1 1,610 4.0 
5 to 9 years 3,338 8.3 2,940 7.3 
10 to 14 years 3,929 9.8 3,366 8.3 
15 to 19 years  3,072 7.6 3,539 8.7 
20 to 24 years  1,726 4.3 2,530 6.3 
25 to 29 years  1,042 2.6 1,295 3.2 
30 to 34 years 1,309 3.3 1,398  3.5 
35 to 39 years  2,484 6.2 1,902 4.7 
40 to 44 years 3,624 9.0 2,904 7.2 
45 to 49 years  4,202 10.5 3,781 9.3 
50 to 54 years 3,690 9.2 3,722 9.2 
55 to 59 years  2,781 6.9 3,324 8.2 
60 to 64 years 2,416 6.0 2,694 6.7 
65 to 69 years 1,514 3.8 2,157 5.3 
70 to 74 years 1,009 2.5 1,494 3.7 
75 to 79 years  792 2.0 764 1.9 
80 to 84 years 653 1.6 606 1.5 
85 years and over 576 1.4 440 1.1 
Total Population 40,191 100 40,466 100 
Median Age 41.7 43.1 
Source: 2010 U.S. Census Data & 2017 American Community Survey 5-Year Population Estimates  
 

 
According to the 2017 ACS, Marlboro’s largest age cohort is between 45 to 49 years of 
age closely followed by the 50 to 54 age bracket.  The third largest age grouping is 
younger, at 15 to 19 years of age.  The median age had increased slightly from 41.7 
years in 2010 to 43.1 years in 2017.  When compared to Monmouth County, the 
following trends emerge:  
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Table 3 
Population Comparison by Age 

Age Percent of Population in 
Marlboro Township 

Percent of Population in 
Monmouth County 

Under 5 1,610 4.0 31,705 5.1 
5 to 9 2,940 7.3 38,367 6.1 
10 to 14 3,366 8.3 40,817 6.5 
15 to 19 3,539 8.7 42,472 6.8 
20 to 24 2,530 6.3 38,021 6.1 
25 to 29 1,295 3.2 33,382 5.3 
30 to 34 1,398 3.5 32,716 5.2 
35 to 39 1,902 4.7 34,151 5.4 
40 to 44 2,904 7.2 40,126 6.4 
45 to 49 3,781 9.3 47,634 7.6 
50 to 54 3,722 9.2 53,787 8.6 
55 to 59 3,324 8.2 51,751 8.2 
60 to 64 2,694 6.7 41,494 6.6 
65 to 69 2,157 5.3 33,057 5.3 
70 to 74 1,494 3.7 24,331 3.9 
75 to 79 764 1.9 15,850 2.5 
80 to 84 606 1.5 12,516 2.0 
Over 85 440 1.1 15,374 2.4 
Total 40,466 100.00 627,551 100.00 
Median Age 43.1 42.8 
Source: 2017 American Community Survey 5-Year Population Estimates 

 
 
Marlboro Township and Monmouth County overall show similar trends in the size of 
various age cohorts, and the median ages, at 43.1 years and 42.8 years, respectively, 
are very close. 
 
The Township of Marlboro has seen an increase in the number of households since 2010, 
from 12,359 households that year to 12,812 in 2017.  Of this latter figure, 84.7% of 
households were classified as families and 15.3% were classified as non-families.  
Household characteristics from the 2017 ACS can be found in Table 4 below.  
 

Table 4 
Households by Type 

Household Type Number  Percent 
Total occupied households 12,812 100 
Family households (families) 10,848 84.7 

With own children under 18 years 5,118 39.9 
Married-couple family 9,819 76.6 
Female householder, no husband present 693 5.4 
Male householder, no wife present 336 2.6 

Nonfamily households 1,964 15.3 
Householder living alone 1,661 12.9 

Source: 2017 American Community Survey 5-Year Population Estimates 
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According to 2017 ACS, the Township of Marlboro has a higher median and mean 
household income base than Monmouth County.  The distribution of households by 
income for the Township of Marlboro and Monmouth County is presented within Table 
5, below.   
 

Table 5 
Households by Income in 2017 

Income ($) Marlboro Township Monmouth County 
Number Percentage Number Percentage 

Less than $10,000 153 1.2 9,024 3.9 
$10,000-$14,999 127 1.0 6,978 3.0 
$15,000-$24,999 398 3.1 16,146 6.5 
$25,000-$34,999 407 3.2 15,433 6.6 
$35,000-$49,999 588 4.6 19,142 8.2 
$50,000-$74,999 1,235 9.6 31,794 13.7 
$75,000-$99,999 1,242 9.7 27,518 11.8 
$100,000-$149,999 2,577 20.1 43,303 18.6 
$150,000-$199,999 1,972 15.4 26,482 11.4 
$200,000 or more 4,113 32.1 37,662 16.2 
Median Household Income $143,208 $91,807 
Mean Household Income $181,165 $123,664 

Source: 2017 American Community Survey 5-Year Population Estimates 
 
 
The 2017 ACS five-year estimates data indicate that the median household income in 
the Township of Marlboro was $143,208, more than the Monmouth County median of 
$91,807 and the State median of $76,475.  In addition, 2017 ACS data also indicates 
that the per capita income for the Township was $58,136, greater than both the 
County’s $46,736 and the State’s $39,069.  
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4.2 Employment Characteristics 
 
The ACS also reports on work activity for Township residents who are sixteen (16) years of 
age or older.  There were 31,881 people 16 years of age or older as reported in 2017 
ACS data.  From this cohort, 21,318 or 66.9% of the Township’s residents over the age of 
16 worked in 2017.  As indicated in Table 6 below, the majority of workers are employed 
in the private sector.   
 
 

Table 6 
Employment Status and Classification of Workers 

Labor Force Participation Number  Percent of Workers 
Population 16 years and over 31,881 100 

In Labor Force 21,318 66.9 
Not in Labor Force 10,563 33.1 

Class of Worker   
Private Wage and Salary 16,827 83.4 
Government Workers 2,415 12.0 
Self Employed 916 4.5 
Unpaid Family Workers 30 0.1 

TOTAL Employed Population 20,188 100 
Source: 2017 American Community Survey 5-Year Population Estimates 

 
 
The Township of Marlboro maintains a relatively diverse workforce, with occupations in 
a number of sectors, including retail trade, finance, insurance, real estate, professional, 
scientific, management, administrative and waste management services, and 
educational, health and social services.  These sectors make up the bulk of the 
workforce in Marlboro Township.  As depicted in Table 7, the highest percentage of any 
sector of the workforce, at 22.1%, worked in the educational, health and social services 
sector. 
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Table 7 
Workforce by Industry Sector 

Sector  Employees Percent of Workforce 
Agriculture, Forestry, Fisheries & Mining 21 0.1 
Construction 679 3.4 
Manufacturing 1,380 6.8 
Wholesale Trade 607 3.0 
Retail Trade 2,713 13.4 
Transportation, Warehousing and Utilities 755 3.7 
Information 912 4.5 
Finance, Insurance & Real Estate 2,950 14.6 
Professional, Scientific, Management, Administrative, and 
Waste Management Services 3,255 16.1 

Educational, Health and Social Services 4,461 22.1 
Arts, Entertainment, Recreation, Accommodation and Food 
Services 1,207 6.0 

Other Services 614 3.0 
Public Administration 634 3.1 
Civilian Employed Population  20,188 100 
Source: 2017 American Community Survey 5-Year Population Estimates 
 

4.3 Housing Characteristics 
 

According to 2017 ACS data, the Township of Marlboro contains a relatively new 
housing stock.  The largest period of home construction occurred between 1980 and 
1989 at 27.0% of the Township’s overall housing stock; the first half of a period at the end 
of the 20th Century in which over half of the homes in Marlboro were built.  Since 2014, 
the rate of housing construction has decreased.  This decrease is likely a reflection of a 
scarcity of vacant land as the Township approaches build-out, as well as the economic 
recession of the late 2000s.  Table 8 contains an inventory of the Township’s housing 
stock by age, below.        
 

Table 8 
Age of Housing Stock 

Time of Construction Number of Units Percent of Units 
Prior to 1939 297 2.2 
1940-1949 80 0.6 
1950-1959 358 2.7 
1960-1969 1,724 12.9 
1970-1979 1,868 13.9 
1980-1989 3,626 27.1 
1990-1999 3,487 26.0 
2000-2009 1,690 12.6 
2010-2013 179 1.3 
2014 or Later 89 0.7 
Total 13,398 100.0 
Source: 2017 American Community Survey 5-Year Population Estimates 
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Based upon the 2017 ACS, the Township of Marlboro contains 13,398 total housing units.  
The largest grouping, by a significant margin, of housing units in the Township are 
classified as detached single-units, which comprise 83.4% of total housing units.  Single 
attached units are the second-largest grouping, comprising 8.5% of total units.  Table 9 
below shows the total dispersion of housing units. 
 
 

Table 9 
Housing Units 

Units in Structure Number Percent of Total Units 
1-Unit Detached 11,177 83.4 
1-Unit Attached 1,133 8.5 
2 Units 123 0.9 
3 or 4 Units 152 1.1 
5 to 9 Units 191 1.4 
10 to 19 Units 279 2.1 
20 Units or more 181 1.4 
Mobile Home 162 1.2 
Other 0 0.0 
Total 13,398 100.0 
Source: 2017 American Community Survey 5-Year Population Estimates 

 
 
Marlboro has a high number of owner-occupied housing units.  The Township’s owner-
occupied units comprised 93.8% of the housing stock in 2017 while 6.2% of the housing 
stock was made up of renter-occupied units.  Table 10 contains housing occupancy 
data for the Township.   
 
 

Table 10 
Housing Occupancy 

Unit Type 2010 2017 
Number Percent Number Percent 

Number of Units 13,436 100% 13,398 100 
Occupied Housing Units 13,001 96.8 12,812 95.6 
   Owner-occupied 12,407 95.4 12,013 93.8 
   Renter-occupied 594 4.6 799 6.2 
Vacant Housing Units 435 3.2 586 4.4 
Average Household Size Number Number 
Average Household Size (Owner) 3.20 3.17 
Average Household Size (Renter) 2.71 2.92 
Source: 2010 Census and 2010 & 2017 American Community Survey 5-Year Population Estimates 

 
 
According to the 2017 ACS, the median value of housing sales in the Township of 
Marlboro was $512,100.  34.6% of the housing stock in the Township had a value 
between $500,000 and $749,999, followed by homes valued between $400,000 and 
$499,999 at 20.6%.  This data breakdown is shown below within Table 11.  
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Table 11 
Value of Owner-Occupied Units 

Value ($) Units Percent 
Less than 50,000 261 2.2 
50,000-99,999 151 1.3 
100,000-149,999 99 0.8 
150,000-199,999 137 1.1 
200,000-299,999 951 7.9 
300,000-399,999 1,731 14.4 
400,000-499,999 2,476 20.6 
500,000-749,999 4,158 34.6 
750,000-999,999 1,520 12.7 
1,000,000 or more 529 4.4 
Total 12,013 100.0 
Source: 2017 American Community Survey 5-Year Population Estimates 

 
 

For rental units, the median gross rent in the Township of Marlboro was estimated at 
$2,160 according to the 2017 ACS.  Over half of the Township’s rental units had a gross 
rent between $2,000 and $2,499, followed by approximately a quarter of rental units at 
$1,500 to $1,999.  Table 12 below displays the breakdown of gross rent for renter-
occupied units within the Township. 
 
 

Table 12 
Cost of Rent in Marlboro Township 

Gross Rent Units Percent 
Less than $499 8 1.1 
$500-$999 10 1.3 
$1,000-$1,499 39 5.3 
$1,500-$1,999 185 24.9 
$2,000-$2,499 402 54.2 
$2,500-$2,999 67 9.0 
$3,000 or more 31 4.2 
No rent paid 57 -- 
Total 799 100 
Source: 2017 American Community Survey 5-Year Population Estimates 

4.4 Affordable Housing 
 
As noted in the previous section, perhaps the most significant regulatory changes since 
the adoption of the last Master Plan Reexamination Report in 2012 have been the 
revisions to rules governing affordable housing in the State.  As of 1997, court rulings 
determined that regional contribution agreements, which the Township had previously 
utilized to satisfy some of its First Round obligations, are no longer legal mechanisms to 
address a municipal fair share obligation. In 2010, the previously adopted Third Round 
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Growth Share methodology for determining need was also determined to be invalid. 
Subsequent to the invalidation of the Growth Share rules in In Re Adoption of N.J.A.C. 
5:96 and 5:97 by the New Jersey Council on Affordable Housing, 215 N.J. 578 (2013), 
COAH was abolished, and the State Legislature neglected to draft new legislation to 
calculate statewide affordable housing obligations.  In 2015, the Supreme Court 
returned control of the affordable housing process and compliance with the Fair 
Housing Act to the Courts.  Litigation to determine the timeframe of the Third Round, the 
methodology to calculate regional rehabilitation and new construction obligation, and 
the method of allocating the regional obligation at the municipal level has been 
ongoing.  
 
Marlboro signed a Settlement Agreement with Fair Share Housing Center in January 
2019 that establishes the Township’s obligations and addresses the builder’s remedy 
lawsuits that have been filed against the Township since 2010.  Marlboro is moving 
through the court mandated compliance process in order to meet these obligations.  
The Township’s updated Housing Element and Fair Share Plan outlining the mechanisms 
to address these obligations is included in Section 2 of this document.   
 

4.5 Additional State Plans and Regulations 
 
Municipal Land Use Law 

Effective January 8, 2018, N.J.S.A. 40-55D-28 establishes additional required 
components of a Land Use Plan Element.  These include statements of strategy 
concerning “smart growth which, in part, shall consider potential locations for the 
installation of electric vehicle charging stations, storm resiliency with respect to energy 
supply, flood-prone areas, and environmental infrastructure, and environmental 
sustainability.”  The Township highlighted its commitment towards sustainable planning 
in its 2013 Green Buildings and Sustainability Plan Element.  It is recommended that the 
Township also revisit its Land Use Plan Element in order to enhance language and 
strategies relative to these issues to guide future development in the Township. 
 
Local Redevelopment and Housing Law   
On September 6, 2013, Chapter 159 was signed into law, deciding that a municipality’s 
decision to reserve the power of eminent domain shall be moved to the very beginning 
of the redevelopment process.  Now, when asking the local planning board to 
investigate whether an area should be designated as in need of redevelopment, the 
municipality must indicate whether it is seeking to designate a “Non-Condemnation 
Redevelopment Area” or a “Condemnation Redevelopment Area”.  The criteria for 
each type of area are similar; the only difference is the power to use eminent domain.    
 
Additionally, Chapter 159 revised the “e” criterion in N.J.S.A. 40A:12A-5 for designating 
an area in need of redevelopment.  The “e” criterion now reads: “A growing lack or 
total lack of proper utilization of areas caused by the condition of the title, diverse 
ownership of the real properties therein or other similar conditions which impede land 
assemblage or discourage the undertaking of improvements, resulting in a stagnant 
and unproductive condition of land potentially useful and valuable for contributing to 
and serving the public health, safety and welfare, which condition is presumed to be 
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having a negative social or economic impact or otherwise being detrimental to the 
safety, health, morals, or welfare of the surrounding area or the community in general.”  
 
Stormwater Management   
On January 5, 2004, the New Jersey Department of Environmental Protection (NJDEP) 
adopted new rules to establish and implement a Municipal Stormwater Regulation 
Program.  The rule is part of a comprehensive approach being taken by the State to 
address water quality and quantity problems that arise from nonpoint pollution, and the 
loss of groundwater recharge areas.  The rules set forth at N.J.A.C. 7:8-4.3(a) required 
that a municipality adopt a municipal stormwater management plan as an integral 
part of its master plan.   
 
The Township Planning Board adopted a Stormwater Management Plan in March 2006, 
and also prepared a Stormwater Pollution Prevention Plan in December 2018.  
Municipalities are also required to adopt ordinances to implement their stormwater 
management plans.  The Township last amended its stormwater ordinance in 2008 
through Ordinance No. 2008-41, after the adoption of the 2006 plan.   It is 
recommended that the Township review their stormwater ordinance as the NJDEP 
stormwater regulations require a municipality to reexamine the municipal stormwater 
management plan at each reexamination of the municipality’s master plan in 
accordance with N.J.S.A. 40:55D-89.   
 
The New Jersey Stormwater Best Management Practices Manual (BMP) was created to 
provide guidance in order to address the standards in the Stormwater Management 
Rules, N.J.A.C. 7:8.  This manual provides examples of ways to meet the standards 
contained in the rule.  The Township incorporated BMPs into the stormwater control 
ordinance, however, it is recommended that the Township review this ordinance and its 
Best Management Practices to be in accordance with the most recently updated BMP 
Manual that was revised in November 2018. 
 
Time of Application Rule 
A recent New Jersey Supreme Court decision clarified the “time of decision” and “time 
of application” rules found in the MLUL. In the case of Dunbar Homes v. Zoning Board of 
Franklin Township 484 N.J. Super 583 (App. Div. 2017), the courts determined that an 
application for development is subject to the regulations in place once a complete 
application has been submitted, including all information as required by the local 
ordinance regulations. This clarified that simply submitting an incomplete application 
does not require a municipality to review and rule on a development based on the 
regulations that were in place at the time of submission, but can amend their 
regulations that would be applicable to that development application up until the time 
at which a complete application has been submitted. The case also noted that a 
complete application does not have to have been formally deemed complete, but 
only that all required materials must have been either submitted, or a waiver from those 
provisions to be requested. Once those materials have been submitted, a developer is 
subject to the rules and regulations which are in place at that time, and any 
subsequent regulations adopted by a municipality would not apply.  
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VI. Specific changes recommended for the Master Plan and/or 
development regulations 

 
The nine Goals and 42 Objectives listed in the 2012 Master Plan Reexamination Report 
are generally relevant at the time of this Reexamination Report.  Additional and/or 
modified goals and objectives are noted below:  
 
1. General Goals 

a. Use infrastructure (sewer service areas/water service areas) as a growth 
management tool, while recognizing that extension of infrastructure may be 
necessary in order to accommodate court mandated affordable housing 
construction. 

b. Identify and implement innovative sustainable building and design techniques 
to provide balanced land use planning, improve traffic circulation, establish 
open space and preserved lands, and enhance energy conservation within 
the Township. 

 
2. Land Use Objectives and Recommendations 

a. Retain, and where appropriate, expand the low-density policy in the east, 
north and west central portions of the Township consistent with the sewer 
service areas, while recognizing that if utility infrastructure is to be extended for 
the purposes of court mandated affordable housing construction, the 
Township should consider development at densities appropriate to providing 
sufficient housing and minimizing environmental impacts. 

b. Promote generational housing for a variety of income levels, age groups, and 
household types in order to create a housing base that supports and retains 
the existing residents within the Township.   

c. Explore opportunities for veterans housing and support services within the 
Township in order to allow Marlboro’s veterans population to age in place in 
the community. 

d. Add a definition for “industrial flex use,” and include same as a permitted use 
in the Industrial Office Research (“IOR”) District.  

e. Rezone areas of the Township as required in the January 2019 Settlement 
Agreement with Fair Share Housing Center for the construction of affordable 
housing, including but not limited to:  

• Block 119, Lot 16 
• Block 122, Lot 27.04 
• Block 146, Lots 25, 26  
• Block 149, Lot 16 
• Block 213.01, Lot 44  
• Block 270, Lot 14 
• Block 355, Lots 6, 7, 8, 11 
• Block 415, Lot 22 
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f. Review vacant, underutilized, dilapidated, and/or deleterious properties in the 
Township for redevelopment potential. 

g. Provide opportunities for housing for special needs individuals by identifying 
appropriate sites and/or expanding existing facilities.   

h. Establish a park that provides enhanced access for special needs individuals.  

i. Establish an Open Space Zone that contains suitable parcels, which may 
include but not be limited to: 

 Block 101, Lots 14, 15, 16 
 Block 102, Lots 1, 2 
 Block 106, Lot 1 
 Block 119, Lots 14 
 Block 119.02, Lot 67 
 Block 120, Lots 24, 25.02, 33, 36 
 Block 143.02, Lot 54 
 Block 143.05, Lot 72 
 Block 155, Lots 13.03 
 Block 169, Lot 4 
 Block 170, Lots 8.01, 8.02, 9, 10, 33, 34 
 Block 171, Lots 50, 52.02 
 Block 172, Lot 48 
 Block 176, Lots 86, 109 
 Block 180, Lot 6 
 Block 206, Lots 25, 28 
 Block 214, Lot 51.03 
 Block 225, Lots 74, 191 
 Block 253, Lots 34, 36.02, 36.03, 38 
 Block 255, Lots 24, 55, 56 
 Block 267, Lots 41, 42 
 Block 269, Lot 20.01 
 Block 270, Lot 84 
 Block 299, Lot 160 
• Block 339, Lot 90 

j. Consider rezoning the 20 sites, totaling approximately 630 acres, identified for 
potential preservation in the 2018 Open Space and Recreation Plan Element 
to the Open Space Zone, as each of them are proposed to be preserved as 
open space.   

 
 

3. Green Buildings and Eco-Friendly Objectives and Recommendations 
a. Develop a “Climate Change Action Plan” in accordance with Sustainable 

Jersey standards, to identify ways to reduce greenhouse gas emissions in the 
Township.  
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b. Encourage electric car charging stations in new commercial and residential 
developments. 

c. Encourage the construction of storm drainage systems that will minimize the 
hazards of flooding and erosion.   

d. Increase materials reuse and recycling awareness through a public education 
campaign that utilizes the Township’s website, social media, flyers available at 
Township facilities, and other means as appropriate. 

e. Consider implementing a multi-faceted composting policy and try to increase 
composting through a public education campaign to educate residents and 
business owners about the benefits of composting, how composting works, 
and best practices on integrating composting into the home or business. 

f. Identify and encourage the use of incentives for green building and 
sustainable development provided by federal, State and County entities and 
other organizations as they become available. 

g. Periodically review and update the Township’s Zoning Code to encourage 
and/or require that the latest techniques in sustainable design and 
development be utilized. 

h. Require a sustainable design assessment be prepared for development 
projects. 

i. Perform an energy audit to pinpoint areas where energy is being used 
inefficiently and identify ways to increase the efficiency while reducing 
operating costs. 

j. Promote energy conservation programs at the residential and Township level 
through the use of efficient energy consuming devices.  

k. Consider purchasing fuel efficient vehicles, such as biodiesel, hybrid or electric 
vehicles, as part of its fleet of municipal vehicles when it comes time to 
replace older vehicles in order to both save the Township money and help 
preserve the quality of the environment. 

l. Work with NJ Transit and the County to determine the feasibility of more 
convenient and frequent shuttle service to the Aberdeen-Matawan Train 
Station, identify and develop a plan that provides additional shuttle services 
and expanded bus service, and identify underserved areas of the Township.   

m. Work with area municipalities and the New Jersey Department of 
Transportation (NJDOT) on obtaining bus rapid transit along one or more of the 
state highways that run through the Township in order to enable residents to 
access regional employment opportunities, shopping destinations and other 
destinations more quickly and efficiently than traditional bus service.   

n. Require that development applications include connected street patterns 
between subdivisions. 

o. Improve and expand shared parking and commuter parking.   
p. Review the potential for reducing parking requirements at certain commercial 

business establishments due to the increasing prevalence of ride-share and 
taxi services such as Uber and Lyft.  
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4. Parks and Recreation Objectives and Recommendations 
a. Maintain and expand the Township’s parks and recreation system to meet the 

recreation needs of Marlboro residents. 
b. Preserve and enhance existing park and recreation facilities. 
c. Support the completion of the “missing link” in the Henry Hudson Trail in order 

to create a continuous accessible trail. 
d. Identify locations for possible acquisition and/or development in order to 

address identified needs. 
e. Encourage the creation of pedestrian and bicycle trails for recreation 

purposes and to provide linkages throughout the Township including the Henry 
Hudson Trail. 

f. Continue to encourage the preservation of open space. 
g. Explore the need for additional active recreation facilities. 
h. Coordinate park and recreation plans with existing and planned Board of 

Education facilities. 
i. Protect the most viable farm properties from development. 
j. Investigate the use of Transfer of Development rights for farmland 

preservation. 
k. Promote agri-tourism and farm markets. 
 

5. Conservation Objectives and Recommendations 
a. Identify, protect and preserve environmentally sensitive natural features 

through sound planning and land use regulations. 
b. Encourage the use of conservation easements on environmentally sensitive 

lands in private ownership to protect future disturbance. 
c. Encourage the remediation of contaminated sites to enhance the local 

environment, protect residents and return vacant sites to productive uses. 
d. Promote energy conservation programs at the residential and Township level 

through the use of efficient energy consuming devices. 
e. Promote and develop active and passive energy conservation approaches to 

reduce energy usage by the Township and new developments. 
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VII. Recommendations of the planning board concerning the 
incorporation of redevelopment plans into the land use element 
and local development regulations  

 
The Township currently has three redevelopment areas: the Marlboro Hospital 
Redevelopment Area, Block 180, Lot 14 Redevelopment Area, and the Entron 
Redevelopment Area.   
 
As of 2015, all buildings associated with the Marlboro Hospital were demolished.  The 
area is presently open space; a portion of the property is proposed to be a six-bedroom 
group home facility. Block 180, Lot 14 remains undeveloped open space, given 
significant environmental constraints on the property.  The Entron Redevelopment Area 
is now the site of the Camelot Apartments, which include market rate and affordable 
rental units. 
 
In August 2017, the Township Council directed the Township Planning Board to conduct 
an Area in Need of Redevelopment Study for a Condemnation Redevelopment Area 
of the following blocks and lots: 

 
Block Lot 
103 1 
111 4 
111 10 
111 11 
111 12 
111 13 
146 28 
146 30 
146 31 
146 32 
146 33 
146 38 
147 34 
170 2 
170 3 
172 13 
268 79 

 
 
As redevelopment is a viable tool to stimulate private investment, economic 
development, reconstituting otherwise stagnant buildings, structures, properties and or 
areas of the Township, Marlboro should complete the study of the aforementioned 
properties in order to make a recommendation to the Township Council.  Additionally, it 
is recommended that the Township consider utilization of this tool for other sites in the 
future as appropriate.   
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Section 2: Updated Housing Element and Fair Share Plan 

I. Housing Plan Element 

Introduction 
 
In the 1975 case of Southern Burlington County N.A.A.C.P. v. Township of Mount Laurel 
67 N.J. 151 (1975), (commonly known as Mount Laurel I), the New Jersey Supreme Court 
established the doctrine that developing municipalities in New Jersey have a 
constitutional obligation to provide a realistic opportunity for the construction of low 
and moderate income housing in their communities. In its second Mount Laurel 
decision, decided on January 20, 1983 (Mount Laurel II), the Supreme Court reaffirmed 
and expanded the Mount Laurel doctrine by stating that this constitutional responsibility 
extended to all municipalities in New Jersey. The Court also established various 
remedies, including the “builder’s remedy” or court-imposed zoning, to ensure that 
municipalities actually addressed this obligation. 
 
In response to the Mount Laurel II decision, Southern Burlington County N.A.A.C.P. v. 
Township of Mount Laurel, 92 N.J. 158, 456 A.2d 390 (1983) the New Jersey Legislature 
adopted the Fair Housing Act in 1985 (Chapter 222, Laws Of New Jersey, 1985). The Fair 
Housing Act established the Council on Affordable Housing (COAH) as an 
administrative alternative to the courts. COAH was also given the responsibility of 
establishing various housing regions in the state, determining regional and municipal fair 
share affordable housing obligations, and adopting regulations establishing the 
guidelines and approaches that municipalities may use in addressing their affordable 
housing need. 
 
Under COAH’s regulations, low income households are defined as those with incomes 
no greater than 50 percent of the median household income, adjusted for household 
size, of the housing region in which the municipality is located. Moderate-income 
households are defined as those households with incomes no greater than 80 percent 
and no less than 50 percent of the median household income, adjusted for household 
size, of the housing region. A very low income household is defined as those households 
with incomes no greater than 30 percent of the median household income of the 
region, adjusted for household size. For Marlboro Township, the housing region is defined 
by COAH as Region 4, which includes Mercer, Monmouth, and Ocean counties.   
 
Within Region 4, the median annual household income ranges from $69,447 for a single 
person household, to $99,209 for a four-person household, to $130,956 for a household 
with eight or more persons, according to the 2018 regional income limits provided by 
the Affordable Housing Professionals of New Jersey (AHPNJ). So to qualify as a 
moderate income household, a household of four persons must have an annual 
income no greater than $79,368, and no less than $49,605. 
 
Pursuant to both the Fair Housing Act and the Municipal Land Use Law (MLUL), 
municipalities in New Jersey are required to include a housing element in their master 
plan. The principal purpose of the housing element is to provide for methods of 
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achieving the goal of access to affordable housing to meet the municipality’s low and 
moderate income housing needs. The required contents of the housing element are: 
 

a. 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, and in conducting this inventory the municipality 
shall have access, on a confidential basis for the sole purpose of conducting the 
inventory, to all necessary property tax assessment records and information in 
the assessor’s office, including but not limited to the property record cards; 

b. 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 of lands; 

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

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

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

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

g. A map of all sites designated by the municipality for the production of low and 
moderate income housing and a listing of each site that includes its owner, 
acreage, lot, and block; 

h. The location and capacities of existing and proposed water and sewer lines and 
facilities relevant to the designated sites; 

i. Copies of necessary applications for amendments to, or consistency 
determinations regarding applicable area wide water quality management 
plans (including wastewater management plans); 

j. A copy of the most recently adopted municipal master plan and where 
required, the immediately preceding adopted master plan; 

k. For each designated site, a copy of the New Jersey Freshwater Wetlands Maps 
where available.  When such maps are not available, municipalities shall provide 
appropriate copies of the National Wetlands Inventory maps provided by the 
U.S. Fish and Wildlife Service; 

l. A copy of appropriate United States Geological Survey Topographic 
Quadrangles for designated site; and 
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m. Any other documentation pertaining to the review of the municipal housing 
element as may be required by the Council. 

The preparation and submission of a Housing Element of a municipality’s Master Plan, 
and a Fair Share Plan, is the first major step in the process for petitioning for substantive 
certification. 

State regulations define a “Fair Share Plan” as follows: 

"Fair Share Plan" means that plan or proposal, which is in a form that may 
readily be converted into an ordinance, by which a municipality proposed to 
satisfy its obligation to create a realistic opportunity to meet its fair share of 
low and moderate income housing needs of its region and which details the 
affirmative measures the municipality proposes to undertake to achieve its 
fair share of low and moderate income housing, as provided in sections 9 
and 14 of the Act, addresses the development regulations necessary to 
implement the housing element, and addresses the requirements of N.J.A.C. 
5:93-7 through 11. 
 

This Housing Element and Fair Share Plan (“Plan”) is intended to satisfy all of the 
applicable requirements set forth within the MLUL, FHA, those requirements set forth in 
N.J.A.C. 5:93, and all terms and conditions of the January 8, 2019 settlement agreement 
with Fair Share Housing Center.  
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II. Municipal Summary 
 
Marlboro Township is 30.6 square miles in size and is located in the western part of 
Monmouth County, bordering on Middlesex County.  Its neighboring municipalities are 
Old Bridge Township to the northwest, Matawan Borough and Aberdeen Township to 
the north, Holmdel Township to the northeast, Colts Neck Township to the southeast, 
Freehold Township to the south, and Manalapan Township to the southwest. The main 
highways servicing the Township are State Route 18, which bisects the Township and 
runs on a diagonal from northwest to southeast; US Highway Route 9, which crosses 
through Old Bridge and enters through a small western portion of the Township until it 
reaches the Manalapan border to the southwest; State Highway Route 79, which runs 
almost directly down the center of the Township; and Newman Springs Road (Route 
520), which runs east/west through the center of the Township. The Township can be 
characterized as a developing suburban municipality and is located in State Planning 
Areas 2, 3, and 5. These planning areas include Suburban, Fringe, and Environmentally 
Sensitive areas. Marlboro does not contain any designated centers. 
 
According to the 2010 Census, the total population counted at the time in Marlboro 
was 40,191 persons. As of the American Community Survey’s (ACS), 5-Year Estimate for 
2017, the population of the Township has slightly increased to 40,466 persons. The 
median age in Marlboro was estimated to be 43.1 years as of 2017, which is consistent 
with Monmouth County’s median age of 42.8 years.  The average household size is 3.15 
persons per household as of 2017 ACS estimates, which was somewhat higher than the 
average for Monmouth County which is 2.67 persons per household. 
 
The housing stock of the Township is predominantly single-family detached dwelling 
units with an estimated 11,177 units or 83.4 percent of all housing units within the 
Township. A majority of the housing stock was built after 1980 with approximately 9,071 
units, or 67.7 percent of the housing units constructed in that time.  
 
As determined by the settlement agreement, Marlboro Township has a Prior Round 
(1987-1999) obligation of 1,019 units, a Rehabilitation Share obligation of 111 units, and 
a Third Round obligation (1999-2025) of 1,129 units. The Township proposes to address its 
obligation through the following: 

• Credits from existing affordable housing developments; 
• Proposed 100% Affordable Projects;  
• Inclusionary Development; 
• Redevelopment Projects; 
• Supportive Housing Units; and 
• Prior Regional Contribution Agreements. 

 
History of Township’s Affordable Housing Obligation and Fair Share Plan 
 
Marlboro Township has been involved with affordable housing and COAH since 1985.  
On December 24, 1985, a consent order was given to Marlboro Township which was 
amended in 1990, 1993, and 1995.  The consent order established the Township’s 1985-
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1990 fair share obligation at 680 units and 29 rehabilitation units.  The order recognized 
credit for 26 previously rehabilitated units and 22 affordable units under the Hamilton 
Mobile Home Park. The Consent Order accounted for the following: 
 

1985 Consent Order Summary 

Site  Property Affordable 
Units 

Approved 
RCA Development Fee 

1 Glenbrook 80 62 - 
2B Spalliero-Woodcliff - 99 - 
3 Kovacs (3A, 3B, & 3C) - - $274,000 
5A Weitz/Kahane – Junction Trail - 22 - 
6 & 7 Penn/Fed Equity (Pointe de Jardine) 101 - - 
8 Schmelzer R40/30 - - $502,500 

 
The Township of Marlboro submitted for second round substantive certification on April 
4, 1995.  The Court order was again amended on January 21, 1997.  COAH requested 
additional information to accompany the requested second round substantive 
certification, which eventually required an amended Housing Element and Fair Share 
Plan be adopted by the Marlboro Township Planning Board.  This led to Marlboro 
Township re-petitioning for substantive certification on August 19, 1998. 
 
In 1999, COAH found two facilities previously listed for credit by the Township, the New 
Hope and Discovery facilities, were not eligible for credit.  Subsequently, the Housing 
Element and Fair Share Plan was amended to address the obligation without the New 
Hope and Discovery facilities. The Township was directed by COAH to re-petition by July 
31, 2004. The Planning Board amended the plan on July 21, 2004 and the Council 
approved the re-petition on July 22, 2004. Marlboro Township remained in COAH’s 
jurisdiction through the adoption of a resolution on February 20, 2005.  Prior to this 
resolution, the Township petitioned for third round substantive certification on February 
16, 2005, well before the deadline, and submitted an updated Housing Element and 
Fair Share Plan addressing its 1987-2014 obligation. 
 
As a result of the In re Adoption of N.J.A.C. 5:94, Marlboro Township had to petition for 
substantive certification under the new regulations by December 31, 2008. A new 
Housing Element and Fair Share Plan was adopted by the Planning Board on December 
17, 2008 and was endorsed by the Township Council shortly after. Fourteen objections 
were filed which led to mediation with all of the objectors.  The Township prepared a 
2010 Housing Element and Fair Share Plan as a result of the objections.  However, after 
the 2010 Housing Element and Fair Share Plan was adopted by the Township, the 
growth share rules had been invalidated.  Therefore, the Township never acquired third 
round substantive certification. 
 
Since the COAH has not promulgated effective rules to govern affordable housing 
since 1999, in March of 2015, in re Adoption of N.J.A.C. 5:96 & 5:97 by N.J. Council on 
Affordable Housing, 221 N.J. 1 (2015), the courts determined that COAH had failed to 
perform its duties, and was not capable of functioning to serve its intended purpose. As 
a result, the courts have resumed their role as the forum for determining municipal 
compliance with the Fair Housing Act. The FHA allows for municipalities to seek judicial 
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review of affordable housing fair share plans and obtain a declaratory judgement and 
a judgement of repose finding that a municipality’s plans address their affordable 
housing obligation consistent with the Mt. Laurel doctrine.  
 
Pursuant to Judge Jacobson’s Mercer County decision in Re: Opinion on Fair Share 
Methodology to Implement the Mount Laurel Affordable Housing Doctrine for the Third 
Round (March 2018), the Township entered into negotiations with Fair Share Housing 
Center (FSHC) and intervenors, and has reached a settlement to address the concerns 
of all parties. The Township is now seeking a declaratory judgment and judgment of 
repose. The Township has gone through the process of mediation with both builder’s 
remedy plaintiffs, and with Fair Share Housing Center, a Supreme Court designated 
interested party, in accordance with In Re Adoption of N.J.A.C. 5:96 and 5:97 by the 
New Jersey Council on Affordable Housing, 221 N.J. 1 (2015). Marlboro Township and 
Fair Share Housing Center have arrived at a comprehensive settlement agreement, 
signed on January 8, 2019, which incorporates resolutions to numerous builder’s remedy 
cases that had been previously filed against Marlboro. As a result, immunity from 
builder’s remedy litigation has been extended until further order of the court. 
 
This Housing Element and Fair Share Plan has been prepared in order to comply with the 
settlement agreement with Fair Share Housing Center and the overall court mandated 
affordable housing process.  This Plan has been prepared to satisfy the Prior Round 
obligation, rehabilitation share, and Third Round obligation, which will each be 
discussed in detail below. A copy of the executed settlement agreement can be found 
in Appendix A.  
 
Summary of the Township’s Affordable Housing Obligation and Fair Share Plan 

The Housing Element and Fair Share Plan demonstrates how Marlboro Township has and 
will provide its fair share of the region’s affordable housing need. In accordance with 
the requirements set forth above, this Plan includes a comprehensive Fair Share Plan for 
the Township’s Prior Round (1987-1999), Rehabilitation Share, and Third Round (1999-
2025) affordable housing obligation.  Section III of this Plan contains the Township’s Fair 
Share Plan, which includes the strategies, implementation techniques, and the funding 
sources Marlboro Township intends to utilize to implement its Fair Share Plan. 

The Township’s Prior Round affordable housing obligation for the time period from 1987 
to 1999 is 1,019 units, the Rehabilitation share is 111 units, and the Third Round (1999 to 
2025) obligation is 1,129 units.  Table 1 below summarizes the cumulative affordable 
housing obligation for the Township, as determined by the settlement agreement: 
 

Table 1 
Cumulative 1987-1999 Affordable Housing Obligation 

Type of Obligation Units 
Prior Round Obligation (1987-1999) 1,019 
Rehabilitation Share 111 
Third Round Obligation (1999-2025) 1,129 
Total Fair Share Obligation 2,259 
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2.1 Inventory of Housing Stock 

Age of Housing Stock 
According to the 2017 ACS, Marlboro Township had a total of 13,398 housing units of 
which 12,812 were occupied.  Of those units, 12,013, or 93.8 percent, were owner 
occupied while 799 or 62 percent were renter occupied. The highest percentage of 
structures (27.1%) were built between 1980 and 1989.   
 
 

Table 2 
Age of Housing Stock 

Time of Construction Number of Units Percent of Units 
Prior to 1939 297 2.2 
1940-1949 80 0.6 
1950-1959 358 2.7 
1960-1969 1,724 12.9 
1970-1979 1,868 13.9 
1980-1989 3,626 27.1 
1990-1999 3,487 26.0 
2000-2009 1,690 12.6 
2010-2013 179 1.3 
2014 or Later 89 0.7 
Total 13,398 100.0 
Source: 2017 ACS 5-year estimate 

 
 
Condition of Housing Stock 

In addition to age, other factors are taken into consideration to determine the quality 
and condition of a municipality’s housing stock and whether units are substandard. 
2017 ACS data is used to estimate the number of substandard housing units in Marlboro 
using the following factors: 

• Persons per room is an index of overcrowding. If there are more than 1.01 
persons per room occupying a dwelling, then the unit is considered substandard 
by reason of overcrowding.  

• The adequacy of plumbing facilities is used to determine if a unit is substandard.  
Inadequate plumbing facilities are indicated by either a lack of exclusive use of 
plumbing facilities or incomplete plumbing facilities. 

• The adequacy of kitchen facilities is also used to determine the quality of a unit 
and determine if it is substandard.  Inadequate kitchen facilities are marked by 
shared use of a kitchen or the lack of a sink with piped water, a stove, or a 
refrigerator. 

Using the above indicators, the table below shows the following number of substandard 
occupied housing units in the Township of Marlboro. 
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Table 3 
Housing Characteristics 

  Total Percent 
Number of Persons per Room 

1.00 or less 12,716 99.3 
1.01 to 1.50 88 0.7 
1.51 or more 8 0.1 

Plumbing Facilities 
Occupied Units with Complete Plumbing Facilities 12,787 99.8 
Units Lacking Complete Plumbing Facilities 25 0.2 

Kitchen Equipment 
Occupied Units with Complete Kitchen Facilities 12,812 100 
Lacking Complete Kitchen Facilities 0 0.0 

Telephone Service 
Occupied Units with Complete Telephone Service 12,751 99.5 
Lacking Telephone Service 61 0.5 

Source: 2017 ACS 5-year estimates 
 
As indicated in the table above, Marlboro has a total of 96 deficient units due to 
overcrowding.  Additionally, Marlboro Township has 25 deficient units due to a lack of 
complete plumbing facilities and no deficient units due to a lack of complete kitchen 
facilities. Additionally, there are 61 units that currently lack any telephone services. 

Housing Values and Contract Rents 
 
Housing values for owner-occupied housing units according to the 2017 ACS are listed 
in the table below along with the contract rents. Approximately 47.3% of owner 
occupied units have values between $500,000 and $999,999. A close second for the 
highest housing values ranged between $300,000 and $499,999 (35.0% of owner 
occupied units) and was followed by housing values in the $200,000 to $299,000 range 
(7.9% of owner occupied units).  The median housing value in Marlboro Township 
was $512,100 for the owner-occupied units.   
 

Table 4 
Value of Owner-Occupied Units 

Value ($) Units Percent 
Less than 50,000 261 2.2 
50,000-99,999 151 1.3 
100,000-149,999 99 0.8 
150,000-199,999 137 1.1 
200,000-299,999 951 7.9 
300,000-499,999 4,207 35.0 
500,000-999,999 5,678 47.3 
1,000,000 or more 529 4.4 
Total 12,013 100.0 
Source: 2017 ACS 5-year estimate 
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The median monthly contract rent in Marlboro Township according to the 2017 ACS 
was $2,160 with a total of 742 occupied units paying rent. The largest number of renters 
(54.2%) paid rents between $2,000 and $2,499 per month.  The second largest number 
of renters (24.9%) paid rents between $1,500 and $1,999.  A total of 57 units did not pay 
rent. 
 

Table 5 
Cost of Rent in Marlboro Township 

Contract Rent Specified Units Percent 
Less than $499 8 1.1 
$500-$999 10 1.3 
$1,000-$1,499 39 5.3 
$1,500-$1,999 185 24.9 
$2,000-$2,499 402 54.2 
$2,500-$2,999 67 9.0 
$3,000 or more 31 4.2 
No rent paid 57 -- 
Total 799 100 
Source: 2017 ACS 5-year estimate 

Housing Type and Size 
 
A majority of the housing stock in Marlboro Township is single-family detached housing.  
According to the 2017 ACS, there were 11,177 single-family detached homes 
representing 83.4 percent of the housing stock.  The second highest percentage, with 
8.5 percent or 1,133 units, was single family attached structures (townhouses). 
 

Table 6 
Housing Units 

Units in Structure Number Percent of Total Units 
1-Unit Detached 11,177 83.4 
1-Unit Attached 1,133 8.5 
2 Units 123 0.9 
3 or 4 Units 152 1.1 
5 to 9 Units 191 1.4 
10 to 19 Units 279 2.1 
20 Units or more 181 1.4 
Mobile Home 162 1.2 
Other 0 0.0 
Total 13,398 100.0 
Source: 2017 ACS 5-year estimate 

 
Units Affordable to Low and Moderate Income Households 

N.J.A.C. 5:93 defines low-income households as those households earning less than or 
equal to 50 percent of the median gross household income for households of the same 
size within the housing region in which the housing is located, and defines moderate-
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income households as those households earning more than 50 percent but less than 80 
percent of the regional median household income.  This definition is derived from the 
U.S. Department of Housing and Urban Development (HUD).  A sliding scale based on 
household size has been developed to establish income limits for low and moderate-
income households.  This sliding scale establishes income limits for households of one (1) 
up to households of eight (8).  Table 7 provides the most recent Regional Income Limits 
for Region 4 from the AHPNJ. 
 

Table 7 
2019 Regional Income Limits for Monmouth County 

  1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person 
Median $72.165 $82,474 $92,783 $103,092 $111,340 $119,587 $127,834 $136,082 

Moderate $57,732 $65,979 $74,226 $82,474 $89,072 $95,670 $102,268 $108,865 
Low $36,082 $41,237 $46,392 $51,546 $55,670 $59,794 $63,917 $68,041 

Very Low $21,649 $24,742 $27,835 $30,928 $33,402 $35,876 $38,350 $40,825 
Source: 2019 AHPNJ Affordable Housing Regional Income Limits. 
 
Household Costs 
 
The tables below show the expenditures for housing for those who own and rent in 
Marlboro Township.  Approximately 37 percent of renters spend 35 percent or more 
of their household income on housing and, 24.6 percent of owners with a mortgage 
spend 35 percent or more of their household income on housing. It should be noted 
that for all occupied units paying rent that approximately 75 units were not computed 
in this survey. The general affordability standard used is that no more than 30 percent 
of gross income should be allocated for housing costs. 
 

Table 8 
Monthly Owner Cost as a Percentage of Household Income in 2017 

Percentage of Income Number Percent of Total 
Housing Units with a mortgage   

Less than 20% 3,079 39.2 
20% to 24.9% 1,505 19.1 
25% to 29.9% 893 11.4 
30% to 34.9% 451 5.7 
35% or more 1,932 24.6 
Total 7,860 100 

Housing Units without a mortgage   
Less than 20% 2,877 70.1 
20% to 24.9% 355 8.6 
25% to 29.9% 184 4.5 
30% to 34.9% 138 3.4 
35% or more 553 13.5 
Total 4,107 100 

Source: 2017 ACS 5-year estimate 
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Table 9 
Gross Rent as a Percentage of Household Income in 2017 

Percentage of Income Number Percent of Total 
Less than 15% 84 11.6 
15% to 19.9% 173 23.9 
20% to 24.9% 94 13.0 
25% to 29.9% 88 12.2 
30% to 34.9% 17 2.3 
35% or more 268 37.0 
Total 724* 100 
*75 units not computed 
Source: 2017 ACS 5-year estimate 

  

2.2 Projected Housing Stock 

According to the New Jersey Department of Community Affairs, Division of Codes and 
Standards, as depicted in Table 10 below, Marlboro Township issued 1,892 Certificates 
of Occupancy (CO) during the 2000-2017 time period.  Additionally, the Township 
issued 104 demolition permits over the same time period.  Subtracting the 104 
demolition permits issued from the 1,892 COs issued yields a net growth of 1,788 housing 
units, or an average of 99.3 housing units per year.  

 
Table 10 

Dwelling Units Authorized 

Year Residential Building 
Permits Issued* 

Residential 
Demolitions Total Added 

2000 237 11 226 
2001 319 13 306 
2002 256 11 245 
2003 173 8 165 
2004 151 7 144 
2005 195 2 193 
2006 90 11 79 
2007 161 3 158 
2008 33 4 29 
2009 38 3 35 
2010 29 0 29 
2011 69 9 60 
2012 39 4 35 
2013 39 4 35 
2014 6 8 -2 
2015 8 4 4 
2016 21 1 20 
2017 28 1 27 

Total 1,892 104 1,788 
Source: NJDCA, Division of Codes and Standards website 
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2.3 Demographic Characteristics 

As illustrated in Table 11 below, the population of Marlboro Township has grown 
considerably since the early 20th century. This growth has occurred in several spurts of 
rapid expansion, including the 1930s when the population more than doubled, and in 
the 1960s and 1980s, each of which decade saw an increase in the population by 
greater than 50 percent of the prior decade. The U.S. Census data shows that Marlboro 
Township's population count for the year 2010 was 40,191 and the 2017 estimated 
population was 40,466 persons. According to the North Jersey Transportation Planning 
Authority (NJTPA), the projected population for the Township by the year 2045 is 42,071 
people. Therefore from the population projections it appears that the population for the 
Township will continue to grow through the year 2045, although at a much slower pace 
than was experienced in the previous century. The Township is anticipated to gain 1,605 
new residents over the next 26 years. Although this is nearly a 4 percent growth, it is 
considerably less than the growth in previous decades, both in terms of actual numbers 
of growth, and as a percentage of the current population. Table 11, Marlboro Township 
Population Characteristics 1930-2045 (Projected) illustrates these patterns below. 
 
 

Table 11 
Marlboro Township Population Characteristics 1930-2045 (Projected) 

Year Population  Number Change Percent Change 
1930 1,992 - - 
1940 5,015 3,023 151.8 
1950 6,359 1,344 26.8 
1960 8,038 1,679 26.4 
1970 12,273 4,235 52.7 
1980 17,560 5,287 43.1 
1990 27,974 10,414 59.3 
2000 36,398 8,424 30.1 

     2010 40,191 3,793 10.4 
2017 40,466 275 0.6 

2045** 42,071 1,605 3.9% 
** Population Projection from North Jersey Transportation Planning Authority                                          
Sources: ACS 2017 5-year estimate; NJTPA forecasts at 
http://www.njtpa.org/getattachment/Data-Maps/Demographics/Forecasts/Plan-
2045-Forecasts.pdf.aspx, Accessed December 2017 

 
As illustrated through Table 12, the Age Cohort breakdown of Marlboro Township 
residents is very similar to Monmouth County as a whole. The population of Marlboro 
skews towards having a higher percentage of school aged children, and adults above 
the age of 45 relative to the County. This would indicate a higher number of families 
with children. A breakdown of population by age for the Township and the County is 
provided below. 

 

 

 



 

Page | 39 

Table 12 
Population Comparison by Age 

Age Percent of Population in 
Marlboro Township 

Percent of Population in 
Monmouth County 

Under 5 4.0 5.1 
5 to 9 7.3 6.1 
10 to 14 8.3 6.5 
15 to 19 8.7 6.8 
20 to 24 6.3 6.1 
25 to 34 6.7 10.5 
35 to 44 11.9 11.8 
45 to 54 18.5 16.2 
55 to 59 8.2 8.2 
60 to 64 6.7 6.6 
65 to 74 9.0 9.1 
75 to 84 3.4 4.5 
Over 85 1.1 2.4 
Total 100.00 100.00 
Median Age 43.1 42.8 
Source: 2017 ACS 5-year estimate 

 
As measured in the 2017 ACS five year estimates, Marlboro Township had a higher 
median household income than the County.  The median household income in 
Marlboro Township was $143,208, over $50,000 more than the County’s median 
household income.  Approximately 8.5% percent of the households within the Township 
had a household income less than $35,000 and approximately 67.6 percent of 
households had annual incomes greater than $100,000. Over 32 percent of Marlboro 
households have an annual income of greater than $200,000, which is double that of 
the County as a whole.  
 

Table 13 
Households by Income in 2017 

Income ($) Marlboro Township Monmouth County 
 Number Percentage Number Percentage 
Less than $10,000 153 1.2 9,024 3.9 
$10,000-$14,999 127 1.0 6,978 3.0 
$15,000-$24,999 398 3.1 16,146 6.5 
$25,000-$34,999 407 3.2 15,433 6.6 
$35,000-$49,999 588 4.6 19,142 8.2 
$50,000-$74,999 1,235 9.6 31,794 13.7 
$75,000-$99,999 1,242 9.7 27,518 11.8 
$100,000-$149,999 2,577 20.1 43,303 18.6 
$150,000-$199,999 1,972 15.4 26,482 11.4 
$200,000 or more 4,113 32.1 37,662 16.2 
Median Household Income $143,208  $91,807  
Mean Household Income $181,165  $123,664  
Source: 2017 ACS 5-year estimate 
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Family households are defined as two or more persons, living in the same household, 
related by blood, marriage or adoption. As shown in the table below, 84.7% of all 
households in the Township are family households. The average household size for the 
Township was 3.15 persons. 
 

Table 14 
Households by Type in 2017 

Household Type Number  Percent 
Total occupied households 12,812 100 
Family households (families) 10,848 84.7 

With own children under 18 years 5,118 39.9 
Married-couple family 9,819 76.6 
Female householder, no husband 
present 693 5.4 
Male householder, no wife present 336 2.6 

Nonfamily households 1,964 15.3 
Householder living alone 1,661 12.9 

Source: 2017 ACS 5-year estimate 
 

2.4 Employment Characteristics 
 
According to the 2017 ACS, there were over 20,000 persons in the Township who were 
participating in the labor force, and employed. There were an estimated 10,563 persons 
aged 16 or over, but not participating in the labor force, which is approximately one 
third of the labor force population. The majority of workers living in Marlboro Township 
were a part of the private wage and salary worker group (83.4%). The second largest 
classification was government workers (12.0%) followed by those who were self–
employed (4.5%). Those that worked within the private wage field were concentrated 
heavily in management/professional positions and sales and office occupations. 
 

Table 15 
Employment Status and Classification of Workers 

Labor Force Participation Number  Percent of Workers 
Population 16 years and over 31,881 100 

In Labor Force 21,318 66.9 
Not in Labor Force 10,563 33.1 

Class of Worker   
Private Wage and Salary 16,827 83.4 
Government Workers 2,415 12.0 
Self Employed 916 4.5 
Unpaid Family Workers 30 0.1 

TOTAL Employed Population 20,188 100 
Source: 2017 ACS 5-year estimate 

An analysis of the employees (over the age of 16) indicates that Marlboro workers were 
involved in a broad array of economic industry sectors. As depicted in Table 16 below, 
the highest concentration of workers at 22.1 percent of the total workforce was in 
educational, health and social services, which was followed at 16.1 percent by 
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professional, scientific, management and administrative workers. The next highest 
concentration of workers, at 14.6 percent, was the finance, insurance, and real estate 
sector. This indicates a majority of workers in the Township are employed in 
professionalized industries, which correlates with the high median household income of 
the Township. 
 

Table 16 
Workforce by Industry Sector 

Sector  Employees Percent of Workforce 
Civilian Employed Population  20,188 100 
Agriculture, Forestry, Fisheries & Mining 21 0.1 
Construction 679 3.4 
Manufacturing 1,380 6.8 
Wholesale Trade 607 3.0 
Retail Trade 2,713 13.4 
Transportation, Warehousing and Utilities 755 3.7 
Information 912 4.5 
Finance, Insurance & Real Estate 2,950 14.6 
Professional, Scientific, Management, Administrative, and 
Waste Management Services 3,255 16.1 

Educational, Health and Social Services 4,461 22.1 
Arts, Entertainment, Recreation, Accommodation and 
Food Services 1,207 6.0 

Other Services 614 3.0 
Public Administration 634 3.1 
Source: 2017 ACS 5-year estimate 
 
 
The workforce occupation characteristics in Marlboro Township were compared with 
that of Monmouth County.  As indicated in Table 17 below, according to the 2017 ACS, 
the occupation characteristics of the Township's residents compare very closely with 
that of workers residing in the County.  In fact at the County level, similar to the 
Township, the highest concentration of the workers, at 23.8 percent of the total 
workforce, was in educational, health and social services. The Township, in 2017, 
maintained a slightly higher percentage of manufacturing, information, wholesale 
trade, and retail trade jobs than that at the County level.  The County, however, 
balanced out by maintaining a higher percentage of jobs in the arts, entertainment, 
recreation, accommodation and food services sector, public administration, 
agricultural, forestry, fisheries, and mining, and construction.  Both the Township and 
County Occupational Characteristics are summarized within Table 17 below, 
Occupation Characteristics. 
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Table 17 
Occupation Characteristics 

Sector Marlboro Township 
(Percent) 

Monmouth County 
(Percent) 

Agriculture, Forestry, Fisheries & Mining 0.1 0.2 
Construction 3.4 7.2 
Manufacturing 6.8 6.1 
Wholesale Trade 3.0 2.8 
Retail Trade 13.4 11.3 
Transportation, Warehousing and Utilities 3.7 4.8 
Information 4.5 3.6 
Finance, Insurance & Real Estate 14.6 9.9 
Professional, Scientific, Management, 
Administrative, and Waste Management Services 16.1 13.2 

Educational, Health and Social Services 22.1 23.8 
Arts, Entertainment, Recreation, Accommodation 
and Food Services 6.0 8.9 

Other Services 3.0 4.0 
Public Administration 3.1 4.3 
Source: 2017 ACS 5-year estimate 

 
In addition, in order to understand what implications this employment data has for the 
Township and understand what the employment field and area trends are for Marlboro 
Township, and Monmouth County, the New Jersey Department of Labor and Workforce 
Development ("'NJDOLWD") has prepared projections, which analyze the expected 
increase or decrease in a particular employment sector.  The data has been 
summarized and is illustrated within Table 18. 
 
As indicated below in Table 18, it is projected that through 2026, employment will 
increase in many sectors including professional and business services, health care, 
warehousing, and leisure services. Most other industries will have modest increases in 
employment, and are considered stable, while the information and government sectors 
are projected to decline. 
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Table 18 
Monmouth County Projected Employment 

Industry 2016 Estimated 
Employment 

2026 Projected 
Employment 

Numeric 
Change Outlook 

Construction  153,600 176,260 22,660 Growing 

Manufacturing 242,100 252,080 9,980 Stable 

Information 71,500 67,950 -3,550 Declining 

Other Services (Except Government) 171,000 189,650 18,650 Growing 

Government  281,400 267,990 -13,410 Declining 

Trade, Transportation and Utilities 868,000 916,080 48,080 Growing 

Utilities 14,200 14,330 130 Stable 

Wholesale Trade  217,200 223,720 6,520 Stable 

Retail Trade   461,700 475,130 13,430 Stable 

Transportation and Warehousing 174,900 202,900 28,000 Growing 

Financial Activities 244,300 251,390 7,090 Stable 

Finance and Insurance  186,900 192,880 5,980 Stable 

Real Estate and Rental and Leasing  57,400 58,500 1,100 Stable 

Professional and Business Services 662,700 730,120 67,420 Growing 
Professional, Scientific, and Technical 
Services 297,900 327,250 29,350 Growing 

Management of Companies and 
Enterprises 81,900 90,000 8,100 Growing 

Administrative and Support and Waste 
Management and Remediation  282,900 312,870 29,970 Growing 

Education and Health Services 1,007,900 1,123,490 115,590 Growing 

Educational Services  426,200 440,550 14,350 Stable 

Health Care and Social Assistance  581,700 682,930 101,230 Growing 

Leisure and Hospitality 369,800 425,780 55,980 Growing 

Arts, Entertainment and Recreation 64,300 79,870 15,570 Growing 

Accommodation and Food Services  305,500 345,910 40,410 Growing 
Source: New Jersey Department of Labor and Workforce Development, 2017 
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III. Fair Share Plan 

3.1 Fair Share Obligation Summary 
 
This Fair Share Plan addresses the Township’s cumulative affordable housing obligations 
according to the settlement agreement. The Township’s affordable housing obligation 
is outlined in the table below: 
 

Table 19  
Cumulative Affordable Housing Obligation 

Type of Obligation Units 
Rehabilitation Share 111 
Prior Round Obligation (1987-1999) 1,019 
Third Round Obligation (1999-2025) 1,129 
Total Fair Share Obligation 2,259 

 
The 2019 Marlboro Township Housing Plan Element and Fair Share Plan is generally 
consistent with the Marlboro Township Land Use Plan and the other elements of the 
Township’s Master Plan. Crediting documentation for each project and mechanisms set 
forth herein is included in the appendices of this document as noted in the Table of 
Contents. 

3.2 Prior Round Obligation 
 
Marlboro Township has a prior round obligation of 1,019 units.  Marlboro must meet the 
following minimum and maximum requirements when addressing this obligation, and is 
eligible for the following bonuses. 
 
Age-Restricted: A municipality may age restrict a maximum of 25% of its affordable 

housing obligation, minus any RCA contributions:  

 1,019 – 183 (RCA) x 0.25 = 209 

 Marlboro Township can obtain credit for a maximum of 209 age-
restricted affordable housing units for its Prior Round obligation.  

 
Rental: A municipality has an obligation to provide a minimum of 25% of its 

affordable housing obligation as rental units.  

 1,019 x 0.25 = 254 

 Marlboro Township must provide a minimum of 254 affordable 
rental units to satisfy its Prior Round obligation. 

 
Rental Bonus: A municipality shall receive two (2) units of credit for rental units 

available to the public, up to a maximum of rental bonus credits 
equal to the rental obligation.  

 Rental Obligation = 254 units 
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 Marlboro may receive rental bonus credits for a maximum of 254 
units of family rental housing.  

 
The following are affordable housing projects and programs that address the prior 
round obligation. 
 
Prior Cycle Credits 
 
Hamilton Mobile Home Park: (Block 147, Lot 43) - Existing 
A municipality is eligible to receive credit for units constructed between April 1, 1980 
and December 15, 1986, if the units are occupied by low or moderate income 
households (prior cycle credits). Per the 1985 consent order, Hamilton Mobile Home 
Park qualifies under “Credits for units constructed between April 1, 1980 and December 
15, 1986” per N.J.A.C. 5:93-3.2.  Therefore, the Township will apply the 25 family for-sale 
units to address its Prior Round obligation. It should be noted that affordable housing 
trust funds were expended to make capital improvements for the septic system’s leach 
fields in order to continue appropriate sewer service for these affordable units.   
 
Total Prior Cycle Credits - 25 
 
Regional Contribution Agreements (RCAs) 
 
A total of 183 unit RCAs with Freehold Borough and the City of Trenton were approved 
as part of the 1985 consent agreement. The RCAs were divided into three separate 
projects. Funded by a payment in lieu from the developer of the Kaplan Site, a 62 unit 
RCA with the Borough of Freehold, Monmouth County was approved by COAH on 
February 5, 1997 and amended on February 3, 1999. 
 
In addition, a 99 unit RCA was approved by COAH with the City of Trenton on March 5, 
1997.  The RCA was funded with a payment in lieu from the developer of the Woodcliff 
site per the 1985 consent order.  Finally, COAH approved a 22 unit RCA, with the City of 
Trenton on November 5, 1997. This RCA was funded by a payment in lieu from the 
developer of the Junction Trail site.  
 
While these RCA’s are no longer permissible as mechanisms to satisfy an affordable 
housing fair share obligation, as they were permissible at the time that they were 
implemented, they can still be credited towards a municipality’s prior round obligation 
as prior cycle credits. No RCA’s can be considered for any third round fair share 
obligation.  
 
Total RCA Credits - 183 
 
Family for Sale Units 
 
Pointe De Jardin: (Block 176, Lot 7) - Existing 
A municipality can receive credits and associated bonuses for housing units 
constructed subsequent to December 15, 1986. Therefore, the Township is eligible to 
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receive credit for 101 for-sale affordable units constructed at the Pointe De Jardin 
development via the 1985 consent order.  The existing development consists of 302 
market rate units and 101 affordable units of which all are constructed and occupied. 
Affordability controls for the units for 30 years have been established in the First 
Amendment to the Master Deed, recorded on March 23, 1992.  
 
Buckdale: (Block 355, Lot 6, 7, 8, and 11) – Proposed 
Buckdale, LLC, is one of the intervener plaintiffs which had filed suit against the 
Township challenging the earlier (2010) Housing Element and Fair Share Plan. The 
settlement agreement with Fair Share Housing Center accounts for this proposal. The 
Buckdale site is located between South Main Street and Buckley Road. This project 
includes 45 single-family residential dwellings, of which 9 units will be affordable family 
for sale units, for a 20 percent affordable set-aside. The affordable units will be made 
available to low and moderate income households. Half of the affordable units will be 
made available to moderate income households, and half will be reserved for low 
income households.  
 
The site is over 10 acres in size, is located within a designated sewer service area, and is 
currently owned and controlled by the proposed developer. A settlement agreement 
has been reached between the developer and the Township to allow the inclusionary 
development as proposed. The site is vacant, is not encumbered by environmental 
constraints, and is suitable for the proposed inclusionary development. The zoning on 
the site will be changed as a part of the implementation of this plan. The site is 
available, developable, and suitable for affordable housing.  
 
Total Family for Sale Units - 110 
 
Family Rental Units 
 
Camelot: (Block 132, Lot 18) - Existing 
Marlboro Township is eligible to receive credit for 50 affordable rental units from the 
Camelot development. The multi-family development encompasses approximately 15.3 
acres and consists of 200 market rate units and 50 affordable units in nine (9) three-story 
buildings and three (3) four-story buildings. The development has been constructed and 
is currently occupied. Affordability controls have been established for the affordable 
rental units for 30 years. 
 
Camelot II/Camelot West/Bluh and Batelli: (Block 150, Lots 2, 3, 4) – Approved/Under 
Construction 
The former Bluh and Batelli site, which is 76 acres in size, was approved for development 
in 2016 as Camelot West. A total of 250 units have been approved for this property. Of 
the 250 units, 200 are market rate, while 50 are affordable family rental units.  In 
addition, the developer provided a $2,275,000 payment in lieu. Marlboro is eligible to 
receive 50 family rental credits in addressing its Prior Round obligation from this site. 
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Northpointe/OHAD: (Block 143, Lot 1.02) - Approved 
The Northpointe development is an inclusionary multi-family project that has been 
approved for Final Site Plan by the Marlboro Township Planning Board and is currently 
under construction. The site is located on a property totaling 47.66 acres and was 
approved for the development of 285 total units in thirteen (13) three-story buildings 
and one (1) two-story building. 222 of the total units will be market rate and 63 units will 
be affordable rentals. Northpointe’s affordable units will consist of 12 one-bedroom 
units, 38 two-bedroom units, and 13 three-bedroom units. Once Northpointe is fully 
constructed, the Township will work with the developer to deed restrict the affordable 
units for 30 years. The Township will be eligible for 63 units of credit towards its affordable 
housing obligation by this project.    
 
EL at Marlboro/Lennar: (Block 415, Lot 22) - Proposed 
The site is a 33-acre property located on South Main Street. A total of 280 units, inclusive 
of 56 affordable rental units are proposed for this area; the 56 affordable units 
encompasses the 20% set aside for affordable housing. The owner of the property is one 
of the litigants who filed a lawsuit against the Township. The settlement agreement with 
Fair Share Housing Center accounts for this proposed inclusionary development.  The 
Township shall rezone this property to permit townhouse and multi-family development 
with a mandatory inclusionary set aside of 20% of all the units, or a minimum of 56 
affordable rental units. Of the 56 affordable rental units proposed, the Township and 
developer will ensure that at minimum 13 percent of these units are affordable to very 
low income households.  
 
The property proposed for this project is located within a sewer service area, and has 
adequate developable land for the 280 unit inclusionary project. The site is owned by 
the proposed developer, making it available and developable. The developer and the 
Township have reached a settlement agreement and with the proposed rezoning of 
the site, it will be approvable at the density and affordable housing set aside as 
proposed. The site is suitable for inclusionary development.  
 
Ashbel/Weitz 9A: (Block 119, Lot 16) - Proposed 
The site is located on Texas Road near the intersection with Greenwood Road. 
Proposed for this site are 120 apartment units, 24 of which will be affordable family 
rental units. The apartments will be constructed within five (5) three story buildings, each 
of which will contain 24 apartments. Of the 24 affordable units proposed, the Township 
and the developer will ensure that at minimum 13 percent of these units are affordable 
to very low income households.  
 
This project is part of a settlement agreement between the developer and the 
Township, which requires the Township to rezone the property to allow for inclusionary 
development at the density proposed, and requires that the developer provide 
affordable housing as proposed. The site is owned by the developer, and is 
developable and will be approvable once rezoned in accordance with this plan and 
the settlement agreement. The Subject Property is immediately adjacent to a sewer 
service area.  As a part of the settlement agreement the developer is obligated to work 
with the Western Monmouth Utilities Authority (WMUA), and any other necessary 
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agencies to have public sewer and water extended to the development, making the 
site suitable for inclusionary development.  
 
Pallu/Weitz 9B: (Block 146, Lot 25, 26) - Proposed 
The Weitz 9B project consists of two properties located along Texas Road at the 
intersection with Wooleytown Road. Proposed for this site is 387 total apartment units, 78 
of which will be affordable family rentals for a 20 percent affordable set aside within this 
inclusionary development. Of the 78 affordable units proposed, the Township will ensure 
that at minimum 13 percent of the units are affordable to very low income households.  
 
The proposed developer, Pallu, is the current owner of the site, and is also a party to the 
same settlement agreement mentioned above for the Ashbel/Weitz 9A site. The site is 
clear of encumbrances, which would limit the development of affordable housing, 
making it developable and available. The site is large enough to accommodate the 
project as proposed, and will be approvable once the properties are rezoned in 
accordance with this Plan and the terms of the settlement agreement. The Subject 
Property is immediately adjacent to a sewer service area. The settlement agreement 
requires that the developer work with the state and the WMUA to provide public water 
and sewer to the property, which will make it suitable for the inclusionary development 
proposed.  
 
Total Family Rental Units – 321 
Rental Bonus Credit Cap – 254 
Total Family Rental Credits – 575 
(321 + 254 = 575) 
 
Senior for Sale Units 
 
Kaplan (Glenbrook): (Block 412, Lot 166 / Block 413, Lot 24 / Block 207, Lot 24) - Existing 
The Kaplan (Glenbrook) development is eligible to receive credit for 80 age-restricted 
for-sale units to be put towards Marlboro Township’s prior round obligation. The entire 
development consists of 308 single family attached (townhouse) units, 4 single family 
detached homes, and 80 age-restricted affordable for-sale units (392 total units). All of 
the units have been constructed and are currently occupied. The development was 
subject to the 1985 consent order and to amendments in 1990 and 1995. This 
development was also associated with a 62 unit RCA with Freehold Borough, as 
previously mentioned. Affordability controls for these units for 30 years have been 
established in the First Amendment to the Master Deed, recorded on September 17, 
1996. 
 
Total Senior for Sale Units - 80 
 
Assisted Living Facilities 
 
Renaissance Assisted Living (Sunset Park): (Block 103, Lot 10) - Approved 
Sunset Park was approved as an assisted living facility at Texas Road and Thomas Lane. 
As a part of the preliminary and final site plan approval, the developer will provide at 
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least 14 of their beds to be dedicated to Medicaid users as “COAH equivalents”. The 
Township would be eligible to claim 14 credits for these Medicaid assisted living units.  
 
FSP/Solana Marlboro by Chelsea: (Block 176, Lot 38, 39, 40, 41) - Existing 
This assisted living facility is located at 52 Route 520. It contains 86 total assisted living 
units, of which 9 have been reserved for Medicaid residents, and are COAH equivalent 
units. The Township may claim 9 credits from these Medicaid units within the FSP assisted 
living facility.  
 
Sunrise Assisted Living: (Block 355, Lot 3.01) - Existing 
Located along Route 79, this inclusionary senior assisted living facility has 6 units, which 
are dedicated to low and moderate income residents. The Township is eligible to 
receive 6 credits for the beds provided to Medicaid residents at this facility.  
 
Total Assisted Living Units – 29 
 
Supportive Needs Housing 
 
Advancing Opportunities Group Home: (Block 210, Lot 12) - Existing 
This group home is located at 7 Newton Street, and consists of 3 bedrooms within one 
dwelling. As a supportive needs facility for individuals with cerebral palsy, the Township 
is eligible for 3 credits through this project.  
 
Advancing Opportunities Group Home: (Block 162, Lot 3) - Existing 
This group home is located at 8 Center Street, and consists of 3 bedrooms within one 
dwelling. As a supportive needs facility for individuals with cerebral palsy, the Township 
is eligible for 3 credits through this project.  
 
New Horizons in Autism: (Block 341, Lot 3) - Existing 
This group home is located at 6 Spencer Circle, and consists of 4 bedrooms within one 
dwelling. As a supportive needs facility for persons with autism, the Township is eligible 
for 4 credits through this project. 
 
Easterseals Group Home Taylor: (Block 225, Lot 42) - Existing 
The Township is able to address a portion of its Prior Round obligation through a 4 
bedroom Easter Seals group home. This facility is a group home for the severely and 
persistently mentally ill, as licensed and/or regulated by the NJ Department of Human 
Services, Division of Mental Health Services (DMHS). The property is located at 28 Taylor 
Road, and consists of 4 bedrooms of supportive needs housing within one dwelling unit. 
The Township is eligible for 4 credits through this project.  
 
Easterseals Group Home Vassar: (Block 173, Lot 7) - Existing 
This facility is another group home operated by Easter Seals, and provides 3 bedrooms 
within 1 dwelling unit at 20 Vassar Place. The Township can claim 3 credits for supportive 
needs housing through this facility.  
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Easterseals Group Home Stratford: (Block 178, Lot 2) - Existing 
This is the third group home operated by Easter Seals within Marlboro. It is also a 3 
bedroom facility, within 1 single-family structure, and located at 277 Stratford Place. The 
Township may claim 3 credits for supportive needs housing through this facility.  
 
EIHAB Human Services: (Block 299, Lot 134) - Existing 
This group home facility is located at 477 Union Hill Road, and consists of 5 bedrooms 
within a single dwelling unit. The Township is eligible for 5 credits of supportive needs 
housing from this project.  
 
EIHAB Human Services: (Block 350, Lot 16) - Existing 
This group home facility is located at 1 Eaton Court, and consists of 4 bedrooms within a 
single dwelling unit. The Township is eligible for 4 credits of supportive needs housing 
from this project.  
 
Morganville Group Home: (Block 113, Lot 1) - Existing 
This group home is owned and operated by the New Jersey Association of Deaf-Blind 
Inc., and is located at 7 West Court. There are 3 bedrooms within a single dwelling. The 
Township is eligible for 3 credits of supportive needs housing through this project.  
 
Center for Family Support: (Block 176, Lot 102) - Existing 
This group home is located at 2 East Frances Avenue, and is owned by Mobility Special 
Care Housing Inc. The facility has 3 bedrooms within a single dwelling. The Township is 
eligible to claim 3 supportive needs housing credits from this group home.  
 
Renaissance Health Network: (Block 207, Lot 4) - Existing 
This group home, located on Route 79, is operated by the Renaissance Health network 
and includes 10 bedrooms within a single dwelling. The Township is eligible for 10 credits 
for supportive needs housing through this project.  
 
New Jersey Institute for Disabilities NJID: (Block 233, Lot 3) - Existing 
This facility is a 4-bedroom group home located at 5 Wabash Road. The facility provides 
a living environment for developmentally disabled adults. NJID was formerly known as 
the Cerebral Palsy Association, and primarily cares for individuals with cerebral palsy. 
The deed for the property was recorded in December of 2010.   
 
New Hope/Discovery: (Block 157, Lot 34.02) - Existing 
The New Hope facility is located at 80 Conover Road, and provides 60 bedrooms as an 
adult care and recovery facility. The Township can claim credit for the 60 bedrooms 
provided by this facility as supportive needs housing.  
 
Mattie House: (Block 157, Lot 34.03) - Existing 
The Mattie House facility is located just north of the New Hope adult care building on 86 
Conover Road. This group home contains 5 bedrooms within a single structure. As such, 
the Township may claim 5 credits for this group home facility.  
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Mattie House Expansion: (Block 157, Lot 34.01) - Proposed 
This is a proposed expansion of the Mattie House facility, which is operated by the New 
Hope Foundation. The proposed expansion would more than double the size of the 
existing facility, from 5 bedrooms to 13 bedrooms total.  The lands for the proposed 
expansion would come from a small portion of what was a part of the State Psychiatric 
Hospital on Conover Road. The Township may claim an additional 8 credits through this 
proposed expansion.  
 
This site is developable as an extension of an existing facility, and is both available and 
suitable for development as a group home. The Township fully supports the proposed 
expansion of Mattie House group home facility.  
 
 
Total Supportive Needs Housing Credits – 122 
 
Supporting documentation for each project listed above is provided within the 
Appendices of this Plan. 

3.3 Summary – Prior Round Obligation  
 
As detailed in the following table, the Township has 1124 credits/reductions to apply 
toward its Prior Round Obligation. Therefore, the Township completely satisfies its Prior 
Round Obligation and has 105 surplus credits to contribute towards its Third Round 
Obligation. 
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Table 20 
Marlboro Township, Prior Round Obligation 

Project Number of 
Credits 

Bonus 
Credits Status 

Prior Cycle Credits 
Hamilton Mobile Home Park 25  Constructed 

Regional Contribution Agreement Credits    
RCA Credits 183  (Funds Transferred) 

Family For Sale Units 
Pointe De Jardin 101  Constructed 
Buckdale 9  Approved 

Family Rentals 
Camelot (Entron) 50 50 Constructed 
Camelot II/West (Bluh & Batelli) 50 50 Under Construction  
Northpointe/OHAD 63 63 Approved 
El at Marlboro (Lennar) 56 56 Proposed 
Weitz 9A/Ashbel 24 24 Proposed 
Weitz 9B/Pallu 78 11 Proposed 

Senior For Sale Units 
Kaplan - Glenbrook 80  Constructed 

Assisted Living Facilities 
Renaissance Assisted Living (Sunset Park) 14  Approved 
FSP Assisted Living (Solana by Chelsea) 9  Constructed 
Sunrise Assisted Living 6  Constructed 

Supportive Needs Housing 
Advancing Opportunities Group Home (7 Newton Street) 3  Constructed 
Advancing Opportunities Group Home (8 Center Street) 3  Constructed 
New Horizons in Autism (6 Spencer Circle) 4  Constructed 
Easter Seals Taylor (28 Taylor Road) 4  Constructed 
Easter Seals Vassar (20 Vassar Place) 3  Constructed 
Easter Seals Stratford (277 Stratford Place) 3  Constructed 
EIHAB Human Services (477 Union Hill Road) 5  Constructed 
Morganville Group Home (7 West Court) 3  Constructed 
EIHAB Human Services (1 Eaton Court) 4  Constructed 
Center for Family Support (2 East Frances Ave) 3  Constructed 
Renaissance Health Network (192 Route 79 North) 10  Constructed 
NJID (5 Wabash Road) 4  Constructed 
New Hope/Discovery (80 Conover Road) 60  Constructed 
Mattie House (86 Conover Road) 5  Constructed 
Mattie House Expansion (Conover Road) 8  Proposed 

Total Units 870   
Bonus Credit Cap (Rental Obligation)  254  
Total Credits + Bonus  1,124   
Prior Round Obligation 1,019   
Surplus Credits 105   
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The maximum permitted number of senior (age-restricted) units permitted = 209 

• A total of 109 age-restricted units are included in the Plan, which is less than the 
maximum permitted.  

The minimum required number of rental units = 254 

• A total of 552 rental units are included in the Plan, which is greater than the 
minimum required.  

The maximum permitted number of rental bonus credits = 254 

• Marlboro has 523 rental units eligible for bonus credits, but will apply 254 units of 
bonus credits due to the cap. 

A map of all prior round affordable housing projects, and a map of all supportive needs 
housing projects can be found in Appendix B. Inclusionary zoning ordinances for the 
three proposed family rental projects identified in the table above and crediting 
documentation for each or the projects listed above are included in the appendices of 
this Plan. These ordinances comply with all relevant aspects of the Settlement 
Agreement with Fair Share Housing Center and with the Settlement Agreements with 
the individual intervenors involved in these projects. 

3.4 Rehabilitation Share (Present Need) 
 
Marlboro Township has a rehabilitation share of 111 units, as per the settlement 
agreement with Fair Share Housing Center. The Township proposes to satisfy this 
rehabilitation obligation through the following mechanisms: 
 
The Township will have its affordable housing administrative agent, Community Grants 
Planning and Housing, or their successor, manage the Township’s rehabilitation 
program. In the event that further assistance is required, the Township will enter into an 
agreement with Monmouth County, which specializes in the implementation of publicly 
funded rehabilitation programs, to assist with the rehabilitation of housing units within 
the Township. The Township’s rehabilitation program will include a program component 
for the rehabilitation of rental units. 
 
Since 2010, there has been 1 home in Marlboro Township which has been rehabilitated 
through the Monmouth County Housing Improvement Program and in accordance with 
N.J.A.C. 5:93-3.4(a)1, as shown below. The Township may receive credit for this 
rehabilitated unit.  
 
 

Table 21 
Monmouth County Housing Improvement Program 

Block Lot Program Date Loan Amount 
345 12 HIP 5.6.2010 $  24,100.00 
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The Township’s Rehabilitation Program Manual and supporting documentation for the 
above referenced unit is included in the appendices. The Township reserves the right to 
apply any additional eligible units toward its remaining 110-unit rehabilitation obligation. 

3.5 Third Round Obligation 
 
Marlboro Township has a third round obligation of 1,129 units.  Per the settlement 
agreement and the requirements of N.J.A.C. 5:93, Marlboro must meet the following 
minimum and maximum requirements when addressing this obligation, and is eligible for 
the following bonuses. 
 
Age-Restricted: Per the settlement agreement, the Township may receive credit for 

age-restricted affordable units up to a maximum of 25 percent of 
their total Third Round obligation.  

 
 0.25 x 1,129 = 282 
 
 Marlboro Township can obtain credit for a maximum of 282 age-

restricted affordable housing units as a part of satisfying its Third 
Round obligation. The Township will not seek any waiver or 
exemption from this cap on the number of age-restricted units 
permitted to be credited towards the Third Round obligation.  

 
Rental: Per the settlement agreement, the Township must provide a 

minimum of 25 percent of its Third Round obligation as rental units.  
 
 0.25 x 1,129 = 282 
  
 Marlboro Township must provide a minimum of 282 affordable 

rental units to satisfy its Third Round obligation. 
  
Rental Bonus: Per the settlement agreement, Marlboro may obtain bonus credits 

in accordance with the rules set forth in N.J.A.C. 5:93-5.15(d). A 
municipality shall receive two (2) units of credit for rental units 
available to the public, up to a maximum of rental bonus credits 
equal to the rental obligation. No more than 50% of the rental 
obligation shall receive a bonus for age restricted rental units. 

 
 Rental Bonus Cap = Third Round Rental Obligation = 282 credits 

maximum 
 
The following projects are proposed to address the Township’s Third Round obligation:  
 
Surplus Credits 
 
Surplus from Prior Rounds 
As noted in the chart above, the Township has a surplus of 105 units from the Prior 
Round, which are applied toward addressing the Third Round obligation. 
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Total surplus credits – 105 
 
Senior Rental Units 
 
Marlboro Motor Lodge: (Block 270, Lot 14) 
The property is located at 137 Route 9 South, and is developed with three single-story 
structures which served as the Marlboro Motor Lodge motel, and an additional structure 
which is the Marlboro Diner.  The Township has been in negotiations with the current 
owner of this site for many years to convert the former motor lodge into 91 affordable 
senior rental units. In 2010, the Township was initially approved by COAH to use funds 
from its affordable housing trust fund in order to acquire the property, and develop the 
site into affordable units. However, the project did not move forward at the time. The 
Township has an option purchase agreement on the property, and intends to move 
forward to acquire the property and seek to develop it with 91 affordable rentals for 
seniors, through utilizing a combination of funds from low income housing tax credits 
(LIHTC) and its affordable housing trust fund. Of the 91rental units proposed, the 
Township will ensure that at minimum 13 percent of these units will be affordable to very 
low income households.  
 
This site is proposed to be rezoned to permit 91 affordable senior rental units, making the 
project approvable. As a currently vacant, but previously developed property, the site 
is developable and suitable for senior rental housing. The property is available and 
although not currently owned by the Township, negotiations to acquire the property 
have been ongoing.  
 
A copy of a pro-forma demonstrating the feasibility of the project, a timetable for the 
development of the project, information regarding the availability of funding and 
related documentation provided in accordance with NJAC 5:93-5.5 are included in the 
appendices of this Plan. 
 
Total Senior Rental Units - 91 
 
Family Rental Units 
 
M&M: (Block 122, Lot 27.04) - Proposed 
Located at 483 Route 79, this proposed project will include a total of 200 residences. 40 
of those units will be affordable to low and moderate income families as rentals, for a 20 
percent set aside. The Township will rezone this property to permit inclusionary 
development on the site and to require a minimum of 40 affordable family rentals. Of 
the 40 affordable units proposed, the Township will ensure that at minimum 13 percent 
of the units are affordable to very low income households. The inclusionary zoning 
ordinance for this project is included in the appendices of this Plan. The ordinance 
complies with all relevant aspects of the Settlement Agreement with Fair Share Housing 
Center and with the Settlement Agreement with the individual intervenor involved in this 
project. 
 
This site will be rezoned to allow for multi-family residential development at the 
proposed density and with the required 20 percent affordable set aside making the 
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project approvable. The site is currently vacant and available, being owned by the 
proposed developer. The site is also within a designated sewer service area, and is 
suitable for inclusionary development.  
 
Bathgate/MDG: (Block 213.01, Lot 44) - Proposed 
The owner of this property, Marlboro Development Group (MDG) had been one of the 
litigants against the Township and has recently reached a settlement agreement in 
regards to the permissible development of this site, which is located on Route 79. As per 
the settlement agreement, the Township will rezone the property to allow for 
inclusionary development. The development will include a total of 105 residential units, 
20 of which will be rental units that are affordable to very low, low, and moderate 
income households.  The Township will be eligible for 20 credits from this project, and an 
additional 20 bonus credits since the units will be family rentals. Of the 20 affordable 
units proposed, the Township will ensure that at minimum 13 percent of the units are 
affordable to very low income households. 
 
This project and the current owner of the property, Marlboro Development Group, are 
part of a recent settlement agreement with the Township to rezone this property to 
allow for multi-family inclusionary development at the density and affordable set aside 
described. The site is available, within a sewer service area, and is developable. There 
are minimal constraints to development on the site, which make it suitable for 
inclusionary housing. The inclusionary zoning ordinance for the project is included in the 
appendices of this Plan. The ordinance complies with all relevant aspects of the 
Settlement Agreement with Fair Share Housing Center and with the Settlement 
Agreement with the individual intervenor involved in this project. 
 
Wildflower/The Place at Marlboro: (Block 149, Lot 16) – Proposed 
Phase I  
As part of the Bluh and Batelli/Camelot West site, the Township negotiated with the 
developer to acquire Block 148, Lot 31 and Block 149, Lot 16 of the previously approved 
Bluh and Batelli development (Camelot West) as part of the settlement agreement. The 
acquired land will be utilized by the Township to construct a 100 percent affordable 
housing development consisting of 153 rental units. The Township has a memorandum 
of understanding (MOU) with Community Investment Strategies (CIS), a developer of 
affordable housing projects, to construct the 100 percent affordable rental project. The 
Township will be eligible to claim 153 credits from this project. This project will be 
developed through a combination of LIHTC funding, and funds from the Township’s 
affordable housing trust fund. The Township will ensure that at minimum, 13 percent of 
the 153 units proposed are affordable to very low income households.  
 
Phase II 
The Township is proposing a phase II of the Wildflower/The Place at Marlboro 
development noted above on the former Bluh and Batelli/Camelot West site, also to be 
developed by CIS. The second phase of the project would also be a 100 percent 
affordable municipally sponsored project. Proposed for this phase is an additional 103 
units to the property, which will also be family rentals. The second phase is proposed to 
be financed also through a combination of LIHTC and Township affordable housing trust 
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fund sources. The Township will ensure that at minimum, 13 percent of the 103 units 
proposed are affordable to very low income households.  
 
Both phases of this project, as a municipally sponsored 100 percent affordable project, 
will have the full support of the Township in the approval process. The site will be 
rezoned to permit affordable multi-family construction at a density to accommodate 
up to 256 dwelling units. The Township has acquired these vacant properties making 
them available and developable. The site is within a sewer service area and has 
minimal constraints to development, making it a suitable location for affordable 
housing units.  
 
An updated pro-forma demonstrating the feasibility of the project is being prepared 
and will be submitted under separate cover.  A timetable for the development of the 
project, information regarding the availability of funding and related documentation 
provided in accordance with N.J.A.C.5:93-5.5 is included in the appendices of this 
Planfor both phases of Wildflower/The Place at Marlboro.  
 
A resolution of the Township’s intent to bond to cover any shortfall in funding of the 100 
percent affordable projects will be provided to the Court under separate cover.  
 
Scattered Site Redevelopment: (Multiple Blocks/Lots) - Proposed 
Marlboro is currently undergoing the process of investigating a number of sites 
scattered throughout the Township to determine if they meet the criteria necessary to 
be designated as areas in need of redevelopment. The Preliminary Investigation for the 
proposed Area in Need of Redevelopment for these properties is slated to be adopted 
by the Township Council in July or August 2019. Although a Redevelopment Plan is 
pending and will be completed upon the adoption of the Area in Need Study, a 
preliminary analysis indicates that, were these sites to be redeveloped with inclusionary 
residential developments, as much as 160 units of family rental housing could be 
produced. The blocks and lots included within the Study Area currently under 
investigation include: 

• Block 103, Lot 1 
• Block 111, Lots 4, 10, 11, 12, 13 
• Block 146, Lots 28, 30, 31, 32, 33, 38 
• Block 147, Lot 34 
• Block 170, Lots 2, 3 
• Block 172, Lot 13 
• Block 268, Lot 79 

 
It is anticipated that these properties will be designated as areas in need of 
redevelopment, and that each will be rezoned through the redevelopment planning 
process to require inclusionary multi-family rental housing at a density sufficient to 
produce a cumulative total of at least 160 units of affordable housing. Of the 160 units 
of affordable housing proposed within this mechanism, the Township will ensure that at 
minimum, 13 percent of the units are affordable to very low income households. As 
Block 103, Lot 1 extends into Aberdeen Township, upon designation of the lot as a 
redevelopment area, Marlboro Township would take appropriate action to help 
address this issue in order to encourage the redevelopment of this parcel.   
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These properties together have a total of approximately 98 acres in area, over 60 acres 
of which are not constrained by wetlands or other environmental considerations. Of this 
area, over 41 acres on these sites are located within designated sewer service areas 
and would be developable and suitable as inclusionary multi-family rental housing. The 
Area in Need Study and Redevelopment Plan will comply with all relevant aspects of 
the Settlement Agreement with Fair Share Housing Center. A draft of the 
Redevelopment Plan is included in the appendices of this Plan.   
 
It is also important to note that the 3 Ronson, LLC project is proposed for Block 111, Lot 
4, which is one of the Scattered Site Redevelopment Parcels. As per the April 2019 
Settlement Agreement between the Township of Marlboro and 3 Ronson, LLC, the 
applicant will construct 212 residential units of which 20% (approximately 42 units) will be 
affordable. Of the Affordable units, thirteen (13) percent will be very-low income units. 
Block 111, Lot 4 is approximately 24 acres in size and is available, approvable, 
developable and suitable for the construction of an inclusionary development. Further, 
3 Ronson, LLC may develop Block 111, Lots 10, 11, 12 and 13 with inclusionary residential 
development of a similar density to that proposed on Block 111, Lot 4 as part of a future 
application. The total number of units yielded from Block 111, Lots 4, 10, 11, 12 and 13 
comprise a portion of the 160 affordable units anticipated to be generated from the 
pending Scattered Site Redevelopment Plan.  
 
Total Family Rental Units – 476  
 
Extension of Affordability Controls  
 
Hamilton Park: (Block 147, Lot 43) 
The Township has extended controls and may claim credit for 25 units of family for-sale 
affordable housing units through the extension of these affordability controls. 
 
Pointe De Jardin: (Block 176, Lot 7) 
There are currently 101 affordable units within the inclusionary Pointe De Jardin 
development in the Township. The affordability controls on these units are set to expire 
in 2022. The Township will pass a resolution to negotiate with the current owners of these 
units, and the condominium association to which they belong, to extend the 
affordability controls on 100 of the units for an additional 30 years, through 2052. The 
Township may claim credit towards its Third Round obligation through the extension of 
controls for 100 units.  
 
A program description and a copy of the resolution of the Township’s intent to seek to 
extend controls on both Hamilton Park and Pointe De Jardin will be provided to the 
Court under separate cover. 
 
Total Affordability Control Extensions – 125 
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Supportive Needs Housing 
 
Group Home Program 
The Township will support the development of a total of 50 new bedrooms within group 
home facilities. By the end of each year from 2020 to 2024, group home facilities 
containing a total of at least 9 additional affordable bedrooms will be completed. The 
Township will fund these group homes partially through the use of funds within the 
Affordable Housing Trust Fund (The Spending Plan is included in the appendices of this 
Plan). It is anticipated that up to 100 percent of the bedrooms in the Group Home 
program will be affordable to very low income residents. The State Hospital Group 
Home project is included in this program. A description of this project is included below. 
 
State Hospital Group Home: (Block 159, Lot 11) - Proposed 
This very large property located on the north side of Newman Springs Road (Route 520) 
is the former state psychiatric hospital, which has been closed since 1998, and structures 
on the site were demolished in 2015.  Proposed for this site is a 6 bedroom group home 
facility, to be constructed within two single-family structures. The Township may claim 6 
credits for this proposed facility on the former state hospital grounds.  
 
The site is owned by the State of New Jersey, and has been vacant for many years. As 
the former site of a hospital, the lands are available and suitable for development as an 
additional group home facility in the Township. The expansive property can easily 
accommodate a small group home facility and the project would have the full support 
of the Township.  
 
Total Supportive Needs Housing bedrooms – 50 
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3.6 Summary – Third Round Obligation  
 
As detailed in the following table, the Township has 1,129 credits/reductions to apply 
toward its Third Round Obligation. Therefore, the Township completely satisfies its Third 
Round Obligation of 1,129.  
 

Table 22  
Marlboro Township, Third Round Obligation 

Project Number of 
Credits 

Bonus 
Credits Status 

Prior Round Surplus    

Prior Round Surplus Credits 105  Units from Camelot, Camelot 
II/West and EL at Marlboro 

Senior (Age-Restricted) Rental Units    
Marlboro Motor Lodge 91  Municipally Sponsored Project 

Family Rentals    
M&M 40 32 Proposed 
Marlboro Development Group 
(Bathgate) 20  Proposed 

Wildflower/The Place at Marlboro 153 153 Municipally Sponsored Project 
Wildflower/The Place II 103 97 Municipally Sponsored Project 
Scattered Site Redevelopment 160  Proposed 

Extension of Affordability Controls    
Hamilton Park 25  Completed 
Pointe De Jardin 100  Proposed 

Supportive Needs Housing    
Group Home Program 50  Proposed 

Total Credits 847   
Bonus Credit Cap (Rental Obligation)  282  
Total Credits + Bonus (850 + 283) 1,129   
Third Round Obligation 1,129   

 
The maximum permitted number of senior (age-restricted) units = 282 

• Marlboro will receive credits for 91 age-restricted units, which is less than the 
permitted maximum.  

The minimum required number of rental units = 282 

• Marlboro will receive credits for 722 rental units, which is greater than the 
required minimum.  

The maximum permitted number of rental bonus credits = 282 

• Marlboro has substantially more than 282 rental units eligible for bonus credit, but 
will apply 282 units of bonus credits due to the cap.  

A map of all Third Round affordable housing projects can be found in Appendix B.  
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3.7 Affordable Housing Ordinances 
 
The Township has adopted several ordinances to implement its previous Housing 
Element and Fair Share Plans, including inclusionary zoning ordinances to require 
affordable units within residential developments. The Township will adopt amendments 
to the zoning ordinance as applicable to permit all proposed affordable projects listed 
in this Plan, and to implement the terms and conditions of the settlement agreement 
with Fair Share Housing Center.  
 
The affordable housing ordinance will require that at minimum, all new affordable 
housing developments provide 13 percent of the affordable units to households that 
qualify as very low income, and that at least half of the very low income units are made 
available for families. Through the ordinance, the Township will ensure that the following 
projects contain at least 13 percent of the required affordable units for very low income 
households, and half of those for families: 
 

Table 23 
Very Low Income Units 

Project Total Affordable 
Units 

Very Low 
Income Units 

El at Marlboro 56 8 
Weitz 9A / Ashbel 24 4 
Weitz 9B / Pallu 78 11 
MDG / Bathgate 20 2 
M&M at Marlboro 40 6 
Wildflower / The Place 256 36 
Marlboro Motor Lodge 91 13 
Scattered Sites Redevelopment 160 21 
Group Home Program 50 50 
Total 775 151 
Percentage - 19.48% 

 
A copy of the Township’s proposed affordable housing and zoning ordinance 
amendments is included in the appendices of this Plan. 
 
The zoning ordinance amendment to create the new affordable housing districts, 
which are to be called “Generational Housing” districts, will be adopted separately 
from the general affordable housing ordinance.  

3.8 Development Fee Ordinance 
 
The New Jersey Supreme Court, in the case of Holmdel Builder’s Association v. Township 
of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990), has determined that mandatory 
development fees are a permissible action authorized by the Fair Housing Act, for a 
municipality to impose fees on developers in association with an affordable housing 
trust fund. Marlboro Township has adopted ordinances regarding development fees for 
affordable housing, and currently requires that developers of both residential and non-
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residential applications make a contribution to the Township’s affordable housing trust 
fund prior to approval of their projects.  
 
The Township’s current development fee ordinance, found at §70-19 of the Township 
Code, generally requires contributions of either 1.5% or 6% of the equalized assessed 
value of a residential unit, and 2.5% of the equalized assessed value of any non-
residential project.  
 
The ordinance does permit a developer who is providing affordable housing units to 
make a payment in lieu of on-site construction. Where a developer has made a 
payment in lieu of construction of affordable units, they shall be exempt from the 
above listed development fees.  
 
The Township has established an affordable housing trust fund, as noted in §70-22 of the 
Township Code. As of January 1, 2019, the Township had a balance of $14,429,522.54 in 
the trust fund account..  A draft of the proposed Spending Plan for use of the funds in 
the Township’s Affordable Housing Trust Fund to address its fair share obligations in 
accordance with the terms of the Settlement Agreement is included in the appendices 
of this Plan.  
 
COAH approved the Township’s revised Development Fee Ordinance in accordance 
with the COAH model on March 4, 2009. The Township adopted the revised ordinance 
on April 2, 2009. The Township will continue to collect development fees under the 
standards of this ordinance and any related state legislation to provide funding sources 
for the Township’s proposed affordable housing programs and projects, such as housing 
rehabilitation, 100% affordable projects, and supportive needs housing.  
 
In order to implement the terms and conditions of the settlement agreement, the 
Township will update its current development fee ordinance to be consistent with 
current standards. The proposed development fee ordinance is included in the 
appendices of this Plan.  

3.9 Affordable Housing Administration 
 
The Township has retained a qualified administrator to operate and manage all of the 
Township’s affordable housing programs. The proper resolutions and contracts will be 
submitted to the Court for Marlboro Township’s Affordable Housing Administrator. 
 
Lynn Franco, the aide to the Mayor, has been appointed by the Mayor to serve as the 
Township’s municipal affordable housing liaison.  
 
A copy of Resolution 2019-27 for the Township, which appointed a qualified affordable 
housing administrative agent to oversee and administer the Township’s affordable 
housing programs, the Township’s Affirmative Marketing Plan and a sample of the 
proposed deed restriction language intended to be included in the deeds of all new 
affordable units is included in the appendices of this Plan.  
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3.10 Veterans Preference 
 
The Township will grant preferential status to veterans for affordable units within 
Marlboro. The Township has included within their affordable housing ordinance and 
affirmative marketing plan statements to allow for up to 50% of the affordable housing 
units in an inclusionary development, or within a 100% affordable development to be 
provided to low or moderate income veterans, on a preferential basis. Veterans shall 
be placed on a special waiting list, which shall be given preference when affordable 
units become available.  

3.11 Lands Evaluated for Suitability for Construction with Affordable Housing 
 
Marlboro Township evaluated many different parcels at various locations throughout 
the Township and considered which of those may be most appropriate and available, 
suitable, developable and approvable for satisfying the Township’s affordable housing 
obligation. The results of the initiative indicated that the proposed projects outlined 
herein are the most appropriate and expeditious means to satisfy Marlboro’s affordable 
housing obligations. This finding is further supported in that the intervenors whose 
projects are included herein expressed a commitment to providing low and moderate 
incoming housing on available, suitable, developable and approvable parcels in an 
expeditious manner.  
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Appendices



 

 

Appendix A:  
Settlement Agreements  
  



























































































































































































































































































































































































































 

 

Appendix B: 
Affordable Housing Project Site Maps 
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Appendix C: 
Housing Plan Element and Fair Share Plan Resolutions 
 
 
 
 
 
 
These documents are pending and will be submitted under separate 
cover, and inserted into this Appendix.  
 
  



 

 

Appendix D:  
Inclusionary Zoning Ordinance 
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ORDINANCE #2019-XXX 
 

AN ORDINANCE AMENDING SECTION 220 “LAND USE AND DEVELOPMENT,” 
ARTICLE III, OF THE CODE OF THE TOWNSHIP OF MARLBORO TO 

IMPLEMENT THE RECOMMENDATIONS OF THE TOWNSHIP MASTER PLAN 
REXAMINATION REPORT AND THE HOUSING ELEMENT AND FAIR SHARE 

PLAN 
 
 

 WHEREAS, in accordance with the provision of  N.J.S.A. 40:55D-89, the Marlboro  
Planning Board is required every ten (10) years to prepare a periodic reexamination of the 
Township’s master plan.  A Reexamination Report consists of a review of previously adopted 
master plans, amendments and local development regulations to determine if the policy 
guidelines set forth therein are still applicable.   
 

WHEREAS, the Township of Marlboro last adopted its Master Plan in 1997, with a 2012 
Reexamination Report; and  
 

WHEREAS, the Township of Marlboro has requested the Planning Board reexamine its 
master plan and development regulations in accordance with State statutes, specifically 
addressing the following: 

a. The major problems and objectives relating to land development in the municipality at 
the time of adoption of the last reexamination report.  

b. The extent to which such problems and objectives have been reduced or have increased 
subsequent to such date.  

c. The extent to which there have been significant changes in the assumptions, policies, and 
objectives forming the basis for the master plan or development regulations as last 
revised, with particular regard to the density and distribution of population and land uses, 
housing conditions, circulation, conservation of natural resources, energy conservation, 
collection, disposition, and recycling of designated recyclable materials, and changes in 
State, county and municipal policies and objectives.  

d. The specific changes recommended for the Master Plan or land development regulations, 
if any, including underlying objectives, policies and standards, or whether a new plan or 
regulations should be prepared.  

e. The recommendations of the planning board concerning the incorporation of 
redevelopment plans adopted pursuant to the "Local Redevelopment and Housing Law," 
P.L.1992, c.79 (C.40A:12A-1 et al.) into the land use plan element of the municipal 
Master Plan, and recommended changes, if any, in the local development regulations 
necessary to effectuate the redevelopment plans of the municipality; and, 

WHEREAS, the Township of Marlboro Planning Board has completed it reexamination 
and has recommended and adopted Master Plan Reexamination Report and Updated Housing 
Element and Fair Share Plan, dated August 7, 2019; and, 

WHEREAS, pursuant to NJSA 40:55D-62, the Township Council has the power to 
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adopt or amend any ordinance related to the nature and extent of uses of land, buildings, and 
structures thereon; and, 

WHEREAS, the Marlboro Township Council has reviewed the Master Plan 
Reexamination Report and Updated Housing Element and wishes to implement the 
recommendations to create a new Zoning District to promote the preservation of open space 
and recreation areas for the enjoyment of the Township residents; and,  

WHEREAS, the Marlboro Township Council has reviewed the Master Plan 
Reexamination Report and Updated Housing Element and wishes to implement the 
recommendations to create a new zoning district to provide public services, including utilities, 
government functions, schools, both public and private, and other related community facilities 
uses; and,  

WHEREAS, the Marlboro Township Council has reviewed the Master Plan 
Reexamination Report and Updated Housing Element and wishes to implement the 
recommendations to include certain parcels within the Agricultural/Land Conservation Zoning 
District in order to minimize environmental impacts and protect the rural character of the 
Township; and, 

WHEREAS, the Marlboro Township Council has reviewed the Master Plan 
Reexamination Report and Updated Housing Element and wishes to define industrial flex uses 
to promote development by modern industries and businesses; and, 

 
          WHEREAS, the Marlboro Township Council has reviewed the Master Plan 
Reexamination Report and Updated Housing Element and wishes to implement the 
recommendations to create a new Zoning District to promote generational housing for a variety 
of income levels, age groups, and household types in order to create a housing base that 
supports and retains the existing residents within the Township, as well as explore opportunities 
for veterans housing and support services within the Township in order to allow Marlboro’s 
veterans population to age in place in the community. 

  
NOW, THEREFORE, BE AND IT IS HEREBY ORDAINED, by the Township 

Council of the Township of Marlboro, that SECTION 220 “Land Use and Development” Article 
III, of the Code of the Township of Marlboro is hereby amended to include the following:  
 

§220-XX “Recreation and Open Space (ROS) District.” 

A new “Recreation and Open Space” district shall be created, and the Township’s zoning 
map shall be amended so that the following properties shall be removed from the existing 
district within which they reside and placed into the new “Recreation and Open Space” 
district: 
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Recreation and Open Space (ROS) district:  

Recreation & Open Space District 

Block Lot Type Acreage 
101 5 Open Space 1.3 
101 7 Township Owned 0.7 
101 13 Farm 0.8 
101 14 Farm 2 
101 15 Farm 2.8 
101 16 Farm 5 
101 17.01 Township Owned 0.1 
101 17.06 Township Owned 10.4 
102 1 Farm 4.9 
102 2 Farm 4.8 
103 2 TAX LIEN 2.9 
103 11 TAX LIEN 3.2 
105 1 Township Owned 0.1 
105 4 Township Owned 0.1 
106 1 TWP ROSI 1 
107 14 Township Owned 0.1 
107 15 Township Owned 0.1 
108 1 Township Owned 0.5 
108 2.01 Township Owned 0.1 
108 5 Township Owned 0.1 
108 18 Township Owned 0.1 
111 5 Township Owned 1.4 
111 15 TWP ROSI 3.1 
111 33 Park 8 
118 31 Burial Ground 0.1 
119 14 Farm 0.5 
119 21 Township Owned 1.8 
119 22 Township Owned 3.4 
119 24 Township Owned 4.7 
119 32.17 Township Owned 1.2 
119.01 30 TWP ROSI 1 
119.01 56 TWP ROSI 4.7 
119.02 8 Township Owned 1 
119.02 20 Township Owned 0.8 
119.02 67 TWP ROSI 4.4 
119.02 68.07 Township Owned 0.3 
120 5 Township Owned 1.1 
120 6 Township Owned 1.7 
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Recreation & Open Space District 
Block Lot Type Acreage 

120 7 Township Owned Included with Lot 6 
120 8 Township Owned Included with Lot 6 
120 9 Township Owned Included with Lot 6 
120 21 TWP ROSI 0.2 
120 22 TWP ROSI 0.5 
120 23 Park 0.5 
120 24 Park 5.5 
120 25.02 Park 14.8 
120 33 TWP ROSI 10.2 
120 36 Township Owned 3.8 
120.08 1 TWP ROSI 15.5 
121 3 Park 1 
124 3 Township Owned 0.2 
127 11 TWP ROSI 10.4 
131 4 Township Owned 0.1 
132 12.02 TWP ROSI 33.9 
132 46 Township Owned 0.9 
139 11 TWP ROSI 5.8 
139 31 TWP ROSI 20 
143 1.01 Open Space 2 
143.01 34 TWP ROSI 4.2 
143.02 54 TWP ROSI 3.3 
143.02 92 TWP ROSI 2.3 
143.02 104 TWP ROSI 5.2 
143.02 125 TWP ROSI 11.9 
143.05 72 TWP ROSI 8 
143.05 74 TWP ROSI 2 
143.05 77 TWP ROSI 2 
143.05 78.26 TWP ROSI 0.5 
143.08 1 Township Owned 0.5 
143.08 9 TWP ROSI 20.1 
146 1 TAX LIEN 0.9 
146 3 Township Owned 6 
146 4 TAX LIEN 27.9 
146 12 Township Owned 2.2 
146 19 Township Owned 0.9 
146 44 Township Owned 1 
146 47 Township Owned 9.6 
146 48 Cemetery 25.4 
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Recreation & Open Space District 
Block Lot Type Acreage 

146 49 TAX LIEN 9.6 
147 6 Township Owned 6.6 
147 7 Township Owned 4.1 
147 32.01 Township Owned 2.5 
147 32.26 Township Owned 3.7 
147 38 Township Owned 1.8 
147 39 Township Owned 0.8 
148 10.06 Township Owned 4.2 
148 10.26 Township Owned 1.8 
148 30 TWP ROSI 20.2 
149 19 Park 3.5 
151 16 Park 1.9 
153 10.05 Township Owned 11.1 
153 14.01 Township Owned 0.6 
153 15 Cemetery 53.7 
153 20 Township Owned 0.1 
153 23 TWP ROSI 6.6 
153 37 Township Owned 0.9 
153.02 1 Township Owned 2.3 
154 1.31 TWP ROSI 43.3 
154 2.01 TWP ROSI 0.5 
154 17.06 Open Space 13.9 
154 21 TWP ROSI 29.4 
155 4.01 Township Owned 2.5 
155 4.17 Township Owned 29.8 
155 13.03 Township Owned 43 
155 16.01 TWP ROSI 35.8 
155 16.02 TWP ROSI 5 
155 19 Open Space 0.9 
155 20.01 TWP ROSI 62.3 
155 23 Open Space 0.5 
156 3 Farm 79.9 
157 19 Open Space 6.1 
157 34.01 Farm 60.7 
157 34.04 Farm 111.4 
159 1.01 Township Owned 47 
159 1.02 Township Owned 5.7 
159 3.21 Township Owned 6.2 
159 3.28 Township Owned 7 
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Recreation & Open Space District 
Block Lot Type Acreage 

159 10.20 Township Owned 12.2 
159 11 Park 411 
159 14 Park 12.5 
160 8 TWP ROSI 20.5 
160 35 Township Owned 1.1 
160 36.01 Township Owned 16.5 
160 79 Township Owned 7.7 
160.01 5.06 Township Owned 4.9 
160.01 5.18 Township Owned 1.1 
164 2 Park 1.8 
168 12 Park 8.4 
169 2 Cemetery 6.8 
169 4 Open Space 5.3 
169 26 Park 8.2 
170 8.01 Farm 15.5 
170 9 Farm 9.4 
170 10 Farm 8.2 
170 33 Open Space 4.2 
170 34 Open Space 52.9 
170 35 Cemetery 35.5 
171 36.09 Township Owned 8.8 
171 43 TWP ROSI 14.4 
171 50 TWP ROSI 21.5 
171 52.02 Farm 30.5 
171 72 Township Owned 0.6 
171 98 Township Owned 3.2 
171.02 25 Township Owned 1.5 
171.02 35 Township Owned 0.9 
172 30 Cemetery 68.4 
172 31 Township Owned 3.6 
172 32 Township Owned 132.5 
172 48 Township Owned 50 
173 1 Cemetery 57.3 
176 65.06 Township Owned 0.6 
176 67.03 TWP ROSI 0.5 
176 67.20 TWP ROSI 15.3 
176 86 TWP ROSI 0.9 
176 109 TWP ROSI 4.8 
176 128.02 TWP ROSI 2 
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Recreation & Open Space District 
Block Lot Type Acreage 

176.02 1 TWP ROSI 10 
176.02 50 TWP ROSI 8.8 
176.06 6 TWP ROSI 0.6 
176.06 22 TWP ROSI 5.1 
178 1.00 Township Owned 0.1 
180 6 Township Owned 29.6 
180 14 Township Owned 64.5 
180 20 Township Owned 0.8 
180 34 Township Owned 0.5 
180 43 TWP ROSI 9.7 
184 19 State ROW 0.5 
184 20 State ROW Included with Lot 19 
184 21 State ROW Included with Lot 19 
184 22 State ROW Included with Lot 19 
184 23 State ROW Included with Lot 19 
184 24 State ROW Included with Lot 19 
184 25 State ROW Included with Lot 19 
184 26 State ROW Included with Lot 19 
184 27 Township Owned 2.2 
184 65 Township Owned 2.7 
184 72 Township Owned 16.2 
184.01 17 Township Owned 1.4 
187 1 TWP ROSI 2.3 
189 1 TWP ROSI 6.6 
193.02 49 Township Owned 2.9 
193.02 53.11 Township Owned 0.6 
193.02 54.18 TWP ROSI 15.1 
193.02 54.33 Township Owned 1.7 
193.02 66 Park 1 
193.05 11 Township Owned 2.8 
193.05 25 Township Owned 2.1 
193.05 42 Township Owned 6.1 
193.06 9 Township Owned 0.4 
194 7 Cemetery 1.1 
198 14 Township Owned 3.8 
199 1 Township Owned 0.9 
200 1 Township Owned 0.8 
206 9 Township Owned 18.6 
206 25 Township Owned 47.5 
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Recreation & Open Space District 
Block Lot Type Acreage 

206 30 Township Owned 0.5 
206.03 30 Township Owned 1.7 
206.04 1 Township Owned 0.2 
207 2 Open Space 3 
207 13 Park 9.5 
207 22.33 TWP ROSI 3.9 
213 20 TWP ROSI 8.4 
213 27 Park 13.9 
213 39 Township Owned 1.1 
213 49.02 Park 9.6 
213.01 49.01 Park 1.4 
214 40 Park 2 
214 41 Cemetery 12.3 
214 42 Park 0.3 
214 43.01 Park 361 
214 43.02 Park 3.1 
214 43.03 Park 16.5 
214 44 TWP ROSI 1.3 
214 46 Park 1.1 
214 51.03 TWP ROSI 44.7 
214.01 1 TWP ROSI 41.1 
214.03 18 TWP ROSI 68.1 
215 4 Park 1 
225 190 TWP ROSI 7.2 
225 191 Township Owned 8.5 
225 229 Township Owned 0.2 
251 24 Township Owned 0.1 
252 1 TWP ROSI 3.7 
253 1 TWP ROSI ? 
253 12 TWP ROSI 21 
253 35.01 Township Owned 5.2 
253 36.02 Township Owned 64.6 
253 36.03 Township Owned 20.1 
255 8 TWP ROSI Included with Lot 55 
255 16 TWP ROSI Included with Lot 55 
255 24 TWP ROSI 5.5 
255 55 TWP ROSI 37.4 
255 56 TWP ROSI 19.2 
267 36 Open Space 1.7 
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Recreation & Open Space District 
Block Lot Type Acreage 

267 37 Open Space 8.1 
267 41 TWP ROSI 5.3 
267 42 TWP ROSI 10.8 
268 25 Township Owned 0.2 
268.04 1 Township Owned 1.3 
268.04 30 Township Owned 2.1 
268.05 16 Township Owned 0.7 
268.07 1.01 Township Owned 0.1 
268.07 2.13 Township Owned 4.3 
269 16 Township Owned 1.8 
269 20.01 TWP ROSI 12 
270 15.09 TWP ROSI 9.7 
270 15.43 TWP ROSI 20.1 
270 15.49 TWP ROSI 5.1 
270 83.05 TWP ROSI 9.5 
270 83.20 TWP ROSI 2.5 
270 84 TWP ROSI 9.6 
270 102 TWP ROSI Included with Lot 84 
270.01 5 TWP ROSI 2.7 
292 1 State ROW 0.8 
292 2 State ROW 1.1 
293 1 State ROW 0.3 
296 30 TWP ROSI 4 
299 33 Open Space 12.9 
299 47 TWP ROSI 19.1 
299 65 Township Owned 0.1 
299 114 Farm 22 
299 115 Farm 34.8 
300 63 Township Owned 0.6 
300.01 14 Township Owned 0.9 
306 1 Township Owned 1.4 
312 1 TWP ROSI 9.4 
312 14 TWP ROSI Included with Lot 24 
312 24 TWP ROSI 8.4 
312 24 TWP ROSI 8.4 
312 32 TWP ROSI 6.2 
312 41 TWP ROSI 25.9 
312 102 TWP ROSI 0.3 
312 103 TWP ROSI 10.3 
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Recreation & Open Space District 
Block Lot Type Acreage 

312 104 TWP ROSI 15.2 
312 124 TWP ROSI 15 
312 147 TWP ROSI 1.5 
312 158.08 TWP ROSI 1.3 
312 159 TWP ROSI 5.3 
321 7 TWP ROSI 1.1 
331 62.08 Township Owned 3 
332 12.07 TWP ROSI 1.6 
337 11 TWP ROSI 1.5 
338 7 TWP ROSI 7.6 
339 1 TWP ROSI 27.6 
339 58 TWP ROSI 1.7 
339 67 Township Owned 1.6 
339 89 TWP ROSI 3.7 
339 112 Cemetery 2.6 
342 1 State ROW 0.7 
342 2 State ROW Included with Lot 1 
346 6 State ROW 1.7 
346 7 State ROW Included with Lot 6 
346 8 State ROW Included with Lot 6 
346 9 State ROW Included with Lot 6 
347 1 State ROW 0.3 
347 2 State ROW Included with Lot 1 
348 1 State ROW 2.1 
348 3 State ROW Included with Lot 1 
348 4 State ROW Included with Lot 1 
349 1 State ROW 0.7 
349 2 State ROW Included with Lot 1 
349 16 State ROW Included with Lot 1 
352 8 State ROW 0.6 
353 5 State ROW 0.9 
353 6 State ROW Included with Lot 5 
353 7 State ROW Included with Lot 5 
354 1 State ROW 0.7 
354 2 State ROW Included with Lot 1 
354 3 State ROW Included with Lot 1 
354 4 State ROW Included with Lot 1 
355 9 State ROW 3.7 
355 10 State ROW Included with Lot 9 
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Recreation & Open Space District 
Block Lot Type Acreage 

356 2 Park 2 
358 7 Park 2.4 
360 5.01 Township Owned 1.4 
360 25.23 Township Owned 4 
360 25.29 TWP ROSI 1.6 
360.02 18.26 Township Owned 57.5 
362 16.11 Township Owned 0.6 
363.01 5 Township Owned 0.5 
363.02 21 Township Owned 0.2 
363.02 22 Township Owned 0.6 
363.02 24 Township Owned 0.1 
363.02 25 Township Owned 0.3 
363.02 26 Township Owned 0.3 
363.02 27 Township Owned 0.2 
363.02 28 Township Owned 0.2 
371 31 TWP ROSI 22.6 
371 80 Township Owned 7.5 
371 82 Township Owned 0.5 
371 294 TWP ROSI 7.9 
389 1 TWP ROSI 22.7 
390 18 TWP ROSI 16.5 
392 27.08 TWP ROSI 1.7 
392 28.10 Township Owned 1.7 
392 35 TWP ROSI 19.7 
392 38.06 TWP ROSI 1.1 
407 14 TWP ROSI 8.7 
408 1 State ROW 3 
408 47 Township Owned 0.2 
408 48 TWP ROSI 21.8 
408 49 TWP ROSI 2.5 
408 50 TWP ROSI 8 
408 51 State ROW 3.1 
408 52 State ROW Included with Lot 51 
408 53 State ROW Included with Lot 51 
408 54 State ROW Included with Lot 51 
408 55 State ROW Included with Lot 51 
408 56 State ROW Included with Lot 51 
408 57 TWP ROSI 8 
412 30 TWP ROSI 24 
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Recreation & Open Space District 
Block Lot Type Acreage 

412 30 TWP ROSI 24 
412 31 TWP ROSI Included with Lot 30 
412 32 TWP ROSI 44 
412 107 TWP ROSI 8.9 
412 141 TWP ROSI 8.1 
412 165.10 Township Owned 0.1 
412 308 TWP ROSI 33.1 
412.01 1 TWP ROSI 8 
413 24.04 Township Owned 8 
413 38.06 Township Owned 1.8 
415 1 State ROW 3.5 
415 3 State ROW Included with Lot 1 
415 6 State ROW Included with Lot 1 
415 36 Park 7 
415 37 Park 3.7 
416 3.07 Township Owned 2.3 
416 4 Park 3.3 
417 1 Park 0.4 
417 19.05 Township Owned 3 
417 19.14 Township Owned 2.5 
419 2 Park 0.1 
419 4 State ROW 0.1 
419 5 State ROW Included with Lot 4 
419 6 TAX LIEN 1 
419 7 Township Owned 0.4 
419 8 Township Owned 0.1 
419.01 6 Township Owned 2.1 
420 44.05 TWP ROSI 2.5 
420.02 17 Township Owned 4.2 

   Total : 3,995.0 
 

; and  

The following standards and regulations shall apply to all developments located within 
the Recreation and Open Space district:  

§220-XX “Recreation and Open Space (ROS) District.” 

A. Purpose 
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The intent of the Recreation and Open Space District is to maintain areas of open 
space in a bucolic rural setting within the Township, and to provide appropriate 
lands to meet the recreational needs of Township residents.  

 
B. Permitted principal uses 

1) Public open space 
2) Public indoor and outdoor recreation facilities 
3) Private recreational facilities 
4) Public golf courses 
5) Cemeteries 
6) Essential services 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Off-street parking  
4) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 

D. Conditional uses 
1) Public utilities 

 
E. Area, Yard, and Building requirements 

1) Any building shall be set back a minimum of 100 feet from any property 
line.  

2) Maximum building height shall be 2 stories or 35 feet.  
3) The maximum impervious coverage for the entire tract shall be 15 

percent.; and 

 

§220-XX “Community Facilities (CF) District.” 

A new “Community Facilities” district shall be created, and the Township’s zoning map 
shall be amended so that the following properties shall be removed from the existing 
district within which they reside and placed into the new “Community Facilities” district:  

Community Facilities (CF) district:   

Community Facilities District 
Block Lot Facility Acreage 

103 13 SEWER DISPOSAL 1.1 
119.01 57 PUMP STATION 0.2 
120 34 FIRE HOUSE 3.4 
132 19 WATER TANK 1.4 
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Community Facilities District 
Block Lot Facility Acreage 

139 66.01 WATER TOWER 2.8 
139 86.01 PUMPING STATION 0.3 
143 1.03 PUMP STATION 1.2 
143 11.02 Marlboro Memorial Middle School 26.8 
147 32.27 PUMP STATION 0.2 
151 8 FIRE HOUSE 1.8 
153 38 Collier School 220.6 
153 108 RADIO TOWER 0.3 
157 11 MAINTENANCE BLDG. 3 
157 13 VACANT LAND 5 
159 3.33 PUMP STATION 0.4 
160 36.02 PUMPING STATION 0.1 
170 29 WELL 5.5 
171 71 FILTERING PLANT 11.8 
171.01 23 PUMP STATION 8.1 
176 104 FIRE HOUSE 6.6 
176.07 1 SEWER DISPOSAL 0.1 
180 8 VACANT LAND 6.8 
180 9 VACANT LAND 4.9 
180 13 WATER TANK 6.6 
180 83.02 PUMP STATION 0.9 
206 28 Defino Elementary School 19.7 
214 3.04 PUMP STATION 0.1 
214.03 58 PUMP STATION 0.2 
223 4 FIRE COMPANY PARKING 0.3 
223 5 FIREHOUSE 0.2 
223 6 PARKING FIRE CO 0.3 
223 7 FIRE HOUSE 0.2 
225 74 Marlboro Elementary School 18.7 
225 199 Marlboro High School 44.2 
253 34 Marlboro Middle School, and fields 30.8 
253 35.02 Library 4.1 
253 37.01 Municipal Complex 17.6 
253 38 Board of Ed Building 2 
253 39 Bus Storage 4 
255 68 VACANT LAND 0.3 
270 59 VACANT LAND 6.8 
299 20 PARKING AREA 7.3 
299 160 Asher Holmes Elementary 30.4 
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Community Facilities District 
Block Lot Facility Acreage 

299 177 Robertsville Elementary / Tennis Courts 2.9 
305 181 PUMPING STATION 0.5 
312 159 First Aid station 5.3 
312 160 VACANT LAND 7.5 
335 5 Schechter School 0.5 
339 90 Dugan Elementary 21.4 
360.02 15.01 PUMP STATION 0.2 
360.02 18.63 PUMP STATION 0.3 
415 32.02 PUMP STATION 0.2 
  Total:  545.9 

 

; and  

The following standards and regulations shall apply to all developments located within 
the Community Facilities district:  

§220-XX “Community Facilities (CF) District.” 

A. Purpose 
The intent of the Community Facilities District is to allow for adequate space to 
provide public services and related functions to the residents of the Township of 
Marlboro.  
 

B. Permitted principal uses 
1) All public and quasi-public uses legally permitted in the Township of 

Marlboro may be permitted in the  
2) Libraries 
3) School facilities 
4) Public utilities 
5) Essential services 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Off-street parking  
4) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 

D. Conditional uses 
1) Wireless communications facilities; and 
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§220-92 “Municipal Zone” Repeal 

The Township Land Use and Development Ordinance shall be amended to repeal in its 
entirety §220-92 “Municipal Zone”, as this district is to be supplemented and replaced by 
the aforementioned Community Facilities District, and the Recreation and Open Space 
District, respectively.  

 

§220-93 “A/LC Agriculture/Land Conservation District.” Amendment 

The Township zoning map shall be amended to place the following properties into the 
Agriculture / Land Conservation (A/LC) District of the Township zoning map:  

Agriculture / Land Conservation District Rezone 
Block Lot Facility Acreage 

119 17 Farm 13.8 
119 18 Farm 2.9 
119 19 Farm 1.5 
120 4 Farm 10.3 
120 26 Farm 13.6 
120 27 Farm 29.5 
120 31 Farm 12.6 
146 6 Vacant 8 
146 7 Vacant 10.2 
146 8 Vacant 124 
146 29 Vacant 5.6 
156 4 Open Space 1.7 
168 3 Open Space 2 
168 4 Open Space 7.1 
170 8.02 Farm 17.9 
171 4 Farm 18.8 
171 51 Farm 16.5 
172 58 Open Space 22.6 
172 59 Open Space 4.3 
206 26 Farm 2 
206 27 Farm 27 
207 3 Farm 7.7 
207 18 Farm 29 
225 227 Farm 167.5 
225 228 Farm 1.3 
225 230 Farm 2.6 
361 4 Vacant 6.6 
364 1 Farm 27 



November 13, 2019 

17 
 

Agriculture / Land Conservation District Rezone 
Block Lot Facility Acreage 

364 2 Farm 15.9 
414 1 Farm 0.5 
414 2 Farm 7.5 
415 24 Farm 11.2 
415 27 Farm 18.3 
415 30 Farm 1.1 
415 32.01 Farm 15.7 
415 34.01 Farm 6.1 
419 3 Farm 12.5 
419 11 Farm 6.2 

  Total:  688.6 
 

; and  

In addition to the rezoning or the aforementioned parcels, the Agriculture/Land 
Conservation District, Section 220-93 of the Township’s Land Use and Development 
Ordinance, shall be amended to allow for lots in existence prior to the adoption of this 
ordinance, which do not meet the current minimum lot area requirements, to be 
considered conforming lots.; and   

Section 220-93 (Agriculture/Land Conservation district) of the Township’s Land Use and 
Development Ordinance shall be amended to include the following additional language:  

§220-93.G Lots in existence prior to Ordinance XX 

Any lot in the A/LC district which was in existence prior to the adoption of 
Ordinance XX shall be considered a conforming lot in terms of the requirements 
for minimum lot area, frontage, width, and depth. All permitted uses in the A/LC 
district shall be permitted on these lots; and  

 

§220-4 “Definitions and Word Usage” Amendment  

The definitions found in Section 220-4 of the Township Code shall be amended to 
include the following new definition for “industrial flex use:”  

INDUSTRIAL FLEX USE 

The use of any premises, structure, building or part of a building or place as an 
INDUSTRIAL USE, which intended to provide flexibility in the use of its space, and may 
include multiple tenants in a single building, or may incorporate office space, 
commercial space, or may have multiple users accessing the same space at different time 
periods.; and  
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§220-84 “Industrial-Office-Research District” Amendment 

Section 220-89.A shall be amended to include an industrial flex use as defined above as a 
permitted principal use in the Industrial-Office-Research (IOR) district; and  

§220-XX “Generational Housing Districts”  

The Township’s list of zoning districts, and zoning map shall be amended to create and 
incorporate seven (7) new “Generational Housing” districts, and one (1)  
“Generational Housing“ overlay district, and the following properties shall be rezoned 
into the seven (7) new “Generational Housing” districts, and one (1) “Generational 
Housing” overlay district, as follows: 

Generational Housing 1 (GH-1) district (MDG/Bathgate) 

GH 1 District 
Block Lot 
213.01 44 

 
Generational Housing 2 (GH-2) district (EL at Marlboro) 

GH 2 District 
Block Lot 
415 22 

 
Generational Housing 3 (GH-3) district (Weitz/Pallu),  

GH 3 District 
Block Lot 

146 25 
26 

 
Generational Housing 4 (GH-4) (Weitz/Ashbel) 

GH 4 District 
Block Lot 
119 16 

 
Generational Housing 5 (GH-5) (M&M) 

GH 5 District 
Block Lot 
122 27.04 
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Generational Housing 6 (GH-6) (Buckdale) 

GH 6 District 
Block Lot 

335 

6 
7 
8 
11 

 

Generational Housing 7 (GH-7) (Wildflower/The Place at Marlboro) 

GH 7 District 
Block Lot 

148 31 

149 16 

 

Generational Housing 8 Overlay (GH-8) (Marlboro Motor Lodge) 

GH 8 Overlay 
District 

Block Lot 

270 14 

 

; and  

The following standards and regulations shall apply to all developments located within 
any of the Generational Housing districts:  

§220-XX “Generational Housing Districts” 

The following regulations shall apply to all development within any of the GH districts: 

A. Purpose:  

The intent of Generational Housing is to promote residential communities for 
multiple generations and household types while satisfying the Township’s 
constitutional obligation to create realistic housing opportunities for all our 
residents. Generational Housing opportunities will be available to families just 
starting out, including children of Marlboro parents who currently worry about 
where their kids will live, and the entry level employees including police officers, 
teachers and other public employees who work in and serve our own Town but 
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could never imagine finding a home here.  Empty-nesters and seniors relying 
upon monthly Social Security checks who wish to remain in Marlboro need to 
have the opportunity to do so and should be able to come back home to live, work 
and raise a family. Generational Housing also recognizes that we have a 
collective duty to do more for those who have sacrificed on behalf of our country-
-veterans must have a chance to call Marlboro their home. Generational Housing 
is designed to meet these very real demands.   

 
B. Veterans and first responders preference 

1) For all affordable dwelling units, military veterans and first responders, to 
the extent permitted by law, shall be granted preferential status as 
applicants, as enumerated within the Township’s Affordable Housing 
Ordinance, §70-21 of the Township Code (to be adopted concurrently with 
this ordinance).  
 

C. Recreation requirements 
1) All developments must provide active or passive recreation facilities at a 

ratio of 50 square feet per dwelling unit.  
2) Recreational facilities shall be designed to accommodate users with 

disabilities, and be constructed in accordance with the Barrier Free Sub-
code of the Uniform Construction Code of the State of New Jersey, and all 
other applicable codes and standards.  

 
D. Affordable housing requirements 

1) In inclusionary development, to the extent feasible, low and moderate 
income units shall be integrated into the design with market rate units.  

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

3) All new construction of affordable dwelling units shall incorporate an 
even split between low and moderate income units. In the event that an 
even split results in a fraction of a dwelling unit, the additional dwelling 
unit shall be a low income unit.  

4) The income limits and bedroom distribution for all affordable housing 
units shall be in in accordance with the terms of the order of the Superior 
Court in Re: In the Matter of the Application of the Township of Marlboro 
for a Declaratory Judgement, Docket No. MON-L-2121-15, and in 
accordance with the Uniform Housing Affordability Controls (UHAC) 
found in N.J.A.C. 5:80-26.1 et seq.    

5) In the event that any phasing of construction is proposed, the phasing 
shall be in accordance with applicable law, including applicable 
regulations promulgated by the State of New Jersey.  
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6) Affordable housing units may be located in one building, or in multiple 
buildings.  
 

E. Other provisions 
1) Each development within a GH district may contain a common clubhouse 

or community amenity facility for the use of its residents and their guests. 
Such clubhouse shall be permitted to have a maximum height of 2 stories, 
and 35 feet.  

2) The roof of any clubhouse or community amenity facility may be utilized 
as additional community amenity space.  

3) Monument walls with or without signage, with maximum height of 3 feet, 
shall be permitted at any entrance to a residential development, provided 
that the wall does not interfere with any required sight distances.  

4) Patios, decks, terraces, or balconies may be permitted to encroach within 
any required rear or side yard setback, provided that no patio, deck, 
terrace, or balcony is set back less than 20 feet from any tract boundary.  

5) All stormwater management basins or other facilities shall be managed 
and maintained by a homeowners association.  

 
F. Circulation requirements 

1) No right-of-way dedication of 75 feet as per §220-184.C of the Township’s 
Land Use and Development Ordinance shall apply to any development 
within a Generational Housing (GH) district.  

2) Residential development shall conform to applicable requirements of the 
Residential Site Improvement Standards.  

3) Off-street parking shall be permitted within a front, side, or rear yard 
area.  

4) All residential development projects that require 50 off-street parking 
spaces or more, shall provide for at minimum 2 of those off-street parking 
spaces to be reserved for electric vehicle charging stations. Individual 
attached garages and/or driveways that serve individual residential 
single-family dwellings, or individual townhouse dwellings, shall be 
exempt from this provision.  

5) Where commercial uses are included in a development with multi-family 
residences, off-street parking may be shared by the commercial uses and 
the multi-family residences. A maximum of 20 parking spaces may be 
shared and considered to satisfy the off-street parking requirements for 
each use.  

6) Any parking spaces which are proposed for shared usage, shall be located 
within 150 feet of the primary entrance of each use. 
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G. Design standards 
1) The standards enumerated in this section shall supersede any and all 

design requirements found in §220-38 for any attached single-family 
residential, townhouse, or multi-family residential development in a GH 
district.  

2) Buildings shall be oriented so that their primary entrance faces the public 
street or right-of-way, or an internal roadway. Primary entrances shall 
not face a side or rear yard area, except for end unit townhouse dwellings, 
where the primary entrance shall be permitted to face a side yard.  

3) Blank or featureless walls shall be avoided.  
4) Primary exterior building façade materials on a front façade shall be 

brick or brick veneer, stone, cultured stone, stucco, natural wood, 
composite wood, vinyl, metal, glass, or similarly durable materials. A 
minimum of 50 percent of the front building façade, excluding any 
windows, doors, or fenestration, shall be composed of these materials. 

5) Buildings which have a horizontal width of greater than 80 feet, shall be 
designed to be separated into vertical segments.  

6) No building shall have an uninterrupted horizontal width of greater than 
40 feet without a change in the vertical plane of the façade. A step-back or 
projection with a minimum depth of 18 inches shall be provided.  

7) Projection requirements may be satisfied by decks or patios.  
8) Buildings with pitched roofs shall have eaves that overhang the building 

face by a minimum of 12 inches. Any building eave or roofline which 
extends from the face of the building may encroach into any required 
front, side, or rear yard setback by a maximum of 12 inches.  

9) Buildings with flat roofs shall include a decorative cornice along the top 
of the front facing façade which projects at minimum an average of 8 
inches from the face of the building.  

10) Any accessory structure which will be visible from any street or public 
right-of-way, shall be designed to be consistent in appearance with the 
principal structure on the property.  

11) Any outdoor storage area for garbage and recycling materials which is to 
serve more than one dwelling, or any garbage and recycling storage area 
for a non-residential use, shall be screened by a fence of at least 6 feet in 
height.  

12) Attached single-family (townhouse) design standards: 
a) There shall be a variety of design and architectural styles and 

setbacks for the purpose of presenting an aesthetically desirable 
effect over the entire townhouse development.  

b) No more than four contiguous dwelling units within a structure 
may have the same front yard setback.  

c) Variations in building setbacks shall be not less than 2 feet.  
13) Non-residential design standards: 
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a) For any retail, restaurant, or commercial tenant space, a minimum 
of 50% of the building façade area at the ground level facing the 
public right of way, shall be transparent glazing.  

b) For any retail, restaurant, or commercial space, the maximum 
height of the storefront sill above the sidewalk shall be 3 feet.  

c) For any retail, restaurant, or commercial space on the ground 
level, a designated signage band shall be designed and 
incorporated into the building façade above the storefront area for 
each tenant space.  

14) Sustainable Design Standards 
a) Strategies that minimize the impact of development on the 

environment and enhance the health, safety, and well-being of 
residents by producing durable, low-maintenance, resource-
efficient housing, while making optimum use of existing 
infrastructure and community services, shall be encouraged.  

15) Any deviation from these design standards shall require design waiver 
relief and not variance relief from the appropriate Board.  

 

§220-XX.1 “Generational Housing 1 District” 

The following regulations shall apply to all development within the GH-1 district: 
(MDG/Bathgate) 

 
A. Purpose:  

The Generational Housing – 1 District is provided in accordance with the terms 
of the settlement agreement between the Township of Marlboro and Marlboro 
Development Group, and an order of the Superior Court in the matter of in Re: In 
the Matter of the Application of the Township of Marlboro for a Declaratory 
Judgement, Docket No. MON-L-2121-15, and with the terms of in Re: Marlboro 
Development Group v. Township of Marlboro, et al. Docket No. MON-L-3826-15.  
 

B. Permitted principal uses 
1) Attached single-family dwellings (townhouses) for market rate units 
2) Multi-family dwellings containing affordable housing units 
3) Commercial uses, as set forth below and detailed in Exhibit C to the above 

referenced settlement agreement.  
a) Retail sales and services, including convenience stores 
b) Personal service establishments 
c) Business and professional offices 
d) Medical and dental offices 
e) Restaurants, including fast food 
f) Banks and financial service institutions 



November 13, 2019 

24 
 

g) Entertainment uses such as billiard hall or music venue 
4) Mixed-use buildings of any combination of the above listed permitted uses. 

In any mixed use building, no residential uses shall be permitted on the 
ground floor. 

  
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Drive-thru window service in connection with a permitted commercial use 
6) Patios, decks, terraces, porches, or balconies 
7) Solar panels 
8) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
9) Dog runs 
10) Public and/or private utilities 
11) Temporary construction and sales trailers 
12) Management or leasing offices associated with the development 
13) Any use which is customarily incidental and subordinate to the principal 

use of the property  
 

D. Conditional uses 
1) Public utilities 

 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be 105 total dwelling 
units within the district. Of the maximum of 105 total dwelling units within 
the district no more than 20 dwellings may be multi-family dwellings.  

2) The minimum tract area for market-rate townhouse development shall be 
10 acres.  

3) The minimum tract area for stand-alone commercial development shall be 
25,000 square feet.  

4) The minimum tract area for any multi-family development or mixed use 
development shall be 20,000 square feet.   

5) All non-residential uses, whether in a stand-alone building or in a mixed 
use building, shall be located within 275 feet of the Route 79 right-of-way.  

6) A minimum of 8,000 square feet (gross floor area) of commercial space 
shall be provided within the district.  

7) An additional 8,000 square feet (gross floor area) of commercial space 
shall be permitted, up to a maximum total of 16,000 square feet (gross 
floor area) of commercial space within the district.  
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8) All portions of a tract dedicated to market-rate townhouse construction 
shall be located a minimum of 200 feet from the Route 79 right-of-way.  

9) Attached single family dwellings (townhouses): 
a) Maximum building height – 3.5 stories / 40 feet 
b) Maximum number of dwelling units per building – 6 units 
c) Townhouse building setbacks: 

[1] Side to side – 20 feet 
[2] Side to front/back – 30 feet 
[3] Back to back – 45 feet 
[4] From property boundary – 15 feet 
[5] From internal road or drive aisle – 15 feet 

10) Multi-family dwellings and mixed use buildings: 
a) Maximum building height – 3.5 stories / 40 feet 
b) Building setbacks: 

[1] From Route 79 – 25 feet 
[2] From Stevenson Drive – 25 feet 
[3] From all other boundaries – 8 feet 
[4] From internal roads or drive aisle – 5 feet 
[5] From other buildings – 25 feet 

11) Commercial buildings: 
a) Maximum building height – 3.5 stories / 40 feet 
b) Building setbacks: 

[1] From internal roads or drive aisle – 2 feet 
[2] From Route 79 – 60 feet 
[3] From all other property boundaries – 2 feet 
[4] From drive-thru aisle – 0 feet 

12) Accessory structures: 
a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

c) Facilities for solid waste or recycling storage shall not require any 
setbacks from any parking area.  

13) Parking area setbacks:  
a) 10 feet from any adjacent property line 
b) 0 feet from any internal subdivision line 
c) 0 feet from a commercial building 
d) 5 feet from a multi-family or mixed use building 
e) 10 feet from an attached single-family (townhouse) dwelling 
f) 0 feet from any internal drive aisle 
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F. Circulation requirements: 
1) One site access driveway shall be provided from Route 79, which may be 

shared by all uses on the site.  
2) One site access driveway shall be provided from Schanck Road which 

shall provide access only for townhouse residential uses.  
3) A maximum of two access driveways may be provided on Stevenson Drive.  
4) Off-street parking for any non-residential use shall be provided at a ratio 

of 1 space per 250 square feet of leasable floor area.  
5) No designated loading space shall be required for any non-residential use 

within a building of less than 12,000 square feet in leasable area.  
 

G. Signage requirements: 
1) In connection with commercial uses, one externally or internally 

illuminated pylon project identification sign, with a maximum height of 25 
feet and a maximum sign area of 170 square feet per side, and a minimum 
setback of 10 feet from Route 79, shall be permitted.  

2) Within any commercial use, wall signage, or tenant signs shall be 
permitted for each tenant space. The total amount of signage shall not 
exceed 10 percent of the total façade area of the side of the building facing 
the public street. Wall mounted signage may be internally or externally 
illuminated.  

3) Signage in connection with a drive-thru use may be permitted to have a 
maximum height of 9 feet, and a maximum sign area of 30 square feet. 
Drive-thru menu signage may be digital LED or static, and may be 
internally or externally illuminated. No more than two drive-thru signs 
shall be permitted.  

4) Any structure housing affordable housing units shall be permitted one 
externally illuminated project sign with a maximum height of 6 feet, a 
maximum sign area of 50 square feet, and a minimum setback of 10 feet 
from Route 79.  

5) For any residential townhouse development, externally illuminated project 
identification signs at both sides of a site access drive, with a maximum 
height of 10 feet, a maximum sign width of 20 feet, a maximum sign area 
of 50 square feet, and a minimum setback of 10 feet from any street or 
right-of-way, shall be permitted.  

6) Masonry and supporting members for any project identification sign shall 
not be included in the calculation of signage area. 

7) Directional or way-finding signage shall be permitted as necessary to 
guide vehicles or pedestrians safely through any development. Directional 
or way-finding signage shall have a maximum height of 7 feet, and a 
maximum sign area of 5 square feet.  

8) Temporary advertising signs for residential development shall be 
permitted. Ground signs shall have a maximum height of 8 feet, and a 
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maximum sign area of 25 square feet. Flag signs shall have a maximum 
height of 22 feet, and a maximum sign area of 60 square feet. Banner 
signs shall not exceed the width of the temporary construction fencing.  

9) Any other signage permitted by §220-99 not specifically regulated in this 
section of the ordinance, shall be permitted in this district in accordance 
with those regulations.  

 
H. Other provisions: 

1) A minimum of 18.5 percent of the total number of dwelling units, or twenty 
(20) units if the site is developed at the maximum permitted density of 105 
dwelling units, must be set aside as non-age restricted affordable rental 
units. Any calculation that results in a fraction of a unit, shall be rounded 
up to the nearest whole number as the required number of affordable 
dwelling units to be provided. 

2) A landscaped buffer with a minimum width of 20 feet shall be provided 
around all tract boundaries where the property abuts a residential use or 
zone. No buffer shall be required for any internal subdivision lines within 
the district.  

3) Off-street parking and circulation facilities may encroach into a required 
landscaped buffer area, provided that the encroachment does not exceed 
more than 5 percent of the total area of the buffer, and that in no case is 
the buffer width reduced to less than 5 feet.  

4) The residential components of any development project may incorporate a 
gated entrance for security purposes. 

5) Belgium block curbing or straight curbs shall be permitted in residential 
developments.  

6) The market rate townhouse units may be developed as zero lot line 
subdivision without additional setback requirements in fee simple 
ownership or in the condominium form of ownership. 

 

§220-XX.2 “Generational Housing 2 District” 

The following regulations shall apply to all development within the GH-2 district: (EL at 
Marlboro/Marlboro Parke) 

A. Purpose 
The Generational Housing – 2 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15, and with the terms of in Re: El at Marlboro 79 LLC v 
Township of Marlboro and the Planning Board of Marlboro. Docket No. MON-L-
2974-15.  
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B. Permitted principal uses 
1) Attached single-family dwellings (townhouses) 
2) Multi-family dwellings 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Maintenance garage building 
7) Solar panels 
8) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
9) Dog runs 
10) Public and/or private utilities 
11) Temporary construction and sales trailers 
12) Management and leasing offices associated with the development 
13) Any use which is customarily incidental and subordinate to the principal 

use of the property  
 

D. Conditional uses 
1) Public utilities 

 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be 280 total dwelling 
units within the district.  

2) The minimum tract area for development shall be 25 acres.  
3) The maximum impervious coverage for the entire tract shall be 65 percent 
4) The maximum building coverage for the entire tract shall be 35 percent 
5) The minimum distance between buildings shall be 20 feet 
6) Overall tract building setbacks: 

a) Front yard – 50 feet 
b) Side yard – 40 feet 
c) Rear yard – 50 feet 

7) Overall building setbacks:  
a) Front to front – 60 feet 
b) Front to side – 40 feet 
c) Side to side – 20 feet 
d) Rear to rear – 50 feet 
e) To any internal roadway or parking – 10 feet 

8) Attached single family dwellings (townhouses): 
a) Minimum lot area – 2,000 square feet 
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b) Minimum lot width – 22 feet 
c) Minimum lot depth – 100 feet 
d) Maximum building height – 3 stories / 40 feet 
e) Maximum number of dwellings per building – 8 units 
f) Townhouse building setbacks: 

[1] Front yard – 20 feet 
[2] Side yard (exterior wall) – 10 feet 
[3] Side yard (interior wall) – 0 feet 
[4] Rear yard – 15 feet 

g) Maximum building coverage – 65 percent 
h) Maximum lot coverage – 90 percent 

9) Multi-family dwellings: 
a) Maximum building height – 3 stories / 45 feet 

10) Accessory structures: 
a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 
[3] Tract boundary – 25 feet 

 
F. Circulation requirements: 

1) A boulevard street entry from Route 79 shall serve as the primary 
entrance driveway to any development.  

2) A bikeway with a minimum width of 6.5 feet may be provided along the 
frontage of Route 79, and may be permitted to encroach within any front 
yard setback requirement.  

3) All parking areas shall be setback a minimum of 25 feet from any tract 
boundary.  

4) A sidewalk with a minimum width of 4 feet shall be provided on at least 
one side of every street.  

 
G. Signage requirements: 

1) A maximum of two monument signs shall be permitted at the entrance to a 
development along Route 79.  

a) Monument signs shall be permitted to have a maximum height of 8 
feet.  

b) Monument signs shall be permitted to have a maximum sign area 
of 100 square feet.  

c) Monument signs shall be setback a minimum of 10 feet from the 
Route 79 right-of-way, and shall not interfere with any required 
sight distances.  

d) The structure of any monument sign shall be primarily composed 
of stone or brick.  
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2) One temporary non-illuminated, double sided advertising sign shall be 
permitted.  

a) An advertising sign shall have a maximum height of 8 feet.  
b) An advertising sign shall have a maximum sign area of 32 square 

feet.  
 

H. Other provisions 
1) A minimum of 20 percent of the total number of dwelling units, or fifty-six 

(56) dwelling units, whichever is greater, must be non-age restricted 
affordable rental units. Any calculation that results in a fraction of a unit, 
shall be rounded up to the nearest whole number as the required number 
of affordable dwelling units to be provided.  

2) A landscaped buffer with a minimum width of 25 feet shall be provided 
around all tract boundaries.  

3) A minimum of 20% of the total tract area shall be set aside as 
conservation, recreation, or open space.  

4) No more than half of the required open space or recreation set aside area 
shall be within wetlands, wetlands buffer areas, or 100-year floodplain 
areas, as determined by the most recent FEMA flood insurance rate maps.  

5) Open space and recreation, both active and passive, may be satisfied by 
any walking paths throughout the community, all green lawn or 
landscaped areas outside of the building footprints, a tot lot, an outdoor 
pool, or a clubhouse. 

6) Outdoor storage sheds for residential use shall be prohibited.  
7) There shall be no bedroom limitations or requirements for any market-

rate townhouse dwelling units.  

 

§220-XX.3 “Generational Housing 3 District” 

The following regulations shall apply to all development within the GH-3 district: 
(Weitz/Pallu) 

A. Purpose 
The Generational Housing – 3 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15, and with the terms of in Re: Ashbel Associates, LLC, et al. 
v. Township of Marlboro, et al. Docket No. MON-L-3069-15.  In accordance with 
the court matters identified above, certain properties located at Block 267, Lots 
36 and 37, and Block 299, Lot 33, are to be donated to the Township for the 
purposes of open space or other municipal non-housing use, in association with 
the development of any property located within the Generational Housing – 3 
District. Those properties are being rezoned to the newly created Recreation and 
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Open Space District as a part of this ordinance. In addition, three separate 
parcels which were party to this same court matters, known as Block 146 Lot 21, 
Block 146 Lot 23, and Block 207 Lot 5, are not to be rezoned, and have 
specifically been excluded from consideration from any zoning actions described 
in this ordinance.    

 
B. Permitted principal uses 

1) Multi-family dwellings 
 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Solar panels 
7) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
8) Dog runs 
9) Public and/or private utilities 
10) Temporary construction and sales trailers 
11) Management or leasing offices associated with the development 
12) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 
D. Conditional uses 

1) Public utilities 
 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be a total of 387 
residential dwelling units within the district.  

2) The minimum tract area for development shall be 10 acres.  
3) The maximum impervious coverage for the entire tract shall be 65 percent 
4) The maximum building coverage for the entire tract shall be 25 percent 
5) Overall tract building setbacks: 

a) Texas Road – 130 feet 
b) Wooleytown Road – 75 feet 
c) Side yard – 50 feet 
d) Rear yard – 50 feet 
e) Building to roadway – 15 feet 

6) Multi-family dwellings: 
a) Maximum number of dwelling units per building – 30 units 
b) Maximum building length – 220 feet 
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c) Maximum building depth – 80 feet 
d) Maximum building height – 3 stories / 45 feet 
e) Minimum building separation 

[1] Front to front – 60 feet  
[2] Side to side – 40 feet 
[3] Rear to rear – 50 feet 
[4] Front to side/rear – 40 feet 
[5] Deviations of up to 5 feet from any of these minimum 

building separation requirements may be permitted as de 
minimis.  

7) Accessory structures: 
a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

 
F. Circulation requirements: 

1) A maximum of two (2) access driveways shall be permitted on Texas Road. 
2) A maximum of one (1) access driveway shall be permitted on Wooleytown 

Road.  
3) Parking setbacks: 

a) Texas Road – 50 feet 
b) Wooleytown Road – 20 feet 
c) Buildings – 10 feet 

 
G. Signage requirements: 

1) A maximum of one entrance sign shall be permitted per access driveway.   
a) Any entrance sign shall be a monument sign composed of a stone 

base.  
b) The maximum permitted height of an entrance sign shall be 8 feet, 

on top of a stone base with a maximum height of 2 feet, for a 
maximum permitted total height of 10 feet.  

c) The maximum permitted width of an entrance sign shall be 8 feet.  
d) The maximum permitted width of a stone base shall be 10 feet.  
e) The maximum permitted sign area of an entrance sign shall be 40 

square feet, exclusive of any stone base or other structural 
supports.   

f) Any entrance sign shall be setback a minimum of 15 feet from a 
street right-of-way.  

g) Any entrance sign shall be setback a minimum of 8 feet from any 
internal road or driveway.  

h) Entrance signs shall be permitted to be internally or externally 
illuminated.  
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2) A maximum of two building identification wall signs shall be permitted per 
building.  

a) Building identification wall signs shall not exceed the height of the 
eave of the roof.  

b) Building identification wall signs shall have a maximum permitted 
sign area of 6 square feet each.  

c) Building identification wall signs shall be permitted to project 
from the face of the wall a maximum distance of 6 inches.  

3) Directional signage shall be permitted as necessary for safe and efficient 
circulation on the site.  

a) Directional signage shall have a maximum sign height of 4 feet.  
b) Directional signage shall have a maximum sign area of 15 square 

feet per side.  
c) Directional signage shall be setback a minimum of 4 feet from any 

street or driveway.  
 
H. Other provisions 

1) A minimum of 20 percent of the total number of dwelling units, or seventy-
eight (78) dwelling units, whichever is greater, must be non-age restricted 
affordable rental units. Any calculation which results in a fraction of a 
unit, shall be rounded up to the nearest whole number as the required 
number of affordable dwelling units to be provided.  

2) A landscaped buffer with a minimum width of 20 feet shall be provided 
along all tract boundaries.  

3) The provisions of §220-43.G Tennis and Sports Courts, shall not apply 
unless such proposed uses are located within the tract boundaries.  

4) Pools and other recreation features shall be permitted with a minimum 
setback of 20 feet from any residential dwelling, clubhouse, structure, or 
any other pool.  

5) Drainage, utilities, driveways, and recreation facilities may be permitted 
to encroach within a required buffer area. 

 

§220-XX.4 “Generational Housing 4 District” 

The following regulations shall apply to all development within the GH-4 district: 
(Weitz/Ashbel) 

A. Purpose 
The Generational Housing – 4 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15, and with the terms of in Re: Ashbel Associates, LLC, et al. 
v. Township of Marlboro, et al. Docket No. MON-L-3069-15. In accordance with 
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the court matters identified above,, certain properties located at Block 267, Lots 
36 and 37, and Block 299, Lot 33, are to be donated to the Township for the 
purposes of open space or other municipal non-housing use, in association with 
the development of any property located within the Generational Housing – 3 
District. Those properties are being rezoned to the newly created Recreation and 
Open Space District as a part of this ordinance. In addition, three separate 
parcels which were party to this same court matters, known as Block 146 Lot 21, 
Block 146 Lot 23, and Block 207 Lot 5, are not to be rezoned, and have 
specifically been excluded from consideration from any zoning actions described 
in this ordinance.    

 
B. Permitted principal uses 

1) Multi-family dwellings 
 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Solar panels 
7) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
8) Dog runs 
9) Public and/or private utilities 
10) Temporary construction and sales trailers 
11) Management or leasing offices associated with the development 
12) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 
D. Conditional uses 

1) Public utilities 
 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be a total of 120 
residential dwelling units.  

2) The minimum tract area for development shall be 10 acres.  
3) The minimum tract width shall be 500 feet 
4) The minimum tract depth shall be 500 feet 
5) The maximum impervious coverage for the entire tract shall be 50 percent 
6) The maximum building coverage for the entire tract shall be 25 percent 
7) Overall tract building setbacks: 

a) Texas Road – 75 feet 
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b) Side yard – 50 feet 
c) Rear yard – 50 feet 
d) Building to roadway – 15 feet 

8) Multi-family dwellings: 
a) Maximum number of dwelling units per building – 30 units 
b) Maximum building height – 3 stories / 45 feet 
c) Maximum building length – 220 feet 
d) Maximum building depth – 80 feet 
e) Minimum building separation 

[1] Front to front – 60 feet  
[2] Side to side – 40 feet 
[3] Rear to rear – 50 feet 
[4] Front to side/rear – 40 feet 
[5] Building to roadway – 15 feet 
[6] Deviations of up to 5 feet from any of these minimum 

building separation requirements may be permitted as de 
minimis.  

9) Accessory structures: 
a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

 
F. Circulation requirements: 

1) A maximum of two (2) access driveways shall be permitted on Texas Road.  
2) Parking setbacks: 
a) Texas Road – 40 feet 
b) Buildings – 10 feet 

 
G. Signage requirements: 

1) A maximum of one entrance sign shall be permitted per access driveway.   
a) Any entrance sign shall be a monument sign composed of a stone 

base.  
b) The maximum permitted height of an entrance sign shall be 8 feet, 

on top of a stone base with a maximum height of 2 feet, for a 
maximum permitted total height of 10 feet.  

c) The maximum permitted width of an entrance sign shall be 8 feet.  
d) The maximum permitted width of a stone base shall be 10 feet.  
e) The maximum permitted sign area of an entrance sign shall be 40 

square feet, exclusive of any stone base or other structural 
supports.   

f) Any entrance sign shall be setback a minimum of 15 feet from a 
street right-of-way.  
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g) Any entrance sign shall be setback a minimum of 8 feet from any 
internal road or driveway.  

h) Entrance signs shall be permitted to be internally or externally 
illuminated.  

2) A maximum of two building identification wall signs shall be permitted per 
building.  

a) Building identification wall signs shall not exceed the height of the 
eave of the roof.  

b) Building identification wall signs shall have a maximum permitted 
sign area of 6 square feet each.  

c) Building identification wall signs shall be permitted to project 
from the face of the wall a maximum distance of 6 inches.  

3) Directional signage shall be permitted as necessary for safe and efficient 
circulation on the site.  

a) Directional signage shall have a maximum sign height of 4 feet.  
b) Directional signage shall have a maximum sign area of 15 square 

feet per side.  
c) Directional signage shall be setback a minimum of 4 feet from any 

street or driveway.  
 
H. Other provisions 

1) A minimum of 20 percent of the total number of dwelling units, or twenty-
four (24) dwelling units, whichever is greater, must be non-age restricted 
affordable rental units. Any calculation which results in a fraction of a 
unit, shall be rounded up to the nearest whole number as the required 
number of affordable dwelling units to be provided.  

2) A landscaped buffer with a minimum width of 20 feet shall be provided 
along all tract boundaries.  

3) Drainage, utilities, driveways, and recreation facilities may be permitted 
to encroach within a required buffer area. 

 

§220-XX.5 “Generational Housing 5 District” 

The following regulations shall apply to all development within the GH-5 district: 
(M&M) 

A. Purpose 
The Generational Housing – 5 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15. 

 
B. Permitted principal uses 
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1) Attached single-family dwellings 
2) Multi-family dwellings 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Solar panels 
7) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
8) Public and/or private utilities 
9) Temporary construction and sales trailers 
10) Management or leasing offices associated with the development 
11) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 

D. Conditional uses 
1) Public utilities 

 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be a total of 200 
residential dwelling units.  

2) The minimum tract area for development shall be 10 acres.  
3) The maximum impervious coverage for the entire tract shall be 50 percent 
4) The maximum building coverage for the entire tract shall be 25 percent 
5) Overall tract building setbacks: 

a) Route 79 – 75 feet 
b) Side yard – 50 feet 
c) Rear yard – 50 feet 

6) Overall building setbacks:  
a) Front to front – 60 feet 
b) Front to side – 40 feet 
c) Side to side – 25 feet 
d) Rear to rear – 50 feet 
e) To any internal roadway or parking – 10 feet 

7) Attached single-family dwellings (townhouses):  
a) Minimum lot area – 2,000 square feet 
b) Minimum lot width – 20 feet 
c) Minimum lot depth – 100 feet 
d) Maximum building height – 3.5 stories / 40 feet 
e) Maximum number of dwellings per building – 6 units 
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f) Townhouse building setbacks: 
[1] Front yard – 20 feet 
[2] Side yard (exterior wall) – 10 feet 
[3] Side yard (interior wall) – 0 feet 
[4] Rear yard – 20 feet 

g) Maximum building coverage – 60 percent 
h) Maximum lot coverage – 85 percent 

8) Multi-family dwellings: 
a) Maximum building height – 3.5 stories / 45 feet 
b) Minimum building separation 

[1] Front to front – 60 feet  
[2] Side to side – 40 feet 
[3] Rear to rear – 50 feet 
[4] Front to side/rear – 40 feet 

9) Accessory structures: 
a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

 
F. Circulation requirements: 

1) A maximum of one access driveway shall be permitted on Route 79 
2) Parking setbacks: 

a) Route 79 – 50 feet 
b) Buildings – 10 feet (excluding driveways for single-family 

dwellings) 
 

G. Other provisions 
1) A minimum of 20 percent of the total number of dwelling units, or 40 

dwelling units, whichever is greater, must be non-age restricted affordable 
rental units. Any calculation which results in a fraction of a unit, shall be 
rounded up to the nearest whole number as the required number of 
affordable dwelling units to be provided.  

2) A landscaped buffer with a minimum width of 20 feet shall be provided 
along all tract boundaries.  

3) Drainage, utilities, driveways, and recreation facilities may be permitted 
to encroach within a required buffer area.  

 

§220-XX.6 “Generational Housing 6 District” 

The following regulations shall apply to all development within the GH-6 district: 
(Buckdale) 
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A. Purpose 
The Generational Housing – 6 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15.   

 
B. Permitted principal uses 

1) Detached single-family dwellings 
2) Attached single-family dwellings (townhouses) 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Solar panels 
7) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
8) Public and/or private utilities 
9) Temporary construction and sales trailers 
10) Management or leasing offices associated with the development 
11) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 

D. Conditional uses 
1) Public utilities 

 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be a total of 45 
residential dwelling units.  

2) The minimum tract area for development shall be 10 acres.  
3) The maximum impervious coverage for the entire tract shall be 60 percent 
4) The maximum building coverage for the entire tract shall be 32 percent 
5) Overall tract building setbacks: 

a) Buckley Road – 50 feet 
b) Route 79 – 100 feet 
c) Side yard – 50 feet 
d) Rear yard – 50 feet 

6) Detached single-family dwellings:  
a) Minimum lot area – 4,000 square feet 
b) Minimum average unit width – 30 feet 
c) Maximum building height – 3 stories / 35 feet 
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d) Minimum detached single-family building setbacks: 
[1] Front yard – 25 feet 
[2] Side yard (one side) – 0 feet 
[3] Side yard (combined) – 10 feet 
[4] Rear yard – 25 feet 

e) Maximum building coverage – 60 percent 
f) Maximum lot coverage – 85 percent 

7) Attached single-family dwellings (townhouses):  
a) Minimum lot area – 2,000 square feet 
b) Minimum lot width – 20 feet 
c) Minimum lot depth – 100 feet 
d) Maximum building height – 3 stories / 35 feet 
e) Maximum number of dwellings per building – 6 units 
f) Minimum townhouse building setbacks: 

[1] Front yard – 20 feet 
[2] Side yard (exterior wall) – 10 feet 
[3] Side yard (interior wall) – 0 feet 
[4] Rear yard – 20 feet 
[5] Distance between buildings – 25 feet 

8) Accessory structures: 
a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

 
F. Other provisions 

1) A minimum of 20 percent of the total number of dwelling units, or 9 
dwelling units, whichever is greater, must be non-age restricted affordable 
rental units. Any calculation which results in a fraction of a unit, shall be 
rounded up to the nearest whole number as the required number of 
affordable dwelling units to be provided.  

2) All new construction of affordable dwelling units shall incorporate an 
even split between low and moderate income units. In the event that an 
even split results in a fraction of a dwelling unit, the additional dwelling 
unit shall be permitted to be a moderate income unit within the GH-6 
district.  

3) No recreation space or amenities shall be required within the GH-6 
district.  

4) The maximum permitted size of any deck or patio shall be 10 feet in width 
by 10 feet in depth.  
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§220-XX.7 “Generational Housing 7 District” 

The following regulations shall apply to all development within the GH-7 district: 
(Wildflower) 

A. Purpose 
The Generational Housing – 7 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15.   

 
B. Permitted principal uses 

1) Detached single-family dwellings 
2) Attached single-family dwellings (townhouses) 
3) Multi-family dwellings 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Solar panels 
7) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
8) Public and/or private utilities 
9) Temporary construction and sales trailers 
10) Management or leasing offices associated with the development 
11) Any use which is customarily incidental and subordinate to the principal 

use of the property.  
 

D. Conditional uses 
1) Public utilities 

 
E. Area, yard, and building requirements 

1) The maximum permitted residential density shall be a total of 258 
residential dwelling units within the district.  

2) The minimum tract area for development shall be 2 acres.  
3) Detached single-family dwellings:  

a) Minimum lot area – 6,000 square feet 
b) Minimum lot width – 40 feet 
c) Minimum lot depth – 90 feet 
d) Maximum building height – 3 stories / 35 feet 
e) Minimum detached single-family building setbacks: 



November 13, 2019 

42 
 

[1] Front yard – 20 feet 
[2] Side yard (one side) – 5 feet 
[3] Side yard (combined) – 15 feet 
[4] Rear yard – 20 feet 

f) Maximum building coverage – 60 percent 
g) Maximum lot coverage – 50 percent 

4) Attached single-family dwellings (townhouses):  
a) Minimum lot area – 2,000 square feet  
b) Minimum lot width – 20 feet 
c) Minimum lot depth – 100 feet 
d) Maximum building height – 3 stories / 35 feet 
e) Maximum number of dwellings per building – 6 units 
f) Minimum townhouse building setbacks: 

[1] Front yard – 10 feet 
[2] Side yard (exterior wall) – 10 feet 
[3] Side yard (interior wall) – 0 feet 
[4] Rear yard – 20 feet 
[5] Distance between buildings – 20 feet 

5) Multi-family dwellings:  
a) Minimum lot area – 2 acres 
b) Minimum lot width – 125 feet 
c) Minimum lot depth – 125 feet 
d) Maximum building height – 4 stories / 50 feet 
e) Minimum building setbacks:  

[1] Front yard – 10 feet 
[2] Side yard – 10 feet 
[3] Rear yard – 10 feet 
[4] Distance between buildings – 20 feet 

f) Maximum lot coverage – 80 percent 
6) Accessory structures: 

a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

 
F. Other provisions 

1) One hundred percent (100%) of all residential dwelling units constructed 
within the Generational Housing 7 district shall be affordable dwelling 
units other than up to two superintendent’s units, as the superintendent’s 
units are not required to be deed restricted as affordable housing units.  

2) All new construction of affordable dwelling units shall incorporate an 
even split between low- and moderate-income units. In the event that an 
even split results in a fraction of a dwelling unit, the additional dwelling 
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unit shall be permitted to be a low-income unit within the GH-7 district. 
Thirteen (13) percent of all affordable dwelling units shall be very low-
income units as defined in the Fair Housing Act. The bedroom distribution 
shall be as required by N.J.A.C. 5:80-26.3 and the very low-income, low-
income, and moderate-income units shall be proportionally distributed 
within each bedroom category. 

3) No recreation space or amenities shall be required within the GH-7 
district.  

4) A landscaped buffer with a minimum width of 15 feet shall be provided 
along all tract boundaries.  

 

§220-XX.8 “Generational Housing 8 Overlay District” 

The following regulations shall be applicable to all property within the GH-8 district 
(Motor Lodge) as an overlay district.  

A. Purpose 
The Generational Housing – 8 District is provided in accordance with the terms 
of an order of the Superior Court in the matter of in Re: In the Matter of the 
Application of the Township of Marlboro for a Declaratory Judgement, Docket 
No. MON-L-2121-15.  The regulations found within this ordinance shall serve as 
an overlay to the underlying zoning. Development may be permitted under either 
these overlay district standards, or the underlying zoning. There shall be no 
mixing of overlay or underlying standards for any development.  

 
B. Permitted principal uses 

1) Detached single-family dwellings 
2) Attached single-family dwellings (townhouses) 
3) Multi-family dwellings 

 
C. Accessory uses 

1) Signs  
2) Fences 
3) Structural retaining walls 
4) Off-street parking  
5) Patios, decks, terraces, porches, or balconies 
6) Solar panels 
7) Residential amenity spaces including clubhouses, swimming pools, 

playgrounds, picnic areas, and gathering spaces 
8) Public and/or private utilities 
9) Temporary construction and sales trailers 
10) Management or leasing offices associated with the development 
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11) Any use which is customarily incidental and subordinate to the principal 
use of the property.  

 
D. Conditional uses 

1) Public utilities 
 

E. Area, yard, and building requirements 
1) The maximum permitted residential density shall be a total of 92 

residential dwelling units.  
2) The minimum tract area for development shall be 3 acres.  
3) The maximum impervious coverage for the entire tract shall be 60 percent 
4) The maximum building coverage for the entire tract shall be 32 percent 
5) Overall tract building setbacks: 

a) Route 9 – 30 feet 
b) Side yard – 30 feet 
c) Rear yard – 50 feet 

6) Detached single-family dwellings:  
a) Minimum lot area – 6,000 square feet 
b) Minimum lot width – 40 feet 
c) Minimum lot depth – 90 feet 
d) Maximum building height – 3 stories / 35 feet 
e) Minimum detached single-family building setbacks: 

[1] Front yard – 20 feet 
[2] Side yard (one side) – 5 feet 
[3] Side yard (combined) – 15 feet 
[4] Rear yard – 20 feet 

f) Maximum building coverage – 60 percent 
g) Maximum lot coverage – 50 percent 

7) Attached single-family dwellings (townhouses):  
a) Minimum lot area – 2,000 square feet  
b) Minimum lot width – 20 feet 
c) Minimum lot depth – 100 feet 
d) Maximum building height – 3 stories / 35 feet 
e) Maximum number of dwellings per building – 6 units 
f) Minimum townhouse building setbacks: 

[1] Front yard – 10 feet 
[2] Side yard (exterior wall) – 10 feet 
[3] Side yard (interior wall) – 0 feet 
[4] Rear yard – 20 feet 
[5] Distance between buildings – 20 feet 

8) Multi-family dwellings:  
a) Minimum lot area – 2 acres 
b) Minimum lot width – 125 feet 
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c) Minimum lot depth – 125 feet 
d) Maximum building height – 4 stories / 50 feet 
e) Minimum building setbacks:  

[1] Front yard – 10 feet 
[2] Side yard – 10 feet 
[3] Rear yard – 10 feet 
[4] Distance between buildings – 20 feet 

f) Maximum lot coverage – 80 percent 
9) Accessory structures: 

a) Maximum building height – 15 feet 
b) Setbacks: 

[1] Side yard – 3 feet 
[2] Rear yard – 5 feet 

 
F. Other provisions 

1) One hundred percent (100%) of all residential dwelling units constructed 
within the Generational Housing 8 overlay district shall be age-restricted 
affordable rental dwelling units other than one superintendent’s unit, as 
the superintendent’s unit is not required to be deed restricted as an 
affordable housing unit.  

2) All new construction of affordable dwelling units shall incorporate an 
even split between low- and moderate-income units. In the event that an 
even split results in a fraction of a dwelling unit, the additional dwelling 
unit shall be permitted to be a low- income unit within the GH-8 district. 
Thirteen (13) percent of all affordable dwelling units shall be very low-
income units as defined in the Fair Housing Act. The bedroom distribution 
shall be as required by N.J.A.C. 5:80-26.3 and the very low-income, low-
income, and moderate-income units shall be proportionally distributed 
within each bedroom category. 

3) No recreation space or amenities shall be required within the GH-8 
district. 

4) A landscaped buffer with a minimum width of 20 feet shall be provided 
along all tract boundaries.  

 

BE IT FURTHER ORDAINED, that if any section, paragraph, subsection, clause or 
provision of this Ordinance shall be adjudged by the Courts to be invalid, such adjudication shall 
only apply to the section, paragraph, subsection, clause or provision so adjudicated, and the 
remainder of the Ordinance shall be deemed invalid and effective. 
 
 BE IT FURTHER ORDAINED, that any ordinances or parts thereof in conflict with the 
provisions of this Ordinance are repealed to the extent of such conflict. 
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 BE IT FURTHER ORDAINED, that this Ordinance shall take effect upon passage and 
publication in accordance with applicable law. 
 
 BE IT FURTHER ORDAINED, that a certified copy of this Ordinance shall be 
provided to each of the following:  
 

a. Township Business Administrator 
b. Township Chief Financial Officer 
c. Township Engineer 
d. Louis Rainone, Esq. 

 
 
 
 
PASSED:   
 
 
ADOPTED:      TOWNSHIP OF MARLBORO 
 
 
 
             
ALIDA MANCO,    JONATHAN L. HORNIK,  
MUNICIPAL CLERK   MAYOR  
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INTRODUCTION 

Purpose of and Statutory Basis for the Redevelopment Plan 

Redevelopment is the process of rebuilding a previously developed area of a community that has 
fallen into a state of disrepair. This can involve the acquisition and demolition of existing structures 
and facilities if needed to make way for new improvements. Redevelopment planning is the 
process of determining how the redevelopment of particular properties can best improve a 
community, and using local government powers to encourage development and growth where it 
otherwise would be unlikely to happen.  

New Jersey laws allow for a municipality to utilize redevelopment as a tool to stimulate economic 
development and improve conditions on properties that meet certain statutory criteria that 
qualify them as being “in need of redevelopment.” Redevelopment as a planning instrument offers 
a number of potential benefits to the Township. Through redevelopment, the Township is allowed 
more flexibility to negotiate with, and offer financial incentives to, potential developers than is 
otherwise available through standard land development procedures. Under redevelopment the 
Township can take a more proactive approach to improving targeted areas. This can be used as a 
means to stimulate development where it might not occur through market forces and private 
capital alone. Only upon completion of the Redevelopment Process is the municipality able to 
exercise all of the powers granted through the Redevelopment statute.  

On August 10, 2017, the Township Council of the Township of Marlboro adopted Resolution 2017-
272, authorizing and directing the Planning Board to undertake a preliminary investigation to 
determine if certain properties met any of the statutory criteria to determine that they are “areas 
in need of redevelopment”. The resolution from the Council expressly noted that the 
Redevelopment Study was to include the potential for condemnation and ultimately the use of 
eminent domain. The properties subject to investigation were:  

• Block 103, Lot 1 
• Block 111, Lots 10, 11, 12, and 13 
• Block 146, Lots 28, 30, 31, 32, 33, and 38 
• Block 147, Lot 34 
• Block 170, Lots 2 and 3 
• Block 172, Lot 13 (now known as Lot 13.01) 

On October 4, 2018, the Township Council adopted Resolution 2018-293, which directed the 
Planning Board to include Block 111, Lot 4 within the area to be investigated. These properties 
collectively will be referred to herein as the “Study Area” and the “Redevelopment Area.”  

The Planning Board retained the services of CME Associates to prepare a preliminary investigation 
to determine if the Study Area is in need of redevelopment. CME completed the Marlboro 
Scattered Site Area in Need of Redevelopment Study and presented it to the Marlboro Township 
Planning Board on July 17, 2019 for consideration. The Planning Board accepted the findings of 
the Study and concluded that each of the properties within the Study Area can be considered in 
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need of redevelopment due to satisfying the statutory criteria. The Planning Board adopted 
Resolution PB 1-2019, and subsequently amended Resolution PB 1-2019, to recommend to the 
Council that the entire Study Area be deemed a Condemnation Area in Need of Redevelopment.  

The Marlboro Township Council, at a meeting on September 5, 2019 accepted the findings of the 
Marlboro Scattered Site Area in Need of Redevelopment Study and the conclusions of the Planning 
Board of the Township, and by Resolution #2019-281 declared that the Study Area is an Area in 
Need of Redevelopment pursuant to applicable sections of the Local Redevelopment and Housing 
Law (N.J.S.A. 40A:12A-1, et seq.). The Council determined that the each of the properties referred 
to the Planning Board for study shall be designated as a Condemnation Redevelopment Area:  

• Block 103, Lot 1 
• Block 111, Lots 4, 10, 11, 12, and 13 
• Block 146, Lots 28, 30, 31, 32, 33 and 

38 
• Block 147, Lot 34 
• Block 170, Lots 2, and 3 
• Block 172, Lot 13.01 
• Block 268, Lot 79 

This document sets forth the Redevelopment 
Plan for the Redevelopment Area, including 
permitted land uses, bulk and area 
requirements, and design standards for any 
proposed development within the 
Redevelopment Area.  In accordance with 
Marlboro Township Council Resolution 
#2019-281, this plan is a Condemnation 
Redevelopment Plan for the lots noted above. The use all powers and authority under the 
redevelopment law, including eminent domain to acquire lands within the Redevelopment Area 
by the Township, will be permitted for any of the properties within the Study Area as they have 
been designated as a Condemnation Redevelopment Area. The aforementioned resolutions are 
each included within Appendix A. 

According to the Local Redevelopment and Housing Law, the Redevelopment Plan shall include an 
outline for the planning, development, redevelopment, or rehabilitation of the project area 
sufficient to indicate: 

1. Its relationship to definitive local objectives as to appropriate land uses, density of 
population and improved traffic and public transportation, public utilities, recreational, 
community facilities, and other public improvements; 

2. Proposed land uses and building requirements in the project area; 

3. Adequate provision for the temporary and permanent relocation, as necessary, of 
residents in the project area, including an estimate of the extent to which decent safe and 

Entrance view from Texas Road – Aberdeen Auto Salvage 
Source: CME Associates 
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sanitary dwelling units, affordable to displaced residents, will be available to them in the 
existing local housing market; 

4. An identification of any property within the Redevelopment Area proposed to be acquired 
in accordance with Redevelopment Plan; 

5. Any significant relationship of the Redevelopment Plans to: 

i. The Master Plans of contiguous municipalities; 

ii. The Master Plan of the County in which the municipality is located, and; 

iii. The State Development and Redevelopment Plans adopted pursuant to the “State 
Planning Act”. 

6. Additionally, A redevelopment plan may include the provision of affordable housing in 
accordance with the “Fair Housing Act,” P.L. 1985, c.222 (C.52:27D-301 et al.) and the 
housing element of the municipal master plan; and 

7. The redevelopment plan shall describe its relationship to pertinent municipal development 
regulations including consistency with the municipal master plan. 

This Redevelopment Plan will set forth the bulk standards, permitted uses, design standards, and 
other requirements within the Redevelopment Area, which shall supersede the existing zoning 
currently applicable to each of the parcels within the Redevelopment Area.   

Plan Overview 

The Redevelopment Plan permits multiple types of residential uses including single-family 
detached dwellings, townhouses, and multi-family dwellings, within the Redevelopment Area. The 
purpose of this Plan is to encourage the revitalization of the subject properties, promote the 
implementation of land uses that are compatible with surrounding development and promote 
generational housing opportunities. This Plan has been prepared in accordance with the terms of 
an order of the Superior Court in the matter of In Re: In the Matter of the Application of the 
Township of Marlboro for a Declaratory Judgement, Docket No. MON-L-2121-15 and satisfies all 
applicable requirements of same as they pertain to this Redevelopment Plan.   

This Redevelopment Plan sets forth the zoning requirements including use and bulk standards, 
and other design standards intended to guide the effective redevelopment of the areas in a 
manner consistent with the goals and objectives of the Township.   

Area Boundaries and Locational Context 

The Redevelopment Area is composed of 11 sites which are generally located in the northwestern 
section of the Township, west of Highway 79 and north of Route 18,  as shown on the site location 
map immediately following this subsection of the Plan. Each of the sites that make up the 
Redevelopment Area are currently occupied and used as junkyards or auto salvage businesses. 
Most of the properties are covered by a combination of paved surfaces or gravel drives which are 
used for the storage of salvaged vehicles. There are very few permanent structures on any of the 
sites, with most of the 11 sites using temporary trailer buildings as offices for the auto salvage 
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businesses. Several of the properties contain significant wooded areas on their periphery, and may 
be constrained by the presence of wetlands and floodplains.   

A detailed description of the existing conditions of each property is included within the Marlboro 
Scattered Site Area in Need of Redevelopment Study, presented to the Marlboro Township 
Planning Board on July 17, 2019. Additional information about the attributes and vision for each 
property is included in the Redevelopment Tract Vision in a subsequent section of this Plan. 

  

Baron’s Auto Salvage 
Source: CME Associates 
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REDEVELOPMENT PLAN VISION, GOALS, AND OBJECTIVES 

Plan Vision 

This Redevelopment Plan provides for the transformation of underutilized and existing non-
conforming parcels within the Redevelopment Area to new residential areas, which will offer 
housing options to individuals, households, and families of multiple generations and income levels. 
The intent of this Plan is to create realistic opportunities for the housing of all residents and to 
make generational housing available to families just starting out, including children of Marlboro 
parents who currently worry about where their kids will live, and the entry level employees, such 
as police officers, teachers, and other public employees who work in and serve our own Town but 
could never imagine finding a home here.  Empty-nesters and seniors relying upon monthly Social 
Security checks who wish to remain in Marlboro need to have the opportunity to do so and should 
be able to come back home to live and work. Generational housing also recognizes that we have 
a collective duty to do more for those who have sacrificed on behalf of our country--veterans must 
have a chance to call Marlboro their home. This Redevelopment Plan is designed to accommodate 
these needs of Marlboro families and households across the entire spectrum of ages, sizes, and 
income levels.   

The Redevelopment Area will incorporate affordable housing by requiring all development to 
include housing for low and moderate income families in a mixed-income community setting. In 
doing so, this Redevelopment Plan will also help the Township to satisfy its court-mandated low 
and moderate income housing obligations.   

Plan Goals and Objectives 

The goals and objectives of the Redevelopment Plan are as follows: 

1. Create land use requirements specific to the Redevelopment Area that effectuate the 
development of inclusionary market-rate and affordable housing within areas formerly 
utilized as auto salvage yards, which are sensitive to surrounding neighborhoods and 
environmental conditions adjoining the Redevelopment Area; 

2. Encourage redevelopment to maximize the productivity of lands within Marlboro 
Township; 

3. Improve the current conditions within the Redevelopment Area by leveraging public and 
private assets to improve the overall economic and physical conditions; 

4. Promote residential communities for multiple generations and household types by 
creating realistic housing opportunities for existing and future Marlboro residents of all 
ages and income levels;  

5. Utilize Smart Growth Planning Principles in the redevelopment of the Area. Such principles 
include: 

i. Master Planning for community rehabilitation and redevelopment; 
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ii. Leveraging existing transportation and sanitary infrastructure; 

iii. Conservation of Open Space to the extent practical; and, 

iv. Utilizing high quality design and planning techniques. 

The goals and objectives listed above are consistent with and seek to advance the goals of the 
Township’s Master Plan.  

Redevelopment Tract Vision 

A general vision for the development of each property in the Redevelopment Area with respect to 
land use type, design considerations to protect environmental constraints, and similar general 
considerations is included below. The subsequent sections of this Plan that contain the land use 
and bulk and design standards provide the detailed requirements of the Redevelopment Plan, 
which build off of the general considerations in this section and will ensure that any future 
redevelopment is conducted in accordance with the general vision.  

1. Block 103, Lot 1 is a triangular shaped lot with approximately 190 feet of frontage along Texas 
Road, as shown on the Parcel Maps in Appendix B. The property is surrounded by a mixture of 
woodlands and single family homes on wooded parcels to the east, Texas Road and single-
family homes to the south, the Aberdeen Township portion of the Aberdeen Auto land use to 
the north, and wooded lands to west. The parcel is comprised of approximately 0.55 acres and 
is located within the R-60 Residential zoning district of the Township. NJDEP data indicates that 
freshwater wetlands may exist along the parcel’s eastern, southern, and western boundaries.  

Development on this site is envisioned to consist of multi-family residential units or 
townhouses. Due to the bulk of the existing junkyard being located on an adjacent parcel in 
Aberdeen Township, it is anticipated that to fully realize the development potential of the 
property, it will likely need to be developed in conjunction with the adjoining lot. This will 
require coordination between the two Townships and that land development applications and 
permitting processes in both municipalities be coordinated by the redeveloper. The buildings 
should have adequate spacing to accommodate off-street parking, pedestrian walkways, and 
recreation space, including a playground area. Ample landscaping and quality architectural 
design should be provided to ensure high quality residential development. 

The development should be designed to minimize any impacts to existing freshwater wetland 
or buffer areas and the adjacent stream located to the east of the site, although it appears 
likely that some wetlands encroachment will be necessary as DEP data indicates that the 
entirety of the frontage along Texas Road may be wetlands areas. Green building and 
sustainable site design elements should be incorporated to minimize environmental impacts 
to any confirmed wetlands and buffer areas and the existing stream. The majority of the site 
is currently cleared and used as storage of junked vehicles, and providing an adequate buffer 
will require that the perimeter of the property be replanted with trees and shrubs.  

The development should be adequately screened from the adjacent residences that are 
situated along Texas Road to the north and south of the site. With the frontage of the property 
likely encumbered by wetlands, and the bulk of the overall site being in Aberdeen, it is 
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envisioned that development will be a cluster form of housing, set back several hundred feet 
from Texas Road.   

2. Block 111, Lots 10 and 11 are landlocked parcels lacking road frontage. As these parcels are 
contiguous to Block 111, Lots 12 and 13 (Site 3A), all four parcels should be developed as one 
tract and are discussed together in this section of the Redevelopment Plan. The parcels are 
located approximately 1,100 feet northeast of the intersection of Texas Road and Greenwood 
Road, as shown on the Parcel Maps in Appendix B. All of the parcels are located within the R-
60 Residential Zone.  

The tract is accessible by two dirt/graveled lanes from Texas Road and Greenwood Road. The 
subject property is contiguous with Block 111, Lot 4 (Site 3B) to the north. There appears to 
be some NJDEP mapped freshwater wetlands that exist along the northern and eastern 
sections of the tract.  

Residential development on the site is envisioned to contain multi-family residential units 
designed to be compatible with the development proposed for the 3 Ronson, LLC project to 
be located on Lot 4 (Site 3B).  As this tract is landlocked, access to these properties would be 
required to go through Lot 4. As such, this site could be developed as an additional Phase to 
that development and be incorporated into that community, utilizing the same means of 
access to Texas Road and sharing community amenities such as a playground or other 
recreation spaces.  

3. Site 3A - Block 111, Lots 12 and 13 are located approximately 1,000 feet northeast of the 
intersection of Texas Road and Greenwood Road, as shown on the Parcel Maps in Appendix B. 
This site is adjacent to Site 2, and just south of, but not directly adjacent to, Site 3B. With this 
proximity, and the landlocked nature of the site, it is anticipated that this site would also be 
developed in conjunction with Site 2 as an additional phase of the proposed development on 
Lot 4 (Site 3B), discussed below. The site should be developed with a mixed-income multi-
family community.  

High quality materials and architectural design should be provided. The development should 
be designed to minimize any impacts to any existing freshwater wetland or buffer areas 
located on-site or adjacent to the site. Field delineation of wetlands and a letter of 
interpretation should be obtained prior to final design in order to ensure compliance with 
applicable environmental regulations.  Green building and sustainable site design elements 
should be incorporated to minimize environmental impacts to any confirmed wetlands and 
buffer areas. 

Site 3B - Block 111, Lot 4, maintains frontage along Texas Road and contains the 3 Ronson, LLC 
project, described within the Township Housing Plan Element and Fair Share Plan. The site is 
approximately 24 acres in size and is located in the R-60 Residential Zone. The lot is currently 
vacant and wooded, and surrounded primarily by low density single-family residential uses 
along Texas Road to the east and west of the site. South of the site are Sites 2 and 3A of this 
plan. North of the site are wooded areas and single family homes. NJDEP mapped freshwater 
wetlands may exist along the eastern and southern portions of this lot.  
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It is envisioned that this site will be developed as a multi-family residential community 
containing 212 residential units. The development should be oriented towards Texas Road, 
however substantial landscaping should be provided along the frontage to soften the visual 
impact of the development and provide an aesthetically pleasing design.  

For sites 2, 3A, and 3B, high quality architectural design should be provided. Visual 
buffering/screening and building orientation should be such that the development is 
compatible with surrounding land uses and maintains a wooded appearance along Texas Road. 
Although the surrounding properties are largely undeveloped and wooded, a vegetative buffer 
around the periphery of each site should be maintained to provide screening, should any 
adjacent properties be developed in the future.  

The development should be designed to minimize any impacts to any existing freshwater 
wetland or buffer areas. As mapped NJDEP wetlands data may differ from field conditions, field 
delineation of wetlands and a letter of interpretation should be obtained prior to final design 
in order to ensure compliance with applicable environmental regulations. Green building and 
sustainable site design elements should be incorporated to minimize environmental impacts 
to the area.  

The development should include pedestrian walkways, internal drive aisles, and off-street 
parking areas that provide an efficient, safe, and aesthetically pleasing design. Building façades 
fronting parking areas should be designed as front façades. The site is also envisioned to 
include an on-site community center and recreation amenities.  

Site access is envisioned to occur via two separate ingress/egress points along Texas Road, 
which should be designed in accordance with applicable sections of the RSIS. Except for the 
ingress/egress locations, a buffer should be maintained along Texas Road to maintain the 
corridor’s scenic character. Although primary access to each of these sites should come from 
Texas Road, with the Henry Hudson Trail being located to the east of the sites the potential for 
providing a trail or pedestrian connection should be explored. This would require that an 
easement be acquired across either Lot 2, 3, or 9 of Block 111, each of which have direct 
frontage along the Henry Hudson Trail ROW.   

4. Block 146, Lots 28, 30, 31, and 33 is an irregular shaped tract, which has approximately 1,200 
feet of frontage along Texas Road and 300 feet on Tyler Lane. The site is situated approximately 
1,700 feet northeast of the intersection of Texas Road and Spring Valley Road as shown on the 
Parcel Maps in Appendix B. The tract is surrounded by predominantly wooded parcels to the 
north, east, and west. There are residential and commercial uses situated to the east of the 
site. In addition, the site is contiguous with Block 146, Lots 32 and 38 to the south, which are 
known as Sites 5 and 6 within the Scattered Site Redevelopment Area, respectively.  

The tract is comprised of approximately 19.72 acres and is located within the LC Land 
Conservation zoning district. NJDEP mapped freshwater wetlands are located on the periphery 
of Lots 28, 30, and 33. Lots 30, 31, and 33 are located partially within a special flood hazard 
area.  
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Insurance Auto Auctions  
Source: CME Associates 

Residential development should be designed to conform to the narrow and irregular 
configuration of the site. The building layout is envisioned to occur in a linear format with 
residential buildings, either multi-family or townhouses, along long cul-de-sac streets. While 
the subject property is narrow, suitable access for emergency services should be provided to 
all buildings, including the rear sides.  

Primary access to the site is envisioned to occur from Texas Road with secondary access from 
Tyler’s Lane. As Block 146, Lot 32 is contiguous to this tract, land assemblage of Block 146, Lots 
28, 30, 31, 32, and 33 is encouraged so that one overall development could be designed and 
implemented. This approach would provide additional design options and flexibility due to 
deeper lot configuration in portions of the tract, which would enable prospective developers 
to provide better design alternatives. Regardless of whether or not the overall tract is 
developed as one unified development or as separate smaller projects on separate tracts, the 
site’s internal roadways should be integrated with the adjoining parcels, which includes Lot 32 
(Site 5). 

The site should also include recreation space and pedestrian walking paths, including 
meandering pedestrian trails around the perimeter of the site. The buildings should be 
staggered so as to break up the monotony of continuous façade lines and the façades of the 
individual buildings should contain sufficient architectural variation and relief so as not to 
create continuous building walls of excessive length. Landscaping should be provided to soften 
the appearance of the development and to provide adequate screening from adjacent land 
uses.  

The site should also contain a landscaped buffer along the frontage to maintain the character 
of the corridor along Texas Road. Buffers should be provided on the western end of the 

property to minimize impacts to 
the residences along Tyler Lane. 
Development within the special 
flood hazard area should be 
minimized and any development in 
that area should be designed to 
provide fully resilient structures 
and infrastructure that is elevated 
above the floodway in accordance 
with applicable laws.  

5. Block 146, Lot 32 is an irregular shaped parcel, with approximately 500 feet of road frontage 
along Tyler Lane. The site is surrounded by auto salvage uses located on Block 146, Lots 28, 
30, 31, 33 (Site 4) and 38 (Site 6), as shown on the Parcel Maps in Appendix B. The parcel is 
2.91 acres in size and is located within the LC Land Conservation zoning district.  
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Residential development on this site is envisioned, and strongly encouraged to be constructed 
in conjunction with any proposed development on Lots 28, 30, 31, and 33 (Site 4) as discussed 
above. However, should Lot 32 (Site 5) be developed independently of Lots 28, 30, 31, and 33 
(Site 4), the development design, circulation routes and infrastructure should be fully 
compatible and integrated with any surrounding development on Site 4 so as to give the 
appearance of one overall master planned development due to that site surrounding this lot 
on three sides.  

If developed independently of Site 4, residential development should be designed as one 
cluster of townhouses or small multi-family buildings with, at most, two access drives on Tyler 
Lane. With the site being located across Tyler Lane from Site 6 of this Redevelopment Plan, 
any access drives on Tyler Lane are encouraged to be coordinated with access drives on that 
site, so as to avoid creating any traffic safety concerns.  

If developed in a coordinated effort with Site 4, primary access should be through Texas Road 
and a secondary access from Tyler Lane may be necessary. The site should include recreation 
space, pedestrian walking paths, and shared access to amenities on the adjacent parcels. 
Landscaping should be provided to soften the appearance of the development and to provide 
adequate screening from adjacent land uses.  

Development within a special flood hazard area should be minimized and any development in 
that area should be designed to provide fully resilient structures and infrastructure that is 
elevated above the floodway in accordance with applicable law.  

6. Block 146, Lot 38 is an irregular shaped parcel with approximately 600 feet of frontage along 
Texas Road and approximately 600 feet of frontage along Tyler Lane. The parcel is located 
approximately 1,100 feet northeast of the intersection of Texas Road and Spring Valley Road 
as shown on the Parcel Maps in Appendix B. The site is surrounded by wooded parcels and 
single-family residences to the east, west, and south. The tract is across Tyler Lane from the 
lots that make up Sites 4 and 5 to the north.  

The property is approximately 4.11 acres in size and is located within the LC Land Conservation 
zoning district. Notably, the northern portion of the parcel is located within a special flood 
hazard area.   

Residential development on this site is envisioned to be in coordination with any development 
that occurs on Sites 4 and 5, as discussed above. However, should Lot 38 be developed 
independently, the development design, circulation routes, and infrastructure should be fully 
compatible and integrated with any surrounding development to the extent feasible.    
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Primary access to the site is envisioned to occur from Texas Road with secondary access from 
Tyler Lane. The parcel should include recreation space, pedestrian walking paths, and similar 
amenities that serve the development on-site or, if developed in as part of a larger project,  
may share the amenities on Sites 4 and 5.  

A vegetative buffer should be 
provided along Texas Road to 
soften the appearance of the 
development and to provide 
adequate screening from 
adjacent land uses while 
minimizing the visual impact to 
the rural character of the 
community.  

7. Block 147, Lot 34 is a rectangular, 
narrow lot located approximately 
650 feet northeast of the 
intersection of Tennent Road and 
Spring Valley Road/Harbor Road 
as shown on the corresponding 
map for this property in Appendix 
B. Surrounding the property are a 
mixture of single family 
residences such as an existing residential subdivision to the north of the site and other low 
density residences along Tennent Road. Across Tennent Road are other auto salvage 
businesses, Sites 8 and 9. To the south of the site is a wooded lot, office buildings, and a school 
facility . This property is currently located within the C-2 Commercial zoning district. 

NJDEP mapped freshwater wetlands exist along a small portion of the southern boundary of 
the property. However, the mapped wetlands do not appear to impact site access 
opportunities or preclude the development of the property.  

Residential development on this site is envisioned to consist of lower density single-family 
homes or duplex units laid out in a linear format along a single street, that are designed to be 
consistent in character and scale with the adjacent single-family residential subdivision to the 
north. There may be an opportunity for the subject property’s internal roadways to 
interconnect with the adjacent subdivision, as the cul-de-sac of Ellis Court is within 50 feet of 
this site, and no houses are in between. Such a connection may improve overall circulation in 
the area, however it is not necessary for development of this site.  

Residences should be designed so that the façades vary between neighboring homes. High 
quality landscape design and layout should also be incorporated to soften any linear 
appearance and provide an aesthetically pleasing design. Landscaping along the Tennent Road 

Entrance view of Midway Auto  
Source: CME Associates 
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frontage should be decorative and low in height, to maintain the visually open character of the 
roadway.  

Residential development on this site should be designed to maintain a sufficient buffer to 
provide adequate visual screening from the existing subdivision. Adequate buffers from any 
existing freshwater wetlands should be maintained as well.     

The subject property is located across Tennent Road from Block 170, Lots 2 and 3, known as 
sites 8 and 9, herein. Proximity to these two additional sites may provide an opportunity for a 
single developer to pursue coordinated and thoughtfully designed development on all three 
sites.  

8. Block 170, Lot 2 is a narrow and deep rectangular lot with approximately 100 feet of frontage 
along Tennent Road, as shown on the Parcel Maps in Appendix B. The site is bounded by single-
family residences to the north, wooded parcels to the east, and Block 170, Lot 3 (Site 9) to the 
south. Across Tennent Road to the west is an auto salvage yard, Site 7 of this Plan. The parcel 
is approximately 4.87 acres in size and is located within the LC Land Conservation zoning 
district. NJDEP mapped freshwater wetlands and a special flood hazard area appear to be 
located on the far eastern portion of the site.  

The site is envisioned to be developed with in conjunction with Lot 3 (Site 9) as a single project 
due to both sites being narrow and deep, and adjacent to one another. Residential 
development on this site is envisioned to consist of lower density single-family homes or 
duplex units laid out in a linear format designed to be consistent in character and appearance 
with other single-family residential development along Tennent Road. The site’s narrow lot 
configuration requires that the development be built in a linear format. However, if Lots 2 and 
3 (Sites 8 and 9) are developed as one overall project, the additional site width and size will 
provide additional design options and would not necessarily require that development occur 
along a single street.  

Primary access to the site shall occur from Tennent Road. The site should include recreation 
space, pedestrian walking paths, and similar amenities that serve the development on-site or, 
if developed as part of a larger project, provide connections to those same amenities on the 
adjacent site.  

Landscaped screening should be provided along the side and rear boundaries to screen the 
development from adjacent residences. The frontage along Tennent Road should include 
decorative landscaping treatments that contribute to the scenic and rural character of the 
road, and be somewhat sparse and low in height.  

As the far eastern portion of this parcel may be located within a special flood hazard area, 
development within the special flood hazard area should be minimized. Any development in 
the special flood hazard area should be designed to be fully resilient and be elevated above 
the floodway in accordance with applicable law. An adequate buffer should be maintained as 
a result of the wetlands that may be located on the site’s southern boundary.   
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9. Block 170, Lot 3 is a rectangular lot having approximately 250 feet of frontage along Tennent 
Road. The parcel is located approximately 930 feet northeast of the intersection of Tennent 
Road and Spring Valley Road / Harbor Road as shown on the Parcel Maps in Appendix B. The 
site is bounded by single-family residences to the south and west, wooded parcels to the east 
and Block 170, Lot 2 (Site 8) to the north. The parcel is approximately 7.71 acres in size and is 
located within the LC Land Conservation zoning district. NJDEP mapped freshwater wetlands 
and a special flood hazard area are located on the far eastern portions of the site.  

The site is envisioned to be developed in conjunction with Lot 2 (Site 8) as a single project, as 
discussed above. Residential development on this site is envisioned to consist of single-family 
homes or duplex units laid out in a linear format designed to be similar in character and design 
with the other residential uses in the area.  

Similar to Site 8, the site’s narrow lot configuration requires that development be designed in 
a linear format, likely along a single road that would terminate in a cul-de-sac. However, if Lots 
2 and 3 (Sites 8 and 9) are developed as one overall project, the additional site width and size 
will provide additional design options and would not necessarily require a single road and cul-
de-sac layout.   

Primary access to the site shall occur from Tennent Road. Development on-site should include 
recreation space, pedestrian walking paths, and similar amenities. If developed as part of a 
larger project with adjacent Lot 2, connections to those same amenities should be provided 
between the two lots internal to the development.  

Landscaping should be provided to soften the appearance of the development and provide 
adequate screening from adjacent land uses to the side and rear. Adequate landscaped buffers 
should be provided along property lines that are adjacent to residential land uses to minimize 
visual impacts to the surrounding land uses.  

As the eastern portion of this parcel may be located within a special flood hazard area, 
development within the special flood hazard area should be minimized. Any development in 

the special flood hazard area should 
be designed to be fully resilient and 
be elevated above the floodway in 
accordance with applicable law. An 
adequate buffer may need to be 
maintained as a result of the 
freshwater wetlands that may be 
located on the site’s eastern 
boundary. 

  

Marlboro Auto Wreckers 
Source: CME Associates 
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10. Block 172, Lot 13.01 is an irregularly shaped parcel with approximately 170 feet of frontage 
along Spring Valley Road as shown on the Parcel Maps in Appendix B. The site is predominantly 
bounded by single-family residences and wooded lands to the north, south, east, and west. 
The property is approximately 7.41 acres in size and is located within the LC Land Conservation 
zoning district. NJDEP mapped freshwater wetlands are located along the eastern, southern, 
and western portions of the property.  

As the surrounding community is more rural than other portions of the Township, residential 
development on this site is envisioned to consist of lower density single-family homes or 
townhouses along curvilinear streets or a loop road which encircles a community area or green 
space. The façades within the development should vary in appearance from neighboring 
residences. Dwellings on the site should be located within the interior of the site, as the lot is 
somewhat “flag-lot” shaped, with the lot width being much greater on the interior of the lot.  

The development on this site should be designed to maintain a sufficient buffer to provide 
adequate visual screening from adjacent land uses. With most of the site currently cleared and 
used as storage for junked vehicles, this will likely require that the perimeter of the property 
be replanted with new evergreen trees and deciduous trees. High quality architectural and 
landscape design and layout should also be incorporated to provide an aesthetically pleasing 
design.  

B&B Auto Salvage 
Source: CME Associates 
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11. Block 268, Lot 79 is an irregular shaped parcel having approximately 230 feet of frontage along 
Newman Springs Road. The parcel is located 2,000 feet east of the intersection of Route 9 and 
Newman Springs Road as shown on the Parcel Maps in Appendix B. The site is surrounded by 
single-family residences to the north, south, and east, and commercial retail uses to the west 
in the Marlboro Plaza shopping center. The property is approximately 22 acres in size and is 
located within the C-5 Commercial zoning district. The only mapped environmental constraint  
is a small pocket of NJDEP mapped freshwater wetlands located on the southern portion of 
the site.   

Residential development on the site is envisioned to contain single-family homes or two-family 
dwellings along curvilinear streets. Access to the site should be limited to one entrance 
driveway on Newman Springs Road. On-site amenities should include a playground and 
walking paths. The development should feature high quality architectural design and 
landscaping and be fully compatible with surrounding residential neighborhoods. Façades 
should vary from neighboring residences in order to add visual interest.  

To the extent feasible, the existing vegetation along the perimeter of the property should be 
maintained as a buffer, and clearing of wooded areas on the site should be minimized. The 
general development footprint should be consistent with the existing cleared limits utilized by 
the junkyard.   

  



 

17 

LAND USE PLAN 

Relationship to Township Land Development Regulations 

In order to implement the Plan consistent with the objective herein, the Redevelopment Area shall 
be developed in accordance with the standards detailed in this Redevelopment Plan. Except where 
otherwise noted, this Plan shall supersede the underlying zoning including use, bulk, and design 
standards of the Township’s Land Use and Development Ordinances as they relate to the area 
governed by this Redevelopment Plan. Where no standards or requirements are provided within 
this Redevelopment Plan, the standards and requirements found within the Code of the Marlboro 
Township shall apply.  

All development applications for properties located within the Redevelopment Area shall be 
reviewed and approved by the Planning Board of the Township of Marlboro under normal 
subdivision and site plan review procedures as found in N.J.S.A. 40:55D-1 et seq., and those found 
within the Township Code.   

The Planning Board may grant deviations from the standards of this Redevelopment Plan which 
would result in a “c” variance pursuant to N.J.S.A. 40:55D-70.c et seq., to the same extent that 
they may grant relief from such standards under normal subdivision and site plan review 
processes. No deviations may be granted which will result in permitting a use that is not a 
permitted use within this Redevelopment Plan. Any deviation from the standards of this Plan that 
would result in a “d” variance pursuant to N.J.S.A. 40:55D-70.d shall be addressed as an 
amendment to the Plan to be adopted by the Township Council, rather than via variance relief 
through the Township’s Zoning Board of Adjustment.   

The Planning Board may grant exceptions or waivers from any design standards found within this 
Redevelopment Plan, or those found within the Land Use and Development Ordinance of the 
Township Code.  Any exceptions or waivers granted shall be reasonable within the general 
purposes and intent of the provisions for site plan review and/or subdivision approval within this 
Plan. No deviations, waivers, or exceptions from design standards may be granted under the terms 
of this section unless such deviations can be granted without resulting in substantial detriment to 
the public good and will not substantially impair the intent and purpose of this Redevelopment 
Plan. 

Final adoption of this Redevelopment Plan by the Township Council shall be considered an 
amendment to the Township of Marlboro Land Use and Development Ordinance and Zoning Map.   

Unless otherwise defined in the Plan, terms used in this Plan shall have the same meaning as 
defined in the Township’s Land Use and Development Ordinance, §220-4 of the Township Code. 

Land Use Standards  

Listed below are the land use standards that shall apply to all development within the 
Redevelopment Area: 
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Land Use Districts 

For the purposes of this plan, the sites which make up the Redevelopment Area shall be separated 
into two distinct districts; one for lower density residential uses which would be consistent with 
the general single-family residential character which makes up the surrounding community, and a 
second which permits development at a higher density, due to the proximity to infrastructure and 
the more dense development both existing and proposed in the area.  

Low-Density Residential District 

The Low-Density Residential District is intended to be consistent with the surrounding areas’ 
existing housing composition and density. The proposed gross density in this District ranges from 
3 to 3.5 dwelling units per acre. The zoning district shall encompass the following parcels: 

• Site 7 – Block 147, Lot 34 

• Site 8 – Block 170, Lot 2 

• Site 9 – Block 170, Lot 3 

• Site 10 – Block 172, Lot 13.01 

1. Permitted Principal Uses 

a) Detached single-family dwellings; 

b) Attached single-family dwellings (Townhouses); 

c) Two-family dwellings (Twin). 

2. Permitted Accessory Uses: 

a) Signs;  

b) Fences;  

c) Off-street parking; 

d) Electric car charging stations; 

e) Community clubhouses; 

f) Garbage/Recycling enclosures; 

g) Patios, decks, terraces, or balconies; 

h) Rain gardens; 

i) Pools functioning as a community association amenity; 

j) Sheds and storage structures; 

k) Utilities, including roof mounted solar panels; 

l) Any use or structure that is customary and incidental to the principal use of the 
property.  
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Medium-Density Residential District 

The Medium-Density Residential District is intended to provide housing options of moderate 
density to meet the needs of a wide range of households of different ages and income levels while 
remaining compatible with surrounding land use patterns. The gross density in this District ranges 
from 4.5 to 9 dwelling units per acre. The zoning district shall encompass the following parcels: 

• Site 1 – Block 103, Lot 1 

• Site 2 – Block 111, Lots 10 and 11 

• Site 3A – Block 111, Lots 12 and 13 

• Site 3B – Block 111, Lot 4 

• Site 4 – Block 146, Lots 28, 30, 31 and 33 

• Site 5 – Block 146, Lot 32 

• Site 6 – Block 146, Lot 38 

• Site 11 – Block 268, Lot 79 

1. Permitted Principal Uses 

a) Detached single-family dwellings; 

b) Attached single-family dwellings (Townhouses); 

c) Two-family dwellings (Twin); 

d) Multi-family dwellings.  

2. Permitted Accessory Uses 

a) Signs;  

b) Fences;  

c) Off-street parking; 

d) Electric car charging stations; 

e) Community clubhouses; 

f) Garbage/Recycling enclosures; 

g) Patios, decks, terraces, or balconies; 

h) Rain gardens; 

i) Pools functioning as a community association amenity; 

j) Sheds and storage structures; 

k) Utilities, including roof mounted solar panels; 

l) Any use or structure that is customary and incidental to the principal use of the 
property.  
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Area, Yard, and Bulk Requirements  

1. Maximum Permitted Density 

The following table reflects the maximum permitted residential density, and minimum 
affordable dwelling unit set aside, for the each of the redevelopment sites.  

Site  District Block Lot(s) Total 
Acreage 

Max Density 
(Units/gross 

acre)  

Maximum 
Number of 

Units 

30% Set Aside 
Affordable Unit 
Requirement2  

1 Medium 103 1 0.55 9 5 2 
2 Medium 111 10,11 5.85 9 52 111 

3A Medium 111 12,13 1.78 9 16 41 

4 Medium 146 28,30,
31,33 19.72 5 98 30 

5 Medium 146 32 2.91 4.5 13 4 
6 Medium 146 38 4.54 4.5 20 6 
7 Low 147 34 8.04 3 24 8 
8 Low 170 2 4.87 3.5 17 6 
9 Low 170 3 7.71 3.5 26 8 

10 Low 172 13.01 7.41 3.5 25 8 
11 Medium 268 79 22 4.5 99 30 

Subtotal 395 117 
3B Medium 111 4 23.9 8.87 212 431 

Total 607 3  160 
1 20% affordable unit set-aside requirement for these sites, known as 3 Ronson, LLC sites. 
2Number of affordable units rounded up in cases of fractions.  
3 The 493 total units referenced in the 2019 Housing Plan Element and Fair Share Plan are comprised of the 395 units from 
Sites 1, 2, 3A, and 4-11 and 98 of the 212 units permitted for Site 3B. 
4 Should Site 1 (Block 103, Lot 1) be unable to be developed with a residential use that yields a minimum of 2 affordable 
housing units, the density on Site 11 (Block 268, Lot 79) shall be permitted to be 4.6 dwelling units per acre, which will yield 2 
additional affordable housing units. Should Block 268, Lot 79 be developed before Block 103, Lot 1, another parcel in the 
Medium-Density Residential District shall be permitted to provide a similar increase in density to allow it to contain a maximum 
of 2 additional affordable housing units. 
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2. Dimensional Requirements 

The following bulk standards shall apply to development in either district:  

Bulk Standard Detached Single 
family dwellings Townhouses Two-Family Multi-family  

Lot Standards 
Minimum Lot Area 3,500 sq.ft. 2,000 sq.ft. per unit 2,500 sq.ft. per unit 30,000 sq.ft. 
Minimum Lot Width 30 feet 20 feet per unit 25 feet per unit 100 feet 
Minimum Lot Depth 100 feet 100 feet 100 feet 200 feet 
Maximum Lot Coverage 55% 75% 60% 40% 
Maximum Building Coverage 35% 60% 40% 25% 

Principal Structures 
Minimum Front Yard Setback 25 feet 25 feet 25 feet 50 feet 

Minimum Side Yard Setback 3 feet 20 feet between 
buildings 10 feet 30 feet 

Minimum Rear Yard Setback 25 feet 25 feet 25 feet 30 feet 

Maximum Height  2.5 stories /  
35 feet 

3.5 Stories /  
40 feet 

2.5 stories /  
35 feet 

3 Stories / 
40 feet 

Accessory Structures 
Maximum Height  15 feet 15 feet 15 feet 15 feet 
Minimum Side Yard Setback 3 feet 3 feet 3 feet 10 feet 
Minimum Rear Yard Setback 5 feet 5 feet 5 feet 10 feet 
 

Where attached single-family (townhouse) dwellings, or multi-family dwellings are 
proposed as condominium units and individual lots will not be provided for each building, 
the following minimum standards and building separation requirements shall apply:  

a) Maximum Impervious Lot Coverage – 40 percent 

b) Front to Front – 60 feet 

c) Front to Side – 40 feet 

d) Front to Rear – 60 feet 

e) Side to Side – 50 feet 

f) Side to Rear – 40 feet 

g) Rear to Rear – 40 feet 

3. Buffering Requirements  

a) Buffering requirements for Sites 1, 2, 3A, 3B, 10, and 11 shall be as follows:  

i. For tracts greater than 2 acres, a landscaped buffer with a minimum width 
of 25 feet shall be provided along all tract boundaries.  



 

22 

ii. For any tract less than 2 acres in size, a landscaped buffer with a minimum 
width of 10 feet shall be provided along all tract boundaries.  

b) Sites 4, 5, and 6 shall provide a landscaped buffer of 25 feet in width along Texas 
Road, a buffer with a width of 15 feet along any boundary line where the property 
abuts a residential use, and a buffer of 10 feet in width along all other tract 
boundaries.  

c) Sites 7, 8, and 9 shall provide a buffer with a width of 20 feet along all side and rear 
boundaries. All frontages of Tennent Road shall be decoratively landscaped with 
low shrubs, flowering bushes, grass lawn, and shade trees.  

d) No internal buffer shall be required between any two sites which are developed as 
a coordinated development.  

4. Additional Land Use Standards 

a) No accessory structures shall be permitted within a front yard area.  

b) Off-street parking shall be set back a minimum of 50 feet from any development 
tract street frontage.  

c) For tracts greater than two acres in area, a minimum of twenty percent (20%) of 
the total area of the site shall be set aside as conservation, recreation, or open 
space areas.  

d) All development must provide for active or passive recreation facilities for residents 
at a minimum ratio of 50 square feet per dwelling unit.  

e) For tracts less than one acre in size, single-family detached homes only shall be 
permitted. 

f) Any development within this Redevelopment Area may contain a common club 
house or amenity space for the use of its residents and their guests. Such clubhouse 
shall be permitted to have a maximum building height of two stories or 35 feet.  

g) The roof of any clubhouse or community amenity facility may be utilized as 
additional community amenity space.  

h) Monument walls with or without signage, with maximum height of three feet, shall 
be permitted at any entrance to a residential development, provided that the wall 
does not interfere with any required sight distances.  

i) Patios, decks, terraces, or balconies may be permitted to encroach within any 
required rear or side yard setback, provided that no patio, deck, terrace, or balcony 
is set back less than 20 feet from any property line.  

j) Porches may encroach into the front yard area a maximum of 10 feet.  

k) Enclosed porches shall be prohibited from the front façade. 

l) All stormwater management basins or other facilities shall be managed and 
maintained by a homeowners association.  
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5. Affordable Housing Requirements 

a) All redevelopment projects within the Redevelopment Area except for Block 111, 
Lots 4, 10, 11, 12, and 13 (Sites 2, 3A, and 3B) shall provide for a minimum of thirty 
percent (30%) of all dwelling units to be set aside as dwellings affordable to very 
low, low, and moderate income households in accordance with the standards set 
forth in the Township’s affordable housing ordinance found in Chapter 70 of the 
Township Code and In the Matter of the Application of the Township of the 
Township of Marlboro for a Declaratory Judgement, Docket No. MON-L-2121-15. 
Block 111, Lots 4, 10, 11, 12 and 13 shall provide for a twenty percent (20%) set 
aside for very low, low, and moderate income households in accordance with 3 
Ronson, LLC v Township of Marlboro, et al., Docket No. MON-L-001181-17. 

b) A minimum of thirteen percent (13%) of all affordable dwelling units in each 
bedroom distribution shall be available to very low income households, as part of 
a minimum of fifty percent (50%) of all affordable dwelling units in each bedroom 
distribution which shall be available to low income households.  

c) All affordable dwelling units provided within the Redevelopment Area shall be 
family rental units. No affordable dwelling units shall be permitted to be age 
restricted.  

d) In the event that the required percentage of affordable units for any 
redevelopment project results in a fraction of a unit, the required number of units 
shall be rounded up to the next highest whole number of dwelling units.  

e) In the event that any phasing of construction is proposed, the construction of 
required affordable dwelling units shall be in compliance with N.J.A.C. 5:93-5.6(d) 
and the Uniform Housing Affordability Controls Rules and the Township’s 
Affordable Housing Ordinance to ensure timely construction of affordable units.  

f) As provided under law pursuant to N.J.S.A. 52:27D-311, a preference of up to fifty  
percent (50%) of the affordable housing units in an inclusionary affordable housing 
development or a one hundred percent (100%) affordable housing development in 
the Redevelopment Areas described herein shall be provided to low and moderate 
income veterans who served in time of war or other emergency, as defined in 
N.J.S.A. 54:4-8.10. 

i. This preference shall be established in the applicant selection process for 
available affordable units so that applicants who are veterans who served 
in time of war or other emergency, as referenced in N.J.S.A. 52:27D-311, 
and who apply within 90 days of the initial marketing period shall receive 
preference for the rental of the agreed-upon percentage of affordable 
units. After the first 90 days of the initial 120-day marketing period, if any 
of those units subject to the preference remain available, then applicants 
from the general public shall be considered for occupancy. Following the 
initial 120-day marketing period, previously qualified applicants and future 
qualified applicants who are veterans who served in time of war or other 
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emergency, as referenced in N.J.S.A. 52:27D-311, shall be placed on a 
special waiting list as well as the general waiting list. The veterans on the 
special waiting list shall be given preference for affordable units, as the units 
become available, whenever the percentage of preference-occupied units 
falls below the agreed upon percentage. Any agreement to provide 
affordable housing preferences for veterans pursuant to N.J.S.A. 52:27D-
311 shall not affect a municipality's ability to receive credit for the unit from 
the council, or its successor. 

g) Additionally, as shall be allowable by law, a preference shall also apply to first 
responders of the Township of Marlboro. If legislation is passed allowing for a first 
responder preference, the Township reserves the right to allow such a preference 
consistent with allowable law. At the time of adoption of this plan, the Township 
recognizes that such a preference is not allowed under law. “First responder” shall 
be defined as a law enforcement officer; paid or volunteer firefighter; paid or 
volunteer member of a duly incorporated first aid, emergency, ambulance, or 
rescue squad association; or any other person who, in the course of the person's 
employment, is dispatched to the scene of a motor vehicle accident or other 
emergency situation for the purpose of providing medical care or other emergency 
assistance; and who, in the case of all the foregoing, has served in that capacity for 
at least two years. 

i. This preference shall be established in the applicant selection process for 
available affordable units so that applicants who are first responders, and 
who apply within 90 days of the initial 120-day marketing period, shall 
receive preference for the rental of the agreed-upon percentage of 
affordable units. After the first 90 days of the initial 120-day marketing 
period, if any of those units subject to the preference remain available, then 
applicants from the general public shall be considered for occupancy. 
Following the initial 120-day marketing period, previously qualified 
applicants and future qualified applicants who are first responders shall be 
placed on a special waiting list as well as the general waiting list. The first 
responders on the special waiting list shall be given preference for 
affordable units, as the units become available, whenever the percentage 
of preference-occupied units falls below the agreed upon percentage. Any 
agreement to provide affordable housing preferences for first responders 
pursuant to N.J.S.A. 52:27D-311 shall not affect a municipality's ability to 
receive credit for the unit from the council, or its successor. 

 
  



 

25 

DESIGN STANDARDS 

Any deviation from the following standards shall require a waiver or exception pursuant to N.J.S.A. 
40:55D-51.  The following list includes design standards that apply to all building types in the 
Redevelopment Area. 

General Circulation  

1. All right-of-ways and internal roads within the Redevelopment Area shall be designed in 
conformance with §220-184 of the Township Code.  

Parking Requirements 

1. Off-street parking shall be provided in accordance with the Residential Site Improvement 
Standards (RSIS) requirements, found at N.J.S.A. 5:21-1 et seq.  

2. All development projects for multi-family development which require 50 parking spaces or 
more, shall provide for at minimum two percent (2%) of those off-street parking spaces to 
be reserved for electric vehicle charging stations.  

Residential Design Standards 

1. Single family dwellings shall be designed in accordance with residential design 
requirements of §220-38, and §220-181 of the Township’s Land Use and Development 
Ordinance.  

2. Two-Family Dwelling Design Standards 

a) Dwelling units shall not be stacked.  

b) A minimum of one of the dwelling units’ primary entrances shall be located on the 
front façade. 

c) Combined driveways shall not be permitted.  

3. Townhouse Design Standards 

a) There shall be a variety of design and architectural styles and setbacks for the 
purpose of presenting an aesthetically desirable effect over the entire townhouse 
development. 

b) No more than three contiguous dwelling units within a structure may have the 
same front yard setback. 

c) Variations in building setbacks shall be not less than two feet.  

d) Garages should be recessed within the primary façade of the building and include 
detailing elements to create visual interest and add to the overall architectural 
character of the building. 
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4. Multi-family Design Standards 

a) Buildings shall be oriented so that their primary entrance faces the public street or 
right-of-way, or an internal roadway. Primary entrances shall not face a side or rear 
yard area.  

b) Blank or featureless walls shall be avoided.  

c) Where a building is visible from the street, primary exterior building façade 
materials shall be brick, stone, stucco, natural wood, composite wood, metal, glass, 
or similarly durable materials.  

d) High quality materials such as stone and brick are encouraged to be used at the 
ground level of the building on all façades. 

e) Buildings which have a horizontal width of greater than 80 feet shall be designed 
to be separated into vertical segments.  

f) No building shall have an uninterrupted horizontal width of greater than 50 feet 
without a change in the vertical plane of the façade. A step-back or projection with 
a minimum depth of 18 inches shall be provided.  

g) Buildings with a width of greater than 100 feet shall provide multiple street level 
entrances.  

h) All residential units should be accessed through enclosed accessed points that are 
monitored by a security system and/or management staff. 

i) Projection requirements may be satisfied by decks or patios.  

j) Buildings with pitched roofs shall have eaves that overhang the building face by a 
minimum of 12 inches.  

k) Buildings with flat roofs shall include a decorative cornice along the top of the front 
facing façade which projects at minimum an average of eight inches from the face 
of the building.  

Signage Standards 

1. Signage shall be designed to be in harmony and consistent with the architectural design of 
the buildings on the site, and to relate to the features of the buildings in terms of location, 
scale, colors, lettering, materials, and textures.  

2. A maximum of two project identification signs shall be permitted for each development.  

3. Project identification signs shall be ground signs, and shall have a maximum height of 6 
feet, and a maximum sign area of 90 square feet.  

4. Project identification signs shall be set back a minimum of five feet from any property line, 
and shall not be located within the sight triangle of any intersection or access drive.  

5. Directional and safety signage shall be permitted to ensure ease of vehicular and 
pedestrian circulation throughout the site.  Directional signs shall be no more than 10 
square feet in size, and set back a minimum of five feet from any right-of-way. 
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Landscaping and Buffering Design Standards 

1. Landscape design should be integrated into the overall site design. In addition to any 
required buffer areas, a minimum of ten percent (10%) of any tract area shall be dedicated 
to decorative landscaping, including shrubs, grasses, flowering plants, shade trees, and 
plaza spaces designed to complement the architectural design of the site.  

2. Required landscaped buffers shall be composed of a dense mixture of evergreen and 
deciduous trees, planted at intervals so as to create a continuous visual screen.  

3. Off-street parking lots shall be required to provide a minimum of one deciduous shade tree 
for every 12 parking spaces. Shade trees shall be provided within curbed planting islands, 
or within five feet of the perimeter of the parking lot.  

4. All setback areas fronting on a public roadway shall be defined by a combination of 
decorative fencing and/or landscaping.  

5. For development on Sites 7, 8, and 9, in addition to the decorative landscaping described 
above, shade trees shall be provided along the frontage of Tennent Road, to be spaced no 
greater than 40 feet apart, except for any spaces necessary to accommodate entrance 
driveways.  

Solid Waste Storage 

1. For multifamily residential use, all dumpsters or trash storage bins shall be located within 
an enclosed facility which is screened from public view by a combination of an opaque 
fence and landscaping.  

2. All garbage and recycling storage shall be located in a side yard or rear yard.  

3. If trash compactors are used, they shall be located in the rear yard only.  

Lighting 

1. Except as otherwise specified herein, all lighting shall be designed and installed in 
compliance with §220-164 of the Township’s Land Use and Development Ordinance.  

2. Light fixtures within parking areas shall be decorative fixtures, and shall not exceed 20 feet 
in height.  

3. Pedestrian walkways shall be illuminated by bollards, ground mounted lighting, building 
mounted lighting, or other low glare controlled fixtures. 

4. Accent lighting on buildings shall be encouraged.  

5. Exterior light fixtures shall be compatible and relate to the architectural character of the 
buildings on site.  

6. Site lighting shall be provided at the minimum level to accommodate safe pedestrian and 
vehicular movements without causing any off-site glare.  
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Open Space & Recreation 

1. Areas which will remain undisturbed on the site shall be maintained as open space.  

2. Clear cutting of woodlands shall be limited to the maximum necessary to carry out the 
effective redevelopment of the area in accordance with the purpose and standards of this 
Plan. 

3. Recreational facilities shall be designed to accommodate users with disabilities, and be 
constructed in accordance with the Barrier Free Sub-code of the Uniform Construction 
Code of the State of New Jersey, and all other applicable codes and standards.  

4. Required recreation facilities may be located within a required open space set aside.  

Utilities 

1. A Redeveloper shall arrange with the servicing utility for the installation of the utility’s 
distribution lines and service connections in accordance with the provisions of the 
applicable Standard Terms and Conditions incorporated as a part of its tariff on file with 
the State of New Jersey Board of Public Utility Commissioners. 

2. A Redeveloper shall be responsible for ensuring that adequate water and sewer system 
connections are provided, and for the coordination with the appropriate authority to 
provide such utilities to any site.  

Sustainable Design Standards 

All projects are encouraged to incorporate  green building and sustainable design features, 
including LEED (Leadership in Energy Efficient Design) design elements.  

On-Site and Off-Site Improvements 

The extent of the redeveloper’s responsibility for any installation or upgrade of infrastructure 
related to the development of the Redevelopment Area, or contribution thereto, shall, whether 
on-site or off-site, be subject to a redeveloper’s agreement with Marlboro Township or the 
relevant external agency or authority. 
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RELATIONSHIP TO LOCAL OBJECTIVES 

This section describes the consistency between the Redevelopment Plan and Marlboro’s Master 
Plan and how the provisions herein are designed to effectuate the Master Plan.  It also describes 
the relationship of the Redevelopment Plan to adjacent municipalities’ Master Plans, Monmouth 
County Master Plan, and the New Jersey Development and Redevelopment Plan. 

Marlboro Township Master Plan 

This Redevelopment Plan is consistent with Marlboro Township’s Master Plan Reexamination 
Report, which was adopted by the Township Planning Board at a meeting held on August 7, 2019. 
The Master Plan Reexamination Report noted the following goals regarding redevelopment which 
shall be advanced by this Plan:  

• Promote generational housing for a variety of income levels, age groups, and household 
types in order to create a housing base that supports and retains the existing residents 
within the Township.  

• Explore opportunities for veterans housing and support services within the Township in 
order to allow Marlboro’s veterans population to age in place in the community. 

• Develop a comprehensive strategy for balanced development in the Township for 
affordable housing.  

• Balance economic development with conservation and open space.  

• Review vacant, underutilized, dilapidated, and/or deleterious properties in the Township 
for Redevelopment potential.  

• Provide opportunities for housing for special needs individuals by identifying appropriate 
sites and/or expanding existing facilities.  

The Township also recently adopted a Housing Element and Fair Share Plan which specifically calls 
out each of these properties as appropriate sites for inclusionary market rate and affordable 
housing. This Redevelopment Plan is compliant with the Housing Element and Fair Share Plan. 

This Redevelopment Plan is consistent with the goals of the Master Plan Reexamination Report.  

Plans of Adjacent Municipalities 

The scattered sites are primarily located well within Marlboro Township’s boundaries. However, 
Block 103, Lot 1 is located along the Township’s northern border with Aberdeen Township. A 
portion of the property is located in Aberdeen Township. The property within Aberdeen adjacent 
to this lot is a part of the same auto salvage yard that is the subject of this Redevelopment Plan. 
The zoning of Aberdeen Township in this area reflects a desire for the properties adjacent to 
Marlboro to be developed with a low density, single family residential pattern. Redeveloping the 
portions of the property within Marlboro to include affordable housing would not be inconsistent 
with the plans in Aberdeen Township.  
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Monmouth County Master Plan 

The 2016 Monmouth County Master Plan identifies redevelopment as one of its goals to create 
vibrant and sustainable communities, preserve community character, and provide housing based 
on demographic and market trends. The following objectives identify how this Redevelopment 
Plan promotes the Master Plan’s following intentions.  

1. Encourage a range of housing options including types, sizes, styles, and accommodations 
to meet the needs associated with various lifestyles, life-stages, abilities, and occupations 
of residents while supporting economic sustainability within the region.  

2. In rural areas, retain the existing community character through the use of design 
standards, land use strategies, design, landscaping, and land preservation. 

3. Encourage municipalities to monitor the evolving housing market and consider the 
desirability of changing zoning to accommodate shifts in market demand. 

This Redevelopment Plan is consistent with the Monmouth County Master Plan.  

State Development and Redevelopment Plan   

The State Plan Policy Map classifies the scattered sites within this Plan as Suburban Planning Area 
(PA-2), Fringe Planning Area (PA-3), and Environmentally Sensitive Planning Area (PA-5). The 
primary objective of the SDRP is to guide development to areas where infrastructure is available 
or can be readily extended such as along existing transportation corridors, in developed or 
developing suburbs, and in urban areas. The State Plan has identified a series of goals and 
objectives for each of the aforementioned planning areas. This Redevelopment Plan furthers the 
State Plan’s intentions, and is generally consistent with the State Plan, for each of the following 
planning areas.  

The State Plan’s intentions for the (PA-2) is to provide for much of the state’s future development; 
promote growth in Centers and other compact forms; protect the character of existing stable 
communities; protect natural resources; redesign areas of sprawl; reverse the trend toward 
further sprawl; and revitalize cities and towns.  

The State Plan’s intentions for the (PA-3) is to accommodate growth in Centers; protect the 
Environs primarily as open lands; revitalize cities and towns; protect the character of existing 
stable communities; protect natural resources; provide a buffer between more developed 
Metropolitan and Suburban Planning Areas and less developed Rural and Environmentally 
Sensitive Planning Areas; and confine programmed sewers and public water services to Centers.  

The State Plan’s intentions for the (PA-5) is to protect environmental resources through the 
protection of large contiguous areas of land; accommodate growth in Centers; protect the 
character of existing stable communities; confine programmed sewers and public water services 
to Centers; and revitalize cities and towns. 
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REDEVELOPMENT PLAN ACTIONS  

Outline of Proposed Actions 

Any redeveloper of property located within the Redevelopment Area will be required to enter into 
a Redeveloper’s Agreement with the Township that stipulates the precise nature and extent of the 
improvements to be made and their timing and phasing, as permitted, therein. 

Properties to be Acquired and Relocation 

Acquisition of privately-owned property, on parcels specifically authorized, and displacement or 
relocation of any residents or businesses within the Redevelopment Area may or may not be 
necessary to effectuate the Redevelopment Plan.  The Township reserves the right to utilize its 
power of eminent domain as this has been designated as a Condemnation Redevelopment Area, 
to acquire all or a portion of the properties within this Redevelopment Area as provided under 
sections of the Local Redevelopment and Housing Law, based upon the designation of these 
properties as a Condemnation Area in Need of Redevelopment. At this time it is understood that 
no residents currently live on any of these properties, therefore no displacement or relocation of 
residents is anticipated to occur as the result of the implementation of this Redevelopment Plan.  

In the event that relocation assistance is required for any of the businesses within the 
Redevelopment Area, the Township will provide the appropriate assistance pursuant to all 
applicable State and Federal laws as necessary. If any relocation assistance is needed, a Workable 
Relocation Assistance Plan (WRAP) will be developed and issued to the Department of Community 
Affairs for review, as required by the Relocation Assistance Law.  

Infrastructure 

In addition to the new development described in the foregoing chapters, several other actions 
may be taken to further the goals of this Plan.  These actions may include, but shall not be limited 
to: (1) provisions for infrastructure necessary to service new development; (2) environmental 
remediation; and (3) vacation of public utility easements and other easements and rights-of-way 
as may be necessary to effectuate redevelopment. 

The Redevelopment Agreement between the Township and any redeveloper will contain the 
terms, conditions, specifications and a description of required performance guarantees pertaining 
to the redeveloper’s obligation to provide the infrastructure and improvements required for the 
project, which may include, but shall not be limited to, the provision of water, sewer, and 
stormwater service as well as sidewalks, curbs, streetscape improvements, street lighting, and on- 
or off-site traffic controls and roadway improvements required as a result of the project. 

Amendment to Zoning Map and Development Regulations 

The Zoning Map and districts referenced in Chapter §220-34 of the Township’s Code are hereby 
amended to reference this Redevelopment Plan to supersede the underlying zoning districts which 
encompass the Redevelopment Area in its entirety.  Additionally, the listing of zoning districts in 
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Marlboro Zoning Ordinance is hereby amended to include a reference to this Redevelopment Plan 
constituting the zoning regulations for these properties. 

Non-Discrimination Provisions 

No covenant, lease, conveyance, or other instrument shall be affected or executed by the 
Township Council or by a redeveloper or any of his successors or assignees, whereby land within 
the Redevelopment Area is restricted by the Township, or the redeveloper, upon the basis of race, 
creed, color, or national origin in the sale, lease, use, or occupancy thereof.  Appropriate 
covenants, running with the land forever, will prohibit such restrictions and shall be included in 
the disposition instruments.  There shall be no restrictions of occupancy or use on the basis of 
race, creed, color or national origin. 

Duration of the Plan 

The provisions of this Plan specifying the redevelopment of the Redevelopment Area and the 
requirements and restrictions, with respect thereto, shall be in effect until such time that the 
properties have been effectively redeveloped in accordance with this Plan, or any other 
subsequent amendment to this Plan, as determined by the Council of the Township of Marlboro. 

Completion of Redevelopment 

Upon the inspection and verification by Marlboro Township that the redevelopment has been 
completed, a certificate of completion shall be issued to the redeveloper.  All redevelopment 
agreements associated with the implementation of this Redevelopment Plan shall be in effect until 
the issuance of such a certificate. 

Severability 

If any section, paragraph, division, subdivision, clause, or provision of this Redevelopment Plan 
shall be adjudged by the courts to be invalid, such adjudication shall only apply to the section, 
paragraph, division, subdivision, clause, or provision so judged, and the remainder of this 
Redevelopment Plan shall be deemed valid and effective. 
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OTHER PROVISIONS 

In accordance with N.J.S.A. 40A:12A-1 et seq., known as the Local Redevelopment and Housing 
Law, the following statements are made: 

1. The Redevelopment Plan herein has delineated a definite relationship to local objectives 
as to appropriate land uses, density of population, and improved traffic and public 
transportation, public utilities, recreation and community facilities, and other public 
improvements.  The Plan has laid out various programs and strategies needed to be 
implemented in order to carry out the objectives of this Plan. 

2. The Redevelopment Plan lays out the proposed land uses and building requirements for 
the Redevelopment Area. 

3. The Redevelopment Plan is substantially consistent with the Master Plan for Marlboro 
Township.  The Plan also complies with the goals and objectives of the Monmouth County 
Master Plan, and the New Jersey State Development and Redevelopment Plan. 
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Appendix C – Redevelopment Schedule 

  



 

 

 

Marlboro Scattered Site Redevelopment Schedule 

Task Duration Anticipated Time of 
Completion 

Township Designates 
Properties in Need of 
Redevelopment 

Complete September 5, 2019 

Township Adopts 
Redevelopment Plan for 
Area (2nd reading by 
Council) 

Pending  December 12,2019 

Township meets with 
property owners 110 days December 13, 2019– March 

2020 

Procurement Process to 
Select and have initial 
meetings with 
redeveloper(s) 

120 days April 2020 – July 2020 

Negotiate Redeveloper 
Agreement(s)* 120 days August 2020 – November 

2020 

Redeveloper(s) submit site 
plan/subdivision 
applications to Planning 
Board 

120 days December 2020 – March 2021 

Site Plan approvals from 
Planning Board 120 days April 2021 – July 2021 

Resolution Compliance 90 days September  2021 – November 
2021 

Receive Building permits 
from Township 90 days December  2021 – February 

2022 

Begin Construction 90 days March 2022 – May 2022 

Complete Construction 365 days March 2023 – May 2023 

Receive C/O 90 days June 2023 – August 2023 

*The Redeveloper Agreement(s) will include a provision for condemnation where up 
to ninety (90) days will be permitted for negotiations, after which time, if the parties do 
not reach an agreement for proceeding under non-condemnation, the Township will 
immediately proceed with condemnation. If condemnation is required it will lengthen 
the time line shown above by approximately 365 days (1 year). 



ORDINANCE #2019-XXX 
 

AN ORDINANCE ADOPTING A REDEVELOPMENT PLAN FOR THE SCATTERED 
SITES REDEVELOPMENT AREA OF THE TOWNSHIP OF MARLBORO 

 

WHEREAS, on August 10, 2017 the Township Council of the Township of Marlboro 
(the “Township Council”) previously adopted Resolution 2017-272 directing the Planning Board 
of the Township of Marlboro (the “Planning Board”) to undertake a preliminary investigation to 
determine whether those parcels identified on the Township’s tax map as Block 103, Lot 1; 
Block 111, Lots 10, 11, 12, and 13; Block 146, Lots 28, 30, 31, 32, 33 and 38; Block 147, Lot 
34; Block 170, Lots 2 and 3; Block 172, Lot 13 (now known as Lot 13.01), Block 268, Lot 79 
met the statutory criteria to be designated as a Condemnation “Area in Need of Redevelopment” 
pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-3 et seq. (the 
“LRHL”); and 

WHEREAS, on October 4, 2018, the Township Council adopted Resolution 2018-293, 
which further directed the Planning Board to include Block 111, Lot 4 within the area to be 
investigated; and  

WHEREAS, the Planning Board held a public hearing on July 17, 2019 regarding the 
preliminary investigation of the properties, and said properties were found to meet the standard 
for an area in need of redevelopment designation including condemnation, and the Planning 
Board subsequently adopted a resolution (PB 1-2019) recommending that the Township Council 
designate the Study Area as an “Area in Need of Redevelopment” that includes condemnation 
authority pursuant to the LRHL; and  

WHEREAS, the Township Council subsequently adopted Resolution 2019-281 on 
September 5, 2019 designating the properties as an “Area in Need of Redevelopment” with 
condemnation, in accordance with the Planning Board’s recommendation and the LRHL; and 
directed the Planning Board to prepare a redevelopment plan and to transmit the redevelopment 
plan to the Township Council for review and adoption; and  

WHEREAS, CME Associates prepared a redevelopment plan dated November 14, 2019 
providing the development standards for each of the properties within the Scattered Sites 
Redevelopment Area (on file with the Township Clerk) (the “Redevelopment Plan”); and  

WHEREAS, pursuant to the LRHL, the Planning Board must review the Redevelopment 
Plan and transmit its recommendations relating to the Redevelopment Plan to the Township 
Council in accordance with the provisions of N.J.S.A. 40A:12A-7(e) of the LRHL; and  

WHEREAS, on November 12, 2019 the Township Council adopted a resolution 
directing the Planning Board to review the Redevelopment Plan and transmit its 
recommendations relating to the Redevelopment Plan to the Township Council in accordance 
with the LRHL; and  



WHEREAS, on November 12, 2019 the Township Council introduced ordinance 
numbered 2019-XX adopting the Redevelopment Plan, to ensure the success of redevelopment 
within the Study Area in conformity with the Township’s redevelopment objectives; and  

WHEREAS, on Date the Planning Board met and discussed the Redevelopment Plan; 
and  

WHEREAS, on date the Planning Board adopted a resolution determining the 
Redevelopment Plan to be consistent with the Township’s Master Plan, and further favorably 
recommending the adoption of the Redevelopment Plan; and 

WHEREAS, the Township Council believes that the adoption of the Redevelopment 
Plan is in the best interests of the Township and the development of the Redevelopment Area.  

NOW, THEREFORE, BE AND IT IS HEREBY ORDAINED, by the Township 
Council of the Township of Marlboro, County of Monmouth, State of New Jersey, that the 
Township Council adopts the Scattered Site Redevelopment Plan, pursuant to the terms of 
N.J.S.A. 40A:12A-7 of the LHRL; and  

BE IT FURTHER ORDAINED, that the zoning ordinances of the Township found at 
Section 220 of the Township Code of the Township of Marlboro are hereby amended to include 
the amendments indicated in the Scattered Site Redevelopment Plan and the provisions therein; 
and  

BE IT FURTHER ORDAINED, that if any section, paragraph, subsection, clause or 
provision of this Ordinance shall be adjudged by the Courts to be invalid, such adjudication shall 
only apply to the section, paragraph, subsection, clause or provision so adjudicated, and the 
remainder of the Ordinance shall be deemed invalid and effective. 
 
 BE IT FURTHER ORDAINED, that any ordinances or parts thereof in conflict with the 
provisions of this Ordinance are repealed to the extent of such conflict. 
 
 BE IT FURTHER ORDAINED, that this Ordinance shall take effect upon passage and 
publication in accordance with applicable law. 
 
 BE IT FURTHER ORDAINED, that a certified copy of this Ordinance shall be provided 
to each of the following:  
 

a. Township Business Administrator 
b. Township Chief Financial Officer 
c. Township Engineer 
d. Louis Rainone, Esq. 

 
 
 
 
PASSED:   
 



 
ADOPTED:      TOWNSHIP OF MARLBORO 
 
 
 
             
ALIDA MANCO,    JONATHAN L. HORNIK,  
MUNICIPAL CLERK   MAYOR  
 



 

 

Appendix F:  
Affordable Housing Ordinance 
 
  



November 13, 2019 
 

TOWNSHIP OF MARLBORO 
MONMOUTH COUNTY, NEW JERSEY 

 
ORDINANCE NO. 2019-XX 

 
 

AN ORDINANCE REPEALING AND REPLACING IN ITS 
ENTIRETY CHAPTER 70, ARTICLE I, ARTICLE IA, AND 
ARTICLE II OF THE “CODE OF THE TOWNSHIP OF 
MARLBORO” REGARDING AFFORDABLE HOUSING, TO 
ADDRESS THE REQUIREMENTS OF THE FAIR HOUSING 
ACT AND THE UNIFORM HOUSING AFFORDABILITY 
CONTROLS (UHAC) AND TO COMPLY WITH THE 
TOWNSHIP’S THIRD ROUND AFFORDABLE HOUSING 
OBLIGATIONS 

 
WHEREAS, the Marlboro Township Planning Board adopted a 2019 Housing Element 

and Fair Share Plan, which plan was subsequently endorsed by the Mayor and Council of the 
Township of Marlboro; and   
 

WHEREAS, this ordinance is intended to implement and incorporate the adopted and 
endorsed Housing Element and Fair Share Plan and addresses the requirements of N.J.A.C. 5:93-
1 et seq., as amended and supplemented, N.J.A.C. 5:80-26.1 et seq. as amended and 
supplemented, and the New Jersey Fair Housing Act of 1985;   
 

NOW THEREFORE, BE IT ORDAINED by the Mayor and Council of the Township 
of Marlboro, in Monmouth County, New Jersey, as follows:  
 
Section 1.  Chapter 70, Articles I, IA, and II repealed and replaced.  Chapter 70, “Affordable 
Housing” in the “Code of the Township of Marlboro” (“Code”), Article I (General Provisions), 
Article IA (Municipal Housing Liaison), and Article II (Housing Trust Fund) are hereby repealed 
and replaced in their entirety with the following new ordinance chapters:   
 

CHAPTER 70.  AFFORDABLE HOUSING 
 

Article I Affordable Housing 
 

§70-1. Purpose and applicability. 
 

The purpose of this chapter is to include provisions addressing the Township of 
Marlboro’s constitutional obligation to provide for its fair share of low- and moderate-
income housing, as directed by the Supreme Court and consistent with N.J.A.C. 5:93-1 et 
seq., as amended and supplemented, N.J.A.C. 5:80-26.1 et seq., as amended and 
supplemented, and the New Jersey Fair Housing Act of 1985.  This chapter is intended to 
assure compliance with the regulations of the Council on Affordable Housing (“COAH”) 
set forth at N.J.A.C. 5:93-1 et seq., and the Uniform Housing Affordability Controls, 
N.J.A.C. 5:80-26.1 et seq., including provisions for unit affordability controls as well as 
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eligibility for low- and moderate-income households. This chapter shall apply except 
where inconsistent with applicable law. 
 
§70-2. Intent. 

 
It is the intent of this chapter to regulate the development and management of low- and 
moderate-income units constructed in compliance with the Housing Plan Element and 
Fair Share Plan of the Township of Marlboro. 

 
§70-3 Affordable Housing Agency Established 
 

A. Creation. There is hereby created an Affordable Housing Agency (the "Agency") 
of the Township of Marlboro. 
 

B. Composition 
 

1) The Agency shall consist of five members, and two alternate members, all 
of whom shall be appointed by the Mayor. No more than two of the 
membership of the Affordable Housing Agency shall be Township 
officials. All remaining members must be Township residents. However, 
one appointment shall be reserved for a tenant or owner/occupant of a 
very-low-, low- or moderate-income unit who is not a Township official. 
 

2) Alternate members shall have all of the powers of regular members when 
sitting in place of a regular member. Until such time as a very-low-, low- 
or moderate-income owner/occupant or tenant appointment can be made, 
an alternate member shall function as a regular member. 
 

3) The Mayor shall designate one regular member to serve as Chairperson 
and one member to serve as Vice Chairperson. 
 

4) Attendance by three regular members or alternate members shall 
constitute a quorum. Passage of any motion requires an affirmative vote 
by a majority of the members present. 
 

5) The initial term of office of the Affordable Housing Agency members 
shall be one, two or three years, to be designated by the Mayor in making 
the appointment. The terms of office shall thereafter be three years. The 
appointments shall be made in such a manner so that the terms of 
approximately 1/3 of the members shall expire each year. 

 
C. Vacancies; removal for cause. The Mayor may remove any member of the 

Affordable Housing Agency for cause. Written charges served upon the member 
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shall be followed by a hearing before the Marlboro Township Council thereon, at 
which time the member shall be entitled to be heard either in person or by 
counsel. A vacancy in the Affordable Housing Agency occurring other than by 
expiration of the term shall be filled for the unexpired term in the same manner as 
an original appointment. 
 

D. Powers and duties. The powers and duties of the Affordable Housing Agency 
shall be as follows: 
 

 
1) The owner of each potentially covered residential building in Marlboro 

Township shall be contacted by the Affordable Housing Agency and 
informed of the plan to compensate eligible households for rehabilitation 
of the buildings in which they live. All residential buildings deemed 
deficient shall be eligible for the rehabilitation subsidies, provided that 
additional documentation is given to the Affordable Housing Agency in 
order to certify eligibility in accordance with this Rehabilitation Article of 
this chapter. 
 

2) The Agency shall take any such action as may be necessary and authorized 
under this chapter to implement the policies and goals of this chapter, 
along with any applicable provision(s) and/or requirements of the New 
Jersey Fair Housing Act (N.J.S.A. 52:27D-301 et seq.), any procedural or 
substantive rules promulgated by the New Jersey Council on Affordable 
Housing (N.J.A.C. 5:96 and 5:97 et seq.), or any provisions of the 
Uniform Housing Affordability Controls regulations (N.J.A.C. 5:80-26.1 
et seq.), to ensure that housing units designated as very-low-, low- or 
moderate-income units, once constructed, shall remain affordable to and 
be occupied by very-low-, low- or moderate-income households. 
 

3) To report semiannually to the Mayor and Township Council on the status 
of very-low-, low- and moderate-income units, including but not limited to 
such things as the Agency's enforcement actions in connection with any 
matters or units with the Agency's jurisdiction. 
  

4) To take enforcement action, as authorized by § 70-21 of this chapter, 
against any person or entity for violation of this chapter, the New Jersey 
Fair Housing Act (N.J.S.A. 52:27D-301 et seq.); the Uniform 
Affordability Controls Act (N.J.A.C. 5:80-26.1 et seq.); and/or the 
substantive and procedural rules promulgated from time to time by the 
Council on Affordable Housing (N.J.A.C. 5:96 and 5:97 et seq.). 
 



November 13, 2019 
 

5) To ensure compliance and accountability of the administrative agent 
pursuant to N.J.A.C. 5:80-26.18(a). 
 

6) To periodically review this chapter to ensure that it is not in conflict with 
the UHAC. 
 

7) To provide all reasonable and necessary assistance in support of the 
administrative agent's efforts to ensure effective compliance with the 
controls set forth in the UHAC. 
 

8) To ensure that by no later than June 30 of any given year that an annual 
mailing is made to all affordable units within the Township which shall 
request that the owner verify all the information required in the annual 
mailing set forth in the UHAC [N.J.A.C. 5:80-26.18(d)(4)] as well as 
Appendices J and K therein. 
 

9) To implement and adjudicate the provisions of Chapter 235, entitled 
"Mobile Homes" of the Code of the Township of Marlboro. 
 

10) To implement and enforce the provisions of § 220-68 entitled "MHD-II 
Mobile Home Park District" of the Code of the Township of Marlboro. 

 
E. Appropriation and accountability. The Mayor may appoint special counsel, 

accountants, financial investigators and professional planners required so that the 
Affordable Housing Agency can carry out its duties and responsibilities. 

 
§70-4. Reporting requirements. 

 
A. Trust fund activity.  On the first anniversary of the entry of the order granting 

Marlboro a final judgment of compliance and repose in In re Township of 
Marlboro Compliance with Mount Laurel Third Round Affordable Housing 
Obligation, and every anniversary thereafter through the end of the repose 
period, the Township shall provide annual reporting of its affordable housing 
trust fund activity to the New Jersey Department of Community Affairs, 
Council on Affordable Housing or Division of Local Government Services, or 
other entity designated by the State of New Jersey, with a copy provided to 
Fair Share Housing Center and posted on the municipal website, using forms 
developed for this purpose by the New Jersey Department of Community 
Affairs, Council on Affordable Housing or Division of Local Government 
Services. The reporting shall include an accounting of all affordable housing 
trust fund activity, including the source and amount of funds collected and the 
amount and purpose for which any funds have been expended.   
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B. Affordable housing activity.  On the first anniversary of the entry of the order 
granting Marlboro a final judgment of compliance and repose in In re 
Township of Marlboro Compliance with Mount Laurel Third Round 
Affordable Housing Obligation, and every anniversary thereafter through the 
end of the repose period, the Township shall provide annual reporting of the 
status of all affordable housing activity within the Township through posting 
on the municipal website, with copies provided to Fair Share Housing Center, 
using forms previously developed for this purpose by the Council on 
Affordable Housing or any other forms endorsed by the court-appointed 
special master and Fair Share Housing Center.  For the midpoint realistic 
opportunity review due on July 1, 2020, as required pursuant to N.J.S.A. 
52:27D-313, the Township shall post on its municipal website, with copies 
provided to Fair Share Housing Center, a status report as to its implementation 
of its affordable housing plan and an analysis of whether any unbuilt sites or 
unfulfilled mechanisms continue to present a realistic opportunity. Such 
posting shall invite any interested party to submit comments to the Township, 
with copies provided to Fair Share Housing Center, regarding whether any 
sites no longer present a realistic opportunity and should be replaced. Any 
interested party may by motion request a hearing before the court regarding 
these issues.   

 
C. Very low income housing.  For the review of very low income housing 

requirements required by N.J.S.A. 52:27D-329.1, within 30 days of the third 
anniversary of the entry of the order granting Marlboro a final judgment of 
compliance and repose in In re Township of Marlboro Compliance with 
Mount Laurel Third Round Affordable Housing Obligation, and every third 
year thereafter, the Township will post on its municipal website, with copies 
provided to Fair Share Housing Center, a status report as to its satisfaction of 
its very low income requirements, including the family very low-income 
requirements referenced herein. Such posting shall invite any interested party 
to submit comments to the Township, with copies provided to Fair Share 
Housing Center, on the issue of whether the Township has complied with its 
very low-income housing obligation. 

 
§70-5. Definitions. 

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

 
ACCESSORY APARTMENT- A self-contained residential dwelling unit with a 
kitchen, sanitary facilities, sleeping quarters and a private entrance, which is 
created within an existing home, or through the conversion of an existing 
structure on the same site, or by an addition to an existing home or accessory 
building, or by the construction of a new accessory structure on the same site. 
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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 designated by the Township to administer affordable units in 
accordance with this chapter, the regulations of the Council on Affordable 
Housing set forth at N.J.A.C. 5:93 et seq., and the Uniform Housing Affordability 
Controls set forth at N.J.A.C. 5:80-26 et seq. 
 
AFFIRMATIVE MARKETING 
A regional marketing strategy designed to attract buyers and/or renters of 
affordable 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 
affordable housing development are affordable 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 defined within N.J.A.C. 5:93-7.4, 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 HOUSING DEVELOPMENT 
A development included in or approved pursuant to the Housing Element and Fair 
Share Plan or otherwise intended to address the Township’s fair share obligation, 
and includes, but is not limited to, an inclusionary development, a municipal 
construction project or a 100 percent affordable 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 Fair Housing Act and 
approved for crediting by the court and/or funded through an affordable housing 
trust fund. 
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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:  1) all the residents of the 
development wherein the unit is situated are 62 years of age or older; or 2) at least 
80 percent of the units are occupied by one person who is 55 years of age or 
older; or 3) the development has been designated by the Secretary of the U.S. 
Department of Housing and Urban Development as “housing for older persons” 
as defined in Section 807(b)(2) of the Fair Housing Act, 42 U.S.C. § 3607.  
 
ALTERNATIVE LIVING ARRANGEMENTS 
A structure in which households live in distinct bedrooms, yet share kitchen and 
plumbing facilities, central heat and common areas.  Alternative living 
arrangements include, but are not limited to:  transitional facilities for the 
homeless; Class A, B, C, D and E boarding homes as regulated by the State of 
New Jersey Department of Community Affairs; residential health care facilities as 
regulated by the New Jersey Department of Health; group homes for the 
developmentally disabled and mentally ill as licensed and/or regulated by the 
New Jersey Department of Human Services; and congregate living arrangements. 
 
ASSISTED LIVING RESIDENCE 
A facility that is licensed by the New Jersey Department of Health and Senior 
Services to provide apartment-style housing and congregate dining and to assure 
that assisted living services are available when needed for four or more adult 
persons unrelated to the proprietor and that offers units containing, at a minimum, 
one unfurnished room, a private bathroom, a kitchenette and a lockable door on 
the unit entrance.  
 
TOWNSHIP 
The Township of Marlboro, in Monmouth County, New Jersey. 
 
CERTIFIED HOUSEHOLD 
A household that has been certified by an administrative agent as a low-income 
household or moderate-income household.  
 
COAH 
The Council on Affordable Housing, 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 Affairs.  
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DEFICIENT HOUSING UNIT 
A housing unit with health and safety code violations that requires the repair or 
replacement of a major system.  A major system includes weatherization, roofing, 
plumbing (including wells), heating, electricity, sanitary plumbing (including 
septic systems), lead paint abatement and/or load bearing structural systems. 
 
DEVELOPER 
Any person, partnership, association, company or corporation that is the legal or 
beneficial owner or owners of a lot or any land included in a proposed 
development including the holder of an option to 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 landfill, and any use or change in the use of any building or other 
structure, or land or extension of use of land, for which permission may be 
required pursuant to N.J.S.A. 40:55D-1 et seq. 
 
FAIR SHARE PLAN 
The plan that describes the mechanisms, strategies and the funding sources, if 
any, by which the Township proposes to address its affordable housing obligation 
as established in the Housing Element, including the draft ordinances necessary to 
implement that plan, and addresses the requirements of N.J.A.C. 5:93-5. 
 
HOUSING ELEMENT 
The portion of the Township's Master Plan, required by the Municipal Land Use 
Law ("MLUL"), N.J.S.A. 40:55D-28.b(3) and the Act, that includes the 
information required by N.J.A.C. 5:93-5.1 and establishes the Township's fair 
share obligation. 

 
INCLUSIONARY DEVELOPMENT 
A development containing both affordable units and market rate units.  This term 
includes, but is not limited to:  new construction, the conversion of a non-
residential structure to residential use and the creation of new affordable units 
through the gut rehabilitation or reconstruction of a vacant residential structure. 
 
LOW-INCOME HOUSEHOLD 
A household with a total gross annual household income equal to 50 percent or 
less of the regional median household income by household size.  
 
LOW-INCOME UNIT 
A restricted unit that is affordable to a low-income household.  
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MAJOR SYSTEM 
The primary structural, mechanical, plumbing, electrical, fire protection, or 
occupant service components of a building which include but are not limited to, 
weatherization, roofing, plumbing (including wells), heating, electricity, sanitary 
plumbing (including septic systems), lead paint abatement and 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 or a successor entity approved by the court.  
 
MODERATE-INCOME HOUSEHOLD 
A household with a total gross annual household income in excess of 50 percent 
but less than 80 percent of the regional median household income by household 
size.  
 
MODERATE-INCOME UNIT 
A restricted unit that is affordable to a moderate-income household.  
 
MULTIFAMILY UNIT 
A structure containing five or more dwelling units. 

 
NON-EXEMPT 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 
beneficiary and the transfer of ownership by court order.  
 
RANDOM SELECTION PROCESS 
A process by which currently income-eligible households are selected for 
placement in affordable housing units such that no preference is given to one 
applicant over another except for purposes of matching household income and 
size with an appropriately priced and sized affordable unit (e.g., by lottery).   
 
REGIONAL ASSET LIMIT 
The maximum housing value in each housing region affordable to a four-person 
household with an income at 80 percent of the regional median as defined by duly 
adopted Regional Income Limits published annually by COAH or a successor 
entity.  
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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 
affordability controls of N.J.A.C. 5:80-26.1, as amended and supplemented, but 
does not include a market-rate unit financed under UHORP or MONI.  

 
UHAC 
The Uniform Housing Affordability 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 percent or 
less of the regional median household income by household size.  
 
VERY LOW-INCOME UNIT 
A restricted unit that is affordable to a very low-income household.  
 
WEATHERIZATION 
Building insulation (for attic, exterior walls and crawl space), siding to improve 
energy efficiency, replacement storm windows, replacement storm doors, 
replacement windows and replacement doors, and is considered a major system 
for purposes of a rehabilitation program. 

 
§70-6. Inclusionary zoning requirements.  
 
To create realistic opportunities for the construction of affordable housing, the following 
properties shall be zoned to require inclusionary development or development of 100 
percent affordable housing units:  

(1) Block 213.01, Lot 44 (Bathgate/MDG site) 
 

(2) Block 122, Lot 27.04 (M&M site) 
 

(3) Block 146, Lots 25 and 26 (Weitz/Pallu) 
 

(4) Block 119, Lot 16 (Weitz/Ashbel) 
 

(5) Block 415, Lot 22 (EL at Marlboro) 
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(6) Block 149, Lot 16, Block 148, Lot 31 (Wildflower/The Place at Marlboro) 

 
(7) Block 270, Lot 14 (Marlboro Motor Lodge) 

 
(8) Block 355, Lots 6, 7, 8 & 11 (Buckdale) 

 
(9) The Scattered Sites Redevelopment Area (Inclusionary “zoning” enacted via 2019 

Scattered Sites Redevelopment Plan): 
 
(a) Block 103, Lot 1 
(b) Block 111, Lots 10, 11, 12, and 13 
(c) Block 111, Lot 4 (3 Ronson). 
(d)  Block 146, Lots 28, 30, 31, 32, 33, and 38 
(e) Block 147, Lot 34 
(f) Block 170, Lots 2 and 3 
(g) Block 172, Lot 13 

 
Inclusionary developments shall adhere to the following project phasing schedule: 
 

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 

 
Design: 
 

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

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

 
§70-7. New construction 

 
(1)  Low/moderate split and bedroom distribution of affordable housing units: 
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(a) The fair share obligation shall be divided equally between low- and 
moderate-income units, except that where there is an odd number of 
affordable housing units, the extra unit shall be a low-income unit.   
 

(b) At least 13 percent of all restricted rental units within each bedroom 
distribution shall be very low-income units (affordable to a household 
earning 30 percent 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.  

 
(c) At least 25 percent of the obligation shall be met through rental units, 

including at least half in rental units available to families.  
 

(d) A maximum of 25 percent of the Township's obligation may be met 
with age restricted units. At least half of all affordable units in the 
Township’s Plan shall be available to families. 

 
(e) In each affordable development, at least 50 percent of the restricted 

units within each bedroom distribution shall be low-income units 
including that 13% shall be very-low income.  

 
(f) Affordable developments that are not age-restricted shall be structured 

in conjunction with realistic market demands such that: 
 

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

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

 
[3] At least 20 percent of all low- and moderate-income units shall be 

three-bedroom units; and 
 

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

 
(g) Affordable developments that are age-restricted shall be structured 

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

 
(2) Accessibility requirements: 
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(a) The first floor of all restricted townhouse dwelling units and all 

restricted units in all other multistory buildings shall be subject to the 
technical design standards of the Barrier Free Subcode, N.J.A.C. 5:23-
7. 
 

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

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

 
[2] An adaptable kitchen on the first floor; and 

 
[3] An interior accessible route of travel on the first floor; and 

 
[4] An adaptable room that can be used as a bedroom, with a door or 

the casing for the installation of a door, on the first floor; and  
 

[5] If not all of the foregoing requirements in b.1) through b.4) can be 
satisfied, then an interior accessible route of travel must be 
provided between stories within an individual unit, but if all of the 
terms of paragraphs b.1) through b.4) above have been satisfied, 
then an interior accessible route of travel shall not be required 
between stories within an individual unit; and 

 
[6] An accessible entranceway as set forth at P.L. 2005, c. 350 

(N.J.S.A. 52:27D-311a et seq.) and the Barrier Free Subcode, 
N.J.A.C. 5:23-7, or evidence that the Township has collected funds 
from the developer sufficient to make 10 percent of the adaptable 
entrances in the development accessible: 

 
[a] Where a unit has been constructed with an adaptable entrance, 

upon the request of a person with disabilities who is purchasing 
or will reside in the dwelling unit, an accessible entrance shall 
be installed.   

 
[b] To this end, the builder of restricted units shall deposit funds 

within the Township affordable housing trust fund sufficient to 
install accessible entrances in 10 percent of the affordable units 
that have been constructed with adaptable entrances.   
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[c] The funds deposited under paragraph [6][b] above shall be 
used by the Township for the sole purpose of making the 
adaptable entrance of an affordable unit accessible when 
requested to do so by a person with a disability who occupies 
or intends to occupy the unit and requires an accessible 
entrance. 

 
[d] The developer of the restricted units shall submit a design plan 

and cost estimate to the Township Construction Official for the 
conversion of adaptable to accessible entrances. 

 
[e] Once the Construction Official has determined that the design 

plan to convert the unit entrances from adaptable to accessible 
meet the requirements of the Barrier Free Subcode, N.J.A.C. 
5:23-7, and that the cost estimate of such conversion is 
reasonable, payment shall be made to the Township’s 
affordable housing trust fund in care of the Township Chief 
Financial Officer who shall ensure that the funds are deposited 
into the affordable housing trust fund and appropriately 
earmarked. 

 
[f] 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.  

 
(3) Maximum rents and sales prices: 

 
(a) In establishing rents and sales prices of affordable housing units, the 

administrative agent shall follow the procedures set forth in UHAC 
utilizing the most recently published regional weighted average of the 
uncapped Section 8 income limits published by HUD and by the 
Superior Court. 

 
(b) The maximum rent for restricted rental units within each affordable 

development shall be affordable to households earning no more than 
60 percent of median income, and the average rent for restricted rental 
units shall be affordable to households earning no more than 52 
percent of median income. 

 
(c) The developers and/or municipal sponsors of restricted rental units 

shall establish at least one rent for each bedroom type for both low-
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income and moderate-income units, provided that at least 13 percent of 
all low- and moderate-income rental units shall be affordable to very 
low-income households, earning 30 percent or less of the regional 
median household income, with such very low-income units counted 
toward the low-income housing requirement. 

 
(d) The maximum sales price of restricted ownership units within each 

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

 
(e) In determining the initial sales prices and rent levels for compliance 

with the affordability average requirements for restricted units other 
than assisted living facilities and age-restricted developments, the 
following standards shall be used: 

 
[1] A studio unit shall be affordable to a one-person household; 

 
[2] A one-bedroom unit shall be affordable to a one and one-half 

person household; 
 

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

 
[4] A three-bedroom unit shall be affordable to a four and one-half 

person household; and 
 

[5] A four-bedroom unit shall be affordable to a six-person household.  
 
(f) In determining the initial sales prices and rents for compliance with the 

affordability average requirements for restricted units in assisted living 
facilities and age-restricted developments, the following standards 
shall be used: 
 
[1] A studio shall be affordable to a one-person household; 

 
[2] A one-bedroom unit shall be affordable to a one and one-half 

person household; and 
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[3] A two-bedroom unit shall be affordable to a two-person household 

or to two one-person households. 
 

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

 
(h) The initial rent for a restricted rental unit shall be calculated so as not 

to exceed 30 percent of the eligible monthly income of the appropriate 
size household, including an allowance for tenant paid utilities, as 
determined under N.J.A.C. 5:80-26.4, as may be amended and 
supplemented; provided, however, that the rent shall be subject to the 
affordability average requirement of N.J.A.C. 5:80-26.3, as may be 
amended and supplemented. 

 
(i) The price of owner-occupied low- and moderate-income units may 

increase annually based on the percentage increase in the regional 
median income limit for each housing region.  In no event shall the 
maximum resale price established by the administrative agent be lower 
than the last recorded purchase price. 

 
(j) The rent of low- and moderate-income units may be increased 

annually based on the permitted percentage increase in the Regional 
Income Limits chart. This increase shall not exceed nine percent in any 
one year.  Rents for units constructed pursuant to low- income housing 
tax credit regulations shall be indexed pursuant to the regulations 
governing low- income housing tax credits.  

 
§70-8. Utilities. 

 
A. Affordable units shall utilize the same type of heating source as market units within 

an inclusionary development. 
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B. 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 HUD for its Section 8 
program.  

 
§70-9. Occupancy Standards. 

 
A. In referring certified households to specific restricted units, the administrative agent 

shall, to the extent feasible and without causing an undue delay in the occupancy of a 
unit, strive to: 

 
(1) Provide an occupant for each bedroom;  

 
(2) Provide children of different sexes with separate bedrooms;  

 
(3) Provide separate bedrooms for parents and children; and 

 
(4) Prevent more than two persons from occupying a single bedroom. 

 
B. Additional provisions related to occupancy standards (if any) shall be provided in the 

municipal Operating Manual. 
 

§70-10. Control periods for restricted ownership units and enforcement 
mechanisms. 

 
A. 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 chapter for a period of at least thirty 
(30) years and thereafter until the Township takes action by ordinance to release the 
unit from such requirements; prior to such action, a restricted ownership unit shall 
remain subject to the requirements of N.J.A.C. 5:80-26.1, as may be amended and 
supplemented.  

 
B. The affordability control period for a restricted ownership unit shall commence on the 

date the initial certified household takes title to the unit. 
 

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

 
D. At the time of the initial sale of the unit, the initial purchaser shall execute and deliver 

to the administrative agent a recapture note obligating the purchaser (as well as the 
purchaser’s heirs, successors and assigns) to repay, upon the first non-exempt sale 
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after the unit’s release from the restrictions set forth in this chapter, an amount equal 
to the difference between the unit’s non-restricted fair market value and its restricted 
price, and the recapture note shall be secured by a recapture lien evidenced by a duly 
recorded mortgage on the unit. 

 
E. The affordability controls set forth in this chapter shall remain in effect despite the 

entry and enforcement of any judgment of foreclosure with respect to restricted 
ownership units.  

 
(1) Provisions for first-purchase money mortgagees. 

 
(a) The terms and restrictions of this chapter shall be subordinate only to the first-

purchase money mortgage lien on any very-low-, low- and moderate-income 
unit and in no way shall impair the first-purchase money mortgagee's ability 
to exercise the contract remedies available to it in the event of default as such 
remedies are set forth in the first-purchase money mortgage documents for the 
unit. 

 
(b) So long as the first-purchase money mortgage is not sold to the Federal 

National Mortgage Association or in the secondary mortgage market, the first-
purchase money mortgagee and/or mortgage servicer shall serve written 
notice upon the Agency within 10 days after the first-purchase money 
mortgage is three months in arrears and within 10 calendar days of the filing 
of the complaint seeking foreclosure of the first-purchase money mortgage 
held on a very-low-, low- and moderate-income unit. 

 
(c) The obligation of the first-purchase money mortgagee and/or servicer to notify 

the Affordable Housing Agency and/or the Administrative Agent shall cease 
automatically and immediately upon the sale of the first-purchase money 
mortgage to the Federal National Mortgage Association or in the secondary 
mortgage market, unless the rules and regulations are amended so as to not 
prohibit or exclude placing such obligation, in which case an instrument duly 
evidencing same must be recorded with the office of the Recorder, Monmouth 
County, New Jersey, and the Clerk of the Township of Marlboro before any 
such obligation shall exist. 

 
(d) Provided that the first-purchase money mortgagee is obligated to give the 

Affordable Housing Agency the above-mentioned notices, the first-purchase 
money mortgage shall also serve written notice of any proposed foreclosure 
sale upon the Affordable Housing Agency at least 30 days prior to the first 
scheduled date of such sale. 
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(e) The first-purchase money mortgagee shall serve notice upon the Affordable 
Housing Agency within 30 days of the sale of the first-purchase money 
mortgage to the Federal National Mortgage Association or in the secondary 
mortgage market. 

 
(2) The Township of Marlboro and/or the Affordable Housing Agency or any 

instrumentality designated by the Township shall have the right to purchase any 
mortgage which is in default at any time prior to the entry of a foreclosure 
judgment or within the redemption period thereafter. Notification of a default and 
of the institution of a foreclosure action and of a Sheriff's sale shall be served in 
writing upon the Chairman of the Affordable Housing Agency as aforesaid. The 
Township of Marlboro shall at all times be considered a party defendant and/or 
shall have the right to intervene in any foreclosure action seeking foreclosure of a 
first mortgage and/or shall have the right to redeem and acquire the owner's equity 
of redemption or to acquire the unit from the owner upon such terms and 
conditions as may be determined by the Affordable Housing Agency. 

 
(3) In the event of foreclosure, the Affordable Housing Agency shall attempt to 

identify a qualified very-low-, low- and moderate-income purchaser(s) as the case 
may be and shall give notice to the foreclosing party, and effort shall be made 
within the confines of the applicable foreclosure laws to sell the housing unit to 
qualified very-low-, low- and moderate-income households. If such efforts are 
unsuccessful, the restrictive covenants shall remain in full force and effect. In any 
case, the Township shall not lose credit for the very-low-, low- and moderate-
income unit relating to which the foreclosure proceeding took place. 

 
(4) Surplus funds. In the event of a foreclosure sale by the holder of the first-purchase 

money mortgage, the owner shall be personally obligated to pay to the Affordable 
Housing Agency any surplus funds, which shall be deposited in the Township’s 
Affordable Housing Trust Fund. For purposes of this subsection, surplus funds 
shall be the total amount paid to the Sheriff in excess of the greater of the 
maximum resale price of the unit and the amount required to pay and satisfy the 
first-purchase money mortgage, including the costs of foreclosure plus any second 
mortgages approved by the Affordable Housing Agency. Surplus funds shall also 
include all payments to any junior creditors out of such surplus funds, even if 
such were to the exclusion of the owner. The Affordable Housing Agency shall be 
given a first-priority lien, second only to the first-purchase money mortgagee of a 
unit and any taxes or public assessments by a duly authorized governmental body, 
equal to the full amount of such surplus funds. This obligation of the owner to pay 
this full amount of surplus funds to the Affordable Housing Agency shall be 
deemed to be a personal obligation of the owner of record at time of the 
foreclosure sale, and the Agency shall be empowered to enforce the obligation of 
the owner in any appropriate court of law or equity as though the same were a 
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personal contractual obligation of the owner. Neither the first-purchase money 
mortgagee nor the purchaser at the foreclosure sale shall be responsible or liable 
to the Affordable Housing Agency for any portion of this excess. The Affordable 
Housing Agency may utilize up to 30% of the surplus funds realized in any one 
calendar year, but in no event to exceed $10,000 per calendar year, for the 
purpose of funding operating expenses of the year, for the purpose of funding 
operating expenses of the Affordable Housing Agency. Other surplus funds shall 
be used for increasing the opportunities for affordable housing within the 
Township in accordance with the provisions of this chapter. 

 
(5) Owner's equity. 
  

(a) Owner's equity shall be determined to be the difference between the maximum 
resale price of the unit and the total of the assessments, property taxes and 
other liens which may have been attached against the unit prior to the 
foreclosure, provided that such total is less than the maximum resale price. 

 
(b) If there are sums to which the owner is properly entitled, such sums shall be 

turned over to the owner or placed in an escrow by the Agency for the owner 
for a maximum period of two years. Any interest accrued or earned on such 
balance while being held in escrow shall belong to and shall be paid to the 
Agency. 

 
(c) This provision is subject, however, to applicable laws of the State of New 

Jersey governing the distribution and payment of proceeds of foreclosure 
sales. 

 
F. A restricted ownership unit shall be required to obtain a continuing certificate of 

occupancy or a certified statement from the Construction Official stating that the unit 
meets all Uniform Construction Code standards upon the first transfer of title 
following the removal of the restrictions provided under N.J.A.C. 5:80-26.5(a), as 
may be amended and supplemented. 

  
§70-11. Price restrictions for restricted ownership units, homeowner association fees 
and resale prices. 

 
A. Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 

5:80-26.1, as may be amended and supplemented, including: 
 

(1) The initial purchase price for a restricted ownership unit shall be approved 
by the administrative agent.   
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(2) The administrative agent shall approve all resale prices, in writing and in 
advance of the resale, to assure compliance with the foregoing standards. 
 

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

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

 
§70-12. Buyer Income Eligibility.  

 
A. 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 percent of median income and moderate-income ownership units 
shall be reserved for households with a gross household income less than 80 percent 
of median income. 
 

B. Notwithstanding the foregoing, however, the administrative agent may, upon 
approval by the Township Mayor and Council, and subject to the court's approval, 
permit moderate-income purchasers to buy low-income units in housing markets if 
the administrative agent determines that there is an insufficient number of eligible 
low-income purchasers to permit prompt occupancy of the units.  All such low-
income units to be sold to moderate-income households shall retain the required 
pricing and pricing restrictions for low-income units. 

 
C. A certified household that purchases a restricted ownership unit must occupy it as the 

certified household’s principal residence and shall not lease the unit; provided, 
however, that the administrative agent may permit the owner of a restricted 
ownership unit, upon application and a showing of hardship, to lease the restricted 
unit to another certified household for a period not to exceed one year. 

 
D. The administrative agent shall certify a household as eligible for a restricted 

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



November 13, 2019 
 

 
 
§70-13. Limitations on indebtedness secured by ownership unit; subordination. 

 
A. 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. 
 

B. With the exception of first purchase money mortgages, neither an owner nor a lender 
shall at any time cause or permit the total indebtedness secured by a restricted 
ownership unit to exceed 95 percent of the maximum allowable resale price of the 
unit, as such price is determined by the administrative agent in accordance with 
N.J.A.C.5:80-26.6(b). 

 
§70-14. Capital improvements to ownership units.  

 
A. 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 adds an additional bathroom.  In 
no event shall the maximum sales price of an improved housing unit exceed the limits 
of affordability for the larger household. 
 

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

 
  



November 13, 2019 
 

§70-15. Control periods for restricted rental units. 
 

A. 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 chapter for a period of at least 30 years and 
thereafter until the Township takes action by ordinance to release the unit from such 
requirements.  Prior to such action, a restricted rental unit shall remain subject to the 
requirements of N.J.A.C. 5:80-26.1, as may be amended and supplemented.   
 

B. Deeds of all real property that include restricted rental units shall contain deed 
restriction language.  The deed restriction shall have priority over all mortgages on 
the property, and the deed restriction shall be filed by the developer or seller with the 
records office of the County of Monmouth. The deed shall also identify each 
affordable unit by apartment number and/or address and whether that unit is 
designated as a very low, low or moderate income unit. Neither the unit nor its 
affordability designation shall change throughout the term of the deed restriction.  A 
copy of the filed document shall be provided to the administrative agent within 30 
days of the receipt of a certificate of occupancy. 
 

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

 
(1) Sublease or assignment of the lease of the unit; 

 
(2) Sale or other voluntary transfer of the ownership of the unit; or 

 
(3) The entry and enforcement of any judgment of foreclosure on the property 

containing the unit. 
 

§70-16. Rent restrictions for rental units; leases. 
 

A. 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. 

 
B. 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.   

 
C. Application fees (including the charge for any credit check) shall not exceed five 

percent of the monthly rent of the applicable restricted unit and shall be payable to the 
administrative agent to be applied to the costs of administering the controls applicable 
to the unit as set forth in this chapter. 
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D. No rent control ordinance or other pricing restriction shall be applicable to either the 

market units or the affordable units in any development in which at least 15 percent 
of the total number of dwelling units are restricted rental units in compliance with this 
chapter.  

 
§70-17. Tenant income eligibility. 

 
A. 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: 
 

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

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

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

 
B. The administrative agent shall certify a household as eligible for a restricted rental 

unit when the household is a very low-income household, low-income household or a 
moderate-income household, as applicable to the unit, and the rent proposed for the 
unit does not exceed 35 percent (40 percent for age-restricted units) of the 
household’s eligible monthly income as determined pursuant to N.J.A.C. 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: 

 
(1) The household currently pays more than 35 percent (40 percent for 

households eligible for age-restricted units) of its gross household income 
for rent, and the proposed rent will reduce its housing costs;  
 

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

(3) The household is currently in substandard or overcrowded living 
conditions; 
 

(4) The household documents the existence of assets with which the 
household proposes to supplement the rent payments; or 
 



November 13, 2019 
 

(5) The household documents reliable anticipated 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.  

 
C. The applicant shall file documentation sufficient to establish the existence of the 

circumstances in B1 through 5 above with the administrative agent, who shall counsel 
the household on budgeting. 

 
§70-18. Municipal housing liaison. 

 
A. The Township shall appoint a specific municipal employee to serve as a municipal 

housing liaison responsible for administering the affordable housing program, 
including affordability controls, the affirmative marketing plan, monitoring and 
reporting, and, where applicable, supervising any contracted administrative agent. 
The Township shall adopt an ordinance creating the position of municipal housing 
liaison. The Township 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 and shall be duly qualified through a training program 
sponsored by Affordable Housing Professionals of New Jersey before assuming the 
duties of municipal housing liaison. 
 

B. The municipal housing liaison shall be responsible for oversight and administration of 
the affordable housing program for the Township, including the following 
responsibilities which may not be contracted out to the administrative agent: 

 
(1) Serving as the Township’s primary point of contact for all inquiries from 

the State, affordable housing providers, administrative agents and 
interested households; 
 

(2) Monitoring the status of all restricted units in the Township’s Fair Share 
Plan; 
 

(3) Compiling, verifying and submitting annual monitoring reports as may be 
required by the court; 
 

(4) Coordinating meetings with affordable housing providers and 
administrative agents, as needed; and 
 

(5) Attending continuing education opportunities on affordability controls, 
compliance monitoring and affirmative marketing at least annually and 
more often as needed. 
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C. Subject to the approval of the court, the Township shall designate one or more 
administrative agent(s) to administer newly constructed affordable units in 
accordance with UHAC.  An Operating Manual for each affordable housing program 
shall be provided by the administrative agent(s) to be adopted by resolution of the 
governing body and subject to approval of the court.  The Operating Manual(s) shall 
be available for public inspection in the office of the Township Clerk, in the office of 
the municipal housing liaison, and in the office(s) of the administrative agent(s).  The 
municipal housing liaison shall supervise the contracting administrative agent(s). 

 
§70-19. Administrative agent. 

 
The administrative agent shall be an independent entity serving under contract to and 
reporting to the Township.   For new sale and rental developments, all of the fees of the 
administrative agent shall be paid by the owners of the affordable units for which the 
services of the administrative agent are required.  For resales, single-family homeowners 
and condominium homeowners shall be required to pay three percent of the sales price 
for services provided by the administrative agent related to the resale of their homes. That 
fee shall be collected at closing and paid directly to the administrative agent. The 
administrative agent shall perform the duties and responsibilities of an administrative 
agent as set forth in UHAC, including those set forth in Sections 5:80-26.14, 16 and 18 
thereof, which include: 

 
A. Affirmative marketing:  

 
(1) Conducting an outreach process to affirmatively market affordable 

housing units in accordance with the Township’s affirmative marketing 
plan and the provisions of N.J.A.C. 5:80-26.15; and 
 

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

 
B. Household certification: 

 
(1) Soliciting, scheduling, conducting and following up on interviews with 

interested households; 
 

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

(3) Providing written notification to each applicant as to the determination of 
eligibility or non-eligibility; 
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(4) Requiring that all certified applicants for restricted units execute a 

certificate substantially in the form, as applicable, of either the ownership 
or rental certificates set forth in Appendices J and K of N.J.A.C. 5:80-26.1 
et seq.; 
 

(5) 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 
 

(6) Employing a random selection process as provided in the affirmative 
marketing plan of the Township when referring households for 
certification to affordable units. 

 
(7) Notifying the following entities of the availability of affordable housing 

units in the Township of Marlboro: Fair Share Housing Center, the New 
Jersey State Conference of the NAACP, the Latino Action Network, 
STEPS, OCEAN Inc., the Greater Red Bank, Asbury Park/Neptune, 
Bayshore, Greater Freehold, Greater Long Branch, and Trenton branches 
of the NAACP, and the Supportive Housing Association.   

 
C. Affordability controls: 

 
(1) 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; 

 
(2) Creating and maintaining a file on each restricted unit for its control 

period, including the recorded deed with restrictions, recorded mortgage 
and note, as appropriate;  
 

(3) Ensuring that the removal of the deed restrictions and cancellation of the 
mortgage note are effectuated and properly filed with the Monmouth 
County Register of Deeds or County Clerk’s office after the termination of 
the affordability controls for each restricted unit;  
 

(4) Communicating with lenders regarding foreclosures; and 
 

(5) Ensuring the issuance of continuing certificates of occupancy or 
certifications pursuant to N.J.A.C. 5:80-26.10. 
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D. Resales and rentals: 
 

(1) Instituting and maintaining an effective means of communicating 
information between owners and the administrative agent regarding the 
availability of restricted units for resale or rental; and 
 

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

 
E. Processing requests from unit owners: 

 
(1) Reviewing and approving requests for determination from owners of 

restricted units who wish to take out home equity loans or refinance during 
the term of their ownership that the amount of indebtedness to be incurred 
will not violate the terms of this chapter; 
 

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

(3) Notifying the Township of an owner’s intent to sell a restricted unit; and 
 

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

 
F. Enforcement: 

 
(1) Securing annually from the Township a list of all affordable housing units 

for which tax bills are mailed to absentee owners, and notifying all such 
owners that they must either move back to their unit or sell it;  
 

(2) 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 
offered, or in any other way committed, to any person, other than a 
household duly certified to the unit by the administrative agent; 
 

(3) 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; 
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(4) Sending annual mailings to all owners of affordable dwelling units, 

reminding them of the notices and requirements outlined in N.J.A.C. 5:80-
26.18(d)4; 
 

(5) Establishing a program for diverting unlawful rent payments to the 
Township’s affordable housing trust fund; and 
 

(6) Creating and publishing a written operating manual for each affordable 
housing program administered by the administrative agent, to be approved 
by the Township Mayor and Council and the court, setting forth 
procedures for administering the affordability controls. 

 
G. Additional responsibilities: 

 
(1) The administrative agent shall have the authority to take all actions 

necessary and appropriate to carry out its responsibilities hereunder.   
 

(2) The administrative agent shall prepare monitoring reports for submission 
to the municipal housing liaison in time to meet any monitoring 
requirements and deadlines imposed by the court. 
 

(3) The administrative agent shall attend continuing education sessions on 
affordability controls, compliance monitoring, and affirmative marketing 
at least annually and more often as needed. 

 
§70-20. Affirmative marketing requirements. 

 
A. The Township shall adopt by resolution an affirmative 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. 
 

B. The affirmative marketing plan is a regional marketing strategy designed to attract 
buyers and/or renters of all majority and minority groups, regardless of race, creed, 
color, national origin, ancestry, marital or familial status, gender, affectional or sexual 
orientation, disability, age or number of children to housing units which are being 
marketed by a developer, sponsor or owner of affordable housing.  The affirmative 
marketing plan is intended to target those potentially eligible persons who are least 
likely to apply for affordable units in that region. In addition, the affirmative 
marketing plan shall maintain certain notification requirements. It is a continuing 
program that directs marketing activities toward Housing Region 4 and is required to 
be followed throughout the period of restriction. 
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C. The affirmative marketing plan shall provide a regional preference for all households 
that live and/or work in Housing Region 4, comprised of Monmouth, Mercer, and 
Ocean Counties. 

 
D. The Township has the ultimate responsibility for adopting the affirmative marketing 

plan and for the proper administration of the affirmative marketing program, 
including initial sales and rentals and resales and rerentals.  The administrative agent 
designated by the Township shall implement the affirmative marketing plan to assure 
the affirmative marketing of all affordable units. 

 
E. In implementing the affirmative marketing plan, the administrative agent shall 

provide a list of counseling services to low- and moderate-income applicants on 
subjects such as budgeting, credit issues, mortgage qualification, rental lease 
requirements, and landlord/tenant law. 

 
F. The affirmative marketing plan shall describe the media to be used in advertising and 

publicizing the availability of housing.  In implementing the affirmative marketing 
plan, the administrative agent shall consider the use of language translations where 
appropriate. 

 
G. The affirmative marketing process for available affordable units shall begin at least 

four months (120 days) prior to the expected date of occupancy. 
 

H. Applications for affordable housing shall be available in several locations, including, 
at a minimum, the County Administration Building and/or the County Library for 
each county within the housing region; the municipal administration building and the 
municipal library in the Township in which the units are located; and the developer's 
rental office.  Pre-applications shall be emailed or mailed to prospective applicants 
upon request. 

 
(1) In addition to other affirmative marketing strategies, the Administrative 

Agent shall provide specific notice of the availability of affordable 
housing units in Marlboro, and copies of the applications forms, to the 
following entities: Fair Share Housing Center, the new Jersey State 
Conference of the NAACP, the Latino Action Network, STEPS, OCEAN 
Inc., the Supportive Housing Association, and the Greater Red Bank, 
Asbury Park/Neptune, Bayshore, Greater Freehold, Greater Long Branch, 
and Trenton branches of the NAACP. 
 

I. The costs of advertising and affirmative marketing of the affordable units shall be the 
responsibility of the developer, sponsor or owner. 
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§70-21 Veterans and first responder preference established 

A. As provided under law pursuant to N.J.S.A. 52:27D-311, a preference of up to 
fifty (50) percent of the affordable housing units in an inclusionary affordable 
housing development or a one hundred (100) percent affordable housing 
development in the Township of Marlboro shall be provided to low and moderate 
income veterans who served in time of war or other emergency, as defined in 
N.J.S.A. 54:4-8.10. 
 

1) This preference shall be established in the applicant selection process for 
available affordable units so that applicants who are veterans who served 
in time of war or other emergency, as referenced in N.J.S.A. 52:27D-311, 
and who apply within 90 days of the initial marketing period shall receive 
preference for the rental of the agreed-upon percentage of affordable units. 
After the first 90 days of the initial 120-day marketing period, if any of 
those units subject to the preference remain available, then applicants from 
the general public shall be considered for occupancy. Following the initial 
120-day marketing period, previously qualified applicants and future 
qualified applicants who are veterans who served in time of war or other 
emergency, as referenced in N.J.S.A. 52:27D-311, shall be placed on a 
special waiting list as well as the general waiting list. The veterans on the 
special waiting list shall be given preference for affordable units, as the 
units become available, whenever the percentage of preference-occupied 
units falls below the agreed upon percentage. Any agreement to provide 
affordable housing preferences for veterans pursuant to N.J.S.A. 52:27D-
311 shall not affect a municipality's ability to receive credit for the unit 
from the council, or its successor. 

 
B. If legislation is passed allowing for a first responder preference, the Township 

reserves the right to allow such a preference consistent with allowable law. At the 
time of adoption of this ordinance, the Township recognizes that such a 
preference is not allowed under law. “First responder” shall be defined as a law 
enforcement officer; paid or volunteer firefighter; paid or volunteer member of a 
duly incorporated first aid, emergency, ambulance, or rescue squad association; or 
any other person who, in the course of the person's employment, is dispatched to 
the scene of a motor vehicle accident or other emergency situation for the purpose 
of providing medical care or other emergency assistance; and who, in the case of 
all the foregoing, has served in that capacity for at least two years.  

 
1) If legislation is passed allowing for such a first responder preference, this 

preference shall be established in the applicant selection process for 
available affordable units so that applicants who are first responders, and 
who apply within 90 days of the initial 120-day marketing period, shall 
receive preference for the rental of the agreed-upon percentage of 



November 13, 2019 
 

affordable units. After the first 90 days of the initial 120-day marketing 
period, if any of those units subject to the preference remain available, 
then applicants from the general public shall be considered for occupancy. 
Following the initial 120-day marketing period, previously qualified 
applicants and future qualified applicants who are first responders shall be 
placed on a special waiting list as well as the general waiting list. The first 
responders on the special waiting list shall be given preference for 
affordable units, as the units become available, whenever the percentage 
of preference-occupied units falls below the agreed upon percentage. Any 
agreement to provide affordable housing preferences for first responders 
pursuant to N.J.S.A. 52:27D-311 shall not affect a municipality's ability to 
receive credit for the unit from the council, or its successor. 

 
§70-22 Responsibilities of developers 
 

A. The responsibilities of the developer shall include but not be limited to the 
following: 
 

1) Submission of information as to financing terms readily available to very-
low-, low- and moderate-income households for use by the Affordable 
Housing Agency in computing maximum sales prices. 
 

2) Submission of an affordable housing plan and an affirmative marketing 
plan to the Affordable Housing Agency for approval, and submission of 
proofs of publication to ensure compliance with said plan. 
 

3) The marketing of all very-low-, low- and moderate-income units in 
accordance with the requirements of this chapter. 
  

4) Submission of quarterly reports to the Affordable Housing Agency 
detailing the number of very-low-, low- and moderate-income households 
who have signed leases or purchase agreements, as well as the number 
who have taken occupancy of lower-income units, including household 
size, number of bedrooms in the unit, sales price and monthly carrying 
costs or, in the case of rental units, the monthly rental charges and utilities 
included. 

 
B. The developer's responsibilities hereunder shall expire automatically with respect 

to for-sale of very-low-, low- and moderate- income units upon the date upon 
which the last very-low-, low- and moderate-income unit within the particular 
development is sold by the developer. With respect to the rental of very-low-, 
low- and moderate-income units, the developer's responsibilities shall be assumed 
by the landlord and shall be performed by the landlord so long as such unit is a 
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rental of a very-low-, low- and moderate-income unit and is subject to the 
restrictions of this chapter. 

 
§70-23 Responsibilities of owners 
 

A. Prior to reselling or renting his or her very-low-, low- or moderate-income unit, 
the owner shall provide written proof to the Affordable Housing Agency that the 
resale or rental has been approved by the authorized state agency. 
 

B. The owner shall only resell or rent his or her very-low-, low- or moderate-income 
unit to a qualified purchaser or renter as determined by the Township's 
administrative agent. 
 

C. The owner shall be responsible for guaranteeing that the necessary documents are 
executed and filed at the closing of title or rental of a very-low-, low- or 
moderate-income unit to assure that the unit remains affordable to and occupied 
by very-low-, low- or moderate-income households. 
 

D. In the event that any first mortgagee or other creditor of an owner of a very-low-, 
low- and/or moderate-income unit exercises its contractual or legal remedies 
available in the event of default or nonpayment by the owner of a very-low-, low- 
and moderate-income unit, the owner shall notify the Affordable Housing Agency 
in writing within 10 days of such exercise by the first mortgagee or creditor and 
no later than 10 days after service of any summons and complaint. 
 

E. Any owner of a very-low-, low- and moderate-income unit shall notify the 
Affordable Housing Agency within 10 days, in writing, of any default in the 
performance by the owner of any obligation under either the master deed of the 
condominium association, including the failure to pay any lawful and proper 
assessment by the condominium association, or any mortgage or other lien against 
the very-low-, low- and moderate-income unit, which default is not cured within 
60 days of the date upon which the default first occurs. 
 

F. The owner shall not permit any lien of any kind, which includes, but is not limited 
to, any lien imposed by any federal, state or municipal authority, other than a 
first-purchase money mortgage, Affordable Housing Agency approved second 
mortgage and/or lien of the Affordable Housing Agency to attach and remain on 
the property for more than 60 days. 
 

G. The owner of a very-low-, low- and moderate-income unit shall keep the unit in 
good repair and shall not commit waste thereon. 
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H. The owner shall pay all taxes and public assessments and assessments by the 
condominium association levied upon or assessed against the unit, or any part 
thereof, as and when the same becomes due and before penalties accrue. 
 

I. If a very-low-, low- and moderate-income unit is part of a condominium 
association, the owner, in addition to paying any assessments required to be paid 
by the master deed of the condominium, shall further fully comply with all of the 
terms, covenants or conditions of said master deed, as well as fully comply with 
all terms, conditions and restrictions of this chapter. 
 

J. The owner will pay all charges of any utility authority when the same become due 
and before penalties accrue. 

§70-24 Responsibilities of condominium or homeowner’s associations 
 
As to any complex, development or property which contains a very-low-, low- or 
moderate-income restricted unit for which a condominium association organized under 
the Condominium Act (N.J.S.A. 46:8B-1 et seq.), or a homeowners' association has 
control, management and/or supervision over such affordable unit(s), the condominium 
or homeowners' association shall provide written notice to the Agency if any owner 
and/or tenant of an affordable unit (regardless of whether it is very-low-, low- or 
moderate-income qualified) shall become delinquent in the payment of any monthly 
assessment(s), fee(s) or charge(s) where the delinquency has existed for a period of 90 
days. This written notice shall be provided to the Agency regardless of the amount of the 
assessment(s), fee(s), or charge(s) that are delinquent for a period of 90 days. 
 
§70-25 Enforcement of affordable housing regulations. 

 
A. Upon the occurrence of a breach of any of the regulations governing the affordable 

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

 
B. 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 Township 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: 

 
(1) The Township may file a court action pursuant to N.J.S.A. 2A:58-11 

alleging a violation or violations of the regulations governing the 
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affordable housing unit.  If the owner, developer or tenant is adjudged by 
the court to have violated any provision of the regulations governing 
affordable housing units the owner, developer or tenant shall be subject to 
one or more of the following penalties, at the discretion of the court: 

 
(a) A fine of not more than $500.00 per day or imprisonment for a period 

not to exceed 90 days, or both, provided that each and every day that 
the violation continues or exists shall be considered a separate and 
specific violation of these provisions and not a continuation of the 
initial offense; 
 

(b) In the case of an owner who has rented a low- or moderate-income 
unit in violation of the regulations governing affordable housing units, 
payment into the Township affordable housing trust fund of the gross 
amount of rent illegally collected;  

 
(c) In the case of an owner who has rented a low- or moderate-income 

unit in violation of the regulations governing affordable housing units, 
payment of an innocent tenant's reasonable relocation costs, as 
determined by the court. 

 
(2) The Township may file a court action in the Superior Court seeking a 

judgment that would result in the termination of the owner's equity or 
other interest in the unit, in the nature of a mortgage foreclosure.  Any 
such judgment shall be enforceable as if the same were a judgment of 
default of the first purchase money mortgage and shall constitute a lien 
against the low- or moderate-income unit. 

 
(a) The judgment shall be enforceable, at the option of the Township, by 

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

(b) The proceeds of the sheriff's sale shall first be applied to satisfy the 
first purchase money mortgage lien and any prior liens upon the low- 
and moderate-income unit.  The excess, if any, shall be applied to 
reimburse the Township for any and all costs and expenses incurred in 
connection with either the court action resulting in the judgment of 
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violation or the sheriff's sale.  In the event that the proceeds from the 
sheriff's sale are insufficient to reimburse the Township in full as 
aforesaid, the violating owner shall be personally responsible for the 
full extent of such deficiency, in addition to any and all costs incurred 
by the Township in connection with collecting such deficiency.  In the 
event that a surplus remains after satisfying all of the above, such 
surplus, if any, shall be placed in escrow by the Township 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 Township 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 Township.  Any interest accrued or earned on such 
balance while being held in escrow shall belong to and shall be paid to 
the Township, whether such balance shall be paid to the owner or 
forfeited to the Township. 
 

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

 
(d) If there are no bidders at the sheriff’s sale, or if insufficient amounts 

are bid to satisfy the first purchase money mortgage and any prior 
liens, the Township may acquire title to the low- and moderate-income 
unit by satisfying the first purchase money mortgage and any prior 
liens and crediting the violating owner with an amount equal to the 
difference between the first purchase money mortgage and any prior 
liens and costs of the enforcement proceedings, including legal fees 
and the maximum resale price for which the low- and moderate-
income unit could have been sold under the terms of the regulations 
governing affordable 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. 

 
(e) Failure of the low- and moderate-income unit to be either sold at the 

sheriff’s sale or acquired by the Township shall obligate the owner to 
accept an offer to purchase from any qualified purchaser which may be 
referred to the owner by the Township, with such offer to purchase 
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being equal to the maximum resale price of the low- and moderate-
income unit as permitted by the regulations governing affordable 
housing units. 

 
(f) The owner shall remain fully obligated, responsible and liable for 

complying with the terms and restrictions of governing affordable 
housing units until such time as title is conveyed from the owner. 

 
§70-26 Appeals.  

 
Appeals from all decisions of an administrative agent appointed pursuant to this chapter 
shall be filed in writing with the court. 
 
 
Section 2.  Repealer.  All ordinances or parts thereof inconsistent herewith are repealed as to 
such inconsistencies. 
 
Section 3.  Severability.  If any section, subsection, sentence, clause, phrase or portion of this 
ordinance is for any reason held invalid or unconstitutional by any court of competent 
jurisdiction, such portion shall be deemed a separate, distinct and independent provision, and 
such holding shall not affect the validity of the remaining portions thereof.  
 
Section 4.  Effective Date. This ordinance shall take effect upon its passage, publication, filing 
with the County of Monmouth, and entry of final judgement of compliance and repose. 
 
 
PASSED: _______________ 

ADOPTED: ______________ 

                   
 
 

ALIDA MANCO  JONATHAN L. HORNIK 
MUNICIPAL CLERK  MAYOR 
 
            
       DATED: _______________________ 
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TOWNSHIP OF MARLBORO 
MONMOUTH COUNTY, NEW JERSEY 

 
ORDINANCE NO. 2019-XX 

 
 

AN ORDINANCE REPEALING AND REPLACING IN ITS 
ENTIRETY CHAPTER 70, ARTICLE III AND ARTICLE IV, 
OF THE “CODE OF THE TOWNSHIP OF MARLBORO” 
REGARDING AFFORDABLE HOUSING DEVELOPMENT 
FEES, TO ADDRESS THE REQUIREMENTS OF THE FAIR 
HOUSING ACT AND THE UNIFORM HOUSING 
AFFORDABILITY CONTROLS (UHAC) AND TO COMPLY 
WITH THE TOWNSHIP’S THIRD ROUND AFFORDABLE 
HOUSING OBLIGATIONS 

 
WHEREAS, the Marlboro Township Planning Board adopted a 2019 Housing Element 

and Fair Share Plan, which plan was subsequently endorsed by the Mayor and Council of the 
Township of Marlboro; and   
 

WHEREAS, this ordinance is intended to implement and incorporate the adopted and 
endorsed Housing Element and Fair Share Plan and addresses the requirements of N.J.A.C. 5:93-
1 et seq., as amended and supplemented, N.J.A.C. 5:80-26.1 et seq. as amended and 
supplemented, and the New Jersey Fair Housing Act of 1985;   
 

NOW THEREFORE, BE IT ORDAINED by the Mayor and Council of the Township 
of Marlboro, in Monmouth County, New Jersey, as follows:  
 
Section 1.  Chapter 70, Article III repealed and replaced.  Chapter 70, “Affordable Housing” 
in the “Code of the Township of Marlboro” (“Code”), Article III (Development Fees), is hereby 
repealed and replaced in its entirety with the following new ordinance chapters:   
 

Article II Development Fees 
 
§70-27. Purpose. 
 

A. In Holmdel Builder's Association v. Holmdel Township, 121 N.J. 550 (1990), the New 
Jersey Supreme Court determined that mandatory development fees are authorized by the 
Fair Housing Act of 1985, N.J.S.A. 52:27d-301 et seq., and the State Constitution, 
subject to the Council on Affordable Housing's (COAH's) adoption of rules.  
 

B. Pursuant to P.L. 2008, c. 46, § 8 (N.J.S.A. 52:27D-329.2) and the Statewide Non-
Residential Development Fee Act (N.J.S.A. 40:55D-8.1 through 40:55D-8.7), COAH is 
authorized to adopt and promulgate regulations necessary for the establishment, 
implementation, review, monitoring and enforcement of municipal affordable housing 
trust funds and corresponding spending plans. Municipalities that are under the 
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jurisdiction of the Council or court of competent jurisdiction and have a COAH-approved 
spending plan may retain fees collected from nonresidential development. 
 

C. In Re: Adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable 
Housing, 221 N.J. 1 (2015), also known as the Mount Laurel IV decision, the Supreme 
Court remanded COAH’s duties to the Superior Court. As a result, affordable housing 
development fee collections and expenditures from the municipal affordable housing trust 
funds to implement municipal Third Round Fair Share Plans through July 1, 2025 are 
under the Court’s jurisdiction and are subject to approval by the Court. 
 

D. This article establishes standards for the collection, maintenance, and expenditure of 
development fees pursuant to COAH's regulations and in accordance with P.L. 2008, c. 
46, §§ 8 and 32 through 38. Fees collected pursuant to this article shall be used for the 
sole purpose of providing low- and moderate-income housing. This article shall be 
interpreted within the framework of COAH's rules on development fees, codified at 
N.J.A.C. § 5:93-8. 
 

 
§70-28. Basic requirements. 
 
This section shall become effective at such time that the Superior Court approves the Township’s 
development fee ordinance in accordance with N.J.A.C. 5:93-8. 
 
 
§70-29. Definitions. 
 
The following terms, as used in this article, 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 one-
hundred-percent-affordable development. 

 
COAH or THE COUNCIL 

The New Jersey Council on Affordable Housing established under the Fair Housing Act 
which previously had primary jurisdiction for the administration of housing obligations in 
accordance with sound regional planning consideration in the state. Pursuant to the 
opinion and order of the New Jersey Supreme Court dated March 10, 2015, in the matter 
of "In re Adoption of N.J.A.C. 5:96 and 5:97 by N.J. Council on Affordable Housing (M-
392-14) 067126," any reference to COAH or the Council shall be understood to refer to 
the Superior Court of New Jersey, Law Division-Morris County. 

 
DEVELOPMENT FEES 

Funds paid by a developer for the improvement of property as permitted in N.J.A.C. 
5:93-8. 

 

https://ecode360.com/30721766#9259137
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DEVELOPER 
Any person, partnership, association, company or corporation that is the legal or 
beneficial owner or owners of a lot or any land proposed to be included in a proposed 
development including the holder of an option to contract or purchase, or other person 
having an enforceable proprietary interest in such land. 

 
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 §§ 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-efficient housing while making optimum use of existing 
infrastructure and community services. 

 
 
§70-30. Residential development fees. 

 
A. Imposed fees. 

 
1) Within all zone districts, residential developers, except for developers of the types of 

development specifically exempted below, shall pay a fee of 1.5% of the equalized 
assessed value for residential development, provided no increased density is 
permitted. 

 
2) When an increase in residential density pursuant to N.J.S.A. 40:55D-70.d(5) (known 

as a "d" variance) has been permitted, developers shall 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 filing of such a variance application, the base density for the 
purposes of calculating the bonus development fee shall be the highest density 
permitted by right during the two-year period preceding the filing of the variance 
application. 

 
3) Within the Stream Corridor Preservation Residential Zone ("SCPR"), a density bonus 

is permitted for the cluster development option provided for in this zone. Residential 
developers within this zone shall pay a development fee of 6% of the equalized 
assessed value for each additional unit permitted as a result of the density bonus 
under the cluster development option. On the remaining units, the developer shall pay 
a development fee of 1.50% of equalized assessed value. Under the cluster 
development option in the SCPR Zone District, a maximum density of 0.8 lot per 
gross acre is permitted as a density bonus. In non-cluster developments, the maximum 
density in the SCPR Zone District is 0.43 lot per gross acre. (The density bonus 
equals a net of 0.37 lot per gross acre.) If a variance is granted permitting 
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development in the SCPR Zone District pursuant to N.J.S.A. 40:55D-70d(5) (referred 
to as a "d" variance or density variance), then the developer shall be subject to a 
bonus development fee of 6% of the equalized assessed value per unit on each 
additional residential unit realized above that which is permitted by right under the 
existing zoning. On the remaining units, the developer shall be subject to a 
development fee of 1.50% of the equalized assessed value per unit. However, if the 
zoning on a site has changed during the two-year period preceding the filing of the 
"d" variance application, then the base density for the purposes of calculating the 
bonus development fee shall be the highest density permitted by right during the two 
years preceding the filing of the "d" variance application. 
 

4) Within the R-60/15 Residential District, a density bonus is permitted for the cluster 
development option provided for in this residential district. Residential developers 
within this residential district shall pay a development fee of 6% of the equalized 
assessed value for each additional unit permitted as a result of the density bonus 
under the cluster development option. On the remaining units, the developer shall pay 
a development fee of 1.50% of the equalized assessed value. Under the cluster 
development option in the R-60/15 Residential District, a maximum density of one lot 
per gross acre is permitted as a density bonus. In non-cluster developments, the 
maximum density in this residential district is 0.58 lot per gross acre. (The density 
bonus equals a net of 0.42 lot per gross acre.) If a variance is granted permitting 
development in the R-60/15 Zone District pursuant to N.J.S.A. 40:55D-70d(5) 
(referred to as a "d" variance or density variance), then the developer shall be subject 
to a bonus development fee of 6% of the equalized assessed value per unit on each 
additional residential unit realized above that which is permitted by right under the 
existing zoning. On the remaining units, the developer shall be subject to a 
development fee of 1.50% of the equalized assessed value per unit. However, if the 
zoning on a site has changed during the two-year period preceding the filing of the 
"d" variance application, then the base density for the purposes of calculating the 
bonus development fee shall be the highest density permitted by right during the two 
years preceding the filing of the "d" variance application. 
 

5) For residential developments in the R-40/30 Residential District which are located on 
properties that are not included within the consent order identified in § 220-50C of 
the Code of the Township of Marlboro, New Jersey, residential developers shall pay a 
development fee in the amount of 6% of the equalized assessed value for each 
additional unit permitted as a result of rezoning from the R-80 Residential District. 
On the remaining units, the developer shall pay a development fee of 1.50% of the 
equalized assessed value. Under the R-40/30 Residential District, a maximum density 
of 0.87 unit per acre is permitted. Under the previous R-80 Residential District, a 
maximum density of 0.43 unit per acre is permitted. If a variance is granted 
permitting development in the R-40/30 Zone District pursuant to N.J.S.A. 40:55D-
70d(5) (referred to as a "d" variance or density variance), then the developer shall be 
subject to a bonus development fee of 6% of the equalized assessed value per unit on 
each additional residential unit realized above that which is permitted by right under 
the existing zoning. On the remaining units, the developer shall be subject to a 
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development fee of 1.50% of the equalized assessed value per unit. However, if the 
zoning on a site has changed during the two-year period preceding the filing of the 
"d" variance application, then the base density for the purposes of calculating the 
bonus development fee shall be the highest density permitted by right during the two 
years preceding the filing of the "d" variance application. 

 
B. Eligible exactions, ineligible exactions and exemptions for residential development. 
 

(1) Affordable housing developments shall be exempt from development fees. All other 
forms of new construction shall be subject to development fees unless exempted 
below. 
 

(2) Developers of low- and moderate-income units shall be exempt from paying 
development fees. 

 
(3) Developments that have received preliminary or final approval prior to the effective 

date of the Township’s amended development fee ordinance shall be subject to the 
law in effect at the time of such approval, unless the developer seeks a substantial 
change in the approval.  
 

(4) All single-family residential additions, renovations and accessory structures shall be 
exempt; however, all new residential dwelling units shall be subject to a development 
fee. 
 

(5) All multi-family additions, renovations and accessory structures not requiring site 
plan approval shall be exempt; however, all new residential dwelling units shall be 
subject to a development fee. 

 
(6) Homes replaced as a result of a natural disaster (such as fire or flood) shall be exempt 

from the payment of a development fee. 
 
§70-31. Nonresidential development fees. 

 
A. Imposed fees. 

 
(1) Within all zoning districts, nonresidential developers, except for developers of the types 

of development specifically 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. 

 
(2) Nonresidential developers, except for developers of the types of development specifically 

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. 
 

(3) 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 
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difference 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 final certificate of occupancy is issued. If the calculation 
required under this section results in a negative number, the nonresidential development 
fee shall be zero. 

 
B. Eligible exactions, ineligible exactions and exemptions for nonresidential development. 

 
(1) The nonresidential portion of a mixed-use inclusionary or market rate development shall 

be subject to the 2.5% development fee, unless otherwise exempted below. 
 
(2) The 2.5% fee shall not apply to an increase in equalized assessed value resulting from 

alterations, change in use within existing footprint, reconstruction, renovations and 
repairs. 

 
(3) The 2.5% fee shall not apply to developers of any not-for-profit use; federal, state and 

municipal government uses; churches and other places of worship; and public schools. 
 
(4) 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 specified in the Form N-RDF "State of New Jersey Non-Residential Development 
Certification/Exemption" form. Any exemption claimed by a developer shall be 
substantiated by that developer. 

 
(5) 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 final certificate of occupancy of the nonresidential development, whichever is later. 

 
(6) 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 as a lien against the real property of 
the owner. 

 
§70-32. Collection of fees. 
 
A. Upon the granting of a preliminary, final or other applicable approval for a development, the 

applicable approving authority shall direct its staff to notify the Construction Official 
responsible for the issuance of a building permit. 

 
B. For nonresidential developments only, the developer shall also be provided with a copy of 

Form N-RDF "State of New Jersey Non-Residential Development Certification/Exemption," 
to be completed as per the instructions provided. The Developer of a nonresidential 
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development shall complete Form N-RDF as per the instructions provided. The Construction 
Official 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 final assessments as per the instructions provided in Form N-RDF. 

 
C. The Construction Official responsible for the issuance of a building permit shall notify the 

local Tax Assessor of the issuance of the first building permit for a development which is 
subject to a development fee. 

 
D. Within 90 days of receipt of that notice, the Municipal Tax Assessor, based on the plans 

filed, shall provide an estimate of the equalized assessed value of the development. 
 
E. The Construction Official responsible for the issuance of a final certificate of occupancy 

notifies the local Assessor of any and all requests for the scheduling of a final inspection on 
property which is subject to a development fee. 

 
F. Within 10 business days of a request for the scheduling of a final inspection, the Municipal 

Assessor shall confirm 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. 

 
G. Should the Township fail to determine or notify the developer of the amount of the 

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

 
H. Fifty percent (50%) 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 certificate of 
occupancy. The developer shall be responsible for paying the difference between the fee 
calculated at the time of issuance of the building permit and that determined at issuance of 
the certificate of occupancy. 

 
I. Appeal of development fees. 
 

(1) A developer may challenge residential development fees imposed by filing a challenge 
with the County Board of Taxation. Pending a review and determination by the Board, 
collected fees shall be placed in an interest-bearing escrow account by the Township. 
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. 

 
(2) A developer may challenge nonresidential development fees imposed by filing 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 
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Township. 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. 

 
§70-33. Affordable Housing Trust Fund. 
 
A. There is hereby created a separate, interest-bearing affordable housing trust fund to be 

maintained by the Chief Financial Officer for the purpose of depositing development fees 
collected from residential and nonresidential developers and proceeds from the sale of units 
with extinguished controls.  
 

B. The following additional funds shall be deposited in the affordable housing trust fund and 
shall at all times be identifiable by source and amount: 

 
(1) Payments in lieu of on-site construction of affordable units; 
 
(2) Developer-contributed funds to make 10% of the adaptable entrances in a townhouse or 

other multistory attached development accessible; 
 
(3) Rental income from municipally operated units; 
 
(4) Repayments from affordable housing program loans; 
 
(5) Recapture funds; 
 
(6) Proceeds from the sale of affordable units; and 
 
(7) Any other funds collected in connection with the Township’s affordable housing 

program. 
 

C. In the event of a failure by the Township of Marlboro to comply with trust fund monitoring 
and reporting requirements or to submit accurate monitoring reports; or a failure to comply 
with the conditions of the judgment of compliance or a revocation of the judgment of 
compliance; or a failure to implement the approved Spending Plan and to expend funds 
within the applicable required time period as set forth in In re Tp. of Monroe, 442 N.J. Super. 
565 (Law Div. 2015) (aff'd 442 N.J. Super. 563); or the expenditure of funds on activities not 
approved by the Court; or for other good cause demonstrating the unapproved use(s) of 
funds, the Court may authorize the State of New Jersey, Department of Community Affairs, 
Division of Local Government Services (LGS), to direct the manner in which the funds in the 
Affordable Housing Trust Fund shall be expended, provided that all such funds shall, to the 
extent practicable, be utilized for affordable housing programs within the Township of 
Marlboro, or, if not practicable, then within the County or the Housing Region.   
 
Any party may bring a motion before the Superior Court presenting evidence of such 
condition(s), and the Court may, after considering the evidence and providing the 
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municipality a reasonable opportunity to respond and/or to remedy the non-compliant 
condition(s), and upon a finding of continuing and deliberate non-compliance, determine to 
authorize LGS to direct the expenditure of funds in the Trust Fund.  The Court may also 
impose such other remedies as may be reasonable and appropriate to the circumstances. 

 
D. Interest accrued in the Affordable Housing Trust Fund shall only be used to fund eligible 

affordable housing activities approved by the Court.   
 

 
§70-34. Use of funds. 
 
A. The expenditure of all funds shall conform to a spending plan approved by the court. Funds 

deposited in the housing trust fund may be used for any activity approved by the court to 
address the Township’s fair share obligation and may be set up as a grant or revolving loan 
program. Such activities include, but are not limited to, preservation or purchase of housing 
for the purpose of maintaining or implementing affordability controls, rehabilitation, new 
construction of affordable housing units and related costs, accessory apartment, market to 
affordable, or regional housing partnership programs, conversion of existing nonresidential 
buildings to create new affordable units, green building strategies designed to be cost saving 
and in accordance with accepted national or state standards, purchase of land for affordable 
housing, improvement of land to be used for affordable housing, extensions or improvements 
of roads and infrastructure to affordable housing sites, financial assistance designed to 
increase affordability, administration necessary for implementation of the Housing Element 
and Fair Share Plan, or any other activity as permitted pursuant to N.J.A.C. 5:93-8 and 
specified in the approved spending plan. 

 
B. Development fee revenues shall not be expended to reimburse the Township for past housing 

activities. 
 
C. At least 30% of all development fees collected and interest earned shall be used to provide 

affordability assistance to low- and moderate-income households in affordable units included 
in the municipal Fair Share Plan. One-third of the affordability assistance portion of 
development fees collected shall be used to provide affordability assistance to those 
households earning 30% or less of median income by region. 

 
(1) Affordability assistance programs may include down payment assistance, security 

deposit assistance, low-interest loans, rental assistance, assistance with homeowners' 
association or condominium fees and special assessments, and assistance with 
emergency repairs. 

 
(2) Affordability assistance to households earning 30% or less of median income may 

include buying down the cost of low- or moderate-income units in the third-round 
Municipal Fair Share Plan to make them affordable to households earning 30% or 
less of median income. The use of development fees in this manner shall entitle the 
Township to bonus credits pursuant to N.J.A.C. 5:94-4.22. 
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(3) Payments in lieu of constructing affordable units on site and funds from the sale of 
units with extinguished controls shall be exempt from the affordability assistance 
requirement. 

 
D. The Township may contract with a private or public entity to administer any part of its 

Housing Element and Fair Share Plan, including the requirement for affordability assistance, 
in accordance with N.J.A.C. 5:94-7. 
  

E. No more than 20% of all revenues collected from development fees may be expended on 
administration, including, but not limited to, salaries and benefits 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 affirmative 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 qualification of households, monitoring the turnover of sale and rental units, and 
compliance with the monitoring requirements for the affordable housing in in compliance 
with the Housing Element and Fair Share Plan. Legal or other fees related to litigation 
opposing affordable housing sites or objecting to the Council's regulations and/or action are 
not eligible uses of the affordable housing trust fund. 

 
§70-35. Monitoring. 
 
On the first anniversary of the order of the Superior Court in the matter of in Re: In the Matter of 
the Application of the Township of Marlboro for a Declaratory Judgement, Docket No. MON-L-
2121-15, and every anniversary thereafter through the end of the repose period, the Township 
shall provide annual reporting of trust fund activity to the New Jersey Department of Community 
Affairs (“DCA”), COAH, or Local Government Services (“LGS”), or other entity designated by 
the State of New Jersey, with a copy provided to Fair Share Housing Center and posted on the 
municipal website, using forms developed for this purpose by the DCA, COAH, or LGS. This 
reporting shall include an accounting of all housing trust fund activity, including the collection of 
development fees from residential and nonresidential developers, payments in lieu of 
constructing affordable units on site, funds from the sale of units with extinguished controls, 
barrier-free escrow funds, rental income, repayments from affordable housing program loans, 
and any other funds collected in connection with the Township’s housing program, as well as to 
the expenditure of revenues and implementation of the plan approved by the court.  
 
§70-36. Ongoing collection of fees. 
 
The ability for the Township to impose, collect and expend development fees shall expire with 
its judgment of compliance unless the Township has filed an adopted Housing Element and Fair 
Share Plan with the court or other appropriate jurisdiction, has filed a Declaratory Judgment 
action and has received court approval of its development fee ordinance. If the Township fails to 
renew its ability to impose and collect development fees prior to the expiration of its Judgment of 
Compliance and Repose, 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 Affordable 
Housing Trust Fund" established pursuant to Section 20 of P.L. 1985, c. 222 (N.J.S.A. 52:27D-
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320). The Township shall not impose a residential development fee on a development that 
receives preliminary or final site plan approval after the expiration of its Judgment of 
Compliance and Repose, nor shall the Township retroactively impose a development fee on such 
a development. The Township shall not expend development fees after the expiration of its 
substantive certification or Judgment of Compliance and Repose. 
 
 
 
Section 2.  Repealer.  All ordinances or parts thereof inconsistent herewith are repealed as to 
such inconsistencies. 
 
Section 3.  Severability.  If any section, subsection, sentence, clause, phrase or portion of this 
ordinance is for any reason held invalid or unconstitutional by any court of competent 
jurisdiction, such portion shall be deemed a separate, distinct and independent provision, and 
such holding shall not affect the validity of the remaining portions thereof.  
 
Section 4.  Effective Date. This ordinance shall take effect upon its passage, publication, filing 
with the County of Monmouth, and entry of final judgement of compliance and repose. 
 
 
 
PASSED: _______________ 

ADOPTED: ______________ 

                   
 
 

ALIDA MANCO  JONATHAN L. HORNIK 
MUNICIPAL CLERK  MAYOR 
 
            
       DATED: _______________________ 

 



 

 

Appendix H: 
Spending Plan 
 
  



TOWNSHIP OF MARLBORO 
AFFORDABLE HOUSING TRUST FUND SPENDING PLAN 

 
The Township of Marlboro has a history of compliance with its Mount Laurel 
affordable housing obligation and has previously implemented all 
necessary ordinances for establishing an affordable housing trust fund 
financed through the collection of mandatory development fees to assist in 
accomplishing the provision of affordable housing. 

The Township has prepared a Third Round Housing Element and Fair 
Share Plan that advances a comprehensive strategy for meeting its 
regional share of affordable housing need in accordance with the intent of 
the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the Fair 
Housing Act (N.J.S.A. 52:27D-301), and in accordance with the procedural 
and substantive requirements of N.J.A.C. 5:93-1 et seq. and N.J.A.C. 5:91-
1 et seq. The Township has actively participated in the Third Round 
compliance process, and has negotiated a Settlement Agreement under 
court-led mediation and fairness procedures.  

The Township’s existing development fee ordinance, codified as Chapter 
70, Article III of the Township’s General Legislation, most recently revised 
in 2009, will remain in place and continue to require and regulate the 
collection of residential and non-residential development fees as revenue 
for the Township’s affordable housing trust fund. The sections below outline 
the Township’s plan for the administration and use of collected 
development fee revenues as per the requirements of N.J.A.C. 5:93-5.1(c). 

I. Projected Revenues through 2025 

A projection of anticipated revenues to be collected during the tenure of the 
Third Round has been calculated based on historical annualized trends in 
the amount of development fees collected to date.  

As of January 1, 2019, the Township had a balance of $14,429,522.54 in 
the trust fund account. Averaging expenditures for 2018 and the first nine 
(9) months of 2019, the Township has expended an average of 
$315,697.71 per year.  Similarly, throughout 2018 and the first nine (9) 
months of 2019, Marlboro collected an average of $517,118.30 per year. 
This figure, in combination with the fund’s interest rate, provides a 



reasonable estimate for anticipated annual development fee revenues 
through 2025.   

The Township of Marlboro projects a total of $4,298,556.03 in revenue to 
be collected from January 1, 2019 to December 31, 2025.  This projected 
amount, when added to the trust fund balance from January 1, 2019, 
results in an anticipated total revenue of $18,728,078.57 available to fund 
and administer the Township’s affordable housing plan and programs.  All 
interest earned on the account shall accrue to the account and be used 
only for the purposes of affordable housing.  See the Projected Revenues 
Table, appended to the end of this Spending Plan. 

The Township has not collected any revenue in the form of from payments 
in lieu of construction of affordable units.  

II. Administrative Mechanisms for Collecting and Distributing 
Revenues 

The Township’s existing Development Fee Ordinance is recorded in 
Chapter 70, Article III of Marlboro’s General Legislation. Procedures for 
collection, administration, and distribution of development fees as 
affordable housing trust fund revenues are fully established in this section. 
The Township’s ordinance complies with P.L. 2008, c.46 section 8 (C. 
52:27D-329.2) and the Statewide Non-Residential Development Fee Act 
(C. 40:55D-8.1 through 8.7).  

The Development Fee Ordinance covers the following general topics: 

1. Determination of residential development fees;  
2. Determination of non-residential development fees; 
3. Fee collection procedures; 
4. Operation of the affordable housing trust fund; 
5. Permitted uses of funds; 
6. Monitoring; and  
7. Ongoing collection of fees as related to affordable housing 

compliance.  

All development fees are deposited in a separate affordable housing trust 
fund held in an account Investors Saving Bank. Per stipulations in the 
Development Fee Ordinance the account and the record of distribution of 
funds is maintained by the Township’s Chief Financial Officer. 



III. Anticipated Use of Development Fees 

As per the Township’s ordinance, development fees shall be used for the 
sole purpose of providing low- and moderate-income housing. Funding 
mechanisms can be set up as a grant or revolving loan program to cover 
costs associated activities including, but not limited to, the following: 

1. Preservation or purchase of housing for maintaining or implementing 
affordability controls; 

2. Rehabilitation grants; 
3. New construction of affordable housing units and related costs; 
4. Implementing accessory apartment, market to affordable, or regional 

housing partnership programs; 
5. Conversion of existing non-residential buildings to create new 

affordable units; 
6. Green building strategies designed to be cost saving and in 

accordance with accepted national or State standards; 
7. Purchase of land or improvement of land to be used for affordable 

housing; 
8. Extensions or improvements of roads and infrastructure to affordable 

housing sites; 
9. Financial assistance designed to increase affordability; and 
10. Administration necessary for implementation of the Housing 

Element and Fair Share Plan.  

(A) Anticipated Rehabilitation and New Construction Projects 
The Township of Marlboro will dedicate $8,348,584.88 toward Housing 
Activity and programs, including rehabilitation opportunities and the 
development of group homes as supportive needs housing, in the 
Township as follows:    

• Rehabilitation      $1,980,000.00 
• Group Home Program     $330,000.00 
• Marlboro Motor Lodge Acquisition   $5,224,868.99 
• Hamilton MHP Leach Field Repair/Replacement  

 $950,215.89 
 

Rehabilitation Program 
The Township anticipates dedicating $1,980,000 to its rehabilitation 
program.  As discussed in the Housing Element and Fair Share Plan, 
Marlboro has a rehabilitation present need obligation of 111 units.  One 



(1) home in Marlboro Township has been rehabilitated through the 
Monmouth County Rehabilitation Program and is eligible for credits.  
Therefore, the Township has an outstanding 110-unit rehab obligation.  
To address this need, the Township plans to provide eligible 
households with the equivalent grant funding to meet this obligation at 
an estimated cost of $18,000 per grant. See the Projected 
Expenditures table appended to the end of this spending plan for a 
yearly breakdown of rehabilitation program expenditures. 

Marlboro’s Rehabilitation Program is managed by the Marlboro 
Township Affordable Housing Administrative Agent.  The availability of 
the program shall be advertised continually on the Township’s website.   

New Construction 
Group Home Program 
The Township will support the development of a total of 50-unit new 
bedrooms within group home facilities between 2020 and 2024, at a 
rate of 10 additional bedrooms each year. The Township anticipates 
dedicating $7,500 per bed from the Affordable Housing Trust Fund; 
however it is important to note that, as the State of New Jersey is 
anticipated to fund the creation of 6 of these 50 bedrooms on the 
Hospital site, this Spending Plan provide funding for 44 bedrooms. It is 
anticipated that up to 100 percent of the bedrooms in the Group Home 
program will be affordable to very low income residents.  
 
Marlboro Motor Lodge Acquisition  
The Township has been in negotiations with the current owner of this 
property, located at 137 Route 9 South (Block 270, Lot 14) to convert 
the former motor lodge into 92 residential units comprised of 91 
affordable senior rental units and 1 market rate superintendent unit, as 
discussed in the Housing Element and Fair Share Plan. The Township 
has an option purchase agreement on the property and intends to 
acquire the property and seek to develop it utilizing a combination of 
funds from low income housing tax credits (LIHTC) and $5,224,868.99 
from its Affordable Housing Trust Fund. 
 
Hamilton Mobile Home Park 
The Hamilton Mobile Home Park (Block 147, Lot 43) is credited under 
the Township’s Prior Round obligation.  The Township intends to utilize 
$950,215.89 of Affordable Housing Trust Funds to make capital 



improvements for the septic system’s leach fields in order to continue 
appropriate sewer service for the affordable units. 
 

(B) Affordability Assistance Requirement 
As per the requirements of N.J.A.C. 5:93-8.16, at least thirty (30%) 
percent of all development fees and interest earned shall be used to 
provide low- and moderate-income households in affordable units with 
affordability assistance. One-third of the required affordability 
assistance shall specifically be used to provide affordability assistance 
to very low-income households (i.e. those households earning thirty 
percent or less of regional median income). The Township anticipates 
using $6,440,000 from the Affordable Housing Trust Fund towards 
affordability assistance. 

Extension of Affordability Controls 
The Township intends to use $1,250,000 in funds as a part of its 
affordability assistance program to extend the affordability controls on 
the Pointe de Jardin (100 units) and Hamilton Mobile Home Park  (25 
units) developments, both of which are scheduled to have their 
affordability controls expire in 2022, within this certification period.  This 
includes using an average of $10,000 per unit to compensate the 
current owners of the affordable units for extending the affordability 
controls a further 30 years. 
 
Mortgage Buy Downs 
Wildflower I & II 
The Township acquired Block 148, Lot 31 and Block 149, Lot 16 to 
construct a 100 percent affordable housing development in two (2) 
phases.  Phase I will consist of 154 rental units (153 affordable family 
units and 1 market rate superintendent unit); of which the Township will 
ensure that at minimum, 13 percent of the 153 units are affordable to 
very low-income households. Phase II will consist of an additional 104 
family rental units (103 affordable units and 1 market rate 
superintendent unit); of which the Township will ensure that at 
minimum, 13 percent of the 103 units proposed are affordable to very 
low-income households. The Township has acquired these vacant 
properties for $0.00 and intends to utilize Affordable Housing Trust 
funds to buy down the mortgages on the constructed buildings through 
its affordability assistance program. 
 



Marlboro Motor Lodge 
The Township intends to utilize funds as part of its affordability 
assistance to program to buy down the mortgage on the proposed 91 
affordable senior rental units at this site.   
 
The projected minimum affordability assistance requirement through 
2025 is calculated as follows: 

 
Trust fund balance as of 01/01/19 $ 

14,429,522.54 
Projected development fees plus interest, 
2019-2025 

$ 
4,295,162.81 

PROJECTED TOTAL $ 
18,724,685.35 

  
Projected minimum affordability assistance 
requirement (30%) 

$ 
5,617,405.60 

Projected minimum required for very low-
income households (1/3 of total affordability 
assistance) 

$ 
1,872,449.81 

 
 

(C) Administrative Expenses  
 

Marlboro Township may contract with a private or public entity to 
administer any part of its Housing Element and Fair Share Plan. Also in 
accordance with N.J.A.C. 5:93-8.16, the Township can use up to 
twenty (20%) percent of all revenues collected from development fees 
on administration, including, but not limited to, salaries and benefits for 
municipal employees or consultant fees necessary to develop or 
implement a new construction program, rehabilitation program, a 
Housing Element and Fair Share Plan, an affirmative marketing 
program, income qualification of households, monitoring the turnover of 
sale and rental units, and/or compliance with monitoring requirements. 

 
The projected maximum administrative expenditures through 2025 is 
calculated as follows: 

 
Trust fund balance as of 01/01/19 $ 

14,429,522.54 
Projected development fees plus interest, 2019- $ 4,295,162.81 



2025 

PROJECTED TOTAL $ 
18,724,685.35 

  
Projected maximum administrative 
expenditures (20%) $ 3,744,937.07 

 
IV. Schedule for New or Rehabilitated Housing Units 

The schedule for new or rehabilitated housing units is documented by 
year in the Projected Expenditures table attached to this Spending 
Plan.  

V. Implementation in the Event of Unexpected Shortfalls  

The Township of Marlboro will commit to funding any shortfall of 
revenue needed to implement the Housing Element and Fair Share 
Plan as outlined above. Shortfalls will be addressed as need arises. 
The Township will fill gaps in funding through municipal bond. Any 
excess funds shall be put toward additional affordability assistance 
measures.  

VI. In Sum 

Marlboro has prepared this Spending Plan in support of the 
implementation of its Third Round Housing Element and Fair Share 
plan, and in accordance with the administrative requirements of 
N.J.A.C. 5:93-1 et seq. The Spending Plan represents the 
Township’s intended use of development fee revenues that are 
collected in its Housing Trust Fund, illustrating how the Township will 
use these funds to provide for its fair share of regional affordable 
housing need.  



Funding Source 2019 2020 2021 2022 2023 2024 2025 Total

Balance as of 01/01/2019 14,429,522.54$    14,429,522.54$         

Approved Development -$                           

Projected Development Fees 517,118.30$        517,118.30$     517,118.30$      517,118.30$     517,118.30$     517,118.30$     517,118.30$     3,619,828.10$           

Interest 120,190.23$        126,449.03$     139,963.95$      113,684.36$     81,602.91$       58,297.74$       34,660.67$       674,848.88$              

Pmts in lieu of construction

Other funds

Total 15,066,831.07$    643,567.33$      657,082.25$       630,802.66$      598,721.21$      575,416.04$      551,778.97$      18,724,199.52$         

Type 2019 2020 2021 2022 2023 2024 2025 Total

Rehabilitation Program 180,000.00$        270,000.00$     306,000.00$      306,000.00$     306,000.00$     306,000.00$     306,000.00$     1,980,000.00$          

Group Home Program -$                     67,500.00$       67,500.00$        67,500.00$       67,500.00$       60,000.00$       -$                 330,000.00$             

Motor Lodge Acquisition -$                     5,224,868.99$  -$                   -$                 -$                 -$                 -$                 5,224,868.99$          

Hamilton MHP Leach Field -$                     950,215.89$     -$                   -$                 -$                 -$                 -$                 950,215.89$             

Affordability Assistance 800,000.00$        1,000,000.00$  1,000,000.00$    1,250,000.00$  800,000.00$     800,000.00$     792,500.00$     6,442,500.00$          

Administrative Costs 534,991.01$        534,991.01$     534,991.01$      534,991.01$     534,991.01$     534,991.01$     534,991.01$     3,744,937.07$          

Total 1,514,991.01$      8,047,575.89$   1,908,491.01$    2,158,491.01$   1,708,491.01$   1,700,991.01$   1,633,491.01$   18,672,521.95$         

51,677.57$                

Projected Expenditures for 2019-2025

Housing Trust Fund
Marlboro Township, New Jersey

Projected Revenues for 2019 - 2025

Projected Balance available for Future Projects and Programs



 

 

Appendix I:  
Resolution – Administrative Agent 
 
  











Rents** Sales***

Region 1 Median $66,607 $71,365 $76,122 $85,637 $95,153 $98,959 $102,765 $110,377 $117,989 $125,602

Moderate $53,286 $57,092 $60,898 $68,510 $76,122 $79,167 $82,212 $88,302 $94,391 $100,481

Low $33,303 $35,682 $38,061 $42,819 $47,576 $49,479 $51,382 $55,189 $58,995 $62,801

Very Low $19,982 $21,409 $22,837 $25,691 $28,546 $29,688 $30,829 $33,113 $35,397 $37,680

Region 2 Median $70,537 $75,576 $80,614 $90,691 $100,767 $104,798 $108,829 $116,890 $124,952 $133,013

Moderate $56,430 $60,460 $64,491 $72,553 $80,614 $83,838 $87,063 $93,512 $99,961 $106,410

Low $35,269 $37,788 $40,307 $45,345 $50,384 $52,399 $54,414 $58,445 $62,476 $66,506

Very Low $21,161 $22,673 $24,184 $27,207 $30,230 $31,439 $32,649 $35,067 $37,485 $39,904

Region 3 Median $82,810 $88,725 $94,640 $106,470 $118,300 $123,032 $127,764 $137,228 $146,692 $156,156

Moderate $66,248 $70,980 $75,712 $85,176 $94,640 $98,426 $102,211 $109,782 $117,354 $124,925

Low $41,405 $44,363 $47,320 $53,235 $59,150 $61,516 $63,882 $68,614 $73,346 $78,078

Very Low $24,843 $26,618 $28,392 $31,941 $35,490 $36,910 $38,329 $41,168 $44,008 $46,847

Region 4 Median $72,165 $77,319 $82,474 $92,783 $103,092 $107,216 $111,340 $119,587 $127,834 $136,082

Moderate $57,732 $61,855 $65,979 $74,226 $82,474 $85,773 $89,072 $95,670 $102,268 $108,865

Low $36,082 $38,660 $41,237 $46,392 $51,546 $53,608 $55,670 $59,794 $63,917 $68,041

Very Low $21,649 $23,196 $24,742 $27,835 $30,928 $32,165 $33,402 $35,876 $38,350 $40,825

Region 5 Median $63,070 $67,575 $72,080 $81,090 $90,100 $93,704 $97,308 $104,516 $111,724 $118,932

Moderate $50,456 $54,060 $57,664 $64,872 $72,080 $74,963 $77,846 $83,613 $89,379 $95,146

Low $31,535 $33,788 $36,040 $40,545 $45,050 $46,852 $48,654 $52,258 $55,862 $59,466

Very Low $18,921 $20,273 $21,624 $24,327 $27,030 $28,111 $29,192 $31,355 $33,517 $35,680

Region 6 Median $53,714 $57,550 $61,387 $69,061 $76,734 $79,803 $82,873 $89,011 $95,150 $101,289

Moderate $42,971 $46,040 $49,110 $55,248 $61,387 $63,843 $66,298 $71,209 $76,120 $81,031

Low $26,857 $28,775 $30,694 $34,530 $38,367 $39,902 $41,436 $44,506 $47,575 $50,644

Very Low $16,114 $17,265 $18,416 $20,718 $23,020 $23,941 $24,862 $26,703 $28,545 $30,387

Income limits not officially adopted by the State of New Jersey.  Contact your municipality to see if applicable in your jurisdiction. Additional information about AHPNJ income limits is posted on AHPNJ.org

Prepared by Affordable Housing Professionals of New Jersey (AHPNJ) - May 2019

Low income tax credit developments may increase based on the low income tax credit regulations.

2019 AFFORDABLE HOUSING REGIONAL INCOME LIMITS BY HOUSEHOLD SIZE

Moderate income is between 80 and 50 percent of the median income. Low income is 50 percent or less of median income. Very low income is 30 percent or less of median income.

**This column is used for calculating the pricing for rent increases for units (as previously calculated under N.J.A.C. 5:97-9.3). The increase for 2015 was 2.3%, the increase for 2016 was 1.1%, the 

increase for 2017 was 1.7%, and the increase for 2018 was 2.2%.  The increase for 2019 is 2.6% (Consumer price Index for All Urban Consumers (CPI-U): Regions by expenditure category and 

commodity and service group).  Landlords who did not increase rents in 2015, 2016, 2017, or 2018 may increase rent by up to the applicable combined percentage including 2019 or 9.0% whichever 

is less in accordance with N.J.A.C. 5:97-9.3(c).  In no case can rent for any particular apartment be increased more than one time per year.

**** The Regional Asset Limit is used in determining an applicant's eligibility for affordable housing pursuant to N.J.A.C. 5:80-26.16(b)3.

* These columns are for calculating the pricing for one, two and three bedroom sale and rental units as per N.J.A.C. 5:80-26.4(a).

1 Person *1.5 Person 2 Person *3 Person 4 Person
Regional Asset 

Limit****

Bergen, Hudson, 

Passaic and Sussex

Essex, Morris, 

Union and Warren

5.67%

9.64%2.6%

2.6%
Mercer, 

Monmouth and 

Ocean

$183,994

$193,321

$225,261

$193,919

2.6%

$166,9813.09%

5.15% $143,713

3.91%

*** This column is used for calculating the pricing for resale increases for units (as previously calculated under N.J.A.C. 5:97-9.3).  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.

Max Increase

Atlantic, Cape 

May, Cumberland, 

and Salem

*4.5 Person 5 Person 6 Person 7 Person 8+ Person

Hunterdon, 

Middlesex and 

Somerset

2.6%

2.6%

4.73%

Burlington, 

Camden and 

Gloucester

2.6%



SAMPLE DEED RESTRICION LANGUAGE 
 
Affordable Housing Covenants 
 
Sale and use of the Property is governed by regulations known as the Uniform Housing Affordability 
Controls, which are found in New Jersey Administrative Code at Title 5, chapter 80, subchapter 26 (N.J.A.C. 
5:80-26.1, et seq, the "Regulations"). Consistent with the Regulations, the following covenants shall run 
with the land for the period of time commencing upon the earlier of (a) the date hereof or (b) the prior 
commencement of the "Control Period", as that term is defined in the Regulations, and terminating upon 
the expiration of the Control Period as provided in the Regulations. 
 
In accordance with N.J.A.C. 5:80-26.5, each restricted unit shall remain subject to the requirements of this 
subchapter, the “Control Period,” until the municipality in which the unit is located elects to release the 
unit from such requirements. Prior to such a municipal election, a restricted unit must remain subject to 
the requirements of this subchapter for a period of at least 30 years; provided, however, that units located 
in high-poverty census tracts shall remain subject to these affordability requirements for a period of at 
least 10 years; 
 

A. The Property may be conveyed only to a household who has approved in advance and in 
writing by the Township’s administrative agent, appointed under the Regulations, 
(hereinafter, collectively, the “Administrative Agent”). 

 
B. No sale of the Property shall be lawful, unless approved in advance and in writing by the 

Administrative Agent, and no sale shall be for a consideration greater than maximum 
permitted price (“Maximum Resale Price”, or “MRP”) as determined by the Administrative 
Agent. 

 
C. No refinancing, equity loan, secured letter of credit, or any other mortgage obligation or other 

debt (collectively, “Debt”) secured by the Property, may be incurred except as approved in 
advance and in writing by the Administrative Agent. At no time shall the Administrative Agent 
approve any such Debt, if incurring the Debt would make the total of all such Debt exceed 
Ninety-Five Percent (95%) of the applicable MRP. 

 
D. The owner of the Property shall at all times maintain the Property as his or her principal place 

of residence. 
 

E. Except as set forth in F, below, at no time shall the owner of the Property lease or rent the 
Property to any person or persons, except on a short-term hardship basis as approved in 
advance and writing by the Administrative Agent. 

 
F. If the Property is a two-family home, the owner shall lease the rental unit only to income-

certified low-income households approved in writing by the Administrative Agent, shall 
charge rent no greater than the maximum permitted rent as determined by the 
Administrative Agent, and shall submit for written approval of the Administrative Agent 
copies of all proposed leases prior to having them signed by any proposed tenant. 

 
G. No improvements may be made to the Property that would affect its bedroom configuration, 

and in any event, no improvement made to the Property will be taken into consideration to 



increase the MRP, except for improvements approved in advance and in writing by the 
Administrative Agent. 

 
Article 5:  Remedies for Breach of Affordable Housing Covenants 
 
A breach of the Covenants will cause irreparable harm to the Administrative Agent and to the public, in 
light of the public policies set forth in the New Jersey Fair Housing Act, the Uniform Housing Affordability 
Control rules found at N.J.A.C. 5:80-26, and the obligation for the provision of low and moderate-income 
housing. Accordingly, and as set forth in N.J.A.C. 5:80-26.10A(b): 
 

A. In the event of a threatened breach of any of the Covenants by the Grantee, or any successor 
in interest or other owner of the Property, the Administrative Agent shall have all remedies 
provided at law or equity, including the right to seek injunctive relief or specific performance. 

 
B. Upon the occurrence of a breach of any Covenants by the Grantee, or any successor in interest 

or other owner of the Property, the Administrative Agent shall have all remedies provided at 
law or equity including but not limited to forfeiture, foreclosure, acceleration of all sums due 
under any mortgage, recouping of any funds from a sale in violation of the Covenants, 
diverting of rent proceeds from illegal rentals, injunctive relief to prevent further violation of 
said Covenants, entry on the premises, those provided under Title 5, Chapter 80, Subchapter 
26 of the New Jersey Administrative Code and specific performance.  



 

 

Appendix J:  
Affirmative Marketing Plan 
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Appendix A  
 

AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
For Affordable Housing in (REGION 4) 

 

MARLBORO TOWNSHIP 
 
I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
CGP&H  
101 Interchange Plaza, Suite 301 
Cranbury, NJ 08512 
609-664-2769 ext 19 
 

1b. Development or Program Name, Address 
 
 
 

1c.  
Number of Affordable Units:  
 
Number of Rental Units:         
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From  $ To Be Determined 
      
To       $ To Be Determined      

1e. State and Federal Funding 
Sources (if any) 
 

N/A 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:                                          Occupancy:       

1h. County 
Mercer, Monmouth, Ocean 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
 
1k. Application Fees (if any): Application fee applies to conduct credit and criminal background checks.  
 
 
(Sections II through IV should be consistent for all affordable housing developments and programs within the 
municipality.  Sections that differ must be described in the approved contract between the municipality and the 
administrative agent and in the approved Operating Manual.) 
 
II. RANDOM SELECTION 
 
2. Describe the random selection process that will be used once applications are received. 
The Administrative Agent will assign random numbers to each applicant through a computerized random number 
generator.   
 
After the list of applications submitted during the initial lottery period is exhausted, the priority of preliminary 
applications is established by the date the household submitted their preliminary application (Interest Date).   
 
In addition to the random number assigned to the household and/or the interest date, there are other factors impacting 
waiting priority which are described below. 

• Regional Preference: Applicants that indicated that they lived or work in the Affordable Housing Region 
will be contacted first.  Once those applicants are exhausted, applicants outside the region will be contacted. 

• Veterans Preference: If there is an executed agreement between the developer or landlord and the 
Township, duly quailed veterans will also be given preference according to the terms of the agreement.   

• Household Size: Whenever possible, there will be at least one person for each bedroom.  If the waiting list is 
exhausted and there are no in or out region households with a person for each bedroom size, units will be 
offered to smaller sized households that do not have a person for each bedroom.  The Administrative Agent 
cannot require an applicant household to take an affordable unit with a greater number of bedrooms, as long 
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as overcrowding is not a factor. A household can be eligible for more than one unit category. 
• Fully Accessible Units: A household with a person with physical disabilities will get preference on the 

waiting list because of the very limited number of accessible units. If there is more than one household with a 
person with physically disabilities on the waiting list, in region households with a person for each bedroom 
will be contacted first.  Applicants must provide a letter from their doctor stating what kind of 
accommodation they require as a result of their disability. 

 
III. MARKETING 
 

3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the housing 
without special outreach efforts because of its location and other factors) 

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

                               □ Asian or Pacific Islander                                       □ Other group:  
 
3b. Websites:  Post on the following websites at initial occupancy and as needed: 
X        HOUSING RESOURCE CENTER (www.njhousing.gov)  A free, online listing of affordable housing 
 
X        Marlboro Township Website  https://www.marlboro-nj.gov//) 
 
X       Affordable Homes New Jersey (CGP&H) website (https://www.affordablehomesnewjersey.com/) 
 
 
 
3c. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL 
NEWSPAPER(S) CIRCULATION AREA 

 
TARGETS PARTIAL HOUSING REGION 4 
Daily Newspaper 

□  Trenton Times Mercer 

X  Trentonian Mercer 

X  Asbury Park Press Monmouth, Ocean 

  Ocean County Observer Ocean 
Weekly Newspaper 
□  Ewing Observer Mercer 

□  Hopewell Valley News Mercer 

□  Lawrence Ledger Mercer 

□  Pennington Post Mercer 

□  Princeton Town Topics Mercer 

□  Tempo Mercer Mercer 

□  Trenton Downtowner Mercer 

□  Windsor Heights Herald Mercer 

□  West Windsor-Plainsboro News Mercer, Middlesex 

□  Princeton Packet Mercer, Middlesex, Somerset 

□  Messenger-Press Mercer, Monmouth, Ocean 

□  Woodbridge Sentinel Middlesex 

http://www.njhousing.gov/
https://www.marlboro-nj.gov/
https://www.affordablehomesnewjersey.com/
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□  Atlanticville Monmouth 

□  Coaster Monmouth 

□  Courier Monmouth 

□  Examiner Monmouth 

□  Hub, The Monmouth 

□  Independent, The Monmouth 

□  News Transcript Monmouth 

□  Two River Times Monmouth 

□  Coast Star, The Monmouth, Ocean 

□  Beach Haven Times Ocean 

□  Beacon, The Ocean 

□  Berkeley Times Ocean 

□  Brick Bulletin Ocean 

□  Brick Times Ocean 

□  Jackson Times Ocean 

□  Lacey Beacon Ocean 

□  Manchester Times Ocean 

□  New Egypt Press Ocean 

□  Ocean County Journal Ocean 

□  Ocean Star, The Ocean 

□  Tri-Town News Ocean 

□  Tuckerton Beacon Ocean 

□  Atlantic Highlands Herald Monmouth 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL TV 
STATION(S) 

CIRCULATION AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION OF 
READERS/AUDIENCE  

 
TARGETS ENTIRE HOUSING REGION 4 

□  2 WCBS-TV 
CBS Broadcasting Inc.  

□ 
 4 WNBC  

NBC Telemundo License Co. 
(General Electric)  

□ 
 5 WNYW  

Fox Television Stations, Inc. 
(News Corp.)  

□ 
 
 

7 WABC-TV 
American Broadcasting 
Companies, Inc (Walt Disney)  
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□ 
 9 WWOR-TV 

Fox Television Stations, Inc.  
(News Corp.)  

□ 
 10 WCAU 

NBC Telemundo License Co. 
(General Electric)  

□  11 WPIX 
WPIX, Inc. (Tribune)  

□ 
 13 WNET 

Educational Broadcasting 
Corporation  

□ 
 58 WNJB 

New Jersey Public Broadcasting 
Authority  

 
TARGETS PARTIAL HOUSING REGION 4 

X  Cable 77 FIOS 44 
Monmouth 

□  25 W25AW 
WZBN TV, Inc. Mercer 

□  39 WLVT-TV 
Lehigh Valley Public 
Telecommunications Corp. Mercer 

□  60 WBPH-TV 
Sonshine Family Television Corp Mercer 

□  63 WMBC-TV 
Mountain Broadcasting Corp. Mercer 

□  69 WFMZ-TV 
Maranatha Broadcasting 
Company, Inc. Mercer 

□  41 WXTV 
WXTV License Partnership, G.P. 
(Univision Communications Inc.) Mercer, Monmouth 

□  3 KYW-TV 
CBS Broadcasting Inc. Mercer, Ocean 

□  6 WPVI-TV 
American Broadcasting 
Companies, Inc (Walt Disney) Mercer, Ocean 

□  12 WHYY-TV 
WHYY, Inc. Mercer, Ocean 

□  17 WPHL-TV 
Tribune Company Mercer, Ocean 

□  23 WNJS 
New Jersey Public Broadcasting 
Authority Mercer, Ocean 

□  29 WTXF-TV 
Fox Television Stations, Inc. 
(News Corp.) Mercer, Ocean 

□  35 WYBE 
Independence Public Media Of 
Philadelphia, Inc. Mercer, Ocean 

□  48 WGTW-TV 
Trinity Broadcasting Network Mercer, Ocean 

□  52 WNJT 
New Jersey Public Broadcasting 
Authority Mercer, Ocean 

□  57 WPSG 
CBS Broadcasting Inc. Mercer, Ocean 

□  61 WPPX 
Paxson Communications License 
Company, LLC Mercer, Ocean 

□  65 WUVP-TV 
Univision Communications, Inc. Mercer, Ocean 
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□ 
 25 WNYE-TV 

New York City Dept. Of Info 
Technology & 
Telecommunications Monmouth 

□  31 WPXN-TV 
Paxson Communications License 
Company, LLC Monmouth 

□  47 WNJU 
NBC Telemundo License Co. 
(General Electric) Monmouth 

□  50 WNJN 
New Jersey Public Broadcasting 
Authority Monmouth 

□  68 WFUT-TV 
Univision New York LLC 

Monmouth, Ocean 
(Spanish) 

□  62 WWSI 
Hispanic Broadcasters of 
Philadelphia, LLC Ocean 

 
 DURATION & FREQUENCY 

OF OUTREACH NAMES OF CABLE PROVIDER(S) BROADCAST AREA  
 
TARGETS PARTIAL HOUSING REGION 4 

□  Cablevision of Hamilton 
 

Partial Mercer, Monmouth 

□  Comcast of Central NJ,  
 

Partial Mercer, Monmouth 

□ 
 Patriot Media & Communications, 

CNJ 
Partial Mercer 

□  Cablevision of Monmouth, Raritan 
Valley 

Partial Monmouth 

□  Comcast of Mercer County, 
Southeast Pennsylvania 

Partial Middlesex 

□  Comcast of Monmouth County Partial Monmouth, Ocean 

□ 
 Comcast of Garden State, Long 

Beach Island, Ocean County, 
Toms River  

Partial  Ocean 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL RADIO 
STATION(S) 

BROADCAST AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION OF 
READERS/AUDIENCE 

 
TARGETS ENTIRE HOUSING REGION 4 
AM 

□  
WWJZ 640 

 

□  
WOR 710 

 

□  
WABC 770 

 

□  
WCBS 880 

 

□  
WBBR 1130 

 

□  
WPST 94.5 

 

FM 

□  WKXW-FM 101.5 
 

□  WPRB 103.3 
 

 
TARGETS PARTIAL HOUSING REGION 4 
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AM 

□  
WFIL 560 Mercer, Monmouth 

□  
WMCA 570 Monmouth, Ocean 

□  
WFAN 660 Mercer, Monmouth 

□  
WNYC 820 Mercer, Monmouth 

□  
WWBD 860 Mercer 

□  
WPHY 920 Mercer 

□  
WNTP 990 Mercer 

□  
WCHR 1040 Mercer 

□  
WOBM 1160 Monmouth, Ocean 

□  
WWTR 1170 Mercer 

□  
WPHT 1210 Mercer, Monmouth 

□  
WBUD 1260 Mercer, Monmouth 

□  
WIMG 1300 Mercer 

□  
WADB 1310 Monmouth, Ocean 

□  
WHTG 1410 Monmouth 

□  
WCTC 1450 Mercer, Monmouth 

□  
WBCB 1490 Mercer 

□  
WTTM 1680 Mercer, Monmouth 

FM 

□  WNJT-FM 88.1 Mercer 

□  WWFM 89.1 Mercer, Monmouth 

□  WRDR 89.7 Monmouth, Ocean 

□  WRTI 90.1 Mercer 

□  WBJB-FM 90.5 Monmouth 

□  WWNJ 91.1 Ocean 

□  WTSR 91.3 Mercer 

□  WBGD 91.9 Ocean 

□  WFNY-FM 92.3 Mercer, Monmouth 

□  WXTU 92.5 Mercer 

□  WOBM-FM 92.7 Ocean 

□  WPAT-FM 93.1 Mercer, Monmouth 

□  WMMR 93.3 Mercer 
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□  WNYC-FM 93.9 Mercer, Monmouth 

□  WYSP 94.1 Mercer 

□  WJLK-FM 94.3 Monmouth, Ocean 

□  WFME 94.7 Mercer, Monmouth 

□  WZZO 95.1 Mercer 

□  WPLJ  95.5 Mercer, Monmouth 

□  WBEN-FM 95.7 Mercer 

□  WRAT 95.9 Monmouth, Ocean 

□  WCTO 96.1 Mercer 

□  WQXR-FM 96.3 Mercer, Monmouth 

□  WRDW-FM 96.5 Mercer 

□  WQHT 97.1 Mercer, Monmouth 

□  WSKQ-FM 97.9 Mercer, Monmouth 

□  WOGL 98.1 Mercer 

□  WMGQ 98.3 Mercer, Monmouth 

□  WRKS 98.7 Mercer, Monmouth 

   □  WUSL 98.9 Mercer, Monmouth 

   □  WAWZ 99.1 Mercer, Monmouth 

   □  WBAI 99.5 Mercer, Monmouth 

   □  WJRZ-FM 100.1 Ocean 

   □  WHTZ 100.3 Mercer, Monmouth 

   □  WCBS-FM 101.1 Mercer, Monmouth 

   □  WQCD 101.9 Mercer, Monmouth 

   □  WIOQ 102.1 Mercer 

   □  WNEW 102.7 Mercer, Monmouth 

   □  WMGK 102.9 Mercer 

   □  WKTU 103.5 Mercer, Monmouth 

   □  WAXQ 104.3 Mercer, Monmouth 

   □  WWPR-FM 105.1 Mercer, Monmouth 

   □  WDAS-FM 105.3 Mercer, Monmouth 

   □  WCHR-FM 105.7 Ocean 

   □  WJJZ 106.1 Mercer, Monmouth 
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   □  WHTG-FM 106.3 Monmouth, Ocean 

   □  WLTW 106.7 Mercer, Monmouth 

   □  WKDN 106.9 Mercer 

   □  WWZY 107.1 Monmouth, Ocean 

   □  WBLS 107.5 Mercer, Monmouth 

   □  WWPH 107.9 Mercer 
 
3d. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) (Check all 
that applies) 

 
NAME OF 
PUBLICATIONS OUTREACH AREA 

RACIAL/ETHNIC 
IDENTIFICATION OF 
READERS/AUDIENCE  

 
TARGETS ENTIRE HOUSING REGION 4 
Weekly 

X  
Reporte Hispano 
 

Central/South Jersey 
 

Spanish-Language 
 

 
 
TARGETS PARTIAL HOUSING REGION  4 
Weekly 

□  New Jersey Jewish 
News 

Northern and Central 
New Jersey Jewish 

□  El Hispano Camden and Trenton 
areas Spanish-Language 

□  Ukrainian Weekly New Jersey Ukrainian community 

 
3e. Employer Outreach (names of employers throughout the housing region that can be contacted to post advertisements and 
distribute flyers regarding available affordable housing) See Exhibit B of Marlboro Affirmative Marketing Plan  
3f. Community Contacts (names of community groups/organizations throughout the housing region that can be contacted to 
post advertisements and distribute flyers regarding available affordable housing) See Exhibit B of Marlboro Affirmative 
Marketing Plan 

 
IV. APPLICATIONS 

Applications for affordable housing for the above units will be available at the following locations: 
4a. County Administration Buildings and/or Libraries for all counties in the housing region (list county building, address, 
contact person) (Check all that applies)  See Exhibit C of Marlboro Affirmative Marketing Plan 
4b. Municipality in which the units are located (list municipal building and municipal library, address, contact)  See 
Exhibit C of Marlboro Affirmative Marketing Plan 
4c. Sales/Rental Office for units (if applicable)  

 
V. CERTIFICATIONS AND ENDORSEMENTS 

I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that knowingly 
falsifying the information contained herein may affect the (select one: Municipality’s substantive certification or DCA 
Balanced Housing Program funding or HMFA UHORP/MONI/CHOICE funding). 
_______________________________________________________________________ 
Name (Type or Print) 
Administrative Agent for the Township of  Marlboro 
                                                                                                                               
________________________________________                                __________________ 
Signature                                                                                                               Date 
 

 



Business Name Address1 Address 2 City State Zip Co. Type of Organization

Ewing Branch Library 61 Scotch Rd. Ewing, NJ 08628 Mercer Co. Libraries
Hamilton Township Free Public Library 1 Justice Samuel A. Alito, Jr. Way Hamilton, NJ 08619 Mercer Co. Libraries
Hickory Corner Branch Library 138 Hickory Corner Rd. East Windsor, NJ  08520 Mercer Co. Libraries
Hightstown Memorial Library 114 Franklin St. Hightstown, NJ  08520 Mercer Co. Libraries
Hopewell Branch Library 245 Pennington Titusville Rd. Pennington, NJ 08534 Mercer Co. Libraries
Hopewell Public Library 13 E. Broad St. Hopewell, NJ 08525 Mercer Co. Libraries
Lawrence Headquarters Branch 2751 Brunswick Pike Lawrenceville, NJ 08648-3099 Mercer Co. Libraries
NJ State Library P.O. Box 520 Trenton, NJ  08650 Mercer Co. Libraries
Pennington Free Public Library 30 N. Main St. Pennington, NJ 08534 Mercer Co. Libraries
Princeton Public Library 65 Witherspoon St. Princeton, NJ 08542 Mercer Co. Libraries
Princeton University Firestone Library Public Administration Collection Firestone A-17-J-1 Princeton, NJ 08544 Mercer Co. Libraries
Rider University Franklin F. Moore Library 2083 Lawrenceville Rd Lawrenceville, NJ 08648-3099 Mercer Co. Libraries
Robbinsville Branch Library 42 Allentown- Robbinsville Rd. Robbinsville, NJ 08691 Mercer Co. Libraries
Roscoe L. West Library College of New Jersey 2000 Pennington Rd. Ewing, NJ 08618-1499 Mercer Co. Libraries
Trenton Free Public Library 120 Academy St. Trenton, NJ 08608 Mercer Co. Libraries
Twin Rivers Branch Library 276 Abbington Dr. East Windsor, NJ  08520 Mercer Co. Libraries
Asbury Park Free Public Library 500 1st Avenue Asbury Park, NJ 07712 Monmouth Co. Libraries
Atlantic Highlands Public Library 100 First Ave. Atlantic Highlands, NJ 07716 Monmouth Co. Libraries
Belmar Public Library 517 Tenth Ave. Belmar, NJ 07719 Monmouth Co. Libraries
Bradley Beach Public Library 511 Fourth Ave. Bradley Beach, NJ 07720 Monmouth Co. Libraries
Brielle Public Library 610 South St. Brielle, NJ 08730 Monmouth Co. Libraries
Eatontown Public Library 33 Broad St. Eatontown, NJ 07724 Monmouth Co. Libraries
Fair Haven Public Library 748 River Rd. Fair Haven, NJ 07704 Monmouth Co. Libraries
Freehold Public Library 28 1-2 E. Main St. Freehold, NJ 07728 Monmouth Co. Libraries
Little Silver Public Library 484 Prospect Ave. Little Silver, NJ 07739 Monmouth Co. Libraries
Long Branch Free Public Library 328 Broadway Long Branch, NJ 07740 Monmouth Co. Libraries
Manasquan Public Library 55 Broad St. Manasquan, NJ 08736 Monmouth Co. Libraries
Matawan-Aberdeen Public Library 165 Main St. Matawan, NJ 07747 Monmouth Co. Libraries
Middletown Township Public Library 55 New Monmouth Rd. Middletown, NJ 07748 Monmouth Co. Libraries
Monmouth Beach Public Library 18 Willow Ave. Monmouth Beach, NJ 07750 Monmouth Co. Libraries
Monmouth Co. Hall of Records Hall of Records Freehold, NJ   07728 Monmouth Co. Libraries
Monmouth Co. Library 125 Symmes Dr. Manalapan, NJ 07726 Monmouth Co. Libraries
Monmouth Co. Library - Allentown 16 S. Main St. Allentown, NJ 08501 Monmouth Co. Libraries
Monmouth Co. Library - Eastern Branch 1001 Route 35 Shrewsbury, NJ 07702 Monmouth Co. Libraries
Monmouth Co. Library- Hazlet 251 Middle Rd. Hazlet, NJ 07730 Monmouth Co. Libraries
Monmouth Co. Library- Holmdel 101 Crawfords Corner Rd. Suite 2110 Holmdel, NJ 07733 Monmouth Co. Libraries
Monmouth Co. Library- Howell 318 Old Tavern Rd. Howell, NJ 07731 Monmouth Co. Libraries
Monmouth Co. Library- Marlboro 1 Library Ct & Wyncrest Dr. Marlboro, NJ 07746 Monmouth Co. Libraries
Monmouth Co. Library- Ocean 701 Deal Rd Ocean, NJ 07712 Monmouth Co. Libraries
Monmouth Co. Library- Wall 2700 Allaire Rd Wall, NJ 07719 Monmouth Co. Libraries
Neptune Township Public Library 25 Neptune Blvd. Neptune, NJ 07753 Monmouth Co. Libraries
Oceanic Free Library 109 Ave. Of Two Rivers Rumson, NJ 07760 Monmouth Co. Libraries
Red Bank Public Library 84 W. Front St. Red Bank, NJ 07701 Monmouth Co. Libraries
Sea Bright Library 92 Hathaway St. Wallington, NJ 07057 Monmouth Co. Libraries
Sea Girt Library 321 Baltimore Blvd. Sea Girt, NJ 08750 Monmouth Co. Libraries
Spring Lake Public Library 1501 Third Ave. Spring Lake, NJ 07762 Monmouth Co. Libraries
Tinton Falls Public Library 664 Tinton Ave. Tinton Falls, NJ 07724 Monmouth Co. Libraries
Union Beach Memorial Library 810 Union Ave. Union Beach, NJ 07735 Monmouth Co. Libraries
West Long Branch Public Library 95 Poplar Ave. West Long Branch, NJ 07764 Monmouth Co. Libraries
Ocean Co. Administration Building 101 Hooper Ave. Toms River, 08754 Ocean Co. Libraries
Ocean Co. Library - Barnegat Branch 112 Burr St. Barnegat, NJ 08005 Ocean Co. Libraries
Ocean Co. Library - Bay Head Reading Center 136 Meadow Ave Bay Head, NJ 08742 Ocean Co. Libraries
Ocean Co. Library - Beachwood Branch 126 Beachwood Blvd Beachwood, NJ 08722 Ocean Co. Libraries
Ocean Co. Library - Berkeley Branch 30 Station Rd Bayville, NJ 08721 Ocean Co. Libraries
Ocean Co. Library - Brick Branch 301 Chambers Bridge Rd Brick, NJ 08723 Ocean Co. Libraries
Ocean Co. Library - Island Heights Branch P.O Box 1127 121 Central Ave Island Heights, NJ 08732 Ocean Co. Libraries
Ocean Co. Library - Jackson Branch 2 Jackson Dr. Jackson, NJ   08527 Ocean Co. Libraries
Ocean Co. Library - Lacey Branch 10 East Lacey Rd Forked River, NJ 08731 Ocean Co. Libraries
Ocean Co. Library - Lakewood Branch 301 Lexington Ave. Lakewood, NJ 08701 Ocean Co. Libraries
Ocean Co. Library - Little Egg Harbor Branch 290 Mathistown Rd Little Egg Harbor, NJ 08087 Ocean Co. Libraries
Ocean Co. Library - Long Beach Island Branch 217 S. Central Ave Surf City, NJ 08008 Ocean Co. Libraries
Ocean Co. Library - Manchester Branch 21 Colonial Dr Manchester, NJ 08759 Ocean Co. Libraries
Ocean Co. Library - Plumsted Branch 119 Evergreen Rd New Egypt, NJ 08533 Ocean Co. Libraries
Ocean Co. Library - Point Pleasant Branch 834 Beaver Dam Rd Pt. Pleasant, NJ 08742 Ocean Co. Libraries
Ocean Co. Library - Pt. Pleasant Beach Branch 710 McLean Ave Pt. Pleasant Beach, NJ 08742 Ocean Co. Libraries
Ocean Co. Library - Stafford Branch 129 N. Main St. Manahawkin, NJ 08050 Ocean Co. Libraries

megan
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Business Name Address1 Address 2 City State Zip Co. Type of Organization

Ocean Co. Library - Toms River Branch 101 Washington St Toms River, NJ 08753 Ocean Co. Libraries
Ocean Co. Library - Tuckerton Branch 380 Bay Ave Tuckerton, NJ 08087 Ocean Co. Libraries
Ocean Co. Library - Upper Shores Branch 112 Jersey City Ave Lavallette, NJ 08735 Ocean Co. Libraries
Ocean Co. Library - Waretown Branch 112 Main St Waretown, NJ 08758 Ocean Co. Libraries
Ocean Co. Library - Whiting Branch 400 Lacey Rd. Whiting, NJ 08759 Ocean Co. Libraries
Bristol-Myers Squibb 100 Nassau Park Blvd #300 Princeton, NJ 08540 Mercer Major Employer
Covance 210 Carnegie Center Drive Princeton, NJ 08540 Mercer Major Employer
Educational Testing Service 660 Rosedale Road Princeton, NJ 08541 Mercer Major Employer
Merrill Lynch Bank of America 7 Roszel Road Floor 04 Princeton, NJ 08540 Mercer Major Employer
Princeton Theological Seminary P.O. Box 821 64 Mercer Street Princeton, NJ 08542-0803 Mercer Major Employer
Princeton University Office of Human Resources 2 New South Princeton, NJ 08544 Mercer Major Employer
Westminster Choir College of Rider University 2083 Lawrenceville Road Lawrenceville, NJ 08648 Mercer Major Employer
AT&T Holmdel 2103 State Route 35 Holmdel, NJ 07733 Monmouth Major Employer
Ocean Medical Center 425 Jack Martin Boulevard Brick, NJ  08724 Monmouth Major Employer
Saker Shoprite 10 Centerville Road Holmdel, NJ 07733 Monmouth Major Employer
Georgian Court University 900 Lakewood Ave Lakewood, NJ 08701 Ocean Major Employer
Trac Intermodal 750 College Road East Princeton, NJ 08540 Mercer Major Employers
Capital Health Systems - Fuld Campus 750 Brunswick Ave. Trenton, NJ   08638 Mercer Co. Major Employers
Comcast 90 Lake Dr. East Windsor, NJ  08520 Mercer Co. Major Employers
Conair 150 Milford Rd. East Windsor, NJ  08520 Mercer Co. Major Employers
Congoleum 3500 Quakerbridge Rd. Mercerville, NJ  Mercer Co. Major Employers
Dana Communications 2 E. Broad St. Hopewell, NJ   Mercer Co. Major Employers
East Windsor Regional School District 25A Leshin Lane Hightstown, NJ 08520 Mercer Co. Major Employers
Evans East 104 Windsor Center Dr. East Windsor, NJ  08520 Mercer Co. Major Employers
Ewing Township Schools 2099 Pennington Road Ewing, NJ 08618-1499 Mercer Co. Major Employers
Gaum, Inc. 1080 US Highway 130 Robbinsville, NJ 08691 Mercer Co. Major Employers
Hamilton Township Schools 90 Park Ave. Hamilton Square, NJ 08690 Mercer Co. Major Employers
Homasote 932 Lower Ferry Rd. Trenton, NJ  08618 Mercer Co. Major Employers
Hopewell Valley Regional Schools 425 South Main St. Pennington, NJ 08534 Mercer Co. Major Employers
Hovione 40 Lake Dr. East Windsor, NJ  08520 Mercer Co. Major Employers
Janssen Pharmaceutical 1125 Trenton harbourton Rd. Titusville,  NJ  Mercer Co. Major Employers
Johnson & Johnson One Johnson & Johnson Plaza New Brunswick, NJ  08933 Mercer Co. Major Employers

ForDoz Pharma Corp 69 Princeton Hightstown Rd East Windsor, NJ 08520 Mercer Co. Major Employers
Lawrence Township Schools 2565 Princeton Pike Lawrenceville, NJ 08648-3631 Mercer Co. Major Employers
McGraw Hill 120 Windsor Center Dr. East Windsor, NJ  08520 Mercer Co. Major Employers
Mercer Co. Board of Education 1075 Old Trenton Rd. Trenton, NJ  08618 Mercer Co. Major Employers
Mercer Co. Special Services School District 1020 Old Trenton Rd. Hamilton, NJ 08690-1230 Mercer Co. Major Employers
Mercer Co. Vocational School District 1085 Old Trenton Rd. Trenton, NJ 08690-1229 Mercer Co. Major Employers
Merrill Lynch & Co. 1300 Merrill Lynch Drive Pennington, NJ 08534 Mercer Co. Major Employers
NJ Manufactures Insurance P.O. Box 1428 301 Sullivan Way West Trenton, NJ   08628 Mercer Co. Major Employers
Peddie School 201 S Main Street Hightstown, NJ  08520 Mercer Co. Major Employers
Princeton Regional School District 25 Valley Rd. Princeton, NJ 08540 Mercer Co. Major Employers
Robbinsville Township Schools 155 Robbinsville-Edinburg Rd. Robbinsville, NJ 08691 Mercer Co. Major Employers
Robert Wood Johnson University 1 Hamilton Health Plaza Trenton, NJ  08618 Mercer Co. Major Employers
Shiseido America 366 Princeton-Hightstown Rd. Hightstown, NJ  08520 Mercer Co. Major Employers
St. Francis Medical Center 601 Hamilton Ave. Trenton, NJ   08629 Mercer Co. Major Employers
St. Lawrence Rehabilitation Center 2381 Lawrenceville Rd. Lawrenceville, NJ  08648 Mercer Co. Major Employers
The College of New Jersey 2000 Pennington Rd. Ewing, NJ   08628 Mercer Co. Major Employers
The Times of Trenton 413 River View Plaza Trenton, NJ   08611 Mercer Co. Major Employers
Trenton Schools 108 North Clinton Ave. Trenton, NJ 08609 Mercer Co. Major Employers
West Windsor-Plainsboro Regional Schools 505 Village Rd. West P.O. Box 505 Princeton Junction, NJ 08550 Mercer Co. Major Employers
Brookdale Community College 765 Newman Springs Rd. Attn: Patricia Sensi Lincroft, NJ   07738 Monmouth Co. Major Employers
Centra State Healthcare Systems West Main St. Attn: Jacquie Piccolini Freehold, NJ   07728 Monmouth Co. Major Employers
Co. Of Monmouth - Hall Of Records 1 East Main St. Attn: Fredrica Brown Freehold, NJ   07728 Monmouth Co. Major Employers
Food Town Circus Supermarkets 835 Highway 35, P.O. Box 278 Attn: Nancyanne Fama Middletown, NJ   07748 Monmouth Co. Major Employers
Foodarama Supermarkets 10 Centerville Road Holmdel, NJ 07733 Monmouth Co. Major Employers
Horizon Blue Cross Blue Shield 1427 Wycoff Rd. Attn: Jonathan Pearson Farmingdale, NJ   07727 Monmouth Co. Major Employers
International Flavors and Fragrances State Highway 36 Attn: Silvio Amorosino Union Beach, NJ   07735 Monmouth Co. Major Employers
JCP&L/First Energy 1345 Old Bridge-Englishtown Rd Old Bridge, NJ 08857 Monmouth Co. Major Employers
Meridian Health Systems 1350 Campus Parkway Ste 110 Wall Township, NJ 07753 Monmouth Co. Major Employers
Monmouth Medical Center 300 Second Ave. Attn: Bruce Pardo Long Branch, NJ   07740 Monmouth Co. Major Employers
Monmouth University 400 Cedar Avenue West Long Branch, NJ 07764 Monmouth Co. Major Employers
Nestle USA Beverage Division 61 Jerseyville Ave. Attn: Wes Ikida Freehold, NJ   07728 Monmouth Co. Major Employers
NJ Resources Corporation 1415 Wycoff Rd. Attn: Betty Moerschel Wall, NJ 07719 Monmouth Co. Major Employers
Norkus Enterprises 505 Richmond Ave. Attn: Louise Horowitz Point Pleasant, NJ  08742 Monmouth Co. Major Employers
Vonage 23 Main St Holmdel, NJ 07733 Monmouth Co. Major Employers



Business Name Address1 Address 2 City State Zip Co. Type of Organization

Brick Township Board of Education 101 Hendrickson Ave. Brick, NJ   08724 Ocean Co. Major Employers
Brick Township Municipal Offices 401 Chambers Bridge Rd. Brick, NJ  08723 Ocean Co. Major Employers
DPT Lakewood 1200 Paco Way Lakewood, NJ   08701 Ocean Co. Major Employers
Health South Rehabilitation Hospital 14 Hospital Dr. Toms River, NJ  08755 Ocean Co. Major Employers
Jackson Township Board of Education 101 Don Connor Blvd. Jackson, NJ   08527 Ocean Co. Major Employers
Jenkinsons 300 Ocean Ave. Point Pleasant, Nj  08742 Ocean Co. Major Employers
Lacey Township Board of Education 200 Western Blvd. Lanoka Harbor, NJ   08734 Ocean Co. Major Employers
Lakewood Township Board of Education 855 Somerset Ave Lakewood, NJ   08701 Ocean Co. Major Employers
Manchester Board of Education 121 Route 539 P.O. Box 4100 Whiting, NJ 08759 Ocean Co. Major Employers
Meridian Health - Ocean Medical Center 415 Jack Martin Blvd. Brick, NJ   08724 Ocean Co. Major Employers
Ocean Co. College College Dr. P.O. Box 2001 Toms River, NJ  08754 Ocean Co. Major Employers
Saint Barnabas Health Care Systems 368 Lakehurst Rd., Suite 203 Toms River, NJ  08755 Ocean Co. Major Employers
Six Flags Route 537 P.O. Box 120 Jackson, NJ   08527 Ocean Co. Major Employers
Southern Ocean Co. Hospital 1140 Route 72 West Manahawkin, NJ   08050 Ocean Co. Major Employers
Southern Regional School District 105 Cedar Bridge Rd. Manahawkin, NJ   08050 Ocean Co. Major Employers
Toms River Municipal Offices 33 Washington St. Toms River, NJ   08753 Ocean Co. Major Employers
Toms River Regional School District 1144 Hooper Ave. Toms River, NJ   08753 Ocean Co. Major Employers
Princeton Packet/Central Jersey.com 198 Route 9 N Suite 100 Manalapan, NJ 07726 Monmouth Media
The Trentonian 600 Perry St. Trenton, NJ  08618 Mercer Co. Media
Trenton Times 413 River View Plaza Trenton, NJ  08611-3427 Mercer Co. Media
Windsor Heights Herald 300 Witherspoon St. P.O. Box 350 Princeton, NJ 08544 Mercer Co. Media
Cablevision of Monmouth 1501 18th Ave. Wall, NJ 07719 Monmouth Co. Media
Comcast Cable of Monmouth Co. 403 South St. Eatontown, NJ   07724 Monmouth Co. Media
Greater Media Newspapers Attn: Tri-Town News/News Transcript PO Box 950 198 Rt. 9 North, Suite 100 Manalapan, NJ  07726 Monmouth Co. Media
Star-Ledger 1 Star Ledger Plaza Newark, NJ  07102 Monmouth Co. Media
Asbury Park Press 3601 Highway 66 PO Box 1550 Neptune, NJ 07754 Ocean Co. Media
Comcast Cable of Ocean Co. 751 Brick Blvd. Brick, NJ   08723 Ocean Co. Media
Comcast of Toms River 830 Route 37 West Toms River, NJ  08754 Ocean Co. Media
Point Pleasant Beach Ocean Star 13 Broad St. Manasquan, NJ 08736 Ocean Co. Media
Star-Ledger 1 Star Ledger Plaza Newark, NJ  07102 Ocean Co. Media
Shiloh Baptist Church 340 Reverand S Howard Woodson Trenton, NJ 08618 Mercer Religious Buildings
St. Paul Parish 216 Nassau Street Princeton, NJ 08542-4604 Mercer Religious Buildings
Witherspoon Street Presbyterian Church 112 Witherspoon Street Princeton, NJ08542 Mercer Religious Buildings
Beth El Synagogue 50 Maple Stream Rd. East Windsor, NJ   08520 Mercer Co. Religious Buildings
Bethany Lutheran Church 1125 Parkside Ave. Trenton, NJ 08618 Mercer Co. Religious Buildings
Bible Baptist Church 1934 Klockner Ave. Trenton, NJ 08619 Mercer Co. Religious Buildings
Calvary Assembly of God 120 Mechanic St Hightstown, NJ  08520 Mercer Co. Religious Buildings
Calvary Missionary Baptist Church 735 E. State St. Trenton, NJ 08609 Mercer Co. Religious Buildings
Catholic Campus Ministry 492 Ewingville Rd. Trenton, NJ 08638 Mercer Co. Religious Buildings
Chambers Methodist Church 1627 Liberty St. Trenton, NJ 08629 Mercer Co. Religious Buildings
Chesterfield Baptist Church 209 Crosswicks Chesterfield Rd. Chesterfield, NJ 08515 Mercer Co. Religious Buildings
Church of God of Prophecy 917 S. Clinton Ave. Trenton, NJ 08611 Mercer Co. Religious Buildings
Congregation Beth Chaim 329 Village Rd. E. Princeton Junction, NJ 08550 Mercer Co. Religious Buildings
Congregation Toras Emes 639 Abbington Dr. East Windsor, NJ   08520 Mercer Co. Religious Buildings
Corinth Baptist Church 31 Hawthorne Ave. Trenton, NJ 08638 Mercer Co. Religious Buildings
Devine Temple Church of God 202 Brinton Ave. Trenton, NJ 08618 Mercer Co. Religious Buildings
Ebenezer Church of God 121 Wayne Ave. Trenton, NJ 08618 Mercer Co. Religious Buildings
Emmanuel Pentecostal Temple 203 Hutchinson Rd. Robbinsville, NJ 08691 Mercer Co. Religious Buildings
First Assembly of God 87 Route 31 S. Pennington, NJ 08534 Mercer Co. Religious Buildings
First Baptist Church 125 South Main St. Hightstown, NJ  08520 Mercer Co. Religious Buildings
First Baptist Church 128 Centre St. Trenton, NJ 08611 Mercer Co. Religious Buildings
First Presbyterian Church 48 River Dr. Titusville, NJ 08560 Mercer Co. Religious Buildings
First Presbyterian Church of Hightstown 320 North Main St. Hightstown, NJ  08520 Mercer Co. Religious Buildings
Grace-St. Paul's Church 3715 E. State St. Ext. Mercerville, NJ 08619 Mercer Co. Religious Buildings
Hamilton Square Baptist Church 3752 Nottingham Way Trenton, NJ 08690 Mercer Co. Religious Buildings
Hightstown Church of God 1004 Old Yorke Rd. East Windsor, NJ   08520 Mercer Co. Religious Buildings
Joyful Baptist Korean Church 118 Bear Brook Rd. Princeton, NJ 08540 Mercer Co. Religious Buildings
Lawrence Rd. Presbyterian Church 1039 Lawrence Rd. Lawrenceville, NJ 08648 Mercer Co. Religious Buildings
Our Lady of Good Counsel 137 W. Upper Ferry Rd. West Trenton, NJ 08628 Mercer Co. Religious Buildings
Our Lady of Sorrows 3816 E. State St. Ext. Mercerville, NJ 08619 Mercer Co. Religious Buildings
Prince of Peace Lutheran Church 177 Princeton Hightstown Rd. Princeton Junction, NJ 08550 Mercer Co. Religious Buildings
Robbinsville Baptist Church 22 Main St. Robbinsville, NJ 08691 Mercer Co. Religious Buildings
Saint David the King Church 1 New Village Rd. Princeton Junction, NJ 08550 Mercer Co. Religious Buildings
Seventh Day Adventist Church of Hightstown 116 Broad St. Hightstown, NJ  08520 Mercer Co. Religious Buildings
St. Ann's Roman Catholic Church 1253 Lawrenceville Rd. Trenton, NJ 08648 Mercer Co. Religious Buildings
St. Anthony of Padua Roman Catholic Church 251 Franklin St. Hightstown, NJ  08520 Mercer Co. Religious Buildings



Business Name Address1 Address 2 City State Zip Co. Type of Organization

St. James African Methodist Episcopal Church 413 Summit St. Hightstown, NJ  08520 Mercer Co. Religious Buildings
St. James Church 115 E. Delaware Ave. Pennington, NJ 08534 Mercer Co. Religious Buildings
St. Pauls Lutheran Church 79 One Mile Rd. Extension East Windsor, NJ   08520 Mercer Co. Religious Buildings
St. Vincent's Catholic Church 555 Yardville Allentown Rd. Yardville, NJ 08620 Mercer Co. Religious Buildings
Ardena Baptist Church 593 Adelphia Rd. Freehold, NJ  07728 Monmouth Co. Religious Buildings
Bethany Baptist Church 15 West Farms Rd. Farmingdale, NJ   07727 Monmouth Co. Religious Buildings
Bethesda United Methodist Church Ardena Rd. & Route 524 Adelphia, NJ   07710 Monmouth Co. Religious Buildings
Church of Master United Methodist Church 110 Salem Hill Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Church of St. William the Abbot 2740 Lakewood Allenwood Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Church of the Nativity National Catholic 102 West 2nd St. & Route 9 Howell, NJ   07731 Monmouth Co. Religious Buildings
Community Bible Fellowship 3071 Lakewood Allenwood Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Congregation Ahavat Achim 106 Windeler Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings

Congregation Kol Am 59 Broad Street Freehold, NJ  07728 Monmouth Co. Religious Buildings
First Baptist Southard Church 31 Hilltop Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Howell Baptist Church 1554 Maxim Southard Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Immanuel Baptist Church 1244 West Farms Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Jerseyville United Methodist Church 8 Howell Rd. Freehold, NJ  07728 Monmouth Co. Religious Buildings
Open Door Bible Baptist Church 521 Lakewood Farmingdale Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Pierce Memorial Presbyterian 40 Main St. Farmingdale, NJ   07727 Monmouth Co. Religious Buildings
Prince of Peace Lutheran Church 434 East Aldrich Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
Squankum United Methodist Church 45 Old Tavern Rd. Howell, NJ   07731 Monmouth Co. Religious Buildings
St. Alexander Nevsky Russian Orthodox 200 Alexander Ave. Howell, NJ   07731 Monmouth Co. Religious Buildings
St. Catherines Roman Catholic Church  31 Asbury Rd Farmingdale, NJ 07727 Monmouth Co. Religious Buildings
St. Veronica's Roman Catholic Church 4215 US 9 North Howell, NJ   07731 Monmouth Co. Religious Buildings
Temple Beth Am 1235 Highway 70 Lakewood, NJ   08701 Monmouth Co. Religious Buildings
West Farms United Methodist Church 153 Casino Dr. Farmingdale, NJ   07727 Monmouth Co. Religious Buildings
Holy Spirit Lutheran Church 333 North Main St. Manahawkin, NJ   08050 Ocean Co. Religious Buildings
King of Kings Community Church 1000 Route 9 Manahawkin, NJ   08050 Ocean Co. Religious Buildings
Manahawkin Baptist Church 400 Beach Ave Manahawkin, NJ   08050 Ocean Co. Religious Buildings
Manahawkin United Methodist 116 Stafford Ave. Manahawkin, NJ   08050 Ocean Co. Religious Buildings
Ocean Community Church 1492 Route 72 West Manahawkin, NJ   08050 Ocean Co. Religious Buildings

Fair Share Housing Center 510 Park Blvd Cherry Hill, NJ 08002 ALL

Social Service 

Offices/Administration Buildings

New Jersey Housing Resource Center 637 South Clinton Ave PO Box 18550 Trenton, NJ 08650 ALL

Social Service 

Offices/Administration Buildings

Arm in Arm 123 East Hanover Street Trenton, NJ 08608 Mercer

Social Service 

Offices/Administration Buildings

Arm in Arm 61 Nassau Street Princeton, NJ 08542 Mercer

Social Service 

Offices/Administration Buildings

Hightstown Housing Authority 131 Rogers Avenue Hightstown, NJ 08520 Mercer

Social Service 

Offices/Administration Buildings

Mercer County Department of Human Services 640 S. Broad Street P. O. Box 8068 Trenton, NJ 08650-0068 Mercer

Social Service 

Offices/Administration Buildings

Mercer County Dept of Housing & Community Development 640 S. Broad Street P. O. Box 8068 Trenton, NJ 08650-0068 Mercer

Social Service 

Offices/Administration Buildings

Mercer County Office on Aging 640 S. Broad Street P. O. Box 8068 Trenton, NJ 08650-0068 Mercer

Social Service 

Offices/Administration Buildings

NJ Department of Community Affairs Division of Housing and Community Resources 101 South Broad Street, PO Box 806 Trenton, NJ 08625-0806 Mercer

Social Service 

Offices/Administration Buildings

Princeton Housing Authority 1 Redding Circle Princeton, NJ 08540 Mercer

Social Service 

Offices/Administration Buildings

Princeton Senior Resource Center The Suzanne Patterson Building 45 Stockton Street Princeton, NJ 08540 Mercer

Social Service 

Offices/Administration Buildings

Princeton Senior Resource Center 179 Spruce Circle Princeton, NJ 08540 Mercer

Social Service 

Offices/Administration Buildings

The Salvation Army Trenton 575 E State St. Trenton, NJ 08601 Mercer

Social Service 

Offices/Administration Buildings

Trenton Housing Authority 875 New Willow Street Trenton, NJ 08638 Mercer

Social Service 

Offices/Administration Buildings

Community Action Service Center PO Box 88 Hightstown, NJ 08520 Mercer Co.

Social Service 

Offices/Administration Buildings

Concerned Citizens of Ewing, Inc. 320 Hollowbrook Dr. Ewing, NJ 08638 Mercer Co.

Social Service 

Offices/Administration Buildings

East Windsor Senior Center 40 Lanning Blvd. East Windsor, NJ  08520 Mercer Co.

Social Service 

Offices/Administration Buildings



Business Name Address1 Address 2 City State Zip Co. Type of Organization

John O. Wilson Hamilton Twp. Service Center 169 Wilfred Ave. Trenton, NJ 08610 Mercer Co.

Social Service 

Offices/Administration Buildings

Lawrence Twp. Community Council, Inc. 295 Eggerts Rd. Lawrence, NJ 08648 Mercer Co.

Social Service 

Offices/Administration Buildings

Mercer Co. Board of Social Services 200 Woolverton St. P.O. Box 1450 Trenton, NJ  08650 Mercer Co.

Social Service 

Offices/Administration Buildings

United Way Greater Mercer 3150 Brunswick Pike, Ste 230 Lawrenceville, NJ  08648 Mercer Co.

Social Service 

Offices/Administration Buildings

Veteran Services 2280 Hamilton Ave. Hamilton, NJ 08619 Mercer Co.

Social Service 

Offices/Administration Buildings

CARCnj 913 Sewall Ave Asbury Park, NJ 07712 Monmouth

Social Service 

Offices/Administration Buildings

CARCnj 12 Throckmorton Street Freehold, NJ 07728 Monmouth

Social Service 

Offices/Administration Buildings

Monmouth County Community Development Monmouth County Hall of Records One East Main Street, P.O. Box 1255 Freehold, NJ 07728 Monmouth

Social Service 

Offices/Administration Buildings

Monmouth County Department of Human Services Monmouth County Hall of Records One East Main Street, P.O. Box 1255 Freehold, NJ 07728 Monmouth

Social Service 

Offices/Administration Buildings

Monmouth County Office on Aging 3000 Kozloski Road Freehold, NJ 07728 Monmouth

Social Service 

Offices/Administration Buildings

Monmouth County Public Housing Agency 3000 Kozloski Road Freehold, NJ 07728 Monmouth

Social Service 

Offices/Administration Buildings

The Asbury Park/Neptune Branch of the NAACP PO Box 1143 Asbury Park 07712 Monmouth

Social Service 

Offices/Administration Buildings

The Latino Action Network PO Box 943 Freehold, NJ 07728 Monmouth

Social Service 

Offices/Administration Buildings

The NAACP of Greater Long Branch 231 Wilbur Ray Avenue Long Branch, NJ 07740 Monmouth

Social Service 

Offices/Administration Buildings

Freehold Senior Citizens Center 116 Jackson Mills Rd. Freehold, NJ   07728 Monmouth Co.

Social Service 

Offices/Administration Buildings

Howell Senior Citizens Center 251 Preventorium Rd. P.O. Box 580 Howell, NJ   07731 Monmouth Co.

Social Service 

Offices/Administration Buildings

Monmouth Co. Division of Social Services P.O. Box 3000 Koslowski Rd. Freehold, NJ   07728 Monmouth Co.

Social Service 

Offices/Administration Buildings

Monmouth Co. Human Services 3000 Koslowski Rd. Freehold, NJ   07728 Monmouth Co.

Social Service 

Offices/Administration Buildings

Monmouth Co. Human Services 2405 Route 66 Ocean, NJ 07712 Monmouth Co.

Social Service 

Offices/Administration Buildings

Monmouth Housing Alliance 3535 State Route 66 Ste 4 Neptune, NJ 07753 Monmouth Co.

Social Service 

Offices/Administration Buildings

United Way Monmouth Co. 1415 Wycoff Rd. Farmingdale, NJ   07727 Monmouth Co.

Social Service 

Offices/Administration Buildings

NAACP Ocean County/Lakewood Branch PO Box 836 Lakewood, NJ 08701 Ocean

Social Service 

Offices/Administration Buildings

NAACP Toms River Branch PO Box 5144 Toms River, NJ 08754 Ocean

Social Service 

Offices/Administration Buildings

NJ Department of Community Affairs Homeless Prevention 1510 Hooper Ave Toms River, NJ 08753 Ocean

Social Service 

Offices/Administration Buildings

Ocean City Housing Authority 204 4th Street Ocean City, NJ 08226 Ocean

Social Service 

Offices/Administration Buildings

Ocean County Board of Chosen Freeholders P.O. Box 2191 Toms River, N.J. 08754-2191 Ocean

Social Service 

Offices/Administration Buildings

Ocean County Community Development 129 Hooper Ave. PO Box 2191 Toms River, NJ 08754-2191 Ocean

Social Service 

Offices/Administration Buildings

Ocean County Department of Human Services 101 Hooper Avenue Toms River, NJ 08753 Ocean

Social Service 

Offices/Administration Buildings

Ocean County Office on Aging 1027 Hooper Avenue Building 2, 1st Floor Toms River, NJ 08754 Ocean

Social Service 

Offices/Administration Buildings

OCEAN, INC 52 Hyers Street P.O. Box 1029 Toms River, NJ 08754 Ocean

Social Service 

Offices/Administration Buildings

Saint Francis Community Center 4700 Long Beach Blvd Long Beach Township, NJ 08008 Ocean

Social Service 

Offices/Administration Buildings

The New Jersey State Conference of the NAACP 14 Clifton Ave South Lakewood, NJ 08701 Ocean

Social Service 

Offices/Administration Buildings

Ocean Co. Board of Social Services 1027 Hooper Ave. P.O. Box 547 Toms River, NJ   08754 Ocean Co.

Social Service 

Offices/Administration Buildings



Business Name Address1 Address 2 City State Zip Co. Type of Organization

Ocean Co. Board of Social Services North Ocean Co. Resource Center 225 Fourth St. Lakewood, NJ   08701 Ocean Co.

Social Service 

Offices/Administration Buildings

Ocean County Administrative Offices PO Box 2191 Toms River, NJ 08754-2191 Ocean Co.

Social Service 

Offices/Administration Buildings

STEPS 14 Clifton Ave South Lakewood, NJ 08701 Ocean Co.

Social Service 

Offices/Administration Buildings

The ARC of Ocean County 815 Cedar Bridge Avenue Lakewood, NJ 08701 Ocean Co.

Social Service 

Offices/Administration Buildings

United Way Ocean Co. 253 Chestnut Street Toms River, NJ  08753 Ocean Co.

Social Service 

Offices/Administration Buildings

Bayshore NAACP PO Box 865 Matawan, NJ 07747

Social Service 

Offices/Administration Buildings

Greater Freehold NAACP PO Box 246 Marlboro Annex, NJ 07746

Social Service 

Offices/Administration Buildings

Greater Red Bank NAACP PO Box 311 Navesink, NJ 07752

Social Service 

Offices/Administration Buildings

Supportive Housing Association 185 Valley Street South Orange, NJ 07079

Social Service 

Offices/Administration Buildings

The New Jersey State Conference of the NAACP 13 West Front Street Trenton, NJ 08608

Social Service 

Offices/Administration Buildings

Trenton NAACP 117 Cadwalader Dr renton, NJ 08618

Social Service 

Offices/Administration Buildings

Mercer County Association of REALTORS 1428 Brunswick Avenue Trenton N.J. 08638 Mercer
Monmouth Ocean Regional Realtors One Hovchild Plaza 4000 Route 66 Tinton Falls, NJ 07753 Monmouth/Ocean
Ocean County Board of Realtors 271 Lakehurst Road Toms River, NJ 08755 Ocean



Business Name Address1 Address 2 City State Zip

Monmouth Co. Office on Aging 21 Main and Court Center PO Box 1255 Freehold, NJ 07728
Ocean Co. Office of Senior Services 1027 Hooper Avenue Toms River, NJ 08754-2191
Mercer Co. Office on Aging Mercer Co. Administration Bldg. PO Box 8068 Trenton, NJ 08650-0068
Monmouth Co. Public Housing Agency Monmouth Co. Division of Social Services PO Box 3000 Freehold, NJ   07728
Mercer Co. Library Headquarters 2751 Brunswick Pike Lawrenceville, NJ 08648
Monmouth Co. Headquarters Library 125 Symmes Drive Manalapan, NJ 07726
Ocean Co. Library 101 Washington Street Toms River, NJ 08753
Marboro Township Town Hall 1979 Township Drive Marboro, NJ 07746

Marlboro Branch Monmouth County Library

1 Library Court and Wyncrest 

Drive Marboro, NJ 07746
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Home Improvement Program 
Polices & Procedures Manual 

I.  INTRODUCTION 
The purpose of this document is to establish policies, guidelines and procedures which will 

govern the Marlboro Home Improvement Program (HIP). The HIP was created by the Township 

to assist properties occupied by very low, low and moderate-income households to correct all 

existing interior and exterior health, safety and code violations in conformity with the standards 

of the New Jersey State Housing Code, N.J.A.C. 5:28 and the Rehabilitation Subcode, N.J.A.C. 5:23-

6.  Additionally, the HIP was designed to fulfill Marlboro’s rehabilitation portion of the Fair 

Housing obligations under the New Jersey Fair Housing Act as well as Marlboro’s Fair Share Plan 

as submitted to and approved by the Court Master. The HIP is guided by N.J.A.C. 5:93-5.2 and is 

subject to all laws, regulations, ordinances, and codes of the New Jersey Department of 

Community Affairs (DCA) and the Township of Marlboro1.  The Township of Marlboro has 

contracted with Community Grants, Planning & Housing LLC (CGP&H), a private consulting firm 

specializing in the implementation of publicly-funded housing rehabilitation programs, to 

manage and administer the HIP.   The Program’s funding source will be municipal housing trust 

funds. If the funding source changes, the manual will be updated to reflect the change as well as 

changes to regulation requirements, if any.   

A. Fair Housing and Equal Housing Opportunities 

It is unlawful to discriminate against any person making application to participate in 

the rehabilitation program or rent a unit with regard to race, creed, color, national 

origin, ancestry, age, marital status, affectional or sexual orientation, familial status, 

disability, nationality, sex, gender identity or expression or source of lawful income used for 

mortgage or rental payments. 

For more information on discrimination or if anyone feels they are a victim of discrimination, 

please contact the New Jersey Division on Civil Rights at 1-866-405-3050 or 

http://www.state.nj.us/lps/dcr/index.html. Fair Housing and Equal Housing Opportunities apply 

to both owner and tenant applications. 

                                                        

 

1 The HIP is guided by N.J.A.C. 5:93 except for the length of affordability controls for both owner- and renter-occupied (10 

years, not six (6) years) and except for the required average hard cost expenditure ($10,000, not $8,000). 
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II. ELIGIBLE PARTICIPANTS 

A. Program Area 

The HIP is a Township wide program currently aimed at scattered site housing rehabilitation of 

housing occupied by very low, low and moderate-income households throughout the Township 

of Marlboro.   

B.  Categories of Participants 

Both owner-occupied and renter-occupied housing units are eligible to receive funding for 

rehabilitation provided that the occupants of the units are determined to be income eligible, the 

units are determined to be substandard and for primary residency only. Owners of rental 

properties do not have to be income eligible households.  If a structure contains two or more 

units and an owner, who is not income eligible, occupies one unit, funding may be provided for 

the rehabilitation of the rest of the units if income-eligible households occupy those units.  Rents 

must be affordable to low- or moderate-income households.   

C. Income Limits  

Household income is defined as the combined annual income of all family members over 18 years 

of age including wages, Social Security, disability insurance, unemployment insurance, pensions, 

dividend/interest income, alimony, etc. Each unit's total household income must fall within or 

below the State’s moderate-income limits based on family size.   

Since the 2015 NJ Supreme decision declaring COAH nonfunctioning, it is now left to the local 

court vicinages to approve income, sales and rental increases using similar methodologies that 

were employed by COAH.   

The income limits and applicable methodology are in Appendix A, and the plan for properly 

amending median incomes and rental increases every year going forward until or unless COAH 

or another state entity becomes functional again is also included in Appendix A at the end of this 

manual.  The Program Administrator will ensure that the annual chart in Appendix A is updated 

whenever updates become available. 

If at any time, COAH (or a successor administrative agency duly empowered by an amendment 

to the Fair Housing Act) begins to issue updated annual income limits and rules for increasing 

sales prices and rent levels each year, said updated income limits and rules for increasing sales 

prices and rent levels each year may be used instead of the methodology set forth herein.   
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D. Application Selection 

The Program will process new applicants added to the waiting list/applicant pool on a first-

come, first served basis, to qualified applicants.  The goal is to have a minimum of 50% of the 

properties assisted comprising of low income households. The HIP will establish the waiting list 

from the program marketing efforts identified in Section IX of this manual.   

Emergency Processing Order 

Properties with safety and/or health hazards, confirmed/certified as an emergency by the 

municipal Construction Official or Health Department, can by-pass the first-come, first served 

process however they must meet all the other program requirements including income eligibility 

and bringing the unit up to code.   

The Program Administrator shall determine that an emergency situation exists based on the 

following: 

A. The repair problem is an immediate and serious threat to the health and safety 

of the building’s residents 

B. The problem has been inspected and the threat verified by the appropriate local 

building inspector and/or health official 

Depending on the type and extent of the emergency and with the homeowner’s permission, the 

Program may by-pass the standard bid process outlined in Section V sub-section N to expedite 

the bid/contractor selection process. Instead the Program may have a proven qualified contractor 

familiar with the Program present at the initial property inspection with the homeowner to count 

as the contractor’s site visit.  This will allow for a quick turn-around on emergency scope of work 

to be contracted on a single quote basis. To be awarded the emergency work, the contractor ‘s 

quote must be determined to be a reasonable cost based on the Program Inspector’s cost 

estimate and the contractor must commit to a tight timeline to resolve the emergency situation.  

This emergency process may apply to heavily leaking roofs, inoperable heating systems during 

the winter months, immediately hazardous electrical systems and/or blocked sewer lines 

unresolvable to unclog via a simple service call for under $1,000.  

 

Please note that the loan agreement will state that if the homeowner takes the emergency funds 

to abate the safety/health hazards and then subsequently decides to voluntarily remove 

themselves from participation in the Township’s Home Improvement Program to complete the 

non-emergency substandard code violation components of their project, essentially negating any  

opportunity for the municipality to gain credit for a fully rehabilitated home for this unit, those 

public funds used for the emergency shall be immediately due and payable back to the Township. 
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To address this potential, any homeowner receiving emergency funds will also be required to 

execute a statement indicating that the Township will place a lien on the property assisted for the 

Township to recapture the emergency funds, to be repaid with interest, based on the monthly 

average mortgage loan commitment rates at the time of closing in the event of noncompliance.  

E. Manufactured / Mobile Homes 

Manufactured / Mobile Homes are eligible for program assistance.  The standard program procedures apply 

except for the differences identified in the table below: 

Process Standard House (with land 

ownership) 

Manufactured / Mobile Home 

Determine property equity Tax Assessment divided by 

municipality’s equalization ratio 

for current market value, less 

mortgage if applicable 

Zillow/Real Estate Comparables in 

Mobile Home Park or nearby for 

current market value, less existing 

home loan if applicable 

Accounts Paid Current Property Taxes Land/Pad Lease 

Program Lien Via recorded mortgage on 

property  

Via lien holder on Division of 

Motor Vehicle Certificate of Title  

Construction/Housing 

Codes 

N.J.A.C. 5:28 and 5:23-6 HUD 32.80 

 

III. ELIGIBLE ACTIVITIES 

A. Eligible Improvements  

The purpose of the program is to bring substandard housing up to code. In order to qualify for 

participation in the program, the condition of each home must be certifiable as being 

"substandard" as defined in N.J.A.C. 5:93-1.3.   
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In other words, at least one of the following major systems must be in need of replacement or 

substantial repair:  

 Roof 

 Plumbing (including wells) 

 Heating 

 Electrical 

 Sanitary plumbing (including septic systems) 

 Load bearing structural systems 

 Weatherization (building insulation for attic, exterior walls and crawl space, siding 

to improve energy efficiency, and replacement windows and doors 

The related work may include, but not be limited to the following: 

 Lead paint remediation 

 Interior trim work 

 Interior and/or exterior doors 

 Interior and/or exterior hardware 

 Window treatment 

 Interior stair repair 

 Exterior step repair or replacement 

 Porch repair 

 Wall surface repair 

 Painting 

 Exterior rain carrying system repair 

B. Ineligible Improvements 

Work not eligible for program funding includes but is not limited to luxury improvements 

(improvements which are upgrades/higher than mid-grade and/or strictly cosmetic), carpets, 

additions, conversions (basement, garage, porch, attic, etc.), repairs to structures separate from 

the living units (detached garage, shed, barn, etc.), furnishings, pools, landscaping, solar panels 

and generators.  If determined unsafe, stoves may be replaced.  The replacement or repair of 

other appliances is prohibited.   

Rehabilitation work performed by property owners shall not be funded under this program. 
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C. Rehabilitation Standards 

Funds are to be used for work and repairs required to make the unit standard and abate all 

interior and exterior violations of the New Jersey State Housing Code, N.J.A.C. 5:28 and the 

Rehabilitation Subcode, N.J.A.C. 5:23-6, any applicable property maintenance code adopted by 

the municipality or ordinance (of which the more restrictive requirements will apply), conserve 

energy and remove health and/or safety hazards; and any other work or repairs, including 

finishing and painting, which are directly related to the above listed objectives. For projects that 

require construction permits, the rehabilitated unit shall be considered complete at the date of 

final approval pursuant to the Uniform Construction Code. 

Municipal rehabilitation investment for hard costs shall average at least $10,000 per unit, and 

include the rehabilitation of at least one major system, as previously defined under eligible 

improvements. 

D. Certifications of Substandard/Standard 

The Program Building Inspector will inspect the property to determine which systems, if any, are 

substandard in accordance with sub-section A above and issue a Certification of Substandard. 

Upon program construction completion, all code deficiencies noted in the inspection report must 

be corrected and rehabilitated units must be in compliance with the standards proscribed in sub-

section C above upon issuance of a municipal certificate of completion/approval.  

  



 9 Township of Marlboro Home Improvement Program Policies and Procedures Manual 
 

IV. FUNDING TERMS FOR OWNER OCCUPIED AND 

INVESTOR OWNED UNITS 
 

Funding will be provided on the following terms: 

A. Terms and Conditions for Owner Occupied Units 

 
Table 1 Owner-Occupied Single Family Home Terms & Conditions 

Owner-Occupied Single Family Unit 

Terms and Conditions of Loan 

Minimum Loan Amount 

The municipality may rehabilitate substandard units 

that require less than $10,000 of work, provided the 

municipal rehabilitation activity shall average at least 

$10,000 per unit. 

Maximum Loan Amount $20,000 per unit 

Interest Rate  0% (No monthly payments) 

Payment Terms: 100% forgivable if homeowner maintains occupancy and title 

during the 10-year period. Original Principal is due if house is 

sold and/or title/occupancy changes years 1 through 10 except 

for Exceptions to Loan Repayment Terms section below. 

Mechanism for Securing Loan Mortgage and Mortgage Note recorded against property 

 

If the owner decides to sell the property, transfer title, or if the owner should die before the terms 

of the lien expire, the owner, heirs, executors or legal representatives must repay 100% of the 

original loan per the schedule above upon a title change. Rental of house is allowable under 

certain conditions subject to approval by the Administrative Agent.    

Exceptions to Loan Repayment Terms above during the lien period: 

1. If the loan transfers due to inheritance by a Class A beneficiary who will take occupancy 

upon death of Program mortgagee/Borrower and assume the lien (income eligibility not a 

requirement); or if by inheritance by a qualified income eligible non-Class A beneficiary, or 

2. If the house is sold at an affordable price pursuant to UHAC to someone who can be 

qualified as income eligible, takes occupancy and agrees to assume the program lien, or  
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3. If the house is sold at an affordable price pursuant to UHAC to an investor who assumes 

the lien and also signs a deed restriction for the remaining duration of the affordability 

period to rent the dwelling at the affordability controls restricted rental rate and according 

to the affirmative marketing requirements for re-rentals.  When this occurs, the Township’s 

Administrative Agent will be responsible for monitoring compliance over that unit. 

 

B. Terms and Conditions on Owner-Occupied Multi-Family Rental Units 

 
Table 2 Owner-Occupied Multi-Family Home Terms & Conditions 

Owner-Occupied Multi-Family Including Tenant Unit(s) 
Terms and Conditions of Loan 

Minimum Loan Amount 

The municipality may rehabilitate substandard units 

that require less than $10,000 of work, provided the 

municipal rehabilitation activity shall average at least 

$10,000 per unit. 

Maximum Loan Amount $16,000 per unit   

Interest Rate  0% (No monthly payments) 

Payment Terms 100% forgivable if homeowner maintains occupancy and title 

during the 10 year period. Original Principal is due if not in 

compliance with affordability controls. Rental restrictions 

transfer with property. See Restrictions below. 

Mechanism for Securing Loan 
Mortgage, Mortgage Note and Deed Restriction 

recorded on property 

 

The assisted housing unit(s) must be occupied by and affordable to a household that is certified 

as an income eligible household as per either the latest Income Limits by Region, or in compliance 

with the municipality’s Settlement Agreement and/or Court Order, whichever is applicable.  

The owner will execute a Mortgage, Mortgage Note, and Deed Restriction, the latter which 

guarantees the continued availability of the rental unit to low or moderate-income households 

for the terms of the ten-year deed restricted affordability period.  The affordability terms for the 

rental units do not expire even if the owner sells the property, transfers title to the property, or 

dies within the ten-year program deed restricted affordability period.  

Moreover, if Program funds were expended on the owner-occupied unit, and the homeowner 

sells, transfers title, dies or is not in compliance during the ten-year deed restricted affordability 
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period, unless ownership is transferred to another low or moderate-income homeowner, any 

Program funds expended on work done on the owner’s individual unit along with a pro-rata 

portion of the shared improvements must be fully repaid to the Township and used to rehabilitate 

another housing unit. 

Additionally, for rental units in a multi-family owner-occupied home: 

For tenant units, the maximum permitted rent is pursuant to UHAC and subject to annual 

adjustment.  If a unit is vacant upon initial rental subsequent to rehabilitation, or if a renter-

occupied unit is re-rented prior to the end of controls on affordability, the Deed Restriction shall 

require the unit to be rented to a low- or moderate- income household at an affordable rental 

price and will be affirmatively marketed by the Township designated Administrative Agent, in 

accordance with the Township of Marlboro’ Affordable Housing Affirmative Marketing Plan.  

Landlords are responsible to pay income certification fees and affirmative marketing cost for re-

rentals.   

For information regarding future rental increases:  Please refer to Section VIII C of this manual. 

 

C. Terms and Conditions on Investor-Owned Multi-Family Rental Units 
 

Table 3 Investor-Owned Terms & Conditions 

Investor-Owned Multi-Family Unit 
Terms and Conditions of Loan 

Minimum Loan Amount 

Per N.J.A.C. 5:93-5.2, the municipality may rehabilitate 

substandard units that require less than $8,000 of work, 

provided the municipal rehabilitation activity shall 

average at least $10,000 per unit. 

Maximum Loan Amount $16,000 per rental unit   

Interest Rate  0% (No monthly payments) 

Payment Terms Owner pays 25% of rehab cost at construction agreement 

signing. 75% balance forgiven if in compliance with rental 

restrictions. Rental restrictions transfer with property.  See 

restrictions below. 

Mechanism for Securing Loan 
Mortgage, Mortgage Note and Deed Restriction 

recorded against property 

 

The ten-year affordability controls against the property will be recorded in a Deed Restriction. 

The property owner agrees to abide by the rental affordability controls for the life of the Deed 

Restriction. Additionally, the following conditions apply: 
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The assisted housing unit(s) must be occupied by and affordable to a household that is certified 

as an income eligible household as per either the latest Income Limits by Region, or in compliance 

with the municipality’s Settlement Agreement and Court Order, whichever is applicable and as 

designated by unit in the Deed Restriction. The maximum permitted rent is determined by the 

Township’s Administrative Agent and is pursuant to UHAC and subject to annual adjustment. A 

copy of the income figures for 2019, and the methodology for going forward, until the 

reinstitution of COAH or another state entity performing this function is included in Appendix A 

of this document. 

Throughout the ten year affordability controls, if a rental unit is vacant upon initial rental 

subsequent to rehabilitation, or if a renter-occupied unit is re-rented prior to the end of controls 

on affordability, the Deed Restriction shall require the unit to be rented to a low- or moderate- 

income household(as designated by unit in the Deed Restriction) at an affordable price and will 

be affirmatively marketed in accordance with the Township of Marlboro Affordable Housing 

Affirmative Marketing Plan by the Townships’ current Administrative Agent at the rates and terms 

defined within that Agreement.  Landlords are responsible to pay income certification fees and 

affirmative marketing costs for re-rentals. 

The owner will execute a Mortgage, Mortgage Note and Deed Restriction, the latter which will 

guarantee the continued availability of the unit to income eligible households for the terms of 

the ten-year lien affordability period.   

Throughout the ten-year deed restrictive period, the affordability terms do not expire even if the 

owner sells the property, transfers title to the property, dies, or rents to other than low or 

moderate-income renters, before the terms of the lien expire. 

D. Special Needs Waivers for Higher Cost Rehabilitation Projects 

In cases of housing rehabilitation costs exceeding the program maximum loan amounts listed in 

applicable Tables 1, 2 and 3 above: 

 The Program will get confirmation of whether or not the homeowner can contribute 

personal funding.   

 If needed, the Program will attempt to partner with other possible funding sources such 

as U.S.D.A. Rural Development and/or the Low Income Home Energy Assistance Program 

(LIHEAP)  

 The Program reserves the right to make an exception and allow the expenditure of up to 

an additional $5,000 per unit to address code violations.  The Township will consider other 

situations for special needs waivers.  Individual files will be reviewed on a case-by-case 
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basis. Upon Program and Township approval, a Special Needs Funding Limit Waiver may 

be issued. 

 If no viable options, the case will have to be terminated. 

 

E. Use of Recaptured Program Funds 

All recaptured funds will be deposited into a Marlboro Township affordable housing trust fund 

in accordance with N.J.A.C. 5:93-8.15  

V. IMPLEMENTATION PROCESS 

A. Application/Interview   

For each prospective applicant, this process starts with a homeowner either submitting an online 

preliminary application or the Case Manager pre-qualifies the interested homeowner by phone, 

whichever is the homeowner’s preference. The information is entered in the program applicant 

pool/waiting list. If the homeowner passes the preliminary criteria review, program information, 

guidelines, and an application package will be mailed or emailed to the applicant when their 

name is reached in the program’s waiting list.  Each prospective applicant is to complete the 

application and return it to the Case Manager, along with the required verification documents.  

Upon receipt of the completed application package, a case file will be opened for the applicant 

and a case file number will be assigned to the unit. The Case Manager will be available via a direct 

phone line to assist applicants during this and all other phases of the process. Additionally, as 

needed, a Case Manager will be available for face to face prescheduled appointments.   Once a 

case is assigned a number, the cases are processed in the order of receipt of completed 

applications. 

B. Eligibility Certification   

To be eligible for assistance, households in each unit to be assisted must be determined to be 

income eligible. All adult members, 18 years of age and older, of both the owner household and 

tenant household (if any) must be fully certified as income-eligible before any assistance will be 

provided by the Program.  The HIP will income qualify applicant, and when applicable tenant, 

households in accordance with N.J.A.C. 5:93-9 and the Uniform Housing Affordability Controls 

(UHAC) at N.J.A.C. 5:80-16.1 et seq., except for the asset test.  

The following is a list of various types of wages, payments, rebates and credits. Those that are 

considered as part of the household’s income are listed under Income. Those that are not 

considered as part of the household’s income are listed under Not Income.  
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C. What is Considered Income 

The following income sources are considered income and will be included in the income eligibility 

determination: 

 Wages, salaries, tips, commissions 

 Alimony  

 Regularly scheduled overtime 

 Pensions 

 Social security 

 Unemployment compensation (verify remaining eligible number of weeks) 

 TANF  (Temporary Assistance For Needy Families) 

 Verified regular child support 

 Disability  

 Net income from business or real estate 

 Interest income from assets such as savings, certificates of deposit, money market 

accounts, mutual funds, stocks, bonds  

 Imputed interest (using a current average annual rate of two percent) from non-

income producing assets, such as equity in real estate. Rent from real estate is 

considered income, after deduction of any mortgage payments, real estate taxes, 

property owner’s insurance. 

 Rent from real estate is considered income  

 Any other forms of regular income reported to the Internal Revenue Service 

 

D. What is Not Considered Income 

The following income sources are not considered income and will not be included in the income 

eligibility determination:  

 Rebates or credits received under low-income energy assistance programs 

 Food stamps  

 Payments received for foster care  

 Relocation assistance benefits  

 Income of live-in attendants  

 Scholarships  

 Student loans 
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 Personal property such as automobiles 

 Lump-sum additions to assets such as inheritances, lottery winnings, gifts, 

insurance settlements 

 Part-time income of dependents enrolled as full-time students    

 Court ordered payments for alimony or child support paid to another household 

shall be deducted from gross annual income  

E. How to Verify Income 

To calculate income, the current gross income of the applicant is used to project that income 

over the next 12 months. Income verification documentation should include, but is not limited to 

the following for each and every member of a household who is 18 years of age or older:  

1. Four current consecutive pay stubs, including bonuses, overtime or tips, or a letter from 

the employer stating the present annual income figure or if self-employed, a current 

Certified Profit & Loss Statement and Balance Sheet. 

2. A signed copy of regular IRS Form 1040 (Tax computation form), 1040A or 1040EZ (as 

applicable) and state income tax returns filed for the last three years prior to the date of 

interview or notarized tax waiver letter for respective tax year(s)- A Form 1040 Tax 

Summary for the past three tax years can be requested from the local Internal Revenue 

Service Center or by calling 1-800-829-1040. 

3. If applicable, a letter or appropriate reporting form verifying monthly benefits such as: 

 Social Security or SSI – Current award letter or computer printout letter 

 Unemployment – verification of Unemployment Benefits  

 Welfare -TANF current award letter 

 Disability - Worker’s compensation letter or 

 Pension income (monthly or annually) – a pension letter 

 

4. A letter or appropriate reporting form verifying any other sources of income claimed by 

the applicant, such as alimony or child support – copy of court order or recent original 

letters from the court (includes separation agreement or divorce papers) or education 

scholarship/stipends – current award letter; 

5. Reports from the last two consecutive months that verify income from assets to be 

submitted by banks or other financial institutions managing savings and checking 

accounts (bank statements and passbooks), trust funds, money market accounts, 

certificate of deposit, stocks or bonds (In brokerage accounts – most recent statements 



                                                                                                                                 

 

16 Township of Marlboro Home Improvement Program Policies and Procedures Manual 
 

and/or in certificate form – photocopy of certificates), whole life insurance.  Examples 

include copies of all interest and dividend statements for savings accounts, interest and 

non-interest bearing checking accounts, and investments; 

6. Evidence or reports of income from directly held assets, such as real estate or businesses 

owned by any household member 18 years and older. 

7. Interest in a corporation or partnership – Federal tax returns for each of the preceding 

three tax years. 

8. Current reports of assets – Market Value Appraisal or Realtor Comparative Market Analysis 

and Bank/Mortgage Co. Statement indicating Current Mortgage Balance. For rental 

property attach copies of all leases.  

F. Additional Income Verification Procedures 

1. Student Income 

Only full-time income of full-time students is included in the income calculation. A full-time 

student is a member of the household reported to the IRS as a dependent who is enrolled in a 

degree seeking program for 12 or more credit hours per semester; and part-time income is 

income earned on less than a 35-hour workweek. 

2. Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the rent is 

considered income.  After deduction of any mortgage payments, real estate taxes, property owner 

insurance and reasonable property management expenses as reported to the Internal Revenue 

Service, the remaining amount shall be counted as income. 

If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, 

the Program Case Manager should determine the imputed interest from the value of the property.  

The Program Case Manager should deduct outstanding mortgage debt from the documented 

market value established by a market value appraisal.  Based on current money market rates, 

interest will be imputed on the determined value of the real estate. 

G. Other Eligibility Requirements 

Applicant to submit the following in the application package: 

 Copy of current Homeowner’s insurance declarations page (not the policy or receipt); 

 Proof of flood insurance, if property is located in a flood zone; 

 Copy of recorded deed to the property to be assisted; 



 17 Township of Marlboro Home Improvement Program Policies and Procedures Manual 
 

 If deed co-holder resides at another location, provide proof of same (driver’s license, etc); 

 If widow or widower, copy of spouse’s Death Certificate; 

 Proof that all mortgage payments and, when applicable, Homeowner Association (HOA) 

Fees are paid current;  

 Copy of any and all other liens recorded against the property; 

 Personal identification (a copy of any of the following: Driver’s License, Passport, Birth 

Certificate, Social Security Card, Adoption Papers, Alien Registration Card, etc.); and 

 Original of signed Eligibility Release form. 

 

Properties for sale are ineligible for program assistance as well as any property the homeowner 

plans to sell within the next two years. 

 

The Program will do a title search including checking for active bankruptcies. 

H. Requirements of Property Taxes and Municipal Utilities Account Paid Current 

All applicants' water, sewer and property tax accounts must be paid current. The Program reserves 

the right to make an exception to the requirement of paid up municipal accounts. Individual files 

will be reviewed on a case-by-case basis. Upon approval by the appropriate municipal officials 

and the Program, a Special Needs Eligibility Requirements Waiver may be issued. 

I. Sufficient Equity and Carrying Cost 

Additionally, to be determined eligible, there must be sufficient equity in the home to cover the 

program lien.  In other words, the market value of the house must be greater than the total of 

the existing liens and anticipated program lien combined. For the sake of this rule, the market 

value of the home will be calculated using the municipality’s assessed value divided by the 

equalization ratio.  All existing property liens (mortgage, home equity loan, etc.) are then 

deducted from the calculated house value to determine the current property equity. The 

Township may consider a Special Needs Waiver approved by the municipality on a case-by-case 

basis for limited equity, but not for negative equity.  Additionally, the applicant’s income shall be 

sufficient to meet the carrying costs of the unit or the homeowner is to demonstrate how the 

unit’s carrying costs are funded.  This will be reviewed on a case-by-case basis. 

J. House Conditions: 

All areas of the house must be readily accessible, uncluttered, and clean. This is in anticipation of 

the Program Inspector and contractors needs of proper and sanitary access for inspections and 

construction work progress.  
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If there are any repairs or renovations currently being undertaken on the home by others or the 

homeowner or done within the last few years that require or required municipal permits, the work 

must be completed and the permits closed out prior to the homeowner applying to the Program.   

K. Eligibility Scenarios of Multi-Family Structures  

Several possibilities exist concerning the determination of eligibility in a multi-family structure. 

Scenario 1. The Program Administrator determines that the owner is income eligible and the 

renters in each unit are income eligible. In this case, all of the units are eligible for rehabilitation. 

Scenario 2. The Program Administrator determines that the owner is income eligible, but the 

renters are not. In this case, only the landlord's unit is eligible for rehabilitation. If a home 

improvement is undertaken which affects all the units in the house (e.g., replacement of a roof), 

the HIP will only cover a prorated percentage of the cost. For example, in a two-family home with 

units of approximately equal size, only 50% of the cost of roof replacement will be covered. Where 

units differ by more than 10% in size, the proration should be based on percentage of square 

footage within each unit compared to the total interior square footage of all other units in the 

structure. Shared common areas should not be counted in the denominator for the pro rata 

calculation. 

Scenario 3. The Program Administrator determines that the owner is not income eligible, but 

the renters are. In this case, the rental units are eligible for rehab, but the owner's is not. If a rehab 

activity is undertaken which affects all of the units in the house (e.g., replacement of roof), the 

HIP will only cover a prorated percentage of the cost. For example, in a four-family home, only 

75% of the cost of roof replacement would be covered. Where units differ in size, the proration 

is based on percentage of square footage. 

If any of the conditions above apply to a particular applicant's case, CGP&H sends a letter that 

explicitly identifies which of the units is eligible for rehabilitation, as well as specifies any 

applicable percentage of the hard costs of rehabilitation between the Program and the 

homeowner. The homeowner's monetary contribution is to be paid prior to the start of 

construction at the preconstruction conference in the form of a money order or certified check 

made payable to the contractor. The payment is held by the Program until the work is 

satisfactorily completed, at which time the Program will release the payment to the contractor. 

L. Eligibility Certification 

After the Program Administrator has determined that the household is income eligible and meets 

all other eligible requirements, the Program Manager will complete and sign the Eligibility 

Certification. This certification is valid for 180 days starting from date of eligibility certification. A 
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Construction Agreement must be signed within this time period. If not, the Program 

Administrator must reevaluate the household's eligibility. 

After the household is certified as income eligible, the Homeowner/Program Agreement will be 

executed between the owner and the program. 

If an applicant is determined ineligible, for any reason, the Program will issue a Notice of 

Ineligibility explaining the reason for the ineligibility determination and case termination. 

M. Housing Inspection/Substandard Certification/Work Write Up/Cost Estimate 

The homeowner will be provided with a pre-inspection questionnaire to complete and return to 

the Case Manager.  The completed questionnaire will provide the Program Inspector with helpful 

information to facilitate his upcoming inspection as well as assist to catch any existing open issues 

the homeowner has not disclosed that may prevent the Program from proceeding with the case.  

Examples of open issues may be an open construction job, open permit or lack of permit on 

recent work, non-compliant bedrooms in attic or basement, previously undisclosed household 

members, etc. Upon receipt of the completed questionnaire, it will be reviewed, and presuming 

no indicators to prevent the Program from proceeding, an inspection will be scheduled with the 

homeowner.  The Program Inspector will perform a comprehensive inspection to determine what 

work items are necessary to bring the home up to code, as identified in section III C.  Photos will 

be taken at the comprehensive inspection to document existing conditions.   As a result of the 

comprehensive inspection, the Program Inspector will prepare a work write-up and cost estimate. 

All repairs needed to bring the home up to code will be identified.  To the extent that the budget 

may permit, home weatherization will also be included.  This work write-up will include a 

breakdown of each work item by category and by location in the house. The work write-up will 

contain information as to the scope of work and specifics on materials such as type, quantity and 

cost. A total cost estimate will be calculated for each housing unit.  Improvements approved 

under the Program shall be based on the cost of mid-grade fixtures and materials.  No upgrades 

from this standard shall be allowed.  Only eligible rehab work will be funded by the Program. In 

the event that not all items can be accomplished due to program funding caps, the Program 

Inspector will establish a priority repair system which addresses the code violations before the 

non-code violations. The HIP's policy is to create Work Write-Ups and Cost Estimates that fall 

within the HIP funding caps. In unusual hardship cases and when the cost to correct all code 

violations exceeds the program funding limit, the HIP will seek the homeowner's monetary 

contribution. If the homeowner is unable to contribute funds or obtain funds from another 

funding source, the HIP will request additional funds from Marlboro. 

For houses built prior to 1978, refer to Section VII Lead Base Paint (LBP). 
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N. Contractor Selection 

The homeowner, with the approval of the Program Inspector, will select the contractor.  The Case 

Manager will provide the homeowner with a copy of the work write up and the Program 

Contractor List. The homeowner will complete the Work Write-Up Review Form indicating review 

and approval of the work write-up and advising of any contractors currently on the Program 

Contractor List that the homeowner does not wish to have notified of the availability of the bid 

package. If the homeowner wishes to solicit a bid from a contractor not currently on the Program 

Contractor List, the homeowner will provide the contractor's name, address and telephone 

number on the Work Write-Up Review Form. Any contractors that have not been previously 

qualified are eligible to participate but must submit their qualifications as well as their bid in the 

bid package. 

The Case Manager will notify at least three (3) currently active contractors that a bid package for 

the property is available. Each contractor must contact the Case Manager to obtain a full bid 

package and the contractor must submit a bid to the Case Manager by the submission deadline 

(usually within three (3) weeks of the date of the bid notification letter). All submitted bids will be 

opened and recorded by the Program Administrator at a meeting open to all interested parties. 

The submitted bids will be reviewed by the homeowner and the Program Inspector. Generally, 

the lowest responsible bid from a qualified contractor will be chosen. If the homeowner selects a 

higher bid, he/she must pay the difference between the chosen and the lowest responsible bid.  

O. Pre-Construction Conference/Contract Signing 

The Program Inspector will conduct a pre-construction conference with the homeowner and 

contractor. Prior to the pre-construction conference the homeowner will be provided with copies 

of the loan documents and the Construction Agreement and the contractor will be provided with 

a copy of the Construction Agreement for review. At the time of the pre-construction conference, 

the scope of work will once again be reviewed. The homeowner and contractor responsibilities 

will also be reviewed, as well as the Program's construction procedures and program limitations. 

The homeowner and contractor will each sign the Construction Agreement and receive copies. 

The homeowner will sign and receive copies of the Mortgage and Mortgage Note in the amount 

of the HIP subsidy.  For rental properties, the property owner will also sign the Deed Restriction 

(COAH form Appendix E-3). 

If the homeowner is providing any funds for the rehabilitation of his/her home, those funds must 

be provided at the time of the pre-construction conference in the form of a certified check or 

money order made payable to the contractor. The check will be held by the Program and will be 

applied towards the contractor's first progress payment. 
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The contractor will be provided with information regarding the Lead-Based Paint Poisoning 

Prevention Act (4a.USC 483 1 (b)). The homeowner will be advised of the hazards of lead base 

paint in houses built prior to 1978 and provided with the EPA booklet Renovate Right.  Both 

contractor and homeowner will each sign the respective Certifications.  Additionally, for houses 

built prior to 1978, Section VII Lead Base Paint (LBP) applies. 

Following the pre-construction conference, the Case Manager will provide the Township with a 

copy of the Construction Agreement which includes an itemized price list of the work.   

It is the contractor's responsibility to ensure all required permits are applied for prior to the start 

of construction and, if applicable, at the time of any change orders. 

The construction permitting process is handled by the municipality’s Construction office. 

P. Initiate Township Voucher    

Following the pre-construction conference, the Case Manager will provide the Township with a 

copy of the executed Construction Agreement which includes the contractor information and 

an itemized price list of the work.   

The Borough will create the Borough purchase order/voucher(s) and directly obtain the 

contractor’s signature for up to two potential payments.  

The Borough purchase order/voucher(s) will be adjusted to the payment amount as per the 

inspection results.  Ultimately upon construction completion, the payments will equal the full 

voucher amount plus or minus any change orders. 

Q. Progress Inspections 

The Program Inspector will make the necessary inspections of the progress of property 

improvements. Inspections are necessary to ensure that the ongoing improvements coincide with 

the scope of work outlined in the work write-up. It is the contractor's responsibility to notify the 

Program Inspector when a minimum of 40% of the total contract work is completed. The Program 

Inspector will schedule the inspection with the homeowner, at which time the Program Inspector 

will also obtain verbal confirmation from the homeowner that the work is ready for inspection.  

If work passes the satisfactory progress inspection, the Case Manager will follow the procedures 

spelled out in Section V subsection T Payment Structure and Process to process a contractor’s 

progress payment request. 

The Program Inspector will notify the contractor and the homeowner in writing of any work 

deficiencies discovered during the progress inspection. Work deficiencies must be corrected prior 

to the contractor's request for the next inspection.  



                                                                                                                                 

 

22 Township of Marlboro Home Improvement Program Policies and Procedures Manual 
 

For houses built prior to 1978, a work item marked EPA RRP Rule cannot be paid for until the 

contractor provides a post renovation report to the Program.   Refer to Section VII Lead Base 

Paint (LBP) for the EPA regulation.  

R. Change Orders 

If it is determined during rehabilitation that a change from the original work write-up is 

required, a Program Change Order Authorization form must be completed and approved by the 

homeowner, the contractor, the Program and the Township. The Case Manager will forward the 

executed change order to the Township. 

The contractor will be notified by the Case Manager of the results, and no change order work 

should be undertaken by the contractor until he has received a copy of the fully executed Change 

Order Authorization or the contractor risks non-payment for the change order work. 

S. Final Inspection 

Prior to requesting a final inspection, it is the contractor's responsibility to: 

 Properly close out all the permits and to provide proof of closed out permits to the Case 

Manager via the municipal Certificate of Approval; 

 Deliver to the homeowner a complete release of all liens arising out of the Construction 

Agreement, a receipt in full covering all labor, materials and equipment for which a lien 

could be filed or a bond satisfactory to the owner indemnifying owner against any lien; 

and; 

 Provide the homeowner with all applicable warranties for items installed and work 

completed during the course of the rehabilitation. 

 

Once the contractor has provided the Case Manager with all required job closeout forms, the 

contractor will be responsible to request the Program's final inspection. The Program Inspector 

will schedule the final inspection with the homeowner, at which time the Program Inspector will 

also obtain verbal confirmation from the homeowner that the rehabilitation work has been 

completed and is ready for inspection. The Program Inspector will then conduct a final inspection 

to certify that the required property improvements are complete. The homeowner will be present 

during the final inspection and the contractor will be present if there are issues to resolve. 

Construction progress on each work line item will be inspected and considered for payment. If 

the work passes satisfactory final inspection, the Case Manager will follow the procedures spelled 

out in Section V subsection T. Payment Structure and Process to process the contractor’s final 

payment request. 
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For houses built prior to 1978, a work item marked EPA RRP Rule cannot be paid for until the 

contractor provides a post renovation report to the program.   Refer to Section VII Lead Base 

Paint (LBP) for the EPA regulation.  

If the Program Inspector identifies any work deficiencies during the final inspection, the Program 

Inspector will notify the contractor and the homeowner of the deficiencies in writing and the 

value of said deficiencies will be deducted from the final payment request. Work deficiencies 

discovered during the final inspection will require the Program Inspector to conduct a subsequent 

inspection upon contractor's correction of deficiencies. The Rehabilitation Program reserves the 

right to hold the contractor responsible to pay the cost of any additional inspections beyond the 

final inspection at a rate of $350 per inspection for prematurely requesting the final inspection 

with the work not 100% completely done in a workman-like manner. Additional inspections are 

those in excess of the one progress inspection and the final inspection which are needed to 

inspect corrected deficiencies. The contractor must issue the failed final inspection penalty 

payment directly to CGP&H via a check prior to the Program Inspector scheduling and repeating 

the final inspection process. CGP&H will notify the municipality each time a penalty is levied. 

The Program lien period will commence upon satisfactory completion of the final inspection. 

Photographs will be taken of the rehabilitated housing unit by the Program Inspector at the time 

of the satisfactory final inspection. 

T. Payment Structure and Process  

The Township will issue all payments, which will be made according to the following schedule: 

One progress payment (representing a minimum of 40% of total contract work completed) will 

be paid. Upon completion of one hundred percent (100%) of the rehabilitation work, the 

contractor is eligible for final payment of the contract price.  

Upon a satisfactory program inspection, and confirmation from the Case Manager that all 

contractor's documents have been submitted according to program procedures, the Case 

Manager will submit to the Township: 

 Program’s Request for Payment form with Owner's and Program’s written approval 

 Copy of change order, if one occurred 

 

The Township retains the right to make payments to the contractor without homeowner 

approval should the homeowner become unavailable to sign the Program contractor payment 

form due to illness or absence. In such instance, the Program shall make reasonable attempts to 

contact the homeowner.  If such efforts are not successful within a two-week period from the 
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final inspection date, the Program shall advise the Township, provide documentation of efforts 

to obtain homeowner approval, and may authorize contractor payment without homeowner 

sign-off, to not hold up payment rightfully due to the contractor.    

The payment request documents must be submitted to the Township by Thursday one week 

prior the Council meeting to be placed on the applicable bill list.  The municipal bill nights are 

on the Township website.  The Township will forward to the Case Manager a copy of the 

executed payment to the contractor for case file records.  

Upon job completion, the combined Township payments will total the Construction Agreement, 

including all applicable change order(s) if any, and minus owner contribution, if any.  The 

combined Township payments will also match the final Township Voucher amount. Progress and 

final payments will be made payable to the contractor.  

U. Standard Certification 

A Certificate of Approval issued by the municipal construction official at the time the contractor 

closes out the rehabilitation construction permits, will confirm the scope of rehabilitation work 

has been completed and that the housing unit is now up to code standard. The contractor is to 

provide the Certificate of Approval to the Case Manager when requesting the final inspection. 

The Case Manager will ensure that a copy of the Certificate of Approval is placed in the case file. 

V. Record Mortgage Documentation 

At construction completion, the Case Manager will forward the executed mortgage to the 

Township’s Attorney for recording. The Township will immediately file the mortgage with the 

County Clerk.  For rental properties, the Deed Restriction will also be recorded. 

W. File Closing 

The Case Manager will close the homeowner's file after the final payment is made and the 

mortgage, and when applicable, Deed Restriction is/are returned from the County with recorded 

date, book and page.  

The Case Manager will send the homeowner a case closeout letter explaining the warranty period, 

importance of program documents for personal record keeping, explaining the homeowner’s 

responsibility to continue to maintain the home, providing the homeowner with a home 

maintenance checklist as guidance, thanking the owner for program participation, and 

encouraging him/her to recommend the program to other households in the community and, 

when applicable, reminding owner of the affordable housing rental requirements listed in the 

program lien documents and deed restriction. 
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X. Requests for Subordination or Program Loan Payoff 

Marlboro may agree to subordination of its lien if the mortgage company supplies an appraisal 

showing that the new loan plus the balance(s) on all unpaid loans (including the value of the 

rehabilitation assistance) does not exceed ninety-five (95%) of the appraised value of the unit.  If 

the homeowner is simply refinancing their primary mortgage to a lower interest rate and not 

“cashing out” any equity, Marlboro will subordinate up to 100% of the appraised value. 

The fee to process subordination and program loan payoff requests will be paid by the 

homeowner directly to CGP&H at a rate of $175 per request. 

VI. CONTRACTOR REQUIREMENTS AND RECRUITMENT  

A. Marketing 

The Program will coordinate with the Township to advertise the availability of construction work 

on the Township’s website and display a contractor outreach poster and handouts in the 

municipal building, including the local construction office.  Additionally, CGP&H will reach out to 

home improvement contractors registered with Consumer Affairs who are geographically near or 

in Marlboro.  If determined needed, additional outreach will be conducted in the local newspapers 

and through the posting of community notices. As necessary, the Program will advertise the 

availability of construction work by posting information at local building supply dealers. All 

interested contractors will have the opportunity to apply for inclusion on the Program Contractor 

List, which will be made available for the homeowner's use in selecting rehabilitation contractors. 

The contractor outreach material will also be posted on CGP&H’s website.  

B. Contractor Qualifications 

To qualify, contractors must meet the following minimum requirements: 

  Contractors must carry at least $1,000,000 in general liability insurance. The Contractor 

shall carry full workmen’s compensation coverage including Employer’s Liability limits of at 

least $500,000 and statutory state coverage for all his/her employees and those of his/her 

subcontractors engaged in program rehab work.  The Contractor must provide the Case 

Manager with a certificate of insurance naming the Program as Certificate Holder, and 

naming the Municipality and CGP&H as additional insureds at time of Program job award; 

and  

 At least three favorable references on the successful completion of similar work; and 
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 A reference of permit compliance from a municipal inspector (building inspector, code 

official, etc.); and 

 The Contractor’s State Business Registration Certificate; and  

 Current Consumer Affairs Home Improvement Contractor license; and  

 Applicable lead certifications for contractors working on houses built prior to 1978. As 

identified in the scope of work, the contractor must comply with the EPA Renovation, 

Repair and Painting (RRP) Rule regarding certification; and 

 If claiming prior experience with local, state or federally funding housing rehabilitation 

programs, a record of satisfactory performance in a neighborhood rehabilitation program 

or other federal/state programs; and 

 Appropriate licenses; e.g. plumbing, electrical.   

Contractors must also complete a Contractor Qualification Form. The contractor's qualifications 

will be reviewed and the references cited will be checked by the Program Inspector before the 

contractor is awarded a job. 

VII. Lead Based Paint (LBP): 
For houses built prior to 1978, contractors must comply with the Environmental Protection 

Agency Renovation, Repair and Painting Rules (40 CFR Part 745) when any work item is marked 

with (EPA-RRP Rule) in the work specifications.  The requirements are spelled out in the General 

Conditions of the work specifications 

 

VIII. Rental Procedures: 

Rental units are subject to the Uniform Housing Affordability Controls (UHAC) at N.J.A.C.5-80:26.1 

et. seq. once the rental units are rehabilitated.  In addition to the mortgage and mortgage note, 

the controls on affordability shall be in the form of a deed restriction.  

 If a unit is vacant, upon initial rental subsequent to rehabilitation, or if a renter-occupied 

unit is re-rented prior to the end of controls on affordability, the deed restriction shall 

require the unit be rented to an income eligible household at an affordable rent and 

affirmatively marketed pursuant to UHAC.  
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 If a unit is renter-occupied, upon completion of the rehabilitation, the maximum rate of 

rent shall be the lesser of the current rent or the maximum permitted rent pursuant to 

UHAC. 

 Rental Increases:  See section VIII C, below. 

The municipality’s Administrative Agent will administer the rental affordability controls during the 

10 year affordability period for each rental property assisted. Landlords are responsible to pay 

income certification fees for re-rentals. 

 

A. Determining Initial Affordable Rents  

The initial maximum affordable rent for a rehabilitated unit is determined by the program staff 

based on several NJ rules and regulations. The Administrative Agent will make every attempt to 

price initial rents to average fifty-two percent (52%) of the median income for the household size 

appropriate to the sized unit within each individual project (N.J.A.C. 5:80-26.3 (d)).  Thirty percent 

(30%) (N.J.A.C. 5:80-26-12 (a)) of that figure is considered the “maximum base rent.” Subtracted 

from the maximum base rent is the cost of all tenant-paid utilities as defined and calculated by 

the HUD Utilities Allowance figures (updated annually). The remainder becomes the maximum 

initial rent for that unit.  The Home Improvement Program staff can provide potential 

applicants/landlords with a reasonable estimate of what the maximum base rent will be on their 

rental unit if they elect to participate in the program. 

B. Pricing by Household Size 

  

Initial rents are based on the number of legal bedrooms in each unit. Initial rents must adhere to 

the following rules.  

Table 4 Initial Rental Pricing by Housing Size 
 

 

 

 

 

 

 

Size of Unit 
Household Size Used to 

Determined Max Rent 

Studio/Efficiency   1 

1 Bedroom   1.5 

2 Bedrooms   3 

3 Bedrooms   4.5 

4 Bedrooms   6 
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 A studio shall be affordable to a one-person household; 

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

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

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

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

The above rules are only to be used for setting initial rents.   
 

C. Determining Rent Increases 

Rents for rehabilitated units may increase annually based on the standards in Appendix A, entitled 

“Approved Calculation of Annual Increases to Income Limits and Rents” and only upon written 

notification from the Administrative Agent. 

 In addition, the Township’s Administrative Agent must be used by the Landlord to ensure that 

all appropriate affirmative marketing and all other affordable housing compliance procedures 

are followed and will continually oversee compliance for these affordable rental units 

throughout their restrictive term. 

These increases must be filed with and approved by the Administrative Agent.  Property managers 

or landlords who have charged less than the permissible increase may use the maximum 

allowable rent with the next tenant with permission of the Administrative Agent.  Rents may not 

be increased more than once a year, may not be increased by more than one approved calculated 

increment at a time, and may not be increased at the time of new occupancy if this occurs less 

than one year from the last rental.  No additional fees may be added to the approved rent without 

the express written approval of the Administrative Agent. 

 

IX. MARKETING STRATEGY 
In coordination with the Township, the Program Administrator will employ a variety of proven 

strategies to advertise the program within Marlboro to establish the Program’s applicant 

pool/waiting list.  The marketing strategy/plan possibilities include but are not limited to: 

 Creation and distribution of Program homeowner outreach posters, flyers and handouts 

 Place Program outreach material on the Township’s website 

 Place Program outreach material on CGP&H’s website 
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 Municipal E-newsletter and paper newsletter (if available) 

 Appending announcements and/or flyers to other municipal mailings as they become 

available (tax, etc.) or direct mailing, if approved by the municipality 

 Municipal email blasts, Facebook and Twitter communication (if available) 

 Program marketing will be distributed to local community organizations and major 

employers including religious organizations, civic groups, senior group, ethnic 

organizations, etc. 

 Free local cable TV advertising (when available) 

 Periodic Press releases 

 Program group presentations to community organizations or at the Township Municipal 

Building to prospective homeowners and even to local contractors 

 Paid newspaper advertisements (last resort) when deemed necessary and appropriate 

 The order of method used will be analyzed to implement the most effective combination 

of strategies. Extensive marketing efforts are essential for all successful housing 

rehabilitation programs to meet their productivity objectives. 

Available rental units assisted via the HIP will be affirmatively marketed in accordance with the 

Township of Marlboro Affordable Housing Affirmative Marketing Plan.   

 

X. MAINTENANCE OF RECORDS AND CLIENT FILES 

A. Programmatic Recording 

The Program files will include: 

 The policies and procedures manual, which will also be updated when applicable.  

 An applicant pool will be maintained by the Program staff to track intake of the people 

interested in the program and the corresponding outgoing application invites. 

 A rehabilitation log will be maintained by the Program staff that depicts the status of all 

applications in progress. 
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B. Participant Record Keeping 

The Program will be responsible for ensuring that individual files for each unit are established, 

maintained and then submitted to the municipality upon completion. Each completed file will 

contain a minimum of the following: 

 Checklist  

 Application form 

 Tenant Application form (Rental Units Only) including rental lease 

 Proof of ownership 

 Income verification (for all households) 

 Proof of currency of property tax and water/sewer accounts  

 Proof of homeowner extended coverage/hazard insurance (Declaration Page) 

 Proof that the municipal lien plus the total of other liens does not exceed the market value 

of the unit. 

 Certification of Eligible Household or Notice of Ineligible Household  

(whichever is applicable) 

 Homeowner/Program Agreement 

 Certificate of Substandard  

 Work Specifications/Cost Estimate aka Work Write-Up 

 Bid Notice 

 Contractor bids 

 Bid Tabulation 

 Construction Agreement 

 Mortgage and Mortgage Note, and for rental properties, Deed Restriction 

 Mobile Home Loan Agreement, when applicable 

 Notice of Right of Rescission 
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 Homeowner Confirmation of Receipt of EPA Lead Information Pamphlet 

 Contractor Confirmation of Receipt of Lead Paint Notice 

 Copies of all required permits 

 Change orders, if any 

 Work progress and final inspection reports 

 Copies of contractor payment documentation 

 Photographs (Before and After) 

 

 Close-out documents 

 Certification of Approval 

C. State Reporting 

For each unit the following information must be retained to be reported annually: 

 Street Address 

 Block/Lot/Unit Number 

 Owner/Renter 

 Income:  Low/Mod 

 Final Inspection Date 

 Funds expended on Hard Costs 

 Funds Recaptured 

 Major Systems Repaired 

 Unit Below Code & Raised to Code 

 Effective date of affordability controls 

 Length of Affordability Controls (yrs.) 

 Date Affordability Controls removed 

 Reason for removal of Affordability Controls 
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The Program Administrator is responsible for entering each completed unit’s data into the 

State’s online CTM system. 

D. Financial Recordkeeping 

Financial recordkeeping is the responsibility of the Municipal Housing Liaison, with assistance 

from the Administrative Agent, as may be requested from time to time.  

 

XI. HOUSING ADVISORY COMMITTEE AND APPEALS PROCESS 
The Program staff is skilled in effectively achieving resolution of homeowner/contractor 

disputes, in a fair and documented manner.  

If a homeowner refuses to pay the contractor and work has been done to work specification 

and to the satisfaction of the Program, it may authorize payment to the contractor directly. 

However, the Program will make a reasonable attempt to resolve the differences before taking 

this step. 

However, on the rare occasion if a homeowner or contractor decides to dispute a Program staff 

decision, a Housing Advisory Committee formed by the Township will act as a mediator to 

resolve the differences. Homeowners or contractors involved in a dispute will be instructed to 

submit their concerns in writing. The homeowner or contractor may request a hearing 

conducted by the Housing Advisory Committee. All Housing Advisory Committee decisions are 

final. The Housing Advisory Committee formation may occur when the first need arises. 

 

XII. CONCLUSION 
If the procedures described in this manual are followed, the Township of Marlboro’ Home 

Improvement Program should operate smoothly and effectively. Where it is found that a new 

procedure will eliminate a recurring problem, that procedure may be incorporated into the 

program operation. In addition, this manual may be periodically revised to reflect changes in 

local, state and federal policies and regulations relative to the Home Improvement Program. 
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LIST OF PROGRAM FORMS 
 Application Transmittal Letter     

 Program Information Handout     

 Application for Assistance- Homeowner 

 Application for Assistance- Landlord (Investor) 

 Application for Assistance- Tenant 

 Eligibility Release Form     

 Checklist         

 Special Needs Waiver (Eligibility Requirements)    

 Special Needs Waiver (Exceed Program Limit)     

 Certification of Eligible Household     

 Eligibility Determination Form     

 Notification of Eligibility     

 Notification of Ineligibility     

 Homeowner/Program Agreement     

 Certificate of Substandard  

 Certificate of Substandard – Emergency Situation  

 Letter: forward work write-up and contractor list to homeowner   

 Work Write-Up Review form  

 Request for Rehabilitation Bid     

 Affidavit of Contractor      

 Subcontractor Bid Sheet      

 Bid Tabulation/Contractor Selection     

 Construction Agreement     

 Mortgage         

 Mortgage Note – single family, multi family, investor versions 

 Notice of Right of Rescission     

 COAH Deed Restriction (when applicable) 

 Homeowner Confirmation of Receipt of EPA Lead Information Pamphlet 

 Contractor Confirmation of Receipt of Lead Paint Notice 

 Notice to Proceed       

 Contractor's Request for Final Inspection     

 Change Order Authorization  

 Certificate and Release      

 Closeout Statement  
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APPENDIX A – Approved Calculation of Annual Increases to 

Income Limits and Rents  
       

Methodology for Calculating Regional Income Limits and Rental Increase:  
 

Income limits for all units that are part of the municipality’s Housing Element and Fair Share Plan and 

for which income limits are not already established through a federal program exempted from the 

Uniform Housing Affordability Controls pursuant to N.J.A.C. 5:80-26.1 shall be updated by the 

municipality annually within 30 days of the publication of determinations of median income by HUD 

as follows: 

 

a. Regional income limits shall be established for the region that the municipality is located within, 

based on the median income by household size, which shall be established by a regional 

weighted average of the uncapped Section 8 income limits published by HUD. To compute this 

regional income limit, the HUD determination of median county income for a family of four is 

multiplied by the estimated households within the county according to the most recent 

decennial Census. The resulting product for each county within the housing region is summed. 

The sum is divided by the estimated total households from the most recent decennial Census 

in the municipality’s housing region. This quotient represents the regional weighted average 

of median income for a household of four. The income limit for a moderate-income unit for a 

household of four shall be 80 percent of the regional weighted average median income for a 

family of four. The income limit for a low-income unit for a household of four shall be 50 

percent of the HUD determination of the regional weighted average median income for a 

family of four. The income limit for a very low-income unit for a household of four shall be 30 

percent of the regional weighted average median income for a family of four. These income 

limits shall be adjusted by household size based on multipliers used by HUD to adjust median 

income by household size. In no event shall the income limits be less than those for the previous 

year. 

 

b. The income limits attached are the result of applying the percentages set forth in paragraph 

(a) above to HUD's determination of median income for the most recent year and shall be 

utilized until the municipality updates the income limits after HUD has published revised 

determinations of median income for the next fiscal year.  

 

c.  If at any time, COAH (or a successor administrative agency duly empowered by an 

amendment to the Fair Housing Act) begins to issue updated annual income limits and 
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rules for increasing sales prices and rent levels each year, said updated income limits and 

rules for increasing sales prices and rent levels each year may be used instead of the 

methodology set forth herein.   

 

In establishing rents of affordable housing units, the Administrative Agent shall follow the 

procedures set forth in UHAC, utilizing the regional income limits established pursuant to the 

process defined above:  

 

The rent levels of very-low-, low- and moderate-income units may be increased annually based on 

the percentage increase in the Housing Consumer Price Index for the Northeast Urban Area, upon its 

publication for the prior calendar year. This increase shall not exceed nine percent in any one year. 

Rents for units constructed pursuant to low income housing tax credit regulations shall be indexed 

pursuant to the regulations governing low income housing. 
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Mattie House 
 

86 Conover Road 
 

Block 157 Lot 34.03 



Block

Lot

Qual

Acct#

Land Desc

Bldg Desc

Addl Lots

Acreage Class

Owners Name

Street Address

City & State

Property Location

Bank

Zip

Zone

Land

Impr

Total

Exemption

Code

Value

Net Taxable Value Deductions

Cd No-Ow

DESCRIPTION SKETCH

Copyright (c) 1999 MicroSystems-NJ.Com, L.L.C.

157

34.03

09/12/19

00000

A/LC 63

1.00 AC

2SF

1.000 15D

NEW HOPE FOUNDATION, INC.

PO BOX 66

MARLBORO, NJ

86 CONOVER RD

07746 0

193,500

296,500

490,000

SITE INFORMATION
Sewer: SEW/WATER
Water:
Gas: SEWER ONLY
Topography: LEVEL
Road: PAVED

EASEMENT

BUILDING INFORMATION
Type and Use: N.A.
Story Height: TWO STORY
Style: OLD STYLE
Exterior Fin: ALUM/VINYL

Roof Type: GABLE
Roof Material: SHINGLE
Foundation: BRICK
Condition: NORMAL
Quality: 18
Source: OWNER

Bath: Mod: Avg:3 Old:
Kitchen: Mod: Avg:1 Old:
Room Count: Tot: 9 Bed: 5 Bth: 3
Year Built: 1900
Eff Age (Years): 35
Livable Area: 3468

BASEMENT 1758 SF
FIRST STORY 1758 SF
UPPER STORY 1710 SF

1
HW/STEAM RADIATOR 3468 SF
3 FIXTURE BATH 3
UNFIN ATTIC 1464 SF
EXP. ATTIC (UNF) 1464 SF
OPEN PORCH 36

SALE DATE 00/00/00
SALE PRICE 0

Scale: 10
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State of New Jersey

Department of Human Services

Office of Licensing

LICENSE

License No. GH2398

CENTER FOR FAMILY SUPPORT NJ

71 Zabriskie Street

Hackensack, NJ 07601

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Department, 
is hereby licensed as a

Group Home Developmental Disability 

for 4 individuals

at

This License is effective from 04/30/2019 to 04/30/2020













State of New Jersey

Department of Health

Division of Certificate of Need & Licensing

LICENSE

Discovery Institute for Addictive Disorder

License No. 1000051

80 CONOVER RD

MARLBORO, NJ 07746

Pursuant to N.J.S.A 26:2B-1 et seq. and N.J.S.A. 26:2G-1, is hereby licensed to operate

Discovery Institute for Addictive Disorders, Inc.
80 CONOVER RD

MARLBORO, NJ 07746

A RESIDENTIAL SUBSTANCE ABUSE TREATMENT FACILITY
consisting of:

ADDICTION SERVICES

Co-Occurring Treatment Services 

Long Term Residential Substance Abuse Treatment Beds:  42 Adult Male

Sub-Acute Residential Detox-Standard Beds:  20 Adult   Non Hospital Based

Short Term Residential Substance Abuse Treatment Beds:  58 Adult Male

This License is effective from 7/1/2019 to 6/30/2020

MUST BE POSTED IN A CONSPICUOUS PLACE IN THE FACILITY 

THIS LICENSE IS NOT TRANSFERABLE, APPLIES ONLY TO THE ABOVE LOCATION, AND TERMINATES ON NOTICE BY THE DEPARTMENT



State of New Jersey

Department of Health

Division of Certificate of Need & Licensing

LICENSE

New Hope Integrated Behavioral Health Care

License No. 1000053

80 CONOVER ROAD

MARLBORO, NJ 07746

Pursuant to N.J.S.A 26:2B-1 et seq. and N.J.S.A. 26:2G-1, is hereby licensed to operate

New Hope Foundation, Inc.
80 Conover Road

Marlboro, NJ 07746

A RESIDENTIAL SUBSTANCE ABUSE TREATMENT FACILITY
consisting of:

ADDICTION SERVICES

Sub-Acute Residential Detox-Standard Beds:  34 Adult   Non Hospital Based

Short Term Residential Substance Abuse Treatment Beds:  64 Adult

Co-Occurring Treatment Services 

This License is effective from 6/1/2019 to 5/31/2020

MUST BE POSTED IN A CONSPICUOUS PLACE IN THE FACILITY 

THIS LICENSE IS NOT TRANSFERABLE, APPLIES ONLY TO THE ABOVE LOCATION, AND TERMINATES ON NOTICE BY THE DEPARTMENT































 

 

Appendix M:  
Municipally Sponsored 100% Affordable Projects Documentation 
 
  





Marlboro Township 
Group Home Program  
Policies and Procedures Manual 

Introduction 
These program guidelines have been prepared to assist the Township of Marlboro in administering a 
special needs affordable housing program. It will serve as a guide to program staff. The guidelines in this 
manual describe the basic content and operation of the program. The intent of the program is to 
provide assistance to providers of special needs housing facilities in the form of either financial 
assistance, or donations of land when available. The program is intended to be flexible so as to be 
responsive to changes in regulations, procedures, and the needs of special needs housing providers.  

Fair Housing and Equal Housing Opportunities 
Implementation of any policy or procedure, including any policy or procedure not included in these 
guidelines, shall be in accordance with the Federal Fair Housing Act and Equal Opportunities laws, the 
Uniform Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq, and the affordable housing 
laws of the Township of Marlboro.  

In accordance with the Federal Fair Housing Act and Equal Opportunities laws, it is unlawful to 
discriminate against any person making application to buy or rent a home with regard to age, race, 
religion, national origin, sex, gender identity or expression, handicapped, familial status, or source of 
lawful income used for mortgage or rental payments.  

Eligible Participants 
Participants eligible to participate in the program are special needs housing providers that are either 
currently licensed, or can demonstrate eligibility to receive a license from the state of New Jersey to 
operate an alternative living arrangement facility, as defined by N.J.A.C. 5:93-1.3, or any assisted living 
residence if licensed by the New Jersey Department of Health.  

Program Area 
The program area will be scattered sites located throughout the Township of Marlboro. Any property 
within the Township which is zoned to permit residential uses as a principal permitted use, or a 
conditionally permitted use shall be eligible for participation in the program. Participation in this 
program does not guarantee or waive any other subdivision, variance, or site plan approval as may be 
required from the Township Planning Board or Zoning Board of Adjustment respectively.  

Administration 
The Marlboro Township Group Home Program shall be administered by the Township’s Affordable 
Housing Administrative Agent, or any other qualified entity or person(s) appointed by the Township 
Council.  



Marlboro Township Group Home Program Manual 
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Income Limits 
All residents of any group home, alternate living facility, or assisted living facility that participates in the 
Marlboro Township Group Home Program shall be income qualified as moderate, low, or very low 
income single-person households in accordance with the regional income limits established by the 
Township, and in accordance with the Township’s affordable housing ordinance, found in Chapter 70 of 
the Marlboro Township code.  

Eligible Activities 
The following activities and improvements related to the construction, conversion, or rehabilitation of a 
residential dwelling for the purposes of providing special needs housing, alternate living arrangements, 
or assisted living facilities, shall be considered eligible for funding through the Marlboro Township Group 
Home Program:  

• Acquisition of land.  
• Construction costs associated with the development of a group home, special needs housing 

facility, alternate living arrangement facility, or assisted living facility.  
• Construction costs associated with renovating, rehabilitating, or converting a residential 

dwelling into a group home, special needs housing, alternate living arrangement facility, or 
assisted living facility, in accordance with any applicable building codes of the Township, or 
licensing requirements of the State licensing agency.  

• Installation of fire suppression system.  
• Any other renovation or construction activity necessary to make a residential dwelling eligible 

for use as a licensed group home, alternative living arrangement, special needs housing, or 
assisted living facility.  

Ineligible Improvements 
Any activities which are not necessary to bring a residential dwelling or structure into compliance with 
any codes or requirements of the licensing agency of the State of New Jersey. Activities which are luxury 
improvements, or primarily cosmetic in nature. Such improvements include but are not limited to:  

• Building additions that do not provide additional bedrooms.   
• Conversions of a basement, garage, or porch into living space.  
• Repairs to accessory structures.  
• Furnishings.  
• Pools.  
• Landscaping.   
• Replacement or repair of appliances.  

Rehabilitation/Construction Standards 
All construction, renovation, or rehabilitation activities shall be performed in accordance with all 
applicable building codes of the Township of Marlboro, the New Jersey State Housing Code N.J.A.C. 5:28 
et seq, the Rehabilitation Subcode N.J.A.C. 5:23-6 et seq, and any licensing requirements of the State 
licensing agency.  
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Application Process and Submission Requirements 
All applicants for funding through the program shall fill out an application form available in the 
Township Clerk’s office. The following information shall accompany each application:  

• A statement of the purpose of the proposed facility, indicating the special needs population to 
be served, the number of bedrooms to be provided, the number of residents to be served, and 
the staffing requirements for the facility.  

• A statement regarding the history of the company which will operate the facility, including the 
name, address, and a description of other facilities in the region owned or operated by the 
applicant.  

• A development pro-forma identifying costs of land acquisition, construction, and other costs 
associated with licensing and required approvals.  

• A statement identifying the source(s) of funding to be used.  
• A development timetable.  
• A copy of the license issued by the appropriate state agency that permits the applicant to own 

and/or operate a group home, alternate living arrangement, special needs housing facility, or 
assisted living facility, or a copy of the application for such a license.  

Application Selection 
Applicants for participation in the Township Group Home Program will be interviewed by the 
administrator of the program, and will be selected for funding based on their ability to demonstrate a 
need for additional funds, and based on demonstrating the viability of the proposed project based on 
the materials submitted during the application process, and demonstration that the applicant has 
experience in successfully operating similar facilities elsewhere in the Township, or in the region.  

Preferential status will be given to any facility that provides supportive needs housing that targets the 
needs of military veterans or first responders.   

Funding Terms  
Funding through the Marlboro Township Group Home Program shall be in the form of a 10-year, no 
interest loan, from the Township’s affordable housing trust fund. The loan shall be 100% forgivable so 
long as the group home facility remains in operation on the property for the duration of the 10-year 
loan period. If the owner of the property decides to sell the property, transfer title, or otherwise 
discontinue the use of the property as a special needs housing facility, group home, alternate living 
arrangement, or assisted living facility, prior to the end of the duration of the 10-year loan period, 100% 
of the original loan shall be due, and repaid to the Township’s affordable housing trust fund.  

The amount of funding available to any single applicant shall be a minimum of $7,500.00 per bedroom 
which will serve a special needs population, up to a maximum of $60,000.00 per project. However, 
alternatives will be considered on a case by case basis, depending on the availability of funding, and the 
volume of applications received.  

The applicant will also be required to place a 30-yead deed restriction for affordability controls on the 
property. 
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Terms and Conditions 
A 10 year lien against the property will be recorded in a mortgage, mortgage note, and deed restriction. 
The property owner agrees to rental affordability controls for the life of the mortgage, mortgage note, 
and the required 30 year deed restriction for affordability controls.  

 



     

          6 Forest Avenue 
          Paramus, NJ 07652 

                  T 201-291-4050 | F 201-291-0681 
  

555 10th Street 
Palisades Park, NJ 07650 

T 201-944-3222 | F 201-944-3422 
 

www.bcuw-madeline.org 
 

_____________________________________________________________________________________ 
 

June 3, 2019 
Peter Van Den Kooy,PP, AICP 

Director of Planning 

CME Associates 

1460 U.S. Rt. 9 South, Howell, NJ 07731 

 

Re:  Marlboro Township Affordable Housing 

 

Dear Peter: 

 

Thank you for the opportunity to express our interest in serving Marlboro Township to assist in 

developing affordable housing. 

 

While we develop a variety of affordable housing, supportive housing is a particular focus of our activities 

and I understand the category of housing the Township has interest in building. 

 

We would welcome an opportunity meet with Township officials as you deem appropriate and explore 

opportunities. 

 

Thank you again for the opportunity to be of service. 

 

Sincerely, 

 

Thomas M. Toronto 

Co-Manager 

BCUW/Madeline Housing Partners      

 

 

_____________________________________________________________________________________ 
 

The BCUW/ MADELINE PARTNERSHIP is a non-profit corporation specializing in the development of affordable housing 

for families, seniors and individuals with special needs throughout New Jersey. 

http://www.bcuw-madeline.org/


Mattie House Expansion: Statement of Compliance with NJAC 5:93-5.5 

The proposed expansion of the Mattie House facility located at 86 Conover Road will consist of 8 additional 
bedrooms to be provided by the current operator of the facility, Mattie House, which is owned and 
operated by the New Hope Foundation, Inc. The proposed expansion will occur on adjacent property at 
Block 157, Lot 34.01, which is currently vacant and owned by the New Jersey Department of Human 
Services (see attached property tax card). In 2015, the State proposed to dispose of a 100’ x 230’ portion 
of this property by donating it to the New Hope Foundation Inc, for the expansion of Mattie House (See 
attached letter). The Township and its consultant team have been coordinating with the State of New 
Jersey Office of Real Property Acquisition and Disposition personnel in 2019 in order to move the project 
forward. The State has indicated that it remains amenable to moving forward with the disposition.  

In addition to the donation of lands from the state, the project would be funded by Mattie House and the 
New Hope Foundation, Inc. as the owners and operators of the facility. Mattie House would administer 
this project. In the event that there is a funding shortfall, the Township would provide additional 
supplementary funding through its Affordable Housing Trust Fund, or through municipal bonding through 
the pending Resolution of Intent to Bond, if necessary.  

The site is currently vacant. Construction on the proposed expansion is anticipated to take place as 
follows:  

Task Duration Target Date 
Prepare Site Plans 60 days Summer 2020 
Submit Site Plans - Fall 2020 
Planning Board Approval 90 days Winter 2021 
Prepare Construction Drawings 60 days Winter 2021 
Obtain Building Permits 60 days Spring/Summer 2021 
Construction 365 days Spring/Summer 2022 

 
 

 



State Hospital Group Home: Statement of Compliance with NJAC 5:93-5.5 

The proposed group home facilities to be established on the former state hospital site located on Newman 
Springs Road will consist of two separate facilities, each to consist of a 3-bedroom group home, for a total 
of 6 bedrooms. The site located at Block 159, Lot 11, is owned by the State of New Jersey, Department of 
Human Services (See attached property tax card). The Township and it’s consultant team has discussed 
the proposed project with the State of New Jersey Office of Real Property Acquisition and Disposition 
personnel on several occasions in 2019 and is currently coordinating with them to move the land 
acquisition process forward.   

It is the Township’s understanding that the State of New Jersey will be contracting directly with a 
developer of special needs housing facilities in order to implement this project. The group home will be 
administered by a licensed special needs facility operator to be selected by the State. 

Public water and sewer is planned to be extended to service the proposed project (See attached water 
and sewer extension drawings). It is anticipated that the water line installation project will take about 6 
months to complete upon commencement of the water line project. As of November 2019 the water line 
project is in the project review and response phase with the State of New Jersey and the Marlboro Water 
Utility Division. The project is anticipated to be funded by available State and Federal funding sources. In 
the event that there is a funding shortfall, municipal Trust Funds could be utilized to bridge any potential 
funding gap. In addition, the Township is adopting a Resolution of Intent to Bond.  

The site is currently vacant. While construction is ultimately contingent upon State action, the 
construction of the proposed project is envisioned to take place as follows:  

Task Duration Target Date 
Prepare Site Plans 60 days Summer 2020 
Submit Site Plans - Fall 2020 
Planning Board Approval 90 days Winter 2021 
Prepare Construction Drawings 60 days Winter 2021 
Obtain Building Permits 60 days Spring/Summer 2021 
Construction 365 days Spring/Summer 2022 

 
 

 



 
NOTICE OF PROPERTY TAX ASSESSMENT FOR  
THIS NOTICE IS REQUIRED UNDER N.J.S.A. 54:4-38.1 
BLOCK: LOT: QUAL: 
 
PROPERTY LOCATION:                                                                          CLASS: 
          
                                                                                                                                   
LAND:                                            BUILDING:                                             TOTAL: 
 
 
NET PROPERTY TAXES BILLED FOR                                                      ASSESSMENT 
                                                                                                                        TOTAL: 
       WERE: 
                                              
THIS IS NOT A BILL. SEE OTHER SIDE FOR APPEAL INFORMATION. 

PRESORTED 
FIRST-CLASS MAIL 
U.S. POSTAGE PAID 

APPEAL INSTRUCTIONS 
If you agree with the assessed value shown, you do not need to do anything. 
 
If you disagree with the assessed value shown, you may file an appeal with the Monmouth County 
Board of Taxation. Forms, instructions and a guide to the process Understanding Property Assessment 
Appeals for Monmouth County may be obtained at https://secure.njappealonline.com or through your 
municipal assessor at the address printed on the reverse of this notice. 
 
Assessment appeals filed with the Monmouth County Board of Taxation must be filed on or before 

January 15 or 45 days from the date mailed, as it appears on the front of this notice, whichever date 

is later. 
 
Also, note that the Monmouth County Board of Taxation has developed an online appeal system ac-
cessed via https://secure.njappealonline.com. Traditional "paper" appeals are also available at your 
municipal assessor's office. 
 
If the assessed value exceeds $1,000,000, you have the option of filing your appeal directly with the 
Tax Court at PO Box 972, Hughes Justice Complex, Trenton, New Jersey 08625. Pursuant to N.J.S.A. 
54:3-21(a)(2), all assessment appeals filed directly to the Tax Court must be filed on or before April 1 

or 45 days from the date mailed as it appears on this assessment notice, whichever date is later. 
Forms which you may use to file your complaint may be found at  
http://www.judiciary.state.nj.us/taxcourt/dcmform.html 
 
This assessment will be used to calculate your property tax bill. Do not multiply last year's property tax 
rate by the current year's assessment value to determine taxes for the current year. 

 ASSESSOR'S OFFICE
 MARLBORO TOWNSHIP
 1979 TOWNSHIP DRIVE
 MARLBORO, NJ 07746                        FREEHOLD NJ
                                           PERMIT #1

 DISTRICT: MARLBORO TWP

                                    DATE MAILED: 11/15/19
                              2020                #014175

       157            34.01

                 88 CONOVER ROAD                 15C

        2,427,600              761,300          3,188,900

                       2019     2019
                                                3,188,900
                 $0.00

                     STATE OF NJ DEPT OF HUMAN SERVICES
                     CN 229
                     TRENTON, NJ             08625













From: Herrero, Richard
To: Neumann, Laura
Cc: Jonathan Capp; Lou Rainone (LRainone@njrcmlaw.com); Van den Kooy, Peter; Martorelli, Wayne
Subject: RE: Hospital Group Home Project
Date: Wednesday, November 13, 2019 1:25:31 PM
Attachments: image001.jpg

image006.jpg
image007.jpg
image008.jpg
image009.jpg

Laura – the Group Home project still remains unapproved within the DPMC Plan Review group as a
result of not having the prior approval for water supply. Until such time as the water supply is
approved and operational, the project will remain on hold. It is anticipated the water line installation
project will take about 6 months to complete and is currently in the review and respond status with
Marlboro Water Utility Division.
Rich
 

From: Neumann, Laura [mailto:lauran@cmeusa1.com] 
Sent: Wednesday, November 13, 2019 12:28 PM
To: Herrero, Richard <Richard.Herrero@treas.nj.gov>
Cc: Jonathan Capp <jcapp@marlboro-nj.gov>; Lou Rainone (LRainone@njrcmlaw.com)
<LRainone@njrcmlaw.com>; Van den Kooy, Peter <pvandenkooy@cmeusa1.com>
Subject: [EXTERNAL] Hospital Group Home Project
 
Richard,
It has been some time since we’ve discussed the implementation of the group home project that the
State planned off Route 520 in Marlboro.  Do you know when the State plans for construction?  I am
just trying to provide general timeline.
If there is someone specific I should speak to, please advise.
Thanks for your help.
 

LAURA NEUMANN, PE, PP
Principal  

  

 1460 Rt. 9 South, Howell, NJ 07731 
 P:732.462.7400 M:732.890.6994  
 lauran@cmeusa1.com 
 www.cmeusa1.com

     
   

 

mailto:Richard.Herrero@treas.nj.gov
mailto:lauran@cmeusa1.com
mailto:jcapp@marlboro-nj.gov
mailto:LRainone@njrcmlaw.com
mailto:pvandenkooy@cmeusa1.com
mailto:Wayne.Martorelli@treas.nj.gov
https://urldefense.com/v3/__http:/www.cmeusa1.com/__;!qECv3N4d7FPHrGE!cLvNXAOLK1G_IhvGwEBg6mg5MobEs0mJvzgPy0QXZ6h2PPJp4bSUL-yiXFpF5_1wrOywfz5q$
mailto:lauran@cmeusa1.com
https://urldefense.com/v3/__http:/www.cmeusa1.com__;!qECv3N4d7FPHrGE!cLvNXAOLK1G_IhvGwEBg6mg5MobEs0mJvzgPy0QXZ6h2PPJp4bSUL-yiXFpF5_1wrMXjLCWB$
https://urldefense.com/v3/__http:/www.facebook.com/CMEAssociates__;!qECv3N4d7FPHrGE!cLvNXAOLK1G_IhvGwEBg6mg5MobEs0mJvzgPy0QXZ6h2PPJp4bSUL-yiXFpF5_1wrDRqY4uE$
https://urldefense.com/v3/__http:/www.twitter.com/CMEAssociates__;!qECv3N4d7FPHrGE!cLvNXAOLK1G_IhvGwEBg6mg5MobEs0mJvzgPy0QXZ6h2PPJp4bSUL-yiXFpF5_1wrBusMVKA$
https://urldefense.com/v3/__http:/www.instagram.com/CME_Associates__;!qECv3N4d7FPHrGE!cLvNXAOLK1G_IhvGwEBg6mg5MobEs0mJvzgPy0QXZ6h2PPJp4bSUL-yiXFpF5_1wrEyJrPmQ$
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Dochney, Christopher

From: Shaughnessy, Robert <Robert.Shaughnessy@treas.nj.gov>
Sent: Monday, July 1, 2019 4:13 PM
To: Dochney, Christopher
Subject: Property Disposition, Marlboro Twp. - Block 157, Lot 34.01 

Dear Mr. Dochney, 
 
Please be informed that we received your inquiry concerning the above matter.  The proposed disposition has been 
dormant for several years.  However the State of New Jersey has no objection to moving forward subject to the approval 
of the New Jersey State House Commission.  Kindly call with any questions at 609‐984‐7797.  Otherwise please provide 
convenient times for us to reach you.  Thanks.     



 
NOTICE OF PROPERTY TAX ASSESSMENT FOR  
THIS NOTICE IS REQUIRED UNDER N.J.S.A. 54:4-38.1 
BLOCK: LOT: QUAL: 
 
PROPERTY LOCATION:                                                                          CLASS: 
          
                                                                                                                                   
LAND:                                            BUILDING:                                             TOTAL: 
 
 
NET PROPERTY TAXES BILLED FOR                                                      ASSESSMENT 
                                                                                                                        TOTAL: 
       WERE: 
                                              
THIS IS NOT A BILL. SEE OTHER SIDE FOR APPEAL INFORMATION. 

PRESORTED 
FIRST-CLASS MAIL 
U.S. POSTAGE PAID 

APPEAL INSTRUCTIONS 
If you agree with the assessed value shown, you do not need to do anything. 
 
If you disagree with the assessed value shown, you may file an appeal with the Monmouth County 
Board of Taxation. Forms, instructions and a guide to the process Understanding Property Assessment 
Appeals for Monmouth County may be obtained at https://secure.njappealonline.com or through your 
municipal assessor at the address printed on the reverse of this notice. 
 
Assessment appeals filed with the Monmouth County Board of Taxation must be filed on or before 

January 15 or 45 days from the date mailed, as it appears on the front of this notice, whichever date 

is later. 
 
Also, note that the Monmouth County Board of Taxation has developed an online appeal system ac-
cessed via https://secure.njappealonline.com. Traditional "paper" appeals are also available at your 
municipal assessor's office. 
 
If the assessed value exceeds $1,000,000, you have the option of filing your appeal directly with the 
Tax Court at PO Box 972, Hughes Justice Complex, Trenton, New Jersey 08625. Pursuant to N.J.S.A. 
54:3-21(a)(2), all assessment appeals filed directly to the Tax Court must be filed on or before April 1 

or 45 days from the date mailed as it appears on this assessment notice, whichever date is later. 
Forms which you may use to file your complaint may be found at  
http://www.judiciary.state.nj.us/taxcourt/dcmform.html 
 
This assessment will be used to calculate your property tax bill. Do not multiply last year's property tax 
rate by the current year's assessment value to determine taxes for the current year. 

 ASSESSOR'S OFFICE
 MARLBORO TOWNSHIP
 1979 TOWNSHIP DRIVE
 MARLBORO, NJ 07746                        FREEHOLD NJ
                                           PERMIT #1

 DISTRICT: MARLBORO TWP

                                    DATE MAILED: 11/15/19
                              2020                #014176

       159            11

                 156 ROUTE 520                   15C

        8,415,000            6,386,700         14,801,700

                       2019     2019
                                               14,801,700
                 $0.00

                     STATE OF NJ DEPT OF HUMAN SERVICES
                     CN 229
                     TRENTON, NJ             08625



Marlboro, NJ - Motor Lodge Site Potential Schedule
5/14/2019

Duration in Days
Start / Target 

Date Finish

Finalize Affordable Housing Agreement 60 15-Nov-19 14-Jan-20

Confirm Wetland Limits and Finalize Concept Plan 60 15-Sep-19 14-Nov-19
Prepare Engineering Plans & Architectural Schematics 60 14-Nov-19 13-Jan-20

Complete Due Diligence, Studies, Reports and Investigations 90 15-Sep-19 14-Dec-19
Submit Preliminary and Final Site Plan 13-Jan-20
Planning Board Preliminary and Final Approval 90 13-Jan-20 12-Apr-20
Obtain Preliminary and Final Planning Board Approval 12-Apr-20
Submit LIHTC Application 15-Jul-20

Obtain LIHTC AWARD 120 12-Nov-20
Finalize Architectural Construction Drawings 30 12-Nov-20 12-Dec-20

Perfect Final Engineering & Obtain all Permits 180 12-Dec-20 10-Jun-21
Submit for Building Permit 11-Apr-21
Building Permit 60 11-Apr-21 10-Jun-21
Obtain Building Permit 10-Jun-21
Close on Real Estate 10-Jul-21
Construction 450 10-Jul-21 3-Oct-22
Obtain Certificates of Occupancy (C.O.s) 3-Oct-22

Total Project Schedule 1053 35.10 2.9
days months years

Task





















Project Summary
92 Rental Units
82 One Bedroom Apartments
10 Two Bedroom Apartments

Development Costs
Land Acquisition $0
Total Construction Contract $12,022,124
Other Construction Costs/Fees $2,226,106
Soft Costs $776,802
Financing / Working Capital $2,079,878
Marketing / Miscellaneous $123,000
Total Project Cost $17,227,910

Sources Assumes
Equity Tax Credits $0.93 $13,018,698
GAP Funding (Municipal AHTF/Balanced Housing) $2,187,040
Pledged Developer Fee $326,918
Permanent Mortgage 6.00% $1,695,253

$17,227,910
Income / Expense Analysis Income AMI

12 One Bedroom Apts @ 30.00% $385 $55,440
1 Two Bedroom Apts @ 30.00% $446 $5,352

30 One Bedroom Apts @ 47.50% $672 $241,920
4 Two Bedroom Apts @ 47.50% $790 $37,920

39 One Bedroom Apts @ 57.50% $836 $391,248
5 Two Bedroom Apts @ 57.50% $987 $59,220
1 Resident Super Unit @ -$              $0

92 Anticipated Gross Rental Income $791,100
Expenses

Administrative $50,250
Salaries $139,000
Maintenance $93,203
Utilities $108,500
Management Fees $66,240
PILOT $39,390
Insurance $50,600
Replacement Reserve $40,480
Vacancy / Uncollected $55,377
Subtotal $643,040

Net Income Before Debt Service $148,060

Mortgage Payment and Debt Service $128,748
Net Income $19,312

Marlboro Motor Lodge
Senior Affordable Apartments - 9% with PILOT



















Marlboro, NJ - Phase 2 Potential Schedule
5/14/2019

Duration in Days
Start / Target 

Date Finish

Finalize Affordable Housing Agreement 60 15-May-20 14-Jul-20

Confirm Wetland Limits and Finalize Concept Plan 30 15-May-20 14-Jun-20
Prepare Engineering Plans & Architectural Schematics 60 14-Jun-20 13-Aug-20

Complete Due Diligence, Studies, Reports and Investigations 60 15-May-20 14-Jul-20
Submit Preliminary and Final Site Plan 15-Sep-20
Planning Board Preliminary and Final Approval 90 15-Sep-20 14-Dec-20
Obtain Preliminary and Final Planning Board Approval 14-Dec-20
Submit LIHTC Application 15-Jul-21

Obtain LIHTC AWARD 120 12-Nov-21
Finalize Architectural Construction Drawings 30 15-Sep-21 15-Oct-21

Perfect Final Engineering & Obtain all Permits 30 15-Oct-21 14-Nov-21
Submit for Building Permit 14-Nov-21
Building Permit 60 14-Nov-21 13-Jan-22
Obtain Building Permit 13-Jan-22
Close on Real Estate 12-Feb-22
Construction 540 12-Feb-22 6-Aug-23
Obtain Certificates of Occupancy (C.O.s) 6-Aug-23

Total Project Schedule 1178 39.27 3.3
days months years

Task



Marlboro, NJ - Phase 1 Potential Schedule
5/14/2019

Duration in Days
Start / Target 

Date Finish

Finalize Affordable Housing Agreement 30 15-Nov-19 15-Dec-19
Prepare Engineering Plans & Architectural Schematics 60 15-Jul-19 13-Sep-19

Complete Due Diligence, Studies, Reports and Investigations 90 15-Jun-19 13-Sep-19
Submit Preliminary and Final Site Plan 15-Nov-19
Planning Board Preliminary and Final Approval 30 15-Nov-19 15-Dec-19
Obtain Preliminary and Final Planning Board Approval 15-Dec-19
Submit LIHTC Application 15-Nov-19

Obtain LIHTC AWARD 60 14-Jan-20
Finalize Architectural Construction Drawings 30 14-Jan-20 13-Feb-20

Perfect Final Engineering & Obtain all Permits 30 14-Jan-20 13-Feb-20
Submit for Building Permit 15-Dec-19
Building Permit 60 15-Dec-19 13-Feb-20
Obtain Building Permit 13-Feb-20
Close on Real Estate 14-Mar-20
Construction 540 14-Mar-20 5-Sep-21
Obtain Certificates of Occupancy (C.O.s) 5-Sep-21

Total Project Schedule 660 22.00 1.8
days months years

Task



 
NOTICE OF PROPERTY TAX ASSESSMENT FOR  
THIS NOTICE IS REQUIRED UNDER N.J.S.A. 54:4-38.1 
BLOCK: LOT: QUAL: 
 
PROPERTY LOCATION:                                                                          CLASS: 
          
                                                                                                                                   
LAND:                                            BUILDING:                                             TOTAL: 
 
 
NET PROPERTY TAXES BILLED FOR                                                      ASSESSMENT 
                                                                                                                        TOTAL: 
       WERE: 
                                              
THIS IS NOT A BILL. SEE OTHER SIDE FOR APPEAL INFORMATION. 

PRESORTED 
FIRST-CLASS MAIL 
U.S. POSTAGE PAID 

APPEAL INSTRUCTIONS 
If you agree with the assessed value shown, you do not need to do anything. 
 
If you disagree with the assessed value shown, you may file an appeal with the Monmouth County 
Board of Taxation. Forms, instructions and a guide to the process Understanding Property Assessment 
Appeals for Monmouth County may be obtained at https://secure.njappealonline.com or through your 
municipal assessor at the address printed on the reverse of this notice. 
 
Assessment appeals filed with the Monmouth County Board of Taxation must be filed on or before 

January 15 or 45 days from the date mailed, as it appears on the front of this notice, whichever date 

is later. 
 
Also, note that the Monmouth County Board of Taxation has developed an online appeal system ac-
cessed via https://secure.njappealonline.com. Traditional "paper" appeals are also available at your 
municipal assessor's office. 
 
If the assessed value exceeds $1,000,000, you have the option of filing your appeal directly with the 
Tax Court at PO Box 972, Hughes Justice Complex, Trenton, New Jersey 08625. Pursuant to N.J.S.A. 
54:3-21(a)(2), all assessment appeals filed directly to the Tax Court must be filed on or before April 1 

or 45 days from the date mailed as it appears on this assessment notice, whichever date is later. 
Forms which you may use to file your complaint may be found at  
http://www.judiciary.state.nj.us/taxcourt/dcmform.html 
 
This assessment will be used to calculate your property tax bill. Do not multiply last year's property tax 
rate by the current year's assessment value to determine taxes for the current year. 

 ASSESSOR'S OFFICE
 MARLBORO TOWNSHIP
 1979 TOWNSHIP DRIVE
 MARLBORO, NJ 07746                        FREEHOLD NJ
                                           PERMIT #1

 DISTRICT: MARLBORO TWP

                                    DATE MAILED: 11/15/19
                              2020                #001328

       149            16

                 HARNLEY ROAD                    15C

          396,400                    0            396,400

                       2019     2019
                                                  396,400
                 $0.00

                     TWP OF MARLBORO
                     1979 TOWNSHIP DRIVE
                     MARLBORO, NJ            07746



STATE OF NEW JERSEY

MARLBORO, MONMOUTH COUNTY, NEW JERSEY

SANITARY FORCE MAIN AND WATER MAIN EXTENSION
FORMER MARLBORO PSYCHIATRIC HOSPITAL

DEPARTMENT OF THE TREASURY

PROJECT NO. A1133-00

HONORABLE PHILIP MURPHY, GOVERNOR
HONORABLE SHEILA OLIVER, LT. GOVERNOR

ELIZABETH MAHER MUOIO, TREASURER
CHRISTOPHER CHIANESE, DIRECTOR, DIVISION OF PROPERTY

MANAGEMENT AND CONSTRUCTION

DIVISION OF PROPERTY MANAGEMENT AND CONSTRUCTION

WATERMAIN EXTENSION
NJDEP PERMIT DRAWINGS

OCTOBER 7, 2019
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1. ALL ELEVATIONS BASED ON NAVD 88 VERTICAL DATUM.  ALL ELEVATIONS BASED ON NAVD 88 VERTICAL DATUM.  2. AVAILABLE INFORMATION AS TO THE LOCATION OF EXISTING SUBSTRUCTURES AND UTILITIES HAS BEEN COLLECTED FROM VARIOUS SOURCES. THE RESULTS AVAILABLE INFORMATION AS TO THE LOCATION OF EXISTING SUBSTRUCTURES AND UTILITIES HAS BEEN COLLECTED FROM VARIOUS SOURCES. THE RESULTS OF SUCH INVESTIGATIONS, AS MAY BE SHOWN ON THE CONTRACT DRAWINGS, ARE NOT GUARANTEED AS TO ACCURACY. ALL EXISTING UTILITIES ARE SHOWN FOR INFORMATION ONLY. THE CONTRACTOR SHALL DIG TEST PITS AS DIRECTED BY THE ENGINEER, WHERE SHOWN ON THE DRAWINGS AND AS REQUIRED.  THE WORK OF TEST PITS SHALL BE DISTRIBUTED AMONGST THE CONTRACTOR'S BID PRICES; NO SEPARATE PAYMENT WILL BE MADE.  3. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES A MINIMUM OF 72 HOURS PRIOR TO EXCAVATION, AND SHALL COMPLY WITH ALL CURRENT THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES A MINIMUM OF 72 HOURS PRIOR TO EXCAVATION, AND SHALL COMPLY WITH ALL CURRENT MARKOUT REQUIREMENTS OF THE NEW JERSEY ONE CALL SYSTEM. THE CONTRACTOR SHALL USE A PRIVATE UTILITY LOCATION SERVICE TO LOCATE UTILITIES ON THE STATE PROPERTY AS NEEDED FOR THE UTILITY INSTALLATIONS.  4. CONTRACTOR TO HIRE SURVEYOR AND LOCATE EXISTING WATER MAIN AT THE RMS FACILITIES, PLEASANT VALLEY ROAD, AND NEWMAN SPRINGS ROAD CONTRACTOR TO HIRE SURVEYOR AND LOCATE EXISTING WATER MAIN AT THE RMS FACILITIES, PLEASANT VALLEY ROAD, AND NEWMAN SPRINGS ROAD PRIOR TO BEGINNING WORK.  5. EXCAVATIONS OR TRENCHING WITHIN CLOSE PROXIMITY TO UNDERGROUND FACILITIES OR UTILITY POLES WILL REQUIRE PROTECTION TO PREVENT DAMAGE EXCAVATIONS OR TRENCHING WITHIN CLOSE PROXIMITY TO UNDERGROUND FACILITIES OR UTILITY POLES WILL REQUIRE PROTECTION TO PREVENT DAMAGE OR INTERRUPTION OF SERVICE TO UNDERGROUND FACILITIES. THE COST TO PROVIDE THIS PROTECTION WILL BE BORNE BY THE CONTRACTOR.  6. THE CONTRACTOR SHALL ABIDE BY ALL REQUIREMENTS OF THE "HIGH VOLTAGE PROXIMITY ACT".  THE CONTRACTOR SHALL ABIDE BY ALL REQUIREMENTS OF THE "HIGH VOLTAGE PROXIMITY ACT".  7. THE CONTRACTOR SHALL BE RESPONSIBLE TO PROTECT EXISTING THRUST BLOCKS WHICH ARE RESTRAINING EXISTING UTILITIES.  EXISTING THRUST BLOCKS THE CONTRACTOR SHALL BE RESPONSIBLE TO PROTECT EXISTING THRUST BLOCKS WHICH ARE RESTRAINING EXISTING UTILITIES.  EXISTING THRUST BLOCKS SHALL NOT BE UNDERMINED.  8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVAL AND DISPOSAL OF ALL EXCESS EXCAVATED MATERIAL TO AN OFF-SITE LOCATION AT NO THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVAL AND DISPOSAL OF ALL EXCESS EXCAVATED MATERIAL TO AN OFF-SITE LOCATION AT NO ADDITIONAL COST TO THE OWNER.  9. ALL TRENCH LINES SHALL BE SAW CUT, OR MILLED. ALL TRENCH LINES SHALL BE SAW CUT, OR MILLED. 10. THE CONTRACTOR SHALL COMPLY WITH ALL ROAD OPENING REQUIREMENTS AND ORDINANCES OF MARLBORO TOWNSHIP AND THE COUNTY OF MONMOUTH.  THE CONTRACTOR SHALL COMPLY WITH ALL ROAD OPENING REQUIREMENTS AND ORDINANCES OF MARLBORO TOWNSHIP AND THE COUNTY OF MONMOUTH.  11. ALL TRENCHES SHALL BE BACKFILLED WITHOUT DELAY.  OPEN TRENCHES SHALL BE KEPT TO A MINIMUM.  OPEN TRENCHES SHALL BE STEEL PLATED.  ALL TRENCHES SHALL BE BACKFILLED WITHOUT DELAY.  OPEN TRENCHES SHALL BE KEPT TO A MINIMUM.  OPEN TRENCHES SHALL BE STEEL PLATED.  UPON BACKFILLING THE CONTRACTOR SHALL BROOM SWEEP STREETS AND USE APPROPRIATE METHODS TO CONTROL DUST.  12. UNLESS OTHERWISE SPECIFICALLY PERMITTED, NO WORK SHALL BE DONE BETWEEN THE HOURS OF 4:00 P.M AND 9:00 A.M., PREVAILING TIME.  IF IT UNLESS OTHERWISE SPECIFICALLY PERMITTED, NO WORK SHALL BE DONE BETWEEN THE HOURS OF 4:00 P.M AND 9:00 A.M., PREVAILING TIME.  IF IT SHALL BECOME ABSOLUTELY NECESSARY TO PERFORM WORK AT OTHER TIMES, OR IF REQUIRED BY THE SPECIAL CONDITIONS, THE ENGINEER SHALL BE INFORMED IN ADVANCE.  GOOD LIGHTING AND ALL OTHER NECESSARY FACILITIES FOR PROPER EXECUTION AND INSPECTION OF THE WORK SHALL BE PROVIDED.  THE CONTRACTOR SHALL ALSO COMPLY WITH ALL STATE AND LOCAL LAWS GOVERNING HOURS DURING WHICH CONSTRUCTION EQUIPMENT MAY BE OPERATED. 13. THE CONTRACTOR SHALL INSTALL THRUST RESTRAINT THROUGH THE USE OF RESTRAINED JOINTS. THE ACTUAL LENGTH OF RESTRAINT TO BE PROVIDED ON THE CONTRACTOR SHALL INSTALL THRUST RESTRAINT THROUGH THE USE OF RESTRAINED JOINTS. THE ACTUAL LENGTH OF RESTRAINT TO BE PROVIDED ON EACH SIDE OF A FITTING IS INCLUDED IN A LENGTH OF RESTRAINT SCHEDULE INCLUDED ON THE WATER MAIN DETAIL SHEETS.  THE CONTRACTOR SHALL ALSO REFER TO THE CONTRACT DRAWINGS FOR AREAS WHERE RESTRAINED JOINTS WILL BE NECESSARY; THESE AREAS HAVE BEEN SHADED.  THE DRAWINGS AND THE RESTRAINING SCHEDULE MUST BE USED TOGETHER TO OBTAIN THE MINIMUM LENGTHS OF RESTRAINT.   14. THE CONTRACTOR SHALL FURNISH 2" NPT NIPPLES AND GATE VALVES AT TEST PLUGS, AND 2" CORPORATIONS AS SHOWN ON THE DRAWINGS AND THE CONTRACTOR SHALL FURNISH 2" NPT NIPPLES AND GATE VALVES AT TEST PLUGS, AND 2" CORPORATIONS AS SHOWN ON THE DRAWINGS AND WHEREVER ELSE NECESSARY FOR BLEEDING, FLUSHING, PRESSURE TESTING, AND DISINFECTING THE WATER MAIN. THE CONTRACTOR SHALL INSTALL AS MANY CORPORATIONS AS ARE REQUIRED FOR PROPER TESTING, FLUSHING, AIR BLEEDING AND DISINFECTION AT NO ADDITIONAL COST TO THE OWNER OTHER THAN THE PRICES BID.  15. TO MAINTAIN THE HORIZONTAL AND VERTICAL ALIGNMENT SHOWN ON THE PLANS, PIPE JOINTS MUST BE DEFLECTED IN ACCORDANCE WITH THE PIPE TO MAINTAIN THE HORIZONTAL AND VERTICAL ALIGNMENT SHOWN ON THE PLANS, PIPE JOINTS MUST BE DEFLECTED IN ACCORDANCE WITH THE PIPE MANUFACTURER'S REQUIREMENTS.  IF NECESSARY, EITHER TO MAINTAIN THE ALIGNMENT SHOWN OR TO ADJUST THE ALIGNMENT SHOWN OR TO ADJUST THE ALIGNMENT TO MEET ACTUAL FIELD CONDITIONS, ADDITIONAL FITTINGS SHALL BE INSTALLED AT NO ADDITIONAL COST TO THE OWNER OTHER THAN THE PRICES BID.  16. ALL STATIONING SHOWN ON PLANS IS APPROXIMATE.  ALL STATIONING SHOWN ON PLANS IS APPROXIMATE.  17. ALL CONSTRUCTION ACTIVITIES ARE TO BE CONFINED TO THE PUBLIC RIGHT-OF-WAY OR TO WATER COMPANY EASEMENTS.  ALL CONSTRUCTION ACTIVITIES ARE TO BE CONFINED TO THE PUBLIC RIGHT-OF-WAY OR TO WATER COMPANY EASEMENTS.  18. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ACQUIRING SUFFICIENT LAND FOR TEMPORARY TRAILERS AND STORAGE. WRITTEN PERMISSION FROM THE CONTRACTOR SHALL BE RESPONSIBLE FOR ACQUIRING SUFFICIENT LAND FOR TEMPORARY TRAILERS AND STORAGE. WRITTEN PERMISSION FROM PRIVATE PROPERTY OWNERS SHALL BE SUBMITTED BY THE CONTRACTOR. 19. THE WATER MAIN SHALL BE INSTALLED WITH FOUR (4.0) FEET MINIMUM OF COVER.   THE WATER MAIN SHALL BE INSTALLED WITH FOUR (4.0) FEET MINIMUM OF COVER.   20. THE CONTRACTOR SHALL NOTIFY THE WATER COMPANY PRIOR TO CONNECTION TO OR RELOCATION OF ANY EXISTING WATER COMPANY OWNED AND THE CONTRACTOR SHALL NOTIFY THE WATER COMPANY PRIOR TO CONNECTION TO OR RELOCATION OF ANY EXISTING WATER COMPANY OWNED AND MAINTAINED FACILITIES.  ALL CONNECTIONS AND MODIFICATIONS TO EXISTING FACILITIES SHALL BE DONE AT THE CONVENIENCE OF THE WATER COMPANY.  21. CONTRACTOR SHALL TAKE STEPS NECESSARY TO PRESERVE EXISTING CURB AND MINIMIZE THE LENGTH OF CURBING THAT MUST BE REPLACED.  CONTRACTOR SHALL TAKE STEPS NECESSARY TO PRESERVE EXISTING CURB AND MINIMIZE THE LENGTH OF CURBING THAT MUST BE REPLACED.  22. THE CONTRACTOR IS CAUTIONED THAT ALL SANITARY LATERALS AND UTILITY SERVICES HAVE NOT BEEN LOCATED. WHEN THE  CONTRACTOR ENCOUNTERS THE CONTRACTOR IS CAUTIONED THAT ALL SANITARY LATERALS AND UTILITY SERVICES HAVE NOT BEEN LOCATED. WHEN THE  CONTRACTOR ENCOUNTERS AN OBSTRUCTION AND CANNOT ADJUST THE ALIGNMENT USING ALLOWABLE JOINT DEFLECTION THE CONTRACTOR SHALL INSTALL FITTINGS AS NEEDED. THE CONTRACTOR WILL BE RESPONSIBLE FOR THE PROMPT REPAIR OF DAMAGED UTILITIES, AND SHALL MAINTAIN ON SITE AN ADEQUATE SUPPLY OF REPAIR MATERIALS.  23. THE CONTRACTOR SHALL PROTECT ALL STRUCTURES, ROADS, PIPELINES, TREES, SHRUBBERY, GRASS AREAS, ETC. DURING THE PROGRESS OF THE WORK THE CONTRACTOR SHALL PROTECT ALL STRUCTURES, ROADS, PIPELINES, TREES, SHRUBBERY, GRASS AREAS, ETC. DURING THE PROGRESS OF THE WORK AND SHALL REMOVE DAILY FROM THE SITE ALL DEBRIS AND UNUSED MATERIALS.  UPON COMPLETION OF THE WORK, THE CONTRACTOR SHALL RESTORE THE SITES AS NEATLY AS POSSIBLE TO THEIR ORIGINAL CONDITION. 24. ALL BURIED STEEL RESTRAINING RODS AND BOLTS SHALL BE COATED WITH TWO COATS OF BITUMASTIC. ALL RESTRAINING RODS SHALL BE PROVIDED WITH ALL BURIED STEEL RESTRAINING RODS AND BOLTS SHALL BE COATED WITH TWO COATS OF BITUMASTIC. ALL RESTRAINING RODS SHALL BE PROVIDED WITH DOUBLE NUTS AT EACH END.  ZINC CAPS ARE ACCEPTABLE IN LIEU OF BITUMASTIC COATING.  25. REPAIR WORK SHALL BE PERFORMED TO THE SATISFACTION OF THE GOVERNING AGENCY.  REPAIR WORK SHALL BE PERFORMED TO THE SATISFACTION OF THE GOVERNING AGENCY.  26. TRAFFIC STRIPING AND MARKINGS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED IN-KIND WITH EPOXY IN ACCORDANCE WITH NJDOT STANDARDS, TRAFFIC STRIPING AND MARKINGS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED IN-KIND WITH EPOXY IN ACCORDANCE WITH NJDOT STANDARDS, AND TO THEIR ORIGINAL LAYOUT. 27. ALL SIDEWALK AREAS SHALL BE PASSABLE AND BROOM SWEPT AT THE END OF EACH WORK DAY. ALL SIDEWALK AREAS SHALL BE PASSABLE AND BROOM SWEPT AT THE END OF EACH WORK DAY. 28. DURING FLUSHING AND PRESSURE TESTING OF THE MAIN, CONTRACTOR SHALL NOT OPERATE ANY VALVES UNLESS UNDER THE DIRECT SUPERVISION OF DURING FLUSHING AND PRESSURE TESTING OF THE MAIN, CONTRACTOR SHALL NOT OPERATE ANY VALVES UNLESS UNDER THE DIRECT SUPERVISION OF THE WATER COMPANY, INCLUDING THE NEW VALVES INSTALLED ON THE WATER MAIN. 29. ALL REQUIRED DEWATERING SHALL BE INCLUDED IN THE BID PRICES. ALL REQUIRED DEWATERING SHALL BE INCLUDED IN THE BID PRICES. 30. ALL TREES, VEGETATION AND LANDSCAPING REPLACED AND/ OR REPLANTED SHALL BE GUARANTEED BY THE CONTRACTOR FOR 2 YEARS AFTER PLANTING. ALL TREES, VEGETATION AND LANDSCAPING REPLACED AND/ OR REPLANTED SHALL BE GUARANTEED BY THE CONTRACTOR FOR 2 YEARS AFTER PLANTING. 31. GUIDERAILS, FENCES, DRAINAGE PIPES, MAILBOXES, HEADWALLS AND OTHER FEATURES WHICH REQUIRE REINSTALLATION BUT ARE FOUND NOT TO BE GUIDERAILS, FENCES, DRAINAGE PIPES, MAILBOXES, HEADWALLS AND OTHER FEATURES WHICH REQUIRE REINSTALLATION BUT ARE FOUND NOT TO BE REUSABLE, OR WHICH ARE DAMAGED DURING REMOVAL, SHALL BE REPLACED WITH NEW MATERIAL AT NO ADDITIONAL COST TO THE STATE OF NEW JERSEY. 32. ONLY AUTHORIZED MTWUD PERSONNEL ARE PERMITTED TO OPERATE THE VALVES AND PERFORM WATER MAIN SHUTDOWNS.  ONLY AUTHORIZED MTWUD PERSONNEL ARE PERMITTED TO OPERATE THE VALVES AND PERFORM WATER MAIN SHUTDOWNS.  33. ALL WATER SERVICE PIPE MATERIALS SHALL BE DUCTILE IRON PIPE (DIP) CLASS 52 AND SHALL BE ENCASED IN POLYETHYLENE (8 MIL) WRAPPING, ALL WATER SERVICE PIPE MATERIALS SHALL BE DUCTILE IRON PIPE (DIP) CLASS 52 AND SHALL BE ENCASED IN POLYETHYLENE (8 MIL) WRAPPING, UNLESS OTHERWISE INDICATED.  34. ALL WATER MAIN AND SERVICES SHALL BE DISINFECTED AND PRESSURE TESTED ACCORDING TO THE MARLBORO TOWNSHIP WATER UTILITY DIVISION ALL WATER MAIN AND SERVICES SHALL BE DISINFECTED AND PRESSURE TESTED ACCORDING TO THE MARLBORO TOWNSHIP WATER UTILITY DIVISION (MTWUD) AND NJDEP RULES, REGULATIONS, AND STANDARDS UNDER THE SUPERVISION OF THE CONSULTING ENGINEER OR AUTHORIZED REPRESENTATIVE OF THE MTWUD. NEW WATER MAINS SHALL BE APPROVED ONLY AFTER ACCEPTABLE LEAKAGE, PRESSURE (200 PSI) AND BACTERIOLOGICAL TESTING HAS BEEN PERFORMED AND WRITTEN TEST RESULTS RECEIVED. BACTERIOLOGICAL TESTING SHALL ONLY BE PERFORMED BY A NEW JERSEY CERTIFIED LABORATORY AND THE TESTING SHALL INCLUDE THE FOLLOWING: THE CONTRACTOR MAY BE REQUIRED TO PERFORM ADDITIONAL TESTS TO ENSURE COMPLETE COMPLIANCE WITH NJDEP AND LOCAL HEALTH AGENCY DRINKING WATER REGULATIONS. A COMPLETE NJDEP LISTING OF ALL POTENTIAL DRINKING WATER CONTAMINANTS AND THEIR ALLOWABLE LIMITS IS AVAILABLE AT THE REQUEST OF THE CONTRACTOR.  35. WATER MAINS AND SEWERS SHALL BE SEPARATED BY A HORIZONTAL DISTANCE OF TEN (10) FEET. THE WATER AND SEWER PIPES SHALL BE SEPARATE WATER MAINS AND SEWERS SHALL BE SEPARATED BY A HORIZONTAL DISTANCE OF TEN (10) FEET. THE WATER AND SEWER PIPES SHALL BE SEPARATE TRENCHES, WITH THE SEWER AT LEAST EIGHTEEN (18) INCHES BELOW THE BOTTOM OF THE WATER MAIN. AT CROSSINGS OF SEWER AND WATER MAINS, THE SEWER SHALL ALSO BE GENERALLY AT LEAST EIGHTEEN (18) INCHES BELOW THE BOTTOM OF THE WATER MAIN. WHERE THIS IN NOT POSSIBLE, THE SEWER SHALL BE CONSTRUCTED OF DOUBLE MECHANICAL JOINTS FOR A DISTANCE OF AT LEAST TEN (10) FEET ON EITHER SIDE OF THE CROSSING. THE TOWNSHIP REQUIRES ADDITIONAL SITE-SPECIFIC PROTECTIVE WORK (SUCH AS CONCRETE ENCASEMENT) TO PROTECT THE WATER MAIN. 36. THE CONTRACTOR MUST PERFORM ALL NECESSARY TEST PITS TO ASCERTAIN AS-BUILT CONDITIONS. THE CONTRACTOR SHALL SUBMIT DETAILS OF ALL THE CONTRACTOR MUST PERFORM ALL NECESSARY TEST PITS TO ASCERTAIN AS-BUILT CONDITIONS. THE CONTRACTOR SHALL SUBMIT DETAILS OF ALL WATER MAIN RELOCATION/REPLACEMENT AND WATER MAIN CROSSING WORK FOR THE APPROVAL BY THE WATER UTILITY DIVISION.  37. THE CONTRACTOR MUST CONTACT THE LICENSED OPERATOR OF THE MARLBORO TOWNSHIP WATER UTILITY DIVISION AND THE TOWNSHIP'S DIRECTOR OF THE CONTRACTOR MUST CONTACT THE LICENSED OPERATOR OF THE MARLBORO TOWNSHIP WATER UTILITY DIVISION AND THE TOWNSHIP'S DIRECTOR OF PUBLIC WORKS BEFORE THE START OF ANY WORK IN THE VICINITY OF WATER UTILITY DIVISION WATER MAINS. A MINIMUM OF FORTY-EIGHT (48) HOURS ADVANCE NOTICE IS REQUIRED.  38. PHASE LIMITS SHOWN ON THE PLANS ARE FOR REFERENCE ONLY. ALL WATER MAIN CONSTRUCTION MUST BE COMPLETED PRIOR TO ACTIVATION OF ANY PHASE LIMITS SHOWN ON THE PLANS ARE FOR REFERENCE ONLY. ALL WATER MAIN CONSTRUCTION MUST BE COMPLETED PRIOR TO ACTIVATION OF ANY NEW SERVICES. 39. WET TAPS NOT PERMITTED ON PROPERTY UNDER MTWUD JURISDICTION. WET TAPS ARE ACCEPTABLE ON RMS SITE DOWNSTREAM OF METER PIT OUTSIDE OF WET TAPS NOT PERMITTED ON PROPERTY UNDER MTWUD JURISDICTION. WET TAPS ARE ACCEPTABLE ON RMS SITE DOWNSTREAM OF METER PIT OUTSIDE OF MTWUD JURISDICTION. 40. THE EXISTING SUPPLY WELL AT THE TREATMENT PLANT SHALL BE CAPPED IN ACCORDANCE WITH N.J.A.C. 5:23-2.17(B) UTILIZING A NEW JERSEY LICENSED THE EXISTING SUPPLY WELL AT THE TREATMENT PLANT SHALL BE CAPPED IN ACCORDANCE WITH N.J.A.C. 5:23-2.17(B) UTILIZING A NEW JERSEY LICENSED WELL DRILLER. 41. ALL WORK SHALL COMPLY WITH THE REQUIREMENTS OF THE MTWUD RULES AND REGULATIONS. ALL WORK SHALL COMPLY WITH THE REQUIREMENTS OF THE MTWUD RULES AND REGULATIONS. 42. PRESSURE TESTING & DISINFECTION OF EXISTING MAIN IS REQUIRED PRIOR TO CONNECTION TO ACTIVE PORTIONS OF THE MTWUD SYSTEM. PRESSURE TESTING & DISINFECTION OF EXISTING MAIN IS REQUIRED PRIOR TO CONNECTION TO ACTIVE PORTIONS OF THE MTWUD SYSTEM. 43. ALL MATERIAL SHALL BE INSPECTED IN FIELD PRIOR TO INSTALLATION.  ONCE INSPECTED, MATERIAL SHALL BE ASSEMBLED AND THEN REINSPECTED.  ALL MATERIAL SHALL BE INSPECTED IN FIELD PRIOR TO INSTALLATION.  ONCE INSPECTED, MATERIAL SHALL BE ASSEMBLED AND THEN REINSPECTED.  FOLLOWING REINSPECTION, 48-HOUR NOTICE IS REQUIRED PRIOR TO CONNECTION. 44. THE CONTRACTOR SHALL BE RESPONSIBLE TO NOTIFY ANY IMPACTED PROPERTY OWNERS IN THE EVENT WATER SERVICE IS DISRUPTED. THE CONTRACTOR SHALL BE RESPONSIBLE TO NOTIFY ANY IMPACTED PROPERTY OWNERS IN THE EVENT WATER SERVICE IS DISRUPTED. 45. SHOP DRAWINGS FOR ALL WATER MATERIALS INCLUDING BUT NOT LIMITED TO, METER PITS, VALVES, AND METERING EQUIPMENT SHOULD BE SUBMITTED FOR SHOP DRAWINGS FOR ALL WATER MATERIALS INCLUDING BUT NOT LIMITED TO, METER PITS, VALVES, AND METERING EQUIPMENT SHOULD BE SUBMITTED FOR APPROVAL PRIOR TO ORDERING.
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WATER LINE EXTENSION PROFILE
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WATER LINE EXTENSION PROFILE

STATION 8+00 - 16+00
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1. PREPARE SOIL BEFORE INSTALLING EROSION CONTROL MATTING (BLANKETS), INCLUDING ANY NECESSARY APPLICATION OF LIME, FERTILIZER, AND SEED. NOTE: WHEN USING CELL-O-SEED DO NOT SEED PREPARED AREA. CELL-O-SEED MUST BE INSTALLED WITH PAPER SIDE DOWN.  2. BEGIN AT THE TOP OF THE SLOPE BY ANCHORING THE BLANKET IN A 6" DEEP X 6" WIDE TRENCH WITH APPROXIMATELY 12" OF BLANKET EXTENDED BEYOND THE UP-SLOPE PORTION OF THE TRENCH. ANCHOR THE BLANKET WITH A ROW OF STAPLES/STAKES APPROXIMATELY 12" APART IN THE BOTTOM OF THE TRENCH. BACKFILL AND COMPACT THE TRENCH AFTER STAPLING. APPLY SEED TO COMPACTED SOIL AND FOLD REMAINING 12" PORTION OF BLANKET BACK OVER SEED AND COMPACTED SOIL. SECURE BLANKET OVER COMPACTED SOIL WITH A ROW OF STAPLES/STAKES SPACED APPROXIMATELY 12" APART ACROSS THE WIDTH OF THE BLANKET.  3. ROLL THE BLANKETS (A.) DOWN OR (B.) HORIZONTALLY ACROSS THE SLOPE. BLANKETS WILL UNROLL WITH APPROPRIATE SIDE  AGAINST THE SOIL SURFACE. ALL BLANKETS MUST BE SECURELY FASTENED TO SOIL SURFACE BY PLACING STAPLES/STAKES IN APPROPRIATE LOCATIONS AS SHOWN IN THE STAPLE PATTERN GUIDE. WHEN USING OPTIONAL DOT SYSTEM, STAPLES/STAKES SHOULD BE PLACED THROUGH EACH OF THE COLORED DOTS CORRESPONDING TO THE APPROPRIATE STAPLE PATTERN.  4. THE EDGES OF PARALLEL BLANKETS MUST BE STAPLED WITH APPROXIMATELY 2"-5" OVERLAP DEPENDING ON BLANKET TYPE. TO ENSURE PROPER SEAM ALIGNMENT, PLACE THE EDGE OF THE OVERLAPPING BLANKET (BLANKET BEING TM INSTALLED ON TOP) EVEN WITH THE COLORED SEAM STITCH ON THE PREVIOUSLY INSTALLED BLANKET.  5. CONSECUTIVE BLANKETS SPLICED DOWN THE SLOPE MUST BE PLACED END OVER END (SHINGLE STYLE) WITH AN APPROXIMATE  3" OVERLAP. STAPLE THROUGH OVERLAPPED AREA, APPROXIMATELY 12" APART ACROSS ENTIRE BLANKET WIDTH. NOTE: *IN LOOSE SOIL CONDITIONS, THE USE OF STAPLE OR STAKE LENGTHS GREATER THAN 6" MAY BE NECESSARY TO PROPERLY SECURE THE BLANKETS.
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CLEAN TYPE "C" FILL AS SPECIFIED IN SECTION 312000 "SITE PREPARATION AND EARTH WORKS" COMPACTED TO 95% MODIFIED PROCTOR
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AT THE COMPLETION OF THE PROJECT AND AFTER SOIL STABILIZATION
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%%USTRAW BALE SILT FILTER DETAILS
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DRAWSTRING RUNNING  THROUGH FABRIC ALONG  TOP OF FENCE

AutoCAD SHX Text
NOTE:  ANY DISTURBED AREAS NOT SCHEDULED FOR PERMANENT :  ANY DISTURBED AREAS NOT SCHEDULED FOR PERMANENT STABILIZATION WITHIN 30 DAYS SHALL RECEIVE A TEMPORARY VEGETATIVE COVER AS PER THE "STANDARD FOR TEMPORARY VEGETATIVE COVER FOR SOIL STABILIZATION" FOUND IN THE STANDARDS FOR SOIL EROSION AND STANDARDS FOR SOIL EROSION AND SEDIMENT CONTROL IN NEW JERSEY. PRIOR TO DEMOBILIZATION, CONTRACTOR SHALL PERFORM RESTORATION OF THE SITE AS NOTED ON CONTRACT DRAWINGS AND SPECIFICATIONS. MULCHING IS REQUIRED ON ALL SEEDINGS AT A RATE PER STANDARDS FOR SOIL EROSION AND SEDIMENT CONTROL IN NEW JERSEY. THIS RATE SHALL BE THE FOLLOWING: STRAW OR HAY - UNROTTED SMALL GRAIN STRAW, HAY FREE OF SEEDS,  - UNROTTED SMALL GRAIN STRAW, HAY FREE OF SEEDS, OR SALT HAY TO BE APPLIED AT THE RATE OF 1  TO 2 TONS PER  12 TO 2 TONS PER  ACRE (70 TO 90 POUNDS PER 1,000 SQUARE FEET), EXCEPT WHERE A CRIMPER IS USED INSTEAD OF A LIQUID MULCH-BINDER (TACKIFYING OR ADHESIVE AGENT), THE RATE OF APPLICATION IS 3 TONS PER ACRE.  MULCH CHOPPER-BLOWERS MUST NOT GRIND THE MULCH. HAY MULCH IS NOT GRIND THE MULCH. HAY MULCH IS  GRIND THE MULCH. HAY MULCH IS NOT RECOMMENDED FOR ESTABLISHING FINE TURF OR LAWNS DUE TO  THE PRESENCE OF WEED SEED. WOOD-FIBER OR PAPER-FIBER MULCH - SHALL BE MADE FROM WOOD,  - SHALL BE MADE FROM WOOD, PLANT FIBERS OR PAPER CONTAINING NO GROWTH OR GERMINATION  INHIBITING MATERIALS, AT THE RATE OF 1,500 POUNDS PER ACRE AND MAY BE APPLIED BY A HYDROSEEDER. THIS MULCH SHALL NOT BE MIXED IN THE TANK WITH SEED. USE IS LIMITED TO FLATTER SLOPES AND  DURING OPTIMUM SEEDING PERIODS IN SPRING AND FALL.
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CONSTRUCTION SCHEDULE WEEK 1: MOBILIZATION MOBILIZATION WEEK 2: INSTALLATION OF EROSION MEASURES INSTALLATION OF EROSION MEASURES WEEK 2: ORDER PIPE AND ACCESSORIES ORDER PIPE AND ACCESSORIES WEEK 4: INSTALL PIPE (EMPLOY DAILY COVER)/RESTORE ROAD    INSTALL PIPE (EMPLOY DAILY COVER)/RESTORE ROAD    WEEK 6: DEMOBILIZE DEMOBILIZE   
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DESCRIPTION: FILTER BAGS WILL BE USED AS AN EFFECTIVE FILTER MEDIUM TO CONTAIN SAND, SILT AND FINES WHEN TRENCH DEWATERING.  THE WETLAND FILTER BAG CONTAINS THESE MATERIALS WHILE ALLOWING THE WATER TO FLOW THROUGH THE FABRIC. INSTALLATION: WETLAND FILTER BAGS MAY REPLACE HAY BALE CORRALS DURING TRENCH DEWATERING, AT THE DISCRETION OF THE ENVIRONMENTAL INSPECTOR.  TO INSURE PROPER INSTALLATION, FILTER BAGS WILL BE PLACED ON RELATIVELY FLAT TERRAIN FREE OF BRUSH AND STUMPS TO AVOID RUPTURES AND PUNCTURES.  PROPER INSTALLATION REQUIRES CUTTING A SMALL HOLE IN THE CORNER OF THE BAG, INSERTING THE PUMP DISCHARGE HOSE, AND THEN SECURING THE DISCHARGE HOSE TO THE BAG WITH A HOSE CLAMP.  FILTER BAGS WILL BE PLACED AS FAR AWAY FROM FLOWING STREAMS AND WETLANDS AS POSSIBLE. MAINTENANCE: PRIOR TO REMOVING A BAG FROM THE HOSE, THE BAG WILL BE TIED OFF BELOW THE END OF THE HOSE ALLOWING THE BAG TO DRAIN.  DRAINAGE WILL NOT BE ALLOWED THROUGH THE INLET HOLE.  TO AVOID RUPTURE, THE BAGS WILL BE ATTENDED AND PUMPING RATES MONITORED.  ONCE THE BAG IS INFLATED TO A HEIGHT OF 4 FEET, PUMPING WILL STOP TO AVOID RUPTURE.  FILTER BAGS USED DURING CONSTRUCTION WILL BE BUNDLED AND REMOVED FOR PROPER DISPOSAL. SPECIFICATION: FILTER BAGS ARE CONSTRUCTED OF NON-WOVEN GEOTEXTILE FABRIC.  A MAXIMUM OF ONE SIX INCH DISCHARGE HOSE WILL BE ALLOWED PER FILTER BAG.  BAG CAPACITY WILL BE EXCEEDED BEYOND 2,000 GALLONS PER MINUTE.  TYPICAL BAG DIMENSIONS ARE 15 FEET BY 13.25 FEET.  TO HELP PREVENT PUNCTURES, GEOTEXTILE FABRIC WILL BE PLACED BENEATH THE FILTER BAG WHEN USED IN WOODED LOCATIONS.  UNATTENDED FILTER BAGS WILL BE ENCIRCLED WITH A HAY BALE OR SILT FENCE CORRAL.  HOSE CLAMPS WILL BE USED TO SECURE THE DISCHARGE HOSE, WIRE OR STRING WILL NOT BE USED.
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*  AS PRESCRIBED BY LOCAL ORDINANCE OR OTHER GOVERNING AUTHORITY
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 ROADWAY
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NOTE:  AS WORK PROGRESSES, A SECOND STABILIZED CONSTRUCTION ENTRANCE :  AS WORK PROGRESSES, A SECOND STABILIZED CONSTRUCTION ENTRANCE MAY BE REQUIRED.
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1" REBAR FOR  BAG REMOVAL  FROM INLET
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%%UINLET SEDIMENT CONTROL DEVICE DETAIL

AutoCAD SHX Text
1.  MUST SLOW THE STORM WATER, PROVIDE THE COARSE SEDIMENT PARTICLES A CHANCE TO SETTLE, AND PROVIDE AN AREA TO RETAIN THE PARTICLES THAT HAVE SETTLED. 2.  IN ALL CASES, INLET PROTECTION SHOULD NOT COMPLETELY CLOSE OFF THE INLET. 3.  THE PROTECTION DEVICE WILL BE DESIGNED TO CAPTURE OR FILTER RUNOFF FROM THE 1 YEAR, 24 HOUR STORM EVENT AND SHALL SAFELY CONVEY HIGHER FLOWS DIRECTLY INTO THE STORM SEWER SYSTEM. 4.  OTHER METHODS THAT ACCOMPLISH THE PURPOSE OF STORM SEWER INLET PROTECTION MAY BE USED IF APPROVED BY THE SOIL CONSERVATION DISTRICT. 5.  INSPECTIONS SHALL BE FREQUENT.  MAINTENANCE, REPAIR, AND  REPLACEMENT SHALL BE MADE PROMPTLY, AS NEEDED.  THE  BARRIER SHALL BE REMOVED WHEN THE AREA DRAINING TOWARD THE INLET HAS BEEN STABILIZED. 6.  THE CONTRACTOR SHALL INSTALL STORM SEWER INLET PROTECTION  IN ACCORDANCE WITH THE SESC IN NJ, #30, JULY 1999.
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RESTORATION DETAIL FOR BUILDING FOOTPRINTS, CHAMBERS AND TUNNELS NOT TO SCALE
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4"(MIN.) OF TOPSOIL, SEED AND JUTE SOIL EROSION MATTING (WHERE STEEP SLOPES OCCUR AND WHERE DIRECTED)
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EXISTING GROUND.  BACKFILLED AND COMPACTED TO 80% MODIFIED PROCTOR
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RESTORATION DETAIL FOR REMAINING AREAS NOT TO SCALE
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FREEHOLD SOIL CONSERVATION DISTRICT SOIL EROSION AND SEDIMENT CONTROL NOTES 1. THE FREEHOLD SOIL CONSERVATION DISTRICT SHALL BE NOTIFIED FORTY-EIGHT (48) THE FREEHOLD SOIL CONSERVATION DISTRICT SHALL BE NOTIFIED FORTY-EIGHT (48) HOURS IN ADVANCE OF ANY SOIL DISTURBING ACTIVITY. 2. ALL SOIL EROSION AND SEDIMENT CONTROL PRACTICES ARE TO BE INSTALLED ALL SOIL EROSION AND SEDIMENT CONTROL PRACTICES ARE TO BE INSTALLED PRIOR TO SOIL DISTURBANCE, OR IN THEIR PROPER SEQUENCE, AND MAINTAINED UNTIL PERMANENT PROTECTION IS ESTABLISHED. 3. ANY CHANGES TO THE CERTIFIED SOIL EROSION AND SEDIMENT CONTROL PLANS ANY CHANGES TO THE CERTIFIED SOIL EROSION AND SEDIMENT CONTROL PLANS WILL REQUIRE THE SUBMISSION OF REVISED SOIL EROSION AND SEDIMENT CONTROL PLANS TO THE DISTRICT FOR RE-CERTIFICATION. THE REVISED PLANS MUST MEET ALL CURRENT STATE SOIL EROSION AND SEDIMENT CONTROL STANDARDS. 4. N.J.S.A. 4:24-39 ET. SEQ. REQUIRES THAT NO CERTIFICATES OF OCCUPANCY BE N.J.S.A. 4:24-39 ET. SEQ. REQUIRES THAT NO CERTIFICATES OF OCCUPANCY BE ISSUED BEFORE THE DISTRICT THAT A PROJECT OR PORTION THEREOF IS IN FULL COMPLIANCE WITH THE CERTIFIED PLAN AND STANDARDS FOR SOIL EROSION AND SEDIMENT CONTROL IN NEW JERSEY AND A REPORT OF COMPLIANCE HAS BEEN ISSUED.  UPON WRITTEN REQUEST FROM THE THE APPLICANT, THE DISTRICT MAY ISSUE A REPORT OF COMPLIANCE WITH CONDITIONS ON A LOT-BY-LOT OR SECTION-BY-SECTION BASIS, PROVIDED THAT THE PROJECT OR PORTION THEREOF IS IN SATISFACTORY COMPLIANCE WITH THE SEQUENCE OF DEVELOPMENT AND TEMPORARY MEASURES FOR SOIL EROSION AND SEDIMENT CONTROL HAVE BEEN IMPLEMENTED, INCLUDING PROVISIONS FOR STABILIZATION AND SITE WORK. 5. ANY DISTURBED AREAS THAT WILL BE LEFT EXPOSED MORE THAN SIXTY (60) DAYS, ANY DISTURBED AREAS THAT WILL BE LEFT EXPOSED MORE THAN SIXTY (60) DAYS, AND NOT SUBJECT TO CONSTRUCTION TRAFFIC, WILL IMMEDIATELY RECEIVE A TEMPORARY SEEDING. IF THE SEASON PREVENTS THE ESTABLISHMENT OF TEMPORARY COVER, THE DISTURBED AREAS WILL BE MULCHED WITH STRAW, OR EQUIVALENT MATERIAL, AT A RATE OF 2 TO 2 ½ TONS PER ACRE, ACCORDING TO TONS PER ACRE, ACCORDING TO STATE STANDARD FOR STABILIZATION WITH MULCH ONLY. 6. IMMEDIATELY FOLLOWING INITIAL DISTURBANCE OR ROUGH GRADING, ALL CRITICAL IMMEDIATELY FOLLOWING INITIAL DISTURBANCE OR ROUGH GRADING, ALL CRITICAL AREAS SUBJECT TO EROSION (I.E. SOIL STOCKPILES, STEEP SLOPES AND ROADWAY EMBANKMENTS) WILL RECEIVE TEMPORARY SEEDING IN COMBINATION WITH STRAW MULCH OR A SUITABLE EQUIVALENT, AND A MULCH ANCHOR, IN ACCORDANCE WITH STATE STANDARDS. 7. A SUB-BASE  COURSE WILL BE APPLIED IMMEDIATELY FOLLOWING ROUGH GRADING A SUB-BASE  COURSE WILL BE APPLIED IMMEDIATELY FOLLOWING ROUGH GRADING AND INSTALLATION OF IMPROVEMENTS TO STABILIZE STREETS, ROADS, DRIVEWAYS, AND PARKING AREAS. IN AREAS WHERE NO UTILITIES ARE PRESENT, THE SUB-BASE SHALL BE INSTALLED WITHIN FIFTEEN (15) DAYS OF PRELIMINARY GRADING. 8. THE STANDARD FOR STABILIZED CONSTRUCTION ACCESS REQUIRES THE THE STANDARD FOR STABILIZED CONSTRUCTION ACCESS REQUIRES THE INSTALLATION OF A PAD OF CLEAN CRUSHED STONE AT POINTS WHERE TRAFFIC WILL BE ACCESSING THE CONSTRUCTION SITE. AFTER INTERIOR ROADWAYS ARE PAVED, INDIVIDUAL LOTS REQUIRE A STABILIZED CONSTRUCTION ACCESS CONSISTING OF ONE INCH TO TWO INCH (1” – 2”) STONE FOR A MINIMUM LENGTH OF TEN FEET 2”) STONE FOR A MINIMUM LENGTH OF TEN FEET ) STONE FOR A MINIMUM LENGTH OF TEN FEET (10’) EQUAL TO THE LOT ENTRANCE WIDTH. ALL OTHER ACCESS POINTS SHALL BE ) EQUAL TO THE LOT ENTRANCE WIDTH. ALL OTHER ACCESS POINTS SHALL BE BLOCKED OFF. 9. ALL SOIL WASHED, DROPPED, SPILLED, OR TRACKED OUTSIDE THE LIMIT OF ALL SOIL WASHED, DROPPED, SPILLED, OR TRACKED OUTSIDE THE LIMIT OF DISTURBANCE OR ONTO PUBLIC RIGHT-OF-WAYS WILL BE REMOVED IMMEDIATELY. 10. PERMANENT VEGETATION IS TO BE SEEDED OR SODDED ON ALL EXPOSED AREAS PERMANENT VEGETATION IS TO BE SEEDED OR SODDED ON ALL EXPOSED AREAS WITHIN TEN (10) DAYS AFTER FINAL GRADING. 11. AT THE TIME THAT SITE PREPARATION FOR PERMANENT VEGETATIVE STABILIZATION AT THE TIME THAT SITE PREPARATION FOR PERMANENT VEGETATIVE STABILIZATION IS GOING TO BE ACCOMPLISHED, ANY SOIL THAT WILL NOT PROVIDE A SUITABLE ENVIRONMENT TO SUPPORT ADEQUATE VEGETATIVE GROUND COVER SHALL BE REMOVED OR TREATED IN SUCH A WAY THAT IT WILL PERMANENTLY ADJUST THE SOIL CONDITIONS AND RENDER IT SUITABLE FOR VEGETATIVE GROUND COVER. IF THE REMOVAL OR TREATMENT OF THE SOIL WILL NOT PROVIDE SUITABLE CONDITIONS, NON-VEGETATIVE MEANS OF PERMANENT GROUND STABILIZATION WILL HAVE TO BE EMPLOYED.  12. IN ACCORDANCE WITH THE STANDARD FOR MANAGEMENT OF HIGH ACID PRODUCING IN ACCORDANCE WITH THE STANDARD FOR MANAGEMENT OF HIGH ACID PRODUCING SOILS, ANY SOIL HAVING A PH OF 4 OR LESS OR CONTAINING IRON SULFIDES SHALL BE ULTIMATELY PLACED OR BURIED WITH LIMESTONE APPLIED AT THE RATE OF 10 TONS/ACRE, (OR 450 LBS/1,000 SQ FT OF SURFACE AREA) AND COVERED WITH A MINIMUM OF 12" OF SETTLED SOIL WITH A PH OF 5 OR MORE, OR 24" WHERE TREES OR SHRUBS ARE TO BE PLANTED. 13. CONDUIT OUTLET PROTECTION MUST BE INSTALLED AT ALL REQUIRED OUTFALLS CONDUIT OUTLET PROTECTION MUST BE INSTALLED AT ALL REQUIRED OUTFALLS PRIOR TO THE DRAINAGE SYSTEM BECOMING OPERATIONAL. 14. UNFILTERED DEWATERING IS NOT PERMITTED. NECESSARY PRECAUTIONS MUST BE UNFILTERED DEWATERING IS NOT PERMITTED. NECESSARY PRECAUTIONS MUST BE TAKEN DURING ALL DEWATERING OPERATIONS TO MINIMIZE SEDIMENT TRANSFER. ANY DEWATERING METHODS USED MUST BE IN ACCORDANCE WITH THE STANDARD FOR DEWATERING. 15. SHOULD THE CONTROL OF DUST AT THE SITE BE NECESSARY, THE SITE WILL BE SHOULD THE CONTROL OF DUST AT THE SITE BE NECESSARY, THE SITE WILL BE SPRINKLED UNTIL THE SURFACE IS WET, TEMPORARY VEGETATIVE COVER SHALL BE ESTABLISHED OR MULCH SHALL BE APPLIED AS REQUIRED BY THE STANDARD FOR DUST CONTROL. 16. STOCKPILE AND STAGING LOCATIONS ESTABLISHED IN THE FIELD SHALL BE PLACED STOCKPILE AND STAGING LOCATIONS ESTABLISHED IN THE FIELD SHALL BE PLACED WITHIN THE LIMIT OF DISTURBANCE ACCORDING TO THE CERTIFIED PLAN. STAGING AND STOCKPILES NOT LOCATED WITHIN THE LIMIT OF DISTURBANCE WILL REQUIRE CERTIFICATION OF A REVISED SOIL EROSION AND SEDIMENT CONTROL PLAN. CERTIFICATION OF A NEW SOIL EROSION AND SEDIMENT CONTROL PLAN MAY BE REQUIRED FOR THESE ACTIVITIES IF AN AREA GREATER THAN 5,000 SQUARE FEET IS DISTURBED. 17. ALL SOIL STOCKPILES ARE TO BE TEMPORARILY STABILIZED IN ACCORDANCE WITH ALL SOIL STOCKPILES ARE TO BE TEMPORARILY STABILIZED IN ACCORDANCE WITH SOIL EROSION AND SEDIMENT CONTROL NOTE #6. 18. THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR ANY EROSION OR THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR ANY EROSION OR SEDIMENTATION THAT MAY OCCUR BELOW STORMWATER OUTFALLS OR OFFSITE AS A RESULT OF CONSTRUCTION OF THE PROJECT.
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NOTE: ALL SPECIMEN TREES AS SHOWN ON THE PLANS TO REMAIN ARE TO BE PROTECTED DURING CONSTRUCTION. THE CONTRACTOR SHALL INSTALL SNOW FENCING AT THE DRIP  LINE OF EACH SPECIMEN TREE BEFORE WORKING IN THE VICINITY OF THE TREE, AS DIRECTED BY THE ENGINEER.
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These documents are pending and will be submitted under separate 
cover, and inserted into this Appendix.  
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These documents are pending and will be submitted under separate 
cover, and inserted into this Appendix.  
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{Wt

WHEREAS, pursuant to N.J.S.A. 40A:12-14, the Lessor has the power to 
lease any real property for a public purpose through negotiated agreement; 
and

WHEREAS, the Lessor has determined that it would serve a public purpose 
and be to the benefit of the health and welfare of Marlboro Township's 
citizens for the Lessor to offer a new lease agreement to the Lessee for the 

^benefit of its residents in order to use and occupy the Park for, in part, 
lA Affordable housing purposes within the Township of Marlboro; and

WHEREAS, the continued leasing of the Park would be in furtherance of 
the Lessor's commitment, in part, to provide affordable housing within the 
Township of Marlboro; and

WHEREAS, pursuant to N.J.S.A. 4OA:12 — 14(c) the following findings are
made:

;
SvCbnsideration: $1,500 per month for the 351 year 

$2,500 per month for the 2nd year 
CPI increase for years 3-30

D

Midway Mobile Homeowners' Association, Inc.Lessee:

Affordable HousingPublic purpose:

j Number of persons 
i V_/Benefiting:

Location:

Term:

25 residential units

Hamilton Park, Block HI, Lot <13
!

30 years

Responsible agency; The Marlboro Township Affordable Housing Agency

NOW, THEREFORE, BE AND IT IS HEREBY ORDAINED, by the Township Council of 
the Township of Marlboro, County of Monmouth and State of New Jersey that:

The Mayor is hereby authorized to execute the 2010 Lease agreement 
which pertains to municipal property located at Block 147, Lot 43 on the 
Official Tax Map of the Township of Marlboro, Monmouth County, New Jersey, 
commonly known as Hamilton Park, for affordable housing purposes in the 
Township of Marlboro; and

1.

!

2. The Mayor and Township Clerk are hereby authorized and directed to 
execute and witness, any documents which may be required to effectuate the 
lease of real property located at Block 147, Lot 43 on the Official Tax Map 
of the Township of Marlboro, Monmouth County, New Jersey; and

!

BE IT FURTHER ORDAINED, that if any section, paragraph, subsection, 
clause or provision of this Ordinance shall be adjudged by the courts to be



invalid, such adjudication shall apply only to the section paragraph, 
subsection, clause or provision so adjudicated, and the remainder of the 
Ordinance shall be deemed valid and effective.

BE IT FURTHER ORDAINED, that any ordinances or parts thereof in conflict 
with the provisions of this Ordinance are repealed to the extent of such 
conf1ict.

FJE IT FURTHER ORDAINED, that this Ordinance shall lake effect upon 
passage and publication in accordance with applicable law.

i
i

PASSED: August 24, 2010

ADOPTED: September 16, 2010

7
ALIDA MANCO, 
MUNICIPAL CLERK

i
i

I

:t
:



Township of Marlboro 
Department of Community Development 
Division of Zoning/Code Enforcement 

1979 Township Drive 
Marlboro, New Jersey 07746 

(732) 536-0200 ext. 1240 
(732) 536-7784 fax 

www.zoning@marlboro-nj.gov 
 

Sarah Paris 
Zoning/Code Enforcement Officer 
 

 Annual Site Inspection 
Inspection Date:  May 7, 2018 
 
Name:  Hamilton Park a/k/a/ Midway Mobile Homeowner’s Association    
Block:  147    Lot:  43     Address:  Spring Valley Road, Morganville, NJ  07751 
 
Address   Owner       Shed    
 
10 Council Drive  Susan Evans          10’ x 12’ 
Observed:  SHED DOOR OPEN. TRAMPOLINE IN YARD. LADDER IN PARKING AREA. 
KIDS TOYS IN PARKING AREA. SKIRTING BROKEN 
 
Violation of Lease Agreement Article VII 7.1h re:  skirting. 
 
11 Council Drive  Debra Gates           9’ x12’ and 10’ x 10’ 
Observed:  NO VIOLATIONS OBSERVED 
 
 
12 Council Drive  Rebecca & Richard Ellis -   Sheds  7’ x 8’ and 10’ x 12’  
Observed:  MAKE-SHIFT COVERED DECK 
 
Violation  
 
14 Council Drive  Robert & Roxanne Fetyko         3’ x 4’ and 10’ x 12’      
Observed: BROKEN SKIRTING. EXTENSTION CORD FROM PORCH LIGHT TO YARD. 
NO ROOF SHINGLES. NO BACK STAIRS. SILVER HYUNDAI IN PARKING AREA – NON 
FUNCTIONAL, FLAT TIRE, FRONT END DAMAGE, FILLED WITH CLOTHING & TRASH 
(USED FOR STORAGE) 
 
Violation of Lease Agreement Article VII, 7.1h – Skirting 
Article VII 7.1 a– “All automobiles must be registered and in working order”. 
 
15 Council Drive  Donna Cashell          5’ x 7’ and 10’ x 10’ 
Observed:  SKIRTING BROKEN / MISSING. NO STEPS TO BACK DOOR. BACK DOOR 
MISSING. HIGH GRASS / WEEDS. 2 SHEDS. ½ MISSING FRONT DOOR SCREEN. TRASH 
THROUGHOUT YARD. DECK DEMOLOSHED / COLLPASING 

 

http://www.zoning@marlboro-nj.gov/


Violation Lease Agreement Article VII 7.1h re:  skirting. 
 
 
16 Council Drive  ROBERT FETYKO, JR.        16’ x 18’ 
(In 1988 a 6’ x 12’ addition to trailer was approved with a building permit) 
 
Observed:  USING SHED AS A RESIDENCE ??   OPTIMUM CABLE WIRE RUN FROM 
UTILITY BOX ACROSS ROAD 
 
Violation  
 
17 Council Drive  Deborah Perna            8’ x 12’ 
Observed:  PAVER PATIO IN FRONT. TRASH PILES USED TO DETERMINE PARKING 
AREAS 
 
Violation  
 
18 Council Drive  Cheryl Green’s unit –Gifted - NO CCO – NOT PERMITTED 
Observed:  NO SKIRTING / BROKEN. EXTENSION CORD RUNNING FROM HOUSE. HIGH 
GRASS / BRANCHES 
 
Violation of Lease Agreement Article VII 7.1h re:  skirting. 
 
19 Council Drive  Deborah Pietz      8’ x12’ 
Observed:   SKIRTING BROKEN / MISSING  
 
Violation Lease Agreement Article VII 7.1h re:  skirting.  
 
  
21 Council Drive  Marc Layton             10’ x 10’ and 10’ x 22’  
                 10’ x 17’ Deck Permit 
Observed:  NO VIOLATIONS NOTED 
 
 
 
23 Council Drive  William Wardell Sr.            15’ x 15’ 
Observed:  DOOR OPEN. SHED WITH BROKEN WINDOW. HOUSE OPEN / NOT SECURED                                                   
 
Violation of  
 
1 Stonehenge Way  Judith Kahn      8’ x 12’ 
Observed:  SKIRTING BROKEN / MISSING. TREES CUT,  TOILET BOWL IN BACKYARD  
 
Violation Lease Agreement Article VII 7.1h re:  skirting. 
 
 
3 Stonehenge Way Zachary Blend             15’ x16’ 
Observed: SKIRTING MISSING. SHED FALLING APART. HIGH GRASS / WEEDS 
 
Violation of  
 



 
 
 
 
5 Stonehenge Way Dolores Petti      12’ x 20’  
          18’ x 12’ addition approved 
Observed:  SKIRTING BROKEN / MISSING 
 
Violation of Lease Agreement Article VII 7.1h re:  skirting. 
 
6 Stonehenge Way Homeowners Association    Handicapped Ramp 
 
Observed:   SKIRTING MISSING / BROKEN. HIGH GRASS / WEEDS 
 
Violation of Lease Agreement Article VII 7.1h re:  skirting. 
 
7 Stonehenge Way Jesse & Sharon Newell        7’ x 8’  and 8’ x 12’ 
Observed:  POND IN FRONT YARD. MULTIPLE TABLES / CHAIRS IN YARD. GOODLY 
AMOUNT OF TRASH  / JUNK IN YARD. SHED ??. 
 
Violation of 
 
8 Stonehenge Way Albert & Paula Coretskie    9’ x 9’  
Observed: SKIRTING / WOOD FALLING. TIRE IN FRONT YARD. SHED  

 
Violation of Lease Agreement Article VII 7.1h re:  skirting 

 
 
9 Stonehenge Way  Marie Fetyko     8’ x 9’ and 10.5’ x 8’ 
           Front and rear decks approved 
Observed:  POOL. HIGH GRASS / WEEDS. SKIRTING BROKEN / MISSING. SHED ?? 
 
Violation of Lease Agreement Article VII 7.1h re:  skirting 
 
10 Stonehenge Way  Chris Sherman     10’ x 12’ and 10’ x 10’ 
Observed:   2 SHEDS. HOUSE LOOKS WELL KEPT – NO VIOLATIONS 
 
 
12 Stonehenge Way  Thomas Madden               10’ x 12’ 
Observed:   SKIRTING BROKEN / MISSING. NO STAIRS TO BACK DOOR. NO BACK 
RAILING TO FRONT STEPS TO PREVENT FALLING. EXTENSION CORD RUNNING 
FROM HOUSE TO 14 STONEHENGE  
 
Violation of Lease Agreement Article VII 7.1h re:  skirting 
 
 
 
 
 
 



 
 
14 Stonehenge Way     Estate of Fred Tucker       VACANT         None 
Observed:  SAME CONDITION AS LAST YEAR. DOORS OPEN. RED DODGE TRUCK IN 
DRIVEWAY- FLAT TIRE. DECK FALLEN APART – RECEIVING ELECTRIC FROM 12 
STONEHENGE????  WHO IS LIVING HERE??? 
 
Violation of Section 278-6 Vacant Structures and Land –“shall be maintained in clean, safe, secure...so 
as not to cause a blighting problem…” . Article VII 7.1 a– “All automobiles must be registered and in 
working order”. 
 
15 Stonehenge Way  Roberta Petrow          17’ x 14’ 
Observed:   
NO VIOLATIONS OBSERVED. 
 
 
17 Stonehenge Way   William Pitt -  VACANT        12’ x 25’ and 15’ x 20 
Observed:   GARAGE & SHED. SKIRTING & SHUTTERS FALLING. HIGH GRASS / WEEDS 
 
Violation of Section 278-6 Vacant Structures and Land –“shall be maintained in clean, safe, secure...so 
as not to cause a blighting problem…”  
 
 
19 Stonehenge Way  Ann & Gregory Cordier        (2) @ 8’ x 12’ 
    Permits also issued for handicapped ramp and patio room 
Observed:   WHITE DOG. 2 SHEDS. HIGH GRASS 
 
Violation  
 
21 Stonehenge Way  VACANT       No Shed 
Observed:    SKIRTING HAS HOLES & GAPS.   PILE OF SIDING IN REAR YARD. TRASH 
THROUGHOUT YARD & FRONT STEPS. HIGH GRASS / WEEDS.   
 
Lease Agreement Article VII 7.1h re:  skirting 
 
23 Stonehenge Way   Linda Evans       10’ x 12’ shed 
Observed:  SKIRTING HAS HOLES IN IT. 
 
 Lease Agreement Article VII 7.1h re:  skirting   
 
 
 
 
 















































 

 

Appendix Q:  
Low and Moderate Income Split Table 
 
  



Marlboro Township Prior Round Obligation
Project Number of Units Low Mod Very Low 1 Bedroom 2 Bedroom 3 bedroom
Buckdale 9 5 4 1 1 6 2
Camelot (Entron) 50 25 25 0 10 25 15
Camelot II/West (Bluh & Batelli) 50 25 25 7 10 30 10
Northpointe/OHAD 63 32 31 8 12 38 13
El at Marlboro 79 (Lennar) 56 27 27 8 11 33 12
Weitz 9A/9B (Pallu/Ashbel) 102 51 51 14 20 61 21
Kaplan - Glenbrook 80 23 57 0 0 80 0
Hamilton Mobile Home Park* 25 3 6 TBD TBD 5 4
Pointe De Jardin** 101 28 70 0 0 84 14
Sunrise Assisted Living*** 6 6 0 6 6 0 0
FSP/Solana Assisted Living*** 9 9 0 9 9 0 0
Renaissance/Sunset Park*** 14 14 0 14 14 0 0
Advancing Opportunities Group Home - 7 Newton 3 3 0 3 3 0 0
Advancing Opportunities Group Home - 8 Center 3 3 0 3 3 0 0
New Horizons in Autism (6 Spencer Circle) 4 4 0 4 4 0 0
Easter Seals Taylor (28 Taylor Road) 4 4 0 4 4 0 0
Easter Seals Vassar (20 Vassar Place) 3 3 0 3 3 0 0
Easter Seals Stratford (277 Stratford Place) 3 3 0 3 3 0 0
EIHAB Human Services (477 Union Hill Road) 5 5 0 5 5 0 0
Morganville Group Home (7 West Court) 3 3 0 3 3 0 0
EIHAB Human Services (1 Eaton Court) 4 4 0 4 4 0 0
Center for Family Support (2 East Frances Ave) 3 3 0 3 3 0 0
Renaissance Health Network (192 Route 79 North) 10 10 0 10 10 0 0
NJID / CARE (5 Wabash Road) 4 4 0 4 4 0 0
New Hope/Discovery 60 60 0 60 60 0 0
Mattie House 5 5 0 5 5 0 0
Mattie House Expansion 8 8 0 8 8 0 0
Marlboro Township Third Round Obligation
Marlboro Motor Lodge 91 47 44 13 81 10 0
M&M 40 20 20 6 8 24 8
Bathgate / MDG Marlboro Green 20 10 10 2 4 12 4
Wildflower 153 76 77 23 9 95 49
Wildflower II 103 52 51 13 7 64 32
Scattered Site Redevelopment 160 80 80 21 32 96 32
Group Home Program 50 50 0 50 50 0 0
State Hospital Group Home 6 6 0 6 6 0 0
Hamilton Park (Extension of Controls)* 25 3 6 TBD TBD 5 4
Pointe De Jardin (Extension of Controls)** 100 28 70 0 0 84 14
Total 1435 742 654 323 412 752 234
Constructed Developments - Bedroom Allocation*** 
Project Number of Units Low Mod Very Low
Hamilton Mobile Home Park 25 3* 6* TBD*

- 1 Bedroom - - -
- 2 Bedroom 2* 3* -
- 3 bedroom 1* 3* -

Pointe De Jardin 101 28** 70** 0
- 1 Bedroom 0 0 0
- 2 Bedroom 23 61 0
- 3 bedroom 5 9 0

Camelot (Entron) 50 25 25 0
- 1 Bedroom 5 5 0
- 2 Bedroom 12 13 0
- 3 bedroom 8 7 0

Kaplan - Glenbrook 80 23 57 0
- 1 Bedroom 0 0 0
- 2 Bedroom 23 57 0
- 3 bedroom 0 0 0

* Available records are incomplete.
** Available records are incomplete and do not provide information for 2 of the units. 
*** As group homes are typically all low or very low-income and credited differently (by bedroom), and as assisted living 
facilities are credited by Medicaid bed, respectively, these types of units have not been analyzed in the table above; 
however, additional information can be provided if required.



 

 

Appendix R:  
Crediting Documentation for Projects 



























































TOWNSHIP OF MARLBORO  
ZONING BOARD OF ADJUSTMENT 

RESOLUTION OF MEMORIALIZATION 
MONMOUTH COUNTY, NEW JERSEY 

BIFURCATED PRELIMINARY AND FINAL  
MAJOR SUBDIVISION APPROVAL   

 
            Approved:    May 28, 2019 

                                                 Memorialized:    July 9, 2019 
  
MATTER OF:  BUCKDALE, LLC   
 
APPLICATION NO.: ZB 18-6683 
 
 WHEREAS, an application for bifurcated preliminary and final major subdivision 

approval has been made to the Marlboro Township Zoning Board of Adjustment (hereinafter 

referred to as the “Board”) by Buckdale, LLC (hereinafter referred to as the “Applicant”) on lands 

known and designated as Block 355, Lot 6 (24 School Road East), Lots 7 and 8 (Buckley Road), 

and Lot 11 (19  South Main Street) as depicted on the Tax Map of the Township of Marlboro 

(hereinafter “Township”), and more commonly known as 55 Willow Lane in the C-2 

(Neighborhood Commercial) Zone; and 

 WHEREAS, a public hearing was held before the Board on May 28, 2019 with regard to this 

application; and 

 WHEREAS, the Board has heard testimony and comments from the Applicant and with the 

public having had an opportunity to be heard; and 

 WHEREAS, a complete application has been filed, the fees as required by Township 

Ordinance have been paid, and it otherwise appears that the jurisdiction and powers of the Board have 

been properly invoked and exercised; and 

 WHEREAS, the following exhibits were marked into evidence: 

A – 1               Application for Hearing  
  
A – 2  Petition on Appeal 
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A – 3  Denial 
 
A – 4  Indemnification and Hold Harmless Agreement  
 
A – 5   Disclosure Statement 
 
A – 6  Tax Collector's Certification  
 
A – 7             Affidavit of Service  
 
A – 8  Affirmation of Local Pay to Play Ordinance 
 
A – 9 Conflict & Contribution Disclosure 
 
A – 10  Owner’s Affidavit of Authorization and Consent 
 
A – 11 Notice to Adjoining Property Owners 
 
A – 12 List of Property Owners within 200 feet 
 
A – 13 Certified White Receipts and Green Cards 
 
A – 14  Affidavit of Publication 
 
A – 15   Check List for Bulk & Use variances  
 
A – 16  W-9 
  
A – 17  Preliminary & Final Major Subdivision Plan prepared by Carolyn A.  

   Feigin, P.E. dated 3/13/19 dated 3/8/18, consisting of 16 pages  
 

A – 18  Environmental Impact Report prepared by DW Smith Associates, LLC,  
   dated 12/19/18 consisting of 80 pages 
  

A – 19  ZB 18-6648 Resolution approved 9/4/18, memorialized 12/11/18   
  consisting of 11 pages  
 
A – 21   Review letter prepared by Chris Weltner, Fire Official, dated  
                    5/28/19 consisting of 1 page. 
 
A – 23   Review letter prepared by Laura Neumann, P.E., P.P., CME  
                     Associates, dated 5/17/19 consisting of 14 pages 
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 NOW, THEREFORE, does the Marlboro Township Zoning Board of Adjustment make the 

following findings of fact and conclusions of law with regard to this application:  

1. The subject properties contain 11.3 acres and collectively constitute a corner tract 

within the  C-2 Zone District with road frontages as follows:  approximately 100 feet along School 

Road East, approximately 1,173 feet along Buckley Road to the east, approximately 175 feet along 

NJ State Highway Route 18 to the south and 316 feet along NJ State Highway Route 79 to the west.  

The subject property is currently improved with two (2) existing dwellings and associated accessory 

buildings/structures associated with the residential/agricultural use of the properties.  Access is 

provided via both NJ State Highway Route 79 as well as Buckley Road.  A slope and drainage 

easement, approximately 13 feet wide, is located on-site along the Buckley Road site frontage. 

2. The Applicant was previously granted bifurcated use variance relief on December 11, 

2018 permitting the removal of all existing site improvements and for the construction of a single-

family residential and townhouse development consisting of 26 single-family residential lots and 19 

townhome lots.  Nine (9) affordable townhouse units were included within the nineteen (19) overall 

townhouse units. Access was approved via two (2) full-movement drives along the Buckley Road site 

frontage with interior cul-de-sac roadways.  Access was prohibited from School Road East, Route 18 

and Route 79.  All units were approved with individual driveways and 21 on-street parking spaces 

were also provided near the proposed townhouse units.  Two (2) areas for stormwater management 

were depicted along the Buckley Road site frontage and perimeter/buffer landscaping was also 

depicted along the site property lines.  Many of the indicated single-family dwelling footprints were 

depicted with zero setback along a side property line with a 10-foot separation distance between 

adjoining dwellings. 

3. The Applicant has now entered into a Settlement Agreement with the Township 

dated March 20, 2019.  The Settlement Agreement contemplates the subject property being 



 4 

developed as an inclusionary community which contains a maximum of 45 units, including a 20% 

set aside for low and moderate income units.   

4. The Applicant is now seeking bifurcated preliminary and final major subdivision 

approval permitting the removal of all existing site improvements and constructing a single-family 

residential development consisting of 26 single-family residential lots and 19 townhouse lots 

which are inclusive of 9 low and moderate income affordable townhouse units.   

5. Access is proposed via two full movement drives along the Buckley Road site 

frontage with interior cul-de-sac roadways with access being prohibited from School Road East, 

Route 18 and Route 79.  An emergency access, however, is proposed along Route 79.  All units, 

with the exception of the affordable units, were initially proposed with individual driveways.  

Twenty-one (21) off-street parking spaces are also provided near the townhouse units.  Two 

proposed lots are proposed for stormwater management and are located along the Buckley Road 

site frontage.  Perimeter buffer landscaping is also proposed along the property lines.  Municipal 

water and sanitary sewer service are proposed to service all units.   

6.  Counsel for the Applicant, Salvatore Alfieri, Esq., explained that the Applicant had 

previously received bifurcated use variance relief permitting the proposed development.  He 

further stated that the development was intended to assist the Municipality in satisfying its 

constitutionally mandated affordable housing obligations.  Mr. Alfieri further noted that the 

Applicant and Township had entered into a Settlement Agreement and that the proposed 

development was consistent with the Settlement Agreement.   

7. The Applicant’s engineer, Carolyn Feigin, P.E., stated that the Applicant was 

proposing to construct an inclusionary development on a tract of land containing 11.3 acres within 

the C-2 Zone.  She noted that the Applicant had previously received bifurcated use variance relief 

permitting the use.  She further stated that the Applicant was proposing to construct 26 single-
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family detached homes.  Ms. Feigin further testified that each proposed single-family lot would 

contain at least 4,000 sq. ft. which complied with the terms of the Settlement Agreement.  She 

further stated that the Applicant was proposing 19 townhouse units which would be located within 

four (4) separate buildings.  Ms. Feigin stated that each townhouse building would be on a lot of 

at least 3,458 sq. ft. which also complied with the lot area requirements of the Settlement 

Agreement.  She explained that 9 of the townhouse units would be deed restricted for low and 

moderate income housing.   

8. Ms. Feigin also testified that the development would be serviced by two entrances 

located off Buckley Road as well as two cul-de-sacs.  The cul-de-sac located off of Route 79 would 

also have an emergency access.   

9. Ms. Feigin further stated that all Residential Site Improvements Standards (RSIS) 

requirements would be satisfied.  This included the use of a 24 ft. wide cartway as well as cul-de-

sac bulb.  She also noted that all RSIS parking requirements had been satisfied wherein 124 spaces 

are required, 127 spaces are being provided.   

10. In response to questions from the Board, Ms. Feigin stated that all UHAC 

regulations would be satisfied concerning the bedroom distribution of the affordable housing units.  

She testified that there would be two one-bedroom units, five two-bedroom units, as well as two 

three-bedroom units.  Ms. Feigin also stipulated that a Developer’s Agreement would be executed 

which would delineate the distribution of low, very low and moderate income unit splits.   

11. Ms. Feigin also testified that the following bulk variance relief was necessary: 

  a.  Section 220-35C(4) – No paved terrace or driveway shall be permitted closer  
       than 5 feet to any side or rear property line; lots 6.02, 6.12, 6.13, 7.02, 7.04,  
       8.02, 8.15 and 8.17 appear to propose driveways within 5 feet of a side   
       property line which should be verified with the Board.   
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  b.  Section 220-34D(24)(e) – The maximum grade for laws more than 5 feet from  
       a building shall be 25% (4:1); 33% (3.1) is proposed along the stormwater   
       basins. 
 
  c.  Section 220-95A – Open fences not to exceed 3 feet in height are permitted  
       within a front  yard area; a 4 foot high split rail fence with wire mesh is  
       proposed within front yard areas for the stormwater basin Lot 8.01 and along  
       the retaining wall on Lot 6.01. 
 
  d.  Section 220-97B -  Each off street parking space shall measure not less than  
      10 feet by 20 feet; 9 feet by 18 feet on-street parking spaces appear proposed. 
 
  e.  Section 220-164 – The light intensity provided at ground level shall be a  
       minimum of 0.3 footcandles anywhere in the areas to be illuminated; lighting  
       levels below 0.3 footcandles are proposed near the center point of the Road B  
       cul-de-sac bulb.   
 
  f.  Section 220-165B – Side lot lines shall not deviate more than 10 degrees from  
      either the right angle of a straight street or the radial of a curved street; side lot  
      lines between Lots 6.02/6.03, 7.01/7.02, 7.02/7.03, 7.03/7.04, 7.04/7.05,  
      7.05/7.06, 7.01/7.06, 8.02/8.03 and 8.17/8.18 appear to not comply. 
  g.  Section 220-165C -Each lot must front upon an approved public street at least  
       50 feet in width; Roads A, B and C to be dedicated as public right-of-way  
       proposed a 40 foot wide right-of-way width. 
 
  h.  Section 220-169A – Detached single-family dwellings shall have a minimum  
       two-car garage, minimum 400 s.f. and shall provide a minimum 20 foot wide  
       driveway; the proposed single-family dwellings propose an apparent one-car  
       garage with an 18 foot wide driveway. 
 
  i.  Section 220-169H(1) – Circulation aisle width of 25 feet minimum required  
      along 90 degree parking; a 24 foot wide cart way width is proposed for Road A  
      along the proposed parking areas. 
 

12. Ms. Feigin then testified that the Applicant would comply with all recommendations 

contained in the technical report issued by the Board Engineer and Planner. 

13. In response to further questions, Ms. Feigin testified that the Applicant would work 

with the Board Planner/Engineer to provide additional buffer area on the proposed cul-de-sac at the 

Route 79 right-of-way as well as confirm the adequacy of the buffers along the southerly stormwater 

basins.  She further stated that the Applicant would comply with all recommendations contained in 

the May 28, 2019 report from the Township Fire Bureau.  Ms. Feigin also stated that a traffic report 
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had been submitted to the Applicant which identified the peak hours as being between 7 a.m. to 9 

a.m. and 4 p.m. to 6 p.m.  She stated that less than 60 trips would be generated during the peak hour 

which was acceptable and could be accommodated in the subject area.  She also stated that one lot 

would be dedicated to the Township as open space which could be used as a tot lot or a sports court. 

14. The Applicant’s Planner, Christine Cofone, P.P., AICP, testified that the Applicant 

had previously received bifurcated use variance relief for the subject development.  Ms. Cofone stated 

that she was now testifying in order to confirm that the negative criteria remained satisfied with regard 

to the request for preliminary and final major subdivision approval.  Ms. Cofone testified that the 

development was essentially identical to what had been contemplated at the time use variance relief 

had been granted.  She noted that some relief appeared necessary due to inconsistencies between the 

Township’s Ordinance and the RSIS.  In discussions with the Board, the Applicant then agreed to 

provide driveways for all units thereby eliminating the need for any dumpsters.  The Applicant 

specifically stated that there would be at least a one-car garage for every unit.  Ms. Cofone further 

reiterated that the subject development was intended to be consistent with the Settlement Agreement 

with the Township and to provide units and credits towards the Township’s affordable housing 

obligations. 

15. There were no members of the public expressing an interest in this application.   

16. The Board has received, reviewed and considered various exhibits and reports with 

regard to this application.  Those exhibits and reports are set forth on the Exhibit List, and all exhibits 

and reports as set forth on said Exhibit List have been incorporated herein in their entirety.  

 WHEREAS, the Marlboro Township Zoning Board of Adjustment, having reviewed the 

proposed application and having considered the impact of the proposed application on the Township 

and its residents to determine whether it is in furtherance of the Municipal Land Use Law; and having 

considered whether the proposal is conducive to the orderly development of the site and the general 
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area in which it is located pursuant to the land use and zoning ordinances of the Township of 

Marlboro; and upon the imposition of specific conditions to be fulfilled, hereby determines that the 

Applicant may be granted bifurcated preliminary major subdivision approval pursuant to N.J.S.A. 

40:55D-48 and final major subdivision approval pursuant to N.J.S.A. 40:55D-50.   

 The Board recognizes that bifurcated use variance relief was previously granted on this site 

which found the subject parcels to be particularly suitable for the proposed inclusionary development.  

The Board is also aware that this development is now proceeding pursuant to a Settlement Agreement 

with the Township and is intended to help the municipality satisfy its constitutionally mandated 

affordable housing obligations.   

 The Municipal Land Use Law provides that a developer may elect to submit a separate 

application requesting variance relief and that a subsequent application for any required approval 

of a subdivision, site plan or conditional use may subsequently be filed.  The separate approval of 

the variance shall be conditioned upon grant of all required subsequent approvals by the Board of 

Adjustment.  No such subsequent approval shall be granted unless such approval can be granted 

without substantial detriment to the public good and without substantial impairment of the intent 

and purpose of the zone plan and zoning ordinance N.J.S.A. 40:55D-76b.  An Applicant is 

therefore essentially required to reprove the negative criteria in a bifurcated application.   

 The Board finds that the Applicant has proposed a preliminary and final major subdivision 

which complies with the requirements of the Settlement Agreement which has been executed with 

the Township.  The Board further finds that the proposed preliminary and final major subdivision 

is essentially consistent with the concept which was provided at the time of the grant of bifurcated 

use variance relief.   The Board further acknowledges that the Applicant has agreed to provide a 

driveway and at least a one-car garage for all units thereby eliminating any potential stigma 

associated with the affordable housing units.  This has also eliminated the need for a dumpster on 
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the subject property.  The Board finds that the proposed use continues to satisfy the negative 

criteria and that there is no substantial detriment to the public good or substantial impairment of 

the intent and purpose of the zone plan and zoning ordinance.  The Board once again recognizes 

that the subject site is being developed pursuant to the terms of the Settlement Agreement and is 

necessary for the Township to comply with the constitutionally mandated affordable housing 

requirements which have been imposed by the New Jersey Supreme Court in the Mt. Laurel 

Doctrine.    

The Board further finds that all bulk variances are subsumed within the granting of 

bifurcated preliminary and final major subdivision approval.  Puleio v. North Brunswick Zoning 

Board, 375 N.J. Super. 413 (App. Div.) certif. den. 184 N.J. 212 (2005). 

NOW, THEREFORE, BE IT RESOLVED by the Zoning Board of Adjustment of the 

Township of Marlboro on this 9th day of July 2019, that the action of the Board taken on May 28, 

2019, granting Application No. ZB 18-6648 of Buckdale, LLC bifurcated preliminary major 

subdivision approval pursuant to N.J.S.A. 40:55D-48 with final major subdivision approval pursuant 

to N.J.S.A. 40:55D-50  is hereby memorialized as follows: 

 The application is granted subject to the following conditions: 
 

1. The development of the site shall take place in strict conformance with 
the testimony, plans and drawings which have been submitted to the 
Board with this application which are to be revised based on the 
Board’s determination as follows: 

2. Except where specifically modified by the terms of this Resolution, 
the Applicant shall comply with all recommendations contained in the 
reports of the Board’s professionals. 

3. The Applicant shall execute a Developers Agreement with the 
Township which delineates the required low, very low and moderate 
income splits of the affordable housing units.   

4. The proposed lighting shall comply with all Ordinance requirements. 

5. The Applicant shall comply with all RSIS requirements. 
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6. All units shall have a driveway and at least a one-car garage. 

7. There shall be no dumpsters located on site. 

8. The Applicant shall work with the Board Engineer/Planner to provide 
additional buffer area along the proposed cul-de-sac at the Route 79 
right-of-way. 

9. The Applicant shall work the Board Engineer/Planner to confirm the 
adequacy of any existing buffer areas including those along the 
southerly stormwater basin. 

10. The Applicant shall comply with all recommendations contained in 
the May 28, 2019 Fire Bureau Report.   

11. The Applicant shall dedicate a lot to the Township for recreational use 
which may include a tot lot or sports court.  

12. All conditions of the prior bifurcated use variance approval remain in 
full force except as may be modified herein.   

 
13. The Applicant shall comply with the Map Filing Law.   

 
14. The Applicant shall provide a certificate that taxes are paid to date of 

approval. 
 

15. Payment of all fees, costs, escrows due or to become due.  Any monies 
are to be paid within twenty (20) days of said request by the Board 
Secretary. 

16. Subject to all other applicable rules, regulations, ordinances and 
statutes of the Township of Marlboro, County of Monmouth, State of 
New Jersey or any other jurisdiction. 

 

 BE IT FURTHER RESOLVED that the Board secretary is hereby authorized and 

directed to cause a notice of this decision to be published in the official newspaper at the Applicant' 

expense and to send a certified copy of this Resolution to the Applicant and to the Township Clerk, 

Engineer, Attorney and Tax Assessor, and shall make same available to all other interested parties.   

 
 
      ______________________________________ 
      Michael Shapiro, Chairman   
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      Marlboro Township Zoning Board of Adjustment  
 
ON MOTION OF: 
 
SECONDED BY: 
 
ROLL CALL: 
 
YES: 
 
NO: 
 
ABSTAINED: 
 
ABSENT: 
 
DATED: 
 
 
 I hereby certify this to be a true and accurate copy of the Resolution adopted by the Marlboro 

Township Zoning Board of Adjustment, Monmouth County, New Jersey, at a public meeting held on 

June 25, 2019. 

 
           _______________________________________ 
           Alan Zwerin, Secretary 
            Marlboro Township Zoning Board of Adjustment 
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TOWNSHIP OF MARLBORO  
ZONING BOARD OF ADJUSTMENT 

RESOLUTION OF MEMORIALIZATION 
MONMOUTH COUNTY, NEW JERSEY 

BIFURCATED USE VARIANCE RELIEF   
 

            Approved:    September 4, 2018 
                                                 Memorialized:    December 11, 2018 

  
MATTER OF:  BUCKDALE, LLC   
 
APPLICATION NO.: ZB 18-6648 
 
 WHEREAS, an application for bifurcated use variance relief has been made to the 

Marlboro Township Zoning Board of Adjustment (hereinafter referred to as the “Board”) by 

Buckdale, LLC (hereinafter referred to as the “Applicant”) on lands known and designated as 

Block 355, Lots 6, 7, 8 and 11 as depicted on the Tax Map of the Township of Marlboro 

(hereinafter “Township”), and more specifically located at 55 Willow Lane in the  

C-2 (Neighborhood Commercial) Zone; and 

 WHEREAS, a public hearing was held before the Board on September 4, 2018 with regard 

to this application; and 

 WHEREAS, the Board has heard testimony and comments from the Applicant and with the 

public having had an opportunity to be heard; and 

 WHEREAS, a complete application has been filed, the fees as required by Township 

Ordinance have been paid, and it otherwise appears that the jurisdiction and powers of the Board 

have been properly invoked and exercised; and 

 WHEREAS, the following exhibits were marked into evidence: 

A – 1               Application for Hearing  
  
A – 2  Petition on Appeal 
 
A – 3  Denial 
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A – 4  Indemnification and Hold Harmless Agreement  
 
A – 5   Disclosure Statement 
 
A – 6  Tax Collector's Certification  
 
A – 7             Affidavit of Service  
 
A – 8  Affirmation of Local Pay to Play Ordinance 
 
A – 9 Conflict & Contribution Disclosure 
 
A – 10  Owner’s Affidavit of Authorization and Consent 
 
A – 11 Notice to Adjoining Property Owners 
 
A – 12 List of Property Owners within 200 feet 
 
A – 13 Certified White Receipts and Green Cards 
 
A – 14  Affidavit of Publication 
 
A – 15   Check List for Bulk & Use variances  
 
A – 16  W-9 
  
A – 17  Use Variance Plan prepared by Jeffery J. Carr P.E., P.P.,                      

                       dated 3/8/18, consisting of 3 pages  
 

A – 18  Review letter prepared by Sgt. John Loyer, of Marlboro         
                        Township, Traffic & Safety Bureau, dated 3/29/18, consisting of  
                     1 page 
  

A – 19  Traffic Impact Report prepared by Francis A. Miskovich, P.E.,  
                     C.M.E., dated 4/17/18, consisting of 38 pages  
 
A – 20  Amended Application prepared Salvatore Alfieri, Esq.,  
                     date received  7/24/18, consisting of 4 pages  
 
A – 21   Amended Use Variance Plan prepared by Timothy P. Lurie P.E.,  
                     P.P., dated 7/17/18, consisting of 1 page  
 
A – 22   Review letter prepared by Chris Weltner, Fire Official, dated  
                    8/7/18, consisting of 1 page. 
 
A – 23   Review letter prepared by Laura Neumann, P.E., P.P., CME  
                     Associates, dated 8/2/18, consisting of 6 pages 
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A – 24   Review letter prepared by Justin DiBiase, P.E., PTOE.,  
                      Remington & Vernick Engineers, dated 5/4/18,  
                      consisting of 3 pages. 
 
A – 25  Review letter prepared by Sgt. John Loyer, of Marlboro         
                      Township, Traffic & Safety Bureau, dated 3/29/18, consisting of  
                    1 page 
  
A – 26  Soil Sampling Report submitted by Luther Gueyikian, Project  
                     Manager, received 8/13/18, consisting of 6 pages  
 
A – 27  Review letter prepared by Douglas Tilton, of Marlboro         
                    Township Historic Preservation Advisory Commission, dated  
                     9/1/18, consisting of 1 page 
 
A – 28   Amended Use Variance Plan prepared by Timothy P. Lurie P.E.,  
                     P.P., dated 7/17/18, revised 8/22/18, consisting of 1 page  
 
A – 29             Marlboro Township Tax Map page 96 reflecting the four subject   
                        Lots, submitted at hearing date 9/4/18, by Sid Husain, P.E., 
 

  
                    

 NOW, THEREFORE, does the Marlboro Township Zoning Board of Adjustment make 

the following findings of fact and conclusions of law with regard to this application:  

 
1. The subject properties contain 11.3 acres and collectively constitute a corner tract 

within the  C-2 Zone District with road frontages as follows:  approximately 100 feet along School 

Road East, approximately 1,173 feet along Buckley Road to the east, approximately 175 feet along 

NJ State Highway Route 18 to the south and 316 feet along NJ State Highway Route 79 to the west.  

The subject site is currently improved with two (2) existing dwellings and associated accessory 

buildings/structures associated with a residential/agricultural use of the properties.  Access is 

provided via both NJ State Highway Route 79 as well as Buckley Road.  A slope and drainage 

easement, approximately 13 feet wide, is located on-site along the Buckley Road site frontage. 
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2. The Applicant is seeking bifurcated use variance relief permitting the removal of all 

existing site improvements and for the construction of a single-family residential and townhome 

development consisting of 26 single-family residential lots and 19 townhome lots.  Nine (9) 

affordable townhome units are included within the nineteen (19) overall townhouse units. Access is 

proposed by two (2) full-movement drives along the Buckley Road site frontage with interior cul-

de-sac roadways.  Access is prohibited from School Road East, Route 18 and Route 79.  All units 

are proposed to have an individual driveway and 21 on-street parking spaces are provided near the 

proposed townhome units.  Two (2) areas for stormwater management are depicted along the 

Buckley Road site frontage and perimeter/buffer landscaping is also depicted along the site property 

lines.  Many of the indicated single-family dwelling footprints are depicted with zero setback along 

a side property line with a 10-foot separation distance between adjoining dwellings. 

3. Counsel for the Applicant, Salvatore Alfieri, Esq. stated that the Applicant was 

seeking bifurcated use variance relief in order to permit construction of a single-family 

residential and townhome development community consisting of 26 single-family residential lots 

and 19 townhome lots, including nine (9) affordable townhome units.  He explained that a 

subsequent site plan and subdivision application would be filed in the event the Board approved 

the bifurcated use variance relief. 

4. Testimony was then taken from the Applicant’s Engineer, Sid Husain, P.E., who 

stated that surrounding uses north and south of the site and east of Route 79 are similarly zoned 

C-2 and contain commercial uses with residential parcels to the north.  He added that vacant land 

located south of the site is owned by the New Jersey Department of Transportation.  Mr. Husain 

further testified that properties east of the site opposite Buckley Road are zoned C-2 and R-80 

and contain residential/agricultural uses.  He then described the subject property as irregularly 

shaped bordering Route 79 near the Route 18 exit ramp.   
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5. Mr. Husain then testified that the Applicant proposes to construct 45 residential 

units, (36 market and 9 affordable housing).  He stated that sewer hookup is available at Route 

79 via a 16 inch main.  Mr. Husain then stated that the proposed access road will be 24 feet wide 

and that sidewalks are proposed to be installed.  Upon questioning, he confirmed that access to 

the site from Route 79 will be prohibited except for an emergency access.  Mr. Husain then 

testified that the proposed use will contain parking designated for visitors and that the  

nine (9) affordable townhouse units will all be placed for sale and be of fee simple ownership.  

Upon questioning, Mr. Husain testified that all affordable unit purchasers must comply with 

UHAC regulations.   

6. Testimony was further taken from the Applicant’s Traffic Engineer, Frank 

Miskovich, P.E., who stated that he had conducted a traffic study.  He testified that the peak hour 

generation for the proposed development would be as follows:  42 total peak hour a.m. trips; 49 

total peak hour evening trips and that new traffic trips would total 36 in the morning and 44 in 

the evening. 

 
7. Mr. Miskovich then testified that the peak hour trips would generate less volume 

than a day care or office use which are permitted in the C-2 zone.  He explained that a day care 

use generates 117 peak hour trips in the morning and 118 peak hour trips in the evening.  He 

further testified that an office use generates 58 peak hour trips in the morning and 98 peak hour 

trips in the evening.  Although not permitted in the zone, he concluded that the proposed use 

would generate less traffic than permitted uses on the site.   

8. Testimony was further provided by the Applicant’s Planner, Christine Cofone, 

PP, AICP, who stated that special reasons exist to support the use variance relief requested by the 

Applicant.  She testified that the 9 proposed affordable housing units will be split between low 
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and moderate income owners.  Ms. Cofone stated that the site is particularly suited for a 

residential development because it is a transitional area between the adjacent residential uses and 

commercial uses located on Route 79.   She further testified that the application satisfies the 

purposes of zoning set forth on N.J.S.A. 40:55D-2a, e, h and g.  She added that the density of the 

proposed residential units will be 3.4 units per acre, and that a density of 8 units per acre is 

common to the area.  Ms. Cofone further testified that the subject site is distinguishable from 

other sites because it is along Route 79 and Route 18. 

9. Ms. Cofone further testified that the application satisfies the negative criteria for 

bifurcated use variance relief because it will improve the zone plan and be an improvement and 

not a detriment to the public good.  She stated that the site is “tucked in” and is a transitional 

parcel that separates residential uses from commercial uses in the area. Ms. Cofone  further 

testified that the subject site is not attractive for commercial uses, because it is located in the 

fringe area of the C-2 zone.  She concluded that the proposed residential use will not constitute a 

substantial detriment on the zone plan.  It was her conclusion that the benefits far outweigh any 

detriments of the grant of use variance relief. 

10. The hearing was opened to the public at which time John Collins, 17 South Main 

Street, stated the site would be better served if there was an exit on to Route 79. 

11. The Board has received, reviewed and considered various exhibits and reports with 

regard to this application.  Those exhibits and reports are set forth on the Exhibit List, and all 

exhibits and reports as set forth on said Exhibit List have been incorporated herein in their entirety.  

 WHEREAS, the Marlboro Township Zoning Board of Adjustment, having reviewed the 

proposed application and having considered the impact of the proposed application on the Township 

and its residents to determine whether it is in furtherance of the Municipal Land Use Law; and 

having considered whether the proposal is conducive to the orderly development of the site and the 
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general area in which it is located pursuant to the land use and zoning ordinances of the Township 

of Marlboro; and upon the imposition of specific conditions to be fulfilled, hereby determines that 

the Applicant may be granted bifurcated use variance relief pursuant to N.J.S.A. 40:58D-70d(1). 

 Under the Municipal Land Use Law, a Board of Adjustment, when considering a “d” 

variance, cannot grant relief unless sufficient special reasons are shown and there is no 

substantial impairment of the intent and purpose of the zone scheme and Zoning Ordinance.  In 

addition, the burden of proof is upon the Applicant to establish the above criteria.  It is the 

Board’s responsibility, acting in a quasi-judicial manner, to weigh all the evidence presented 

before it by both the Applicant and all objectors, and reach a decision which is based upon 

findings of fact and conclusions of law and is not arbitrary, unreasonable or capricious. 

 The New Jersey Courts have been willing to accept a showing of extreme hardship as 

sufficient to constitute a special reason.  The courts have indicated that there is no precise 

formula as to what constitutes special reasons unless the use is determined to be inherently 

beneficial, and that each case must be heard on its own circumstances.  Yet, for the most part, 

hardship is usually an insufficient criteria upon which the Board can grant a variance.  In 

addition, special reasons have been found where a variance would serve any of the purposes of 

zoning as set forth in N.J.S.A. 40:55D-2.  However, in the last analysis, a variance should only 

be granted if the Board, on the basis of the evidence presented before it, feels that the public 

interest, as distinguished from the purely private interests of the Applicant, would be best served 

by permitting the proposed use.  In these instances, the Board must also find that the granting of 

the variance will not create an undue burden on the owners of the surrounding properties.  The 

Board also notes the special reasons requirement may be satisfied if the Applicant can show that 

the proposed use is peculiarly suited to the particular piece of property.  With regard to the 

question of public good, the Board’s focus is on the variance’s effect on the surrounding 
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properties and whether such effect will be substantial.  Furthermore, in most “d” variance cases, 

the Applicant must satisfy an enhanced quality of proof and support it by clear and specific 

findings by this Board that the variance sought is not inconsistent with the intent and purpose of 

the Master Plan and Zoning Ordinance.  The burden of proof is upon the Applicant to establish 

the above criteria.  

 The Board first notes that this is a bifurcated application.  The Applicant must still return 

for preliminary and final site plan and subdivision approval.  The negative criteria also still 

carries to the site plan and subdivision application.   

The Board finds the Applicant has satisfied the positive criteria.  The Board first 

recognizes that the subject site is currently developed with a residential use.  The Board also 

finds the subject parcels to be distinguishable from others in the area.  They collectively 

constitute a corner lot in an area bordered by multiple State highways.  Access, however, is 

limited from these highways and vehicles will rather be required to use local roadways located in 

a residential zone.  It is therefore more consistent with the characteristics of the community and 

the residential nature of the existing traffic to have the subject site remain residential.  The lots 

also represent an area between other residential and commercial uses.  It therefore represents a 

transitional development.  The Board therefore concludes that the subject lots are 

distinguishable, that the proposed development promotes the goals of planning enumerated by 

the Applicant's planner at N.J.S.A. 40:55D-2 and that special reasons therefore exist thus 

satisfying the positive criteria.  The Board also notes that the Applicant has received approval for 

the precise number of units it has requested.  The Board therefore finds that the number of 

market rate units is satisfactory to support the proposed number of affordable housing units and 

that a compensable benefit and density bonus has therefore been granted pursuant to the Mt. 

Laurel doctrine. 
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The Board further finds that the enhanced criteria has likewise been satisfied.  The Board 

finds that the subject lots are accessed via roadways in residential zones rather than from the 

State highways.  The Master Plan promotes residential traffic in these areas.  The permitted 

commercial uses would be inconsistent with this goal.  The proposed transitional development is 

therefore in harmony with the Master Plan.  The Board further finds that the unique location and 

characteristics of the subject parcels distinguishes the tract from almost all others in the 

Zone.  The Board, therefore, does not find any inconsistency with the Township Council's 

overall zoning for the area or that there was a specific decision to zone these subject lots in a 

particular way that this Board is now usurping.  The Board therefore finds the enhanced criteria 

to be satisfied.     

 The Board also finds that the Applicant has satisfied the negative criteria.  The Board 

specifically finds that the traffic and other impacts associated with the proposed residential use 

are of less intensity than other uses permitted in the C-2 neighborhood commercial zone.  The 

nature of the development also results in a gentle transition between commercial and residential 

uses.  The Board therefore finds that there is not any substantial detriment to the zone plan or the 

zone ordinance in this instance.  As previously stated, the Applicant must continue to satisfy the 

negative criteria when it returns for site plan and subdivision approval.  The negative criteria has 

therefore been satisfied.  The Board finds that the positive criterial has outweighed the negative 

criteria  and bifurcated use variance relief pursuant to N.J.S.A. 40:55D-70d(1) is appropriate in 

this instance. 

The Board finds all bulk variances are subsumed within the granting of bifurcated use 

variance relief.  Puleio v. North Brunswick Zoning Board, 375 N.J. Super. 413 (App. Div.) certif. 

den. 184 N.J. 212 (2005). 
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NOW, THEREFORE, BE IT RESOLVED by the Zoning Board of Adjustment of the 

Township of Marlboro on this 11th day of December, 2018, that the action of the Board taken on 

September 4, 2018, granting Application No. ZB 18-6648 of Buckdale, LLC bifurcated use variance 

relief pursuant to N.J.S.A. 40:55D-70d(1)  is hereby memorialized as follows: 

 The application is granted subject to the following conditions: 
 

1. The development of the site shall take place in strict conformance 
with the testimony, plans and drawings which have been submitted 
to the Board with this application which are to be revised based on 
the Board’s determination as follows: 

2. Except where specifically modified by the terms of this Resolution, 
the Applicant shall comply with all recommendations contained in 
the reports of the Board’s professionals. 

3. The Applicant shall construct 36 market rate units and 9 affordable 
housing units consisting of a mix of low and moderate income 
affordable housing units. 

4. The affordable units within the Inclusionary Development shall be 
developed in accordance with COAH prior round regulations, the 
Uniform Housing Affordability Controls, N.J.A.C. 5:80-26.1 et. Seq. 
(“UHAC”), and other applicable law, and said Inclusionary 
Development shall be deed restricted for a period of 30 years from 
the initial occupancy of the affordable units. 

5. The Applicant shall install sidewalks on the site. 

6. The site shall not be accessed from Route 79 at any time, with the 
exception of emergency access. 

7. The Applicant shall apply for preliminary and final site plan  and 
preliminary and final major subdivision approval. 

8. Payment of all fees, costs, escrows due or to become due.  Any 
monies are to be paid within twenty (20) days of said request by the 
Board Secretary. 

9. Subject to all other applicable rules, regulations, ordinances and 
statutes of the Township of Marlboro, County of Monmouth, State of 
New Jersey or any other jurisdiction. 
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 BE IT FURTHER RESOLVED that the Board secretary is hereby authorized and 

directed to cause a notice of this decision to be published in the official newspaper at the 

Applicant' expense and to send a certified copy of this Resolution to the Applicant and to the 

Township Clerk, Engineer, Attorney and Tax Assessor, and shall make same available to all 

other interested parties.   

      ______________________________________ 
      Michael Shapiro, Chairman   
      Marlboro Township Zoning Board of Adjustment  
 
ON MOTION OF: 
 
SECONDED BY: 
 
ROLL CALL: 
 
YES: 
 
NO: 
 
ABSTAINED: 
 
ABSENT: 
 
DATED: 
 
 
 I hereby certify this to be a true and accurate copy of the Resolution adopted by the 

Marlboro Township Zoning Board of Adjustment, Monmouth County, New Jersey, at a public 

meeting held on December 11, 2018. 

 
           _______________________________________ 
           Alan Zwerin, Secretary 
            Marlboro Township Zoning Board of Adjustment 
 
 
1497703_1 MAR-292E  Buckdale, LLC  Resolution for Bifurcated Use Variance Relief 12.11.18 













Proposed and Completed Affordable Units

BRIGANTINE CITYATLANTIC

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Brigantine Rehab Program Rehab 11 8
Market to Affordable Program Market to Affordable 5
Unmet Need Unmet Need

5 11 8

BUENA BOROATLANTIC

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Buena Rehab Program Rehab 15 15
Buena Senior Housing New Construction - 100% Afford 77
Daniel Muccio Parkview Gardens New Construction - 100% Afford 60 60
Elywn Group Home Supp/Spec Needs Hsg 4 4
Vineland Development Center 1 Supp/Spec Needs Hsg 4 4
Vineland Development Center 2 Supp/Spec Needs Hsg 4 4
Zion, Inc. Supp/Spec Needs Hsg 3 3

152 75 15 15

BUENA VISTA TWPATLANTIC

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Prior Round Proposal New Construction - 100% Afford 14
Rehab Program Rehab 16

14 16

EGG HARBOR CITYATLANTIC

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Accessory Apartment Program Accessory apartments 13
Career Opportunity Development, Inc. 1 Supp/Spec Needs Hsg 5 5
Career Opportunity Development, Inc. 2 Supp/Spec Needs Hsg 4 4
Downtown Redevelopment Area Redevelopment 100
Egg Harbor City Rehab Program Rehab 38 30
Renaissance Plaza Redevelopment 16
Rittenberg School Site New Construction - 100% Afford 83

221 9 38 30

EGG HARBOR TWPATLANTIC

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Accessory Apartment Program Accessory apartments 10
ARC of Atlantic County 1 Supp/Spec Needs Hsg 4 4
ARC of Atlantic County 2 Supp/Spec Needs Hsg 2 2
ARC of Atlantic County 3 Supp/Spec Needs Hsg 4 4
ARC of Atlantic County 4 Supp/Spec Needs Hsg 5 5
ARC of Atlantic County 5 Supp/Spec Needs Hsg 60
Caring House 11 Supp/Spec Needs Hsg 4 4
Caring House 2 Supp/Spec Needs Hsg 4 4
Caring House 3 Supp/Spec Needs Hsg 3 3
Caring House 4 Supp/Spec Needs Hsg 4 4

13/1/2011

The projects, programs, and units in this report are based on information provided by each
municipality, which is updated on an ongoing basis.  Inclusion of an affordable housing program or

project on this report does not certify that the units exist and/or meet COAH’s criteria for credit.



Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Accessory Apartment Program Accessory apartments 4
Barnegat RCA Rehab Program Rehab 47 37
Colts Neck RCA - RCA Rehab Program Rehab 68 12
Colts Neck RCA - Seaview Manor New Construction - 100% Afford 39 39
Inclusionary Zoning Inclusionary Development 39
LBHA - Garfield Court I Inclusionary Development 61 61
LBHA - Garfield Court II New Construction - 100% Afford 73
LBHA - Gregory School New Construction - 100% Afford 100
LBHA - Homeownership Program New Construction - 100% Afford 31
LBHA - Presidential Estates New Construction - 100% Afford 70 70
Long Branch RCA Excess Funds Rehab 17 17
Long Branch Rehab Program Rehab 200
Lower Broadway Redevelopment Redevelopment 105
Market to Affordable Program Market to Affordable 4
Middletown Twp RCA / Long Branch Rehab Progra Rehab 150 146
Overall Redevelopmemt Redevelopment 32
Riverwalk - Proctor Estates New Construction - 100% Afford 48 48
Riverwalk - Scattered Site New Construction - 100% Afford 34 34
Seaview Manor New Construction - 100% Afford
Wall RCA / Long Branch Rehab Program Rehab 165 170
West Windsor RCA  - RCA Rehab Program Rehab 33 15

640 252 680 397

MANALAPAN TWPMONMOUTH

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

ARC - 1 Supp/Spec Needs Hsg 6 6
ARC - 2 Supp/Spec Needs Hsg 6 6
Cerebral Palsy Supp/Spec Needs Hsg 3 3
Developmental Services of NJ, Inc. Supp/Spec Needs Hsg 4 4
Future Inclusionary Zoning Inclusionary Development
Heritage Village New Construction - 100% Afford 100 100
Knob Hill Inclusionary Development 100 100
Lewis Street New Construction - 100% Afford 10
Manalapan Rehab Program Rehab 58 58
Millhurst Road - 100% affordable New Construction - 100% Afford 85
Millhurst Road - spec needs Supp/Spec Needs Hsg 35
Samaritan Center Inclusionary Development 67 67
The Meadows Inclusionary Development 26 26
Tracy Village Inclusionary Development 28 28
Wood Avenue New Construction - 100% Afford 80

550 340 58 58

MANASQUAN BOROMONMOUTH

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Accessory Apartment Program Accessory apartments 10
Block 73 - Overlay Zone Unmet Need
Block 82 - Overlay Zone Unmet Need
Post 2000 Rehab Program Rehab 10 10
Residential Over Commercial Program Other Innovative Approaches
Unmet Need Unmet Need

10 10 10

MARLBORO TWPMONMOUTH

783/1/2011

The projects, programs, and units in this report are based on information provided by each
municipality, which is updated on an ongoing basis.  Inclusion of an affordable housing program or

project on this report does not certify that the units exist and/or meet COAH’s criteria for credit.



Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

Amboy Road - Phase 1 New Construction - 100% Afford 86
Amboy Road - Phase 2 New Construction - 100% Afford 90
Bluh and Batelli Inclusionary Development 50
Easter Seals Supp/Spec Needs Hsg 4 4
Entron Redevelopment Area Redevelopment 50
Glenbrook Inclusionary Development 80 80
Hamilton Mobile Home Park Inclusionary Development 22 22
Marlboro Motor Lodge New Construction - 100% Afford 91
Marlboro Rehab Program Rehab 45
Northpointe Inclusionary Development 85
Pointe de Jardin Inclusionary Development 101 101
Site 9B - Weitz Inclusionary Development 49

708 207 45

MIDDLETOWN TWPMONMOUTH

Project / Program Mechanism
New

Construction
Completed

New Rehab Completed
Rehab

199 Laurel Associates (Steiner) Inclusionary Inclusionary Development 9
Accessory Apt Program - R2 Accessory apartments 29 29
Accessory Apt Program - R3 Accessory apartments 23
Atlantic Pier Company Inclusionary Development 8
Beacon Place Inclusionary Development 28 28
Brookside Group Home Supp/Spec Needs Hsg 4 4
Browns Landing Inclusionary Development 2
Coe Group Home Supp/Spec Needs Hsg 10
Collins Group Home Supp/Spec Needs Hsg 4 4
Community Options Group Home Supp/Spec Needs Hsg 4
Cottage Gate Inclusionary Development 13 13
Departmental Disabilities Assn Group Home Supp/Spec Needs Hsg 4 4
Edgewater Park I and II New Construction - 100% Afford 180 180
Emad Elgohail - Residential Over Commercial Other Innovative Approaches 12
Four Ponds (Avaya) Inclusionary Development 75
Harmony Glen Inclusionary Development 18
HUS with Allies Group Home II Supp/Spec Needs Hsg 4
HUS with Monarch Group Home I Supp/Spec Needs Hsg 4
Kings Row Senior Development New Construction - 100% Afford 26 26
Laurel Greene Inclusionary Development 24 24
Luftman Pavilion New Construction - 100% Afford 60 60
Market to Affordable Program Market to Affordable 10
Meadowview Inclusionary Development Inclusionary Development 9
Middletown Rehab Program Rehab 154 33
Mogas - Residential Over Commercial Other Innovative Approaches 12
Mountain Hill Property Inclusionary Development 80
Municipally Sponsored Project New Construction - 100% Afford 115
Municipal Scattered Site - Round 2 New Construction - 100% Afford 25 25
Municipal Scattered Site - Round 3 New Construction - 100% Afford 15
Outlook America Group Home Supp/Spec Needs Hsg 4 4
Park Ferry Inclusionary Development 6 6
Regency Park Inclusionary Development 16 16
Residential Over Commercial - Proposed Other Innovative Approaches 7
Rosen Investment-Residential Over Commercial Other Innovative Approaches 8
Schwartz/Taylor Lane Inclusionary Development 72
Stavola Inclusionary Development Inclusionary Development 2
Steiner & Frustacci Inclusionary Development Inclusionary Development 35
Villages at Chapel Hill Inclusionary Development 30 30
Wallace Point New Construction - 100% Afford 12
Whirl - Residential Over Commercial Other Innovative Approaches 2

1,001 453 154 33

793/1/2011

The projects, programs, and units in this report are based on information provided by each
municipality, which is updated on an ongoing basis.  Inclusion of an affordable housing program or

project on this report does not certify that the units exist and/or meet COAH’s criteria for credit.
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RESOLUTIGhI

TOWNSHIP CIF MARLBORO
ZONIII{G BOARD OF ADJUSTMENT

RESOLUTION OF MEMORIALIZATION
MOhIMOUTH CCIUNTY, ruEW JERSEY

BIFURCATED USE VARIAIVCE RELIEF

Approved: December 18, 2012
Memorial iaed: January 29, ?0tg

MATTER OF FSP-MARLFORO, LLC

APFUCATTON !UO. ZE{ 2-6438

WHEREA$, a bifurcated application for use variance relief to permit development

of an assisted living facility in a zone where it is not permitted, has been made to the

Marlboro Township Zoning Board of Adjustment (hereinafter referred to as the "Board")

by FSP-Marlboro, LLC (hereinafter referred to as the "Applicant") on lands known and

designated as Block 176, Lots 38, 39, 40 & 41 (hereinafter the "Property") as depicted

on the Tax Map.of the Township of Marlboro (hereinafter "Township"), and more

specificalfy located at 23 & 53 Route 520 in the Office/P rofessiona l/Tra ns ition a | ("OPT-

2") Zone; and

\ryHEREAS, public hearings were held before the Board on April 17, 2012, May 15,

2O'12, July 10, 2012, August 21, 2012, October 10, 2012, November 20, Z01Z and

December 18, 2012 with regard to this application; and

WI-IEREA$, the Board has heard testimony and comments from the Applicant,

witnesses and consultants, and with the public having had an opportunity to be heard; and

WFIEREAS, a complete application has been filed, the fees as required by

Township Ordinance have been paid, and it othenruise appears that the jurisdiction and

powers of the Board have been properly invoked and exercised; and



!ruHEREA$, the following exhibits were marked into evidence:

A - 1 Petition on Appeal

A- 2 Denial by Zoning Off icer

A - 3 Indemniflcation and Hold Harmless Agreement

A -4 Disclosure Statement

A * 5 Tax Collector's Cedification

A - 6 W-s

A-T Notice To Adjoining Property Owners

A - I List of Property Owners within 200 feet

A - I Ceftified White Receipts and Green Cards

A - 10 Affidavit of Publication

A * 11 Affidavit of Service

A- 12 Affirmation of Local Pay to Play Ordinance

A - 13 Owners Affidavit of Authorization and Consent

A - 14 Application Affidavit of Completeness

A- 15 Marc D, Cohen, Marlboro Township Zoning Board
Resolution B3-5202, Executed November 1, 1983.

A- 16 Sunrise Development, lnc., Zoning Board Resolution
08-6343 Dismissing Application Without Prejudice for
Block 176, Lots 38, 39, 40 & 41, Dated January 6, 2009.

A- 17 Planning & Zoning Analysis, for Block 176, Lots 38, 39,
40 & 41, prepared by Kauker & Kauker, LLC, 356 Franklin
Avenue, Wyckoff, NJ, Dated 2127112.

A - 1 B Fiscal lmpact Analysis, Shelbourne Development for
Block 176, Lots 38, 39, 40&41, prepared by Kauker
& Kauker, LLC, 356 Franklin Avenue, Wyckoff, frlJ,
Dated 2!27112.

A- 19 Use Variance Application for Block 176, Lots 38, 39, 40 & 41,



Prepared by Lawrence E. Bozik, Dresdner Robin Hanson
Engineering Division, 7 Doig Road, Wayne, NJ.
Dated 2122112.

A- 20 Repod prepared by John W. Borden, Fire Sub-Code
OfficialiFire Official, l\ilarlboro Township, Dated
March B,  2A12.

A-21 Report from Birdsall Services Group prepared by James Priolo,
P.E., P.P., C.M.E. dated Apri l  9, 2012.

A- 22 Report from Marlboro Township Environmental Commission dated
March 28, 2A12

A - 23 Traffic report from French & Panello, prepared by Mark Kataryniak,
F.E., PTOE, dated Apri l12, 2A12.

A-24 Report for Block 176 Lots 38,39,40,41 prepared by Richard S.
Cramer, T&M Associates, Eleven Tindall Road, Middletown, NJ,
Dated April 16, 2012.

A - 25 Notice To Adjoining Property Owners

A * 26 List of Froperty Owners within 200 feet

A- 27 Certified White Receipts and Green Cards

A - 28 Affidavit of Publication

A- 29 Affidavit of Service

A- 30 FAR Corrected May 17 , 2012, prepared by Richard S. Cramer, PP,
T&M Associaies, Eleven Tindall Road, Middletown, NJ.

A - 31 Noiice To Adjoining Property Owners

A- 32 List of Property Owners within 200 feet

A - 33 Certified Whiie Receipts and Green Cards

A - 34 Affidavit of Publication

A - 35 Affidavit of Service

A - 36 Color rertdering of site plan sheet 3 of 4

A- 37 Concept Plan # 1 Office Building Use
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A - 38

A * 39

A-40

A-41

A--42

A-43

A*  44

A-45

A-46

A-47

A-48

Concept Plan # 2 Medical Building

Ernaif transmitted 7112112 from the office of Marc D. Policastro:
Formal record of the Jayber, Sunrise and Caliber cases.

Use Variance Application Assisted Living Residence For
Shelbourne Healthcare Development Group, LLC, for Block 176,
Lots 38, 39, 40 & 41 including Boundary and Topographic Survey,
Preliminary Site Plan, Preliminary Utifity & Drainage Plan revised
August 3, 2012.

Character Sketch prepared for Marlboro Assisted Living
(Fo rmation-Sh e {bo u rne) By Perkins & Will, Dated Augusf 6 , 2A 12 .

Traffic Engineering Assessment prepared by Shropshire
Associates, LLC, 662 Main Street, Suite B, Lumberton, NJ, Dated
8t08t12.

Correspondence frorn David R. Shropshire, PE, responding to
Traffic Engineering Review Nfo. 1 by Mark Kataryniak, dated April
12, 2012.

Second Planning Review dated August 16, 2012 by Richard
Cramer of T & M Associates.

Traffic Engineering Report No, 2 from Mark Kataryniak of French
and Parrello, dated August 20, 2Q12

Preliminary Site Plan for Assisted Living Residence for
Shelbourne Health Development Group, LLC, Block 176
Lots 38, 39, 40 & 41 by Lawrence E. Bozik, Dresdner Robin,
Hanson Engineering Division, 7 Doig Road, Wayne, NJ,
Dated 22A12 Sheets 1 -4.

Fo rm ation-Shelbo u rn e, Senior Living Services, LLC, Perkins & Will,
Level 1 Floor Plan, Level 2 Floor Plan, Level 3 Floor Plan and $ite
Section, Dated August 6, 2012.

SurveyiPrelirninary Site Plan for Block 176, Lots 38, 39, 40 &. 41,
prepared by Lawrence Bozik, Dresdner Robin, Hanson Engineering
Division, 7 Doig Road, Wayne, NJ, Dated 9104112.

Floor Plans prepared by Perkins & Will, Dated September 5, 2012.
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A-50 Thircl Planning Review prepared for FSP, Block 176, Lots 38, 39,
40 and 41, by Richard Cramer, PP, T&M Associates, 11 Tindall
Road, Middletown, NJ and Dated 9113112,

A*b1 Email regarding 71812-6438 stating changes do not substantially
alter the traffic concerns stated in the last report, forwarded by Mark
W. Kataryniak, PE, French & Parrello, 'X800 Route 34, Wall, NJ,
dated 9114112.

A- 52 Second Review prepared by James Friolo, Birdsalt Services Group,
611 Industr-ial Way, Eatontown, NJ, dated gl24l12'

A- 53 Notice of Public Hearing for October 16, 2A12, Marlboro Township
Zoning Board ofAdjustment, Dated October2, 2012.

A- 54 List of Property Owners wiihin 200 feei

A - 55 Certified White Receipts and Green Cards

A - 56 Affidavit of Publication

A - 57 Affidavit of Service

A- 58 Preliminary Site Plan for a revised two story building, Sheets 3 & 4,
Lawrence Bozik, P.E,, of Dresdner Robin, Hanson Engineering
Division, 7 Doig Road, Suite 1, WaYne.

A - 59 Architect's rendering showing elevation of the two story
building.

A - 60 Notice To Adjoining Property Owners for October 30, 2012
Meeting dated October 17 , 2012, fonruarded by Marc D.
Policastro, Esq,.Giordano, Halleran & Ciesla, PC,
125 Halt Mile Road, Red Bank, NJ.

A - 61 Affidavit of Service

A - 62 Certified White Receipts and Green Cards

A - 63 List of Property Owners within 200 feet

A - 64 Affidavit of Publication Dated October 19 , 2012.

A - 05 Notice To Adjoining Property Owners for November 20,
2012 Meeting dated October '17, 2012, forwarded by
Marc D. Policastro, Esq, Giordano, Halleran & Ciesla, PC,
125 Half Mile Road, Red Bank, NJ.
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A -66 Affidavit of Service

A -67 Gertified White Receipis and Green Cards

A- 68 List of Property Owners within 200 feet

A- 69 Affidavit of Publication Dated November 10, 2A12.

A- 70 Notice To Adjoining Property Owners

A* 71 List of Propedy Owners within 200 feet

A- 72 Certified White Receipts and Green Cards

A - 73 Affidavit of Publication

A-74 Affidavit of Service

O-1 Aer ia landla ndusernap

O-Z 2 colorphotos, 10127112 & 11117112

O-3 2 colar photos, 1A126112 & 11117112

O-4 Local Assisted Living Facilities (6 pages)

O-5 Part of variance plan with color markings

NIOW THEREFORE, does the Marlboro Township Zoning Board of Adjustment

make the following findings of fact and conclusions of taw with regard to this application:

1 . The property in question is located at the north side of Route 520 east of the

intersection with Route g and is located within the OPT-Z (Office Professional Transition

District2) Zone. The subject property contains an existing one-story single family

dwelling, detached garage, in-ground pool and gravel driveway and another vacant parcel.

The Applicant wfshes to remove all existing structures and is seeking use variance

approval for a 65,770 s,f. Z-story assisted living residence facility.
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2. The Appticant initially sought bifurcated use variance relief to permit the

development of a 3-story, 72,225 s.f., B6-unit assisted living facility, along wiih associated

site irnprovements, including off-street parking and driveways, stormwater management

facilities, lighting and landscaping. The application was uftimately revised to request a

two-story building containing 79 units.

3. The site is a 6.54 acre Property located in the OPT-2

OfficelP rofessionaUTransitio n Zoning Disirict, An assisted fiving facility is not a permitted

use within the OPT-2 Zone (nor in any other zone in the Township) and, therefore, the

Applicant sought a d(1) variance with respect to the use.

4. ln addition, the Applicant also originalty sourght "d" variance relief in order to

permit a floor area ratio ("FAR') of 0.254, whereas the Ordinance pennits 0.2A; a building

height of 46 feet, whereas the Ordinance permits a maximum building height of 35 feei in

the zone; and density af 13.154, whereas the Ordinance permits a zero density for new

residential construction in the zone. The application was later revised to seek a 0.246

FAR and the request for the height variance was eliminated when the structure was

reduced to two stories.

5. Marc Policastro, Esq. of Giordano, Halleran & Ciesla, appeared on behalf of

the Applicant. Mr. Policastro explained that the Applicant was seeking bifurcated use

variance relief in order to develop an assisted living center where such use is not permltted

in the OPT-Z Zone. He afso stated that the Applicant was only seeking uge variance relief

at this time and would return at a later daie for site plan approval in the event relief was

granted.

6. Mark Vincent, Esq. of Conrad and Vincent, appeared on behalf of a group of

20 property owners from the adjacent residential area who appeared in objection to the



application. Mr. Vincent replaced Edward Liston, Esq, who represented the Objectois at

the first hearing.

A. The Initial Plan

7. Lawrence Bozik, P.F. of Dresdner Robin provided expert engineering

testimony on behatf of the Applicant after his qualifications were accepted by the Board.

Bozik testified that a 3-story building was designed for the projeci in order to allow a

smaller building footprint to maintain the maximum buffier area possible between the

proposed buitding and the residential properties to the east. The proposed building

coverage for ihe orlginal design was 9.1 percent (9.1%) of the site whereas permitted

building coverage in the zone was 20 percent (20%)- As described by Bozik, the proposed

use requires only 0.5 parking spaces per unit or a total of 43 spaces required for the

proposed 86-unit development. The Applicant proposed 50 parking spaces in connection

with its facility. Bozik explained this low parkfng demand allowed the Applicant to minimize

impervious coverage, so that the proposed impervious coverage was only 24,1 percent

(24.10/oI of the site, whereas the Ordinance permits up to 50 percent (50%). All of the

proposed setbacks were much larger than the mlnimum required in the zone. The

Applicant was proposing a front yard setback of 80 feet whereas the Ordinance required a

minimum of 40 feel The Ordinance required only a 10 foot side yard setback, whereas

the Applicant was proposing a sfde yard on the west of 68 feet and on the east, adjacent

to the residential areas, the side yards were a minimum of 82 feet, but for most of the

length of the building the side yard was actually 100 feet from the property line. In addition

to the substantially larger side yard, the Applicant also proposed providing a sizeable

buffer on the eastern portion of the properiy. The Ordinance requires buffers for

residential areas of 10 feet whereas the Applicant proposed a buffer of 50 feet along the



eastern property line, The existing trees in the buffer area would be preserved wherever

possible. In addition the Applicant was proposing to supplement the buffer with additional

landscaping.

B. For comparison purposes, Bozik presented concept plans for two (2) uses

that woufd be permitted in the zane, a professional office building and a medical building,

which he indicated complied with alt of the Township Ordinance bulk requirements. He

explained that these concept plans were submitted to demonstrate how much more

intense a possible permifted use on the site could be than what the Applicant was

p roposing,

9. In addressing particular comments contained within ihe Board's Planner's

April 16, 2012 Report, Bozik indicated that EcolSciences had delineated the wetlands on

the Propefty on behalf of the Applicant and that dellneation was shown on the plans'then -

before the Board. He further testified that EcolSciences opined that the wetlands are of

intermediate resource value subject to a 50 foot transition area. He estimated that the

wetlands areas on the Property constituted about 15 to 20 percent (15 to 20%) of the

Property, Bozik stated the Applicant plans to leave the wetlands undisturbed. He

indicated the Applicant does not yet have an LOI from NJDEP.

10. During cross-examination by Objectors' Attomey, Mark Vincent, Bozik

testified that the site is primarily wooded and that the Applicant had counted approximately

650 trees existing on the Property, Of that number, he indicated approximately 250 trees

would have to be removed in connection with the development and that 60 percent (60%)

of the site would remain wooded. Also, he siated the Applicarrt would be adding

approximately 100 new trees to the Property. Bozik also testifled that, although the grade



varies between the proposed building and the existing residential [ots, the residential lots

are generally higher than the proposed development site.

11. When asked by Board members the reason for the 3-story design for the

proposed facility, which triggered the need for a height variance, Bozik explained the

purpose was to create a smaller building footprint in order to allow greaier buffer area from

the adjacent residential uses.

12. A residential property owner expressed concern that the 46 fooi high 3-story

building would "dwarf' the single-story residences across the street fronr the Property.

Bozik opined the size and scale of the proposed facility would not have an adverse impact

on the residences because of the significant distance-between the proposed buitding and

the residences.

13. Davld Shropshire, P.E., P.P. testified next on behalf of the Applicant as an

expert in traffic engineering. Shropshire testified that the proposed assisted living facility

use urill generate very little additional traffic in the area, especially during peak hours. He

explained that the scheduled shifts for an assisted living faeility*7:00 a.m. to 3:00 p.m.,

3:00 p.m. to 11:00 p.m., and f1:00 p.m. to 7:00 a.m,-- result in traffic entering and leaving

the site during non-peak traffic times. He explained that peak demand for parking on-site

occurs during the shift change from 2:45 p.m. to 3:15 p,m. Even at its peak, he opined,

the amount of traffic to be generated by the proposed use would be nominal, especially in

comparison to the much more intense iraffic impacts associated with uses that are

permiited in the zone.

14. ln response to questions raised by the Bcard's Traffic Engineer, Mark

Kaiaryniak, PE, $hropshire testified that the less intense traffic generation associated with

the proposed use would minimize conflicts related to site access at the proposed

10
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driveway. He stated he had performed a gap study which demonstrated suflicient gaps to

safely permit a small number of Ieft turns that would be entering or exiting this use, He

also stated he has recommended that the Applicant seel< approval to restripe Route 520 in

order to create a left turn only lane. Although Shropshire has observed truffic queuing on

Route 520 at two (2) times during the peak hour, he stressed once again the advantage of

the nominal traffic generation associated with the proposed use compared to other

permitted uses.

15. Shropshire also testified that the proposed facility would receive two to ihree

food deliveries per week in single-unit trucks, not tractor-trailers. ln addition, all deliveries

and trash pickups would occur during the day. The proposed facility would require two (2)

trash pickups per week. The Applicant does not expect that these activities will create any

noise disturbance for the surrounding propefiies.

16. The Board's Traffic Engineer stated he had concerns over the traf'fic volume

on Route 520 and asked Shropshire about trip generation on Saturdays when visiiors

would be expected to come to the facility. Shropshire agreed that Saturday peak hours for

this type of use are higher than weekday peak hours.

17. ln response to questions from the Board, Shropshire confirmed that on-site

circulaiion would be designed to accommodate emergency vehicles, He also testified that

the Applicant would not be adding a new traffic light on Route 520. He testified he had

performed a sight distance study and the study demonstrated sight distances were

sufficient for safe ingress and egress.

18. At the conclusion of Shropshlre's initial testimony, the Board's Traffic

Engineer, as well as several neighboring property owners, expfessed significant concerfi

over the effects on iraffic safety of the proposed left turn lane on Route 520.

1 1



19. Joseph F. McElwee, a paftner with Shelbourne Healthcare, testified as a

representative of the Applicant about the operations of the proposed assisted living facility.

He stated the BO proposed living units would consist of 57 assisted living units on the first

and second floors and 29 dementia units on the third f(oor of the building, which would be

a secured unit. The units are one and two room suites and no cooking facilities are

located within any of the individual units. The building and the associated site

improvements are designed to be residential in character. Unlike a nursing home, the

residents of an assisted living facility do not require full-time medical attention. There

would be one (1) fulttime RN and several LPNs on staff at the facility,

2A, McElwee explained that 10 percent $A%l of the "beds" within the assisted

living facility must be "COAH equivalents", i,e. they must be reserved for Medlcaid

residents. ln the proposed 86-unit 'facility, there would be between 100 and 110 beds.

Ten percent (10%) of the beds would be equal to 10 to 11 COAH equivalent units. The

Board's Planner, Richard Cramer, asked the Applicant to confirm that it would comply with

the COAH regulations applicable to assisted tiving facilities contained in N.J.A.C. 5:97-6. 11

in order to insure that the Township would receive credit for.any COAH equivalents

located within the proposed facility. At a subsequent hearing, the Applicant's attorney

stated the Applicant would agree to a deed restriction regarding the COAH equivalent

units.

21. The Board members discussed with McEfwee whether residents at the

facility would own automobiles. McElwee agreed that, if the Board conditioned its approval

cn it, the Applicant would impose a restriction on residency prohibiting residenis from

owning cars. McElwee stated that 99 percent (99%) of the residents are 85 years old at

12
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least and in frail condition. Generally, residents at the assisted living facilities are full-tirne

residents.

22. ln response to a question from the Board regarding the irrpact of such a

facility on emergency services, McElwee stated he believed that, based on experience at

similar facilities, on average there are between four (4) and eight (8) "911" calls per month

generated by an assisted living facitity. He agreed to have the Applicant's traffic expert

incfude 911 call trips within the traffic impact report. McElwee testified ihat transportation

for residents would be provided by one (1) 14-passenger van that would be kept at the

tacility and may make two (2) to three (3) trips per day,

23. McElwee stressed the Applicant prefers to develop assisted living facilities

within or adjacent to residential areas in order for the residents of the facility to feel they

are part of the community. He indlcated it is common practice for the assisted living

facilities to invite local rotary groups, senior groups, etc., to use the facility's common areas

for meetings and events, etc. One of the neighboring residential property owners raised a

concem that making the common areas in the facility available to communiiy groups will

create additional traffic problems when those groups convene meetings or hold events at

the site- In response, the Applicant agreed to have its traffic engineer include this

consideration in the traffic impact report.

B. The First Revised Plan

24. At the August 21, 2012 hearing on this application, the Applicants attorney,

Mr. Policastro, informed the Board the Applicant had had discussions with neighboring

property owners and their counsel. As a result of concerns raised in those discussions,

the Applicant had submitted revised plans to the Board demonstrating a reduction in the

size and scope of the project, which it presented that evening.

4 . )
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25- The Applicant's engineer, Mr. Bozik, testified about ihe revised site plan

before the Board. He stated that the goal of the revisions was to be sensitive to the

neighboring property owners by reducing the impact on those properties located to the

east, In the revised pfan, the number of units in the proposed facility was reduced from BG

fo 79 and the number of parking $paces was reduced from 50 to 47. These reductions

resulted in increasing both the front yard and side yard setbacks. The front yard which

was originalty 81 feet was increased to g1 feet to the building, ltseff, and 85 feet to a new

porch element added to the design of the building. The side yard on the east between the

proposed building and the residential properties which was originally BS feet was revised

to a minimum of 100 feet and the buffer area was increased from 52 feet to 60 feet. On

the west, however, the side yard was reduced from 68 feet to 44 feet. The revisions also

reduced the percentage of building coverage from 9.1 percent (9.1%) to 8,9 percent

(8.9%) and the gross floor area of the building fram72,225 square feet to 60,160 square

feet. Although the FAR was reduced from 0.254 to 0.246, a "d" variance would still be

required with respeci to FAR. As recommended by the Board at ihe prior meeting, a

designated van patking space was also added to the plan. ln addition, the kitchen area

was relocated within the building in order to reduce the amount of activity and paving area

in the rear of ihe building so as to move activity further away from the residential areas.

26. A residential neighbor expressed concem over the siatus of the buffler area

and asked if the number of trees to be removed from that area had been changed along

wjih the revisions. Bozik testified ihat a tree count had not been quantified as part of these

revisions but opined that the increased side yard setback in that area would create an

opportunity io preserve more existing irees in that buffer area. He confirrned that a fult

14



landscape plan by a landscape architect would be submitted as part of a site plan

application in the event the variance application is approved.

27. The owner of ihe Goddard School, which is adjacent to ihe western side of

the Property, asked about the buffer along that western properfy line. Bozik testified that

the parking area will be approximately 10 feet from that property line and, therefore,

essentially that entire area will be re-landscaped. Stating she did not object to the

application, the school owner expressed lrer concern, however, over the height of the

building. She stated she worried abottt the safety of the children at the school in the event

the proposed 3-story building should catch on fire.

28. Applicant's architect, Paul Donaldson, licensed in 15 states including New

Jersey, testified next on behalf of the application. He stated that he had prepared the

plans for the 3-story building with the third story being a secured "Memory Care Unit." He

testified the exterior of the building is designed to resemble neighborhood aspects. lt is

also designed to withstand fire and to "defend in place" for the security of the residents

who cannot evacuate the building. ln response to a question from a Board member,

Donaldson indicated ihat it would be possible to design the building with a flat roof but it

would completely lose any residential "hospitality" character. He said a flat roof would

reduce the overall building height of the 3-story building by only 3 to 4 feet.

29. ln light of the Board's and neighbors' concerns about the size of the

proposed facility, Board Attorney, Ronald Cucchiaro, Esq., asked the Applicant whether a

building similar to the "Sunrise at Madison" project's 2-story design would work on the

Property. The Applicanf tesiified that could be done but the footprint of the 2-story building

would be much larger than what is now proposed. He estimated that the footprint increase

would be approximately 1 1 ,000 square feet so that setbacks would become much smailer.
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Donafdson testified that the building footprini could nof be expanded to the north of the

Property because of the wet{ands areas located there.

30. Traffic expett, David Shropshire, provided further testimony regarding the left

turn issue in response to concerns raised hy the Board's Traffic Expert at a prior meeting.

He stated the proposed shott left turn lane will accommodate only a single car because

there will not be high dernand for a left turn from Route 520 into the site. ln addition, he

stated that sight distance issues associated with left turns at this site would affect onlv a

left turn out of ihe driveway.

31. At the conclusion of Shropshire's testimony, several neighbors expressed

safety concerns over ihe increase in traffic volume.

C. The Final Rgvised Plan

32. The Applicant's Engineer, Lawrence Bozik, returned on October 16, 2012 to

provide additional testimony concerning further revisions the Applicant had made in the

site plan in response to comments from the Board and the objeciing neighbors. The

building design was revised to a Z-story buitding containing 79 units- He stated the bulk

conditions for side and rear yard setbacks have changed accordingly but continue to

exceed the minimums required by Ordinance. The side yard setback on the eastern side

of ihe Propedy adjaceni to the residential area is now 75 feet, whereas, ihe Ordinance

permits a minimum side yard of 10 feet. Removing the third story has reduced the building

height sufficiently so that it complies with the Ordinance requirements and thus, the need

for a building heighi variance is eliminated.

33. At the conclusion of Bozik's testimony, Objectors' Atiomey Vincent inquired

whether the reduction of the buffer area would result in a grade change in that area. Bozik

responded that the reduced buffer would not cause any change in grade.
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34. Michael F. Kauker, P.P, of Kauker & Kauker, provided exped planning

testimony on behalf of the Applicant. He stated assisted living facilities are comparable to

oiher housing facilities for the aged which are inherently beneflcial. He testified that the

clevelopment of assistecl living facilities is in the public interest due to the increase in the

number of people 65 and older. Further, he stated the Applicant does not have to

demonstrate any hardship for an inherently beneficial use as long as the negative crtteria

have been satisfied, He stressed there are benefits in making constructive use of this site

which, he stated, is particularly suited for the proposed use. Kauker noted the proposed

development is well under the permitted builcling covefage and impervious lot coverage.

He also asserted the proposed use is a more "benign" use than an office building, which is

a permitted use.

35. ln furtherance of the Applicani's position that the proposed Assisted Living

Facility is an inherently beneficial use, the Applicant's Attorney submitted a legal

memorandum and New Jersey case law that he asserted demonstrated that New Jersey

Gourts have found assisted living-type facilities to be inherently beneficial.

36. Asked by the Objectors' Attomey why the Applicant had chosen this site,

why the Applicant felt this site was "better", the Applicani's Attorney mentioned

accessibility to major roadways and the site's proximity to residential uses. The

App{icant's Planner, Kauker, stated ihat the Applicant is not required to show that a site for

an inherently beneficial use is "better", merely that it is partlcularly suited,

37 . Asked by a residential neighbor whether the proposed use is a better use for

the site than any of the permifted uses, Kauker opined the proposed use is a hybrid of

business and residential uses and, therefore, is a beiter fit with ihe neighborhood than, for

example, an office building which has no residential character.
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38. The Applicant's traffic exped, Shropshire, reitarated that, based on

comparison of peak hour voluntes, the iraffic activity of the proposed use is relatively small

when compared to that of an office buitding.

39. The Board's Planner, Mr. Cramer, said the stated purpose of the OPT-2

Zone is to provide a transition from a commercial diskict to a residential one.

40. Asked by the Board Planner whether, in his professional opinion, the

proposed use is an appropriate "transitional use", Thomas Thomas, P.P., providing expert

planning testimony on behalf of ihe Objectors' group, opined that the proposed use is not

appropriate as a "transition use". He asserted that the proposed use, being a 24 hourl 7

day per week use would have a far greater impact on the residential areas than the

daytime-weekday uses permitted in the zone, such as professional office buildings. He

stated, further, that the 24 hourlT day use is not at all what is anticipated by the permitted

uses in the zone. He oplned that in order to mitigate the impact of the proposed use, the

Applicant could substantially reduce the size of the building and the number of units, keep

the building to no more than two (2) stories and preserve the steep slopes areas atong the

eastern property line.

41. The Board's Traffic Expeft Katarynlak noied the Applicant had revised its

original fufl-movement driveway fo restrict against Ieft turns out of the site but retained full

movement into the site with the proposed left turn lane. He reiter:ated that the Applicant

has explained that the desire to create the teft turn lane into ihe driveway is an attempt to

mitigate or eliminate the need for traffic on Route 52O ta use the residential area of Bluffs

Court to turn around in order to enter ihe site. Kataryniak reminded the Board that the

driveway will be under County jurisdiction. Board Attorney, Gucchiaro, explained that the

Board's approvals are always subject to a condition that the Applicant receive all outside

.l a
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agency approvals which would include the County's approval of this application. He

explained, further, that in ihe event the Board approved the variances requested by this

Applicant, but the Applicant was unable to obtain County approval for the left tu rn lane on

Route 520, the Applicant woufd be required to return to the Board with an amended plan.

42. In response to questions from the Board and its professionals, Mr. Thomas

opined the Applicant's proposed 0.246 FAR, which is in excess of the Ordinance

maximurn of 0.20, cannot be described as "de minimis" because it requires a "d"

variance. He found even the reduced FAR associated with the revised proposal to be

problematic, saying the Applicant must go down to the maximum FAR of 0.20. He

stated his concern is not for the traffic issues associated with ihis use but for the FAR.

He admitted that traffic from the proposed use will be less than other permitted uses

would generate.

43. Mr. Thomas also agreed with the testimony presented by the Applicant's

witnesses that the proposed use was inherently beneficial, He did, however, rnaintain that

he did not believe that the Applicant had satisfied the negative criteria.

44. In response to a Board requesf for clarification, Joseph McElwee stated

that the proposed faciliiy would operate three (3) shifts. The first shift from 7:00 a.m. to

3:00 p.m. would have approximately 27 empfoyees on site; the second shift from 3:00

p.m. to 11:00 p.m. would have approximately 20 employees on site and the overnight

shift  from 11:00 p.m. to 7:00 a.m. would have a staff of 4,

45. Residential property owner Louis Fiorica testified in opposition to the

application. Fiorica submitted into evidence photos to demonstrate the unobstructed

visibility into the site from Bluffs Court properties during autumn and winter, especially,

to demonstrate the impact of the proposed development on Bluffs Court residences and
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photos of traffic on Route 520 to demonstrate traffic queuing and sight disiances on

Route 520 near the focatlon of the subjeet property, as well as overilow parking from the

Goddard School on Bluffs Court. Fiorica expressed concern that ihe proposed

development would create significant traffic problems on Route 520 and, especially,

with respect to traffic safety issues on Bluffs Court,

46. Residential property owner Herbed Green also testified in opposition to

the application. Green submitted into evidence six (6) pages of photographs of Local

Assisted Living Facilities in order to demonstrate his belief that ihese facilities are

usually developed as "stand-alone" developments which are not adjacent to residential

areas. Green expressed concerns that the proposed development will negatively

impact the quality of life as well as the property values of ihe homeowners on Bluffs

Court.

47 . Residential property owner Marie Green also testlfied in opposition to the

apptication. Mrs. Green cited her concerns over traffic volume and traffic safety on

Bluffs Court.

48. Resideniial property owner Ed Zgloblcki testified in opposiiion to the

application, Zglobicki stated that the size and scope of the development is too large,

the use is not a permitted use in the zone and the size, configuration and location make

this proposed use noi particularly suited to this site. He asserted the 24-hourt 7 day

operatlon will be more of a nuisance to local residents than an office use would be. He

repeated his concern that outside use of the facility's conference roorns would create

additionat traffic issues. Submiiting into evidence a marked up portion of the Applicant's

plan to show the locafion of his driveway vis-a-vis ihe proposed Applicant's driveway,

Zglobicki stated the proposed left turn lane will negatively impact safe use of his
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driveway. He also said the proposed position of the Applicarrt's driveway would allow

headlights from automobiles leaving the site to shine into his home which is directly

across from the proposed driveway.

WHEREAS, the Marlboro Township Zoning Board of Adjustment, having reviewed

the proposed application and having considered the impact of the proposed applicaiion on

ihe Township and its residents to determfne whether it is in fudherance of the Municipal

Land Use Law; and havirrg considered whether the proposal is conducive to the orderly

development of the site and the general area in which it is located pursuant to the land use

and zoning ordinances of the Torivnship of Marlboro; and upon the irnposition of specific

conditions to be fulfilled, hereby determines .that the Applicant may be granted use

variance relief pursuant to N.J.SA. 40:55D-70d(1), lll.J.S.A. 40:55D-70d(4) and N,J.S.A.

40 : 55D-70d (5).

The Board flnds that the Applicant has proposed a use not permifted in the zone

and therefore requires use variance relief. ln addition, the proposed facillty exceeds the

floor area ratio ("FAR') and densiiy permitted in the zone. Under the Municipal Land Use

Law, a Board of Adjustmenf, when considering a "d" variance, cannoi grant relief unless

sufficient special reasons are shown and there is no substantial impairment of the intent

and purpose of the zone scheme and Zoning Ordinance. ln addition, the burden of

proof is upon the applicant to establish the above criteria. It is the Board's

responsibility, acting in a quasi-judicial manner, to weigh atl the evidence presented

before it by both the applicant and all objectors, and reach a decision which is based

upon findings of fact and conclusions of law and is not arbitrary, unreasonable or

capricious.
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The New Jersey Courts have been willing to accept a showing of extreme

hardship as sufficient to constitute a special reason. The courts have indicated that

there is no precise formula as to what constitutes special reasons unless the use is

determined to be inherently beneficlal, and that each case must be heard on its own

circumstances. Yet, for the most paft, hardship is usually an insufficient crlteria upon

whfch the Board can granf a variance. ln addition, special reasons have been found

where a variance would serve any of the purposes of zoning as set forth in N,J.S.A.

40:55D-2. However, in the last analysis, a variance should only be granted if the Board,

on the basis of the evidence presented before it, feels that the public interest, as

distinguished from the purely private interests of the applicant, would be best served by

permitting the proposed use. ln these instances, the Board must also find that the

granting of the variance will not create an undue burden on ihe owners of the

surrounding properties. The Board also notes the special reasons requirement may be

satisfied if the applicant can show that the proposed use is peculiarly suited to the

particular piece of property. With regard to the question of public good, the Board's

focus is on the variance's effect on the surrounding properties and whether such effect

will be substantial. Furthermore, in most "d" variance cases, the applicant must satisf,T

an enhanced quality of proof and support it by clear and specific findings by this Board

that the variance sought is not inconsistent with the intent and purpose of the Master

Plan and Zoning Ordinance. The burden of proof is upon the applicant to establish the

above criteria,

The Board first addresses the positive criteria, The Board recognizes thai both

the Applicant's as well as the Objector's expeft planners agreed that the proposed use

is inherentty beneficial. Although both experts were in agreement, the Board
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nonetheless rnust make its own independeni evaluation. The Board finds ihat the

Applicant has sufficiently demonsirated that the proposed Assisted Living Facility Use is

recognized as an inherently beneficial use, The Board is particularly persuaded by the

reasoning expressed by the Appellate Division in J?vber Inc. v. Municipal.Gouncil, 238

N,J, Super. 165 (App. Div.), cert i f .  den 122 N.J. 142 (1990). There, the Court held that

it was "beyond debate" that a congregate care facility was an inherently beneficial use.

The Board finds that the proposed assisted living facility in the instant matter enjoys the

same inherently beneficial use status as the congregate care facility in Jayber.

As a matter of law, an inherently beneficial use is one that serves the general

welfare and, therefore, presumptively satisfies the positive criteria for a use variance.

By their very nature, inherently beneficial uses create special reasons for the granting of

a use variance, See. Siea v. Board of Adiustment of Tp. of Wall, 127 N.J, 152, 160

(1992). ln addition, an applicant seeking use variance relief for an inherenily beneficial

use is not required to satisfy an enhanced standard of proofs for the satisfaction of the

negative criteria. The law does not require that an applicant demonstrate that the

proposed site for an inherently beneficial use is "particularly sulfable" or that it may not

be used fora permitted use. See Sicq, 127 N.J.at 160-16{.

With the positive criteria having been presumptively satisfied, the Board now

turns to the negatlve criteria. The Board once again recognizes that the Applicant is

proposing a bifurcated application. lt is therefore necessary to briefly discuss the nature

of a bifurcated use variance application. A bifurcated application allows a zoning board

to consider the use variance issue by iiself prior to exercising its ancillary jurisdiction io

grant or deny site plan approval. An applicant which receives use variance approval is

therefore required to return to the zoning board to subsequently seek sife plan approval,

23



Unlike a planning board application, a bifurcated site plan application is still required to

prove the negative criteria. lt is therefore possible that an applicant receiving use

variance relief is later denied site plan approval for failure to satisfy the negative criteria,

See Puleio v. -North Brunswick Zgninq Board, 375 N.J. Super. 613 (App. Div.), cedif.

den. 184 N,J. 212 (2005).

The Board now addresses the substantive rnerits of the negative criteria. The

Board finds that the Applicant has revised its plans on several occasions in response to

Board comments and public concerns. The Board recognlzes that expert testimony has

been provlded by the Applicant, the Objectors as well as the Board's own professionals.

After considering all of this testimony, the Board first finds that the proposed

development constitutes an appropriate transitional use between the commercial uses

on Route I and the residential uses on Bluffs Court and on Route 520. Atthough not a

single family use, the proposed developrnent is still residential in nature, lt therefore

constitutes a residential buffer between the single family residential area and the non-

residential uses on the highway. Further, the Board finds that the stated purpose of the

OPT-2 Zoning District is to create such a transition between commercial use zones and

residential zones. The Board therefore accepts the testimony of the Appficant's Planner

over that provided by the Planner for the Objectors.

The Board also finds the revisions incorporated by the Applicant eliminated the

need for a height variance and reduced the amount by which the proposed project will

exceed the permitted FAR, thereby bringing the proposal into greater compliance with

Ordinance requirements. The Board is aware the Pfanner for the Objectors has opined

that any deviation from the FAR requiremenf is substantial. The Board, however,

disagrees. The deviation is minimal and will barely be perceptible to the public, The
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Board once again therefore accepts the testimony of the Applieant's professionals over

that offered by the Planner for the Objectors as well as that of members of the public

who objected.

The Board also finds that the tratfic testimony at this point was sufficient to

demonstrate fhat the negative criteria has been satisfied for use variance purposes.

The Board accepts that the proposed use wiil generate less traffic than that of many of

the permitted uses on in the zone. The Board further finds that the improvements

proposed by the Applicant witl better control traffic in the area. The Board once again

accepts the testimony of the Applicant's professionals over that of the Objectors and

their Planner. The Board, however, is very aware that Monmouth County Planning

Board approval is still required for these proposed improvements'

As a result of the foregoing, the Board finds that the use variances requested for

use, floor area ratio, and density with respect to the proposed Assisted Living Facility

can be granted without substantial detriment to the public good and that the proposal

wilf not substantially impair the intent and purpose of the zone plan and zoning

ordinance. The Board concludes that use variance relief can be granted pursuant to

N.J.S.A. 40:55D-70d(1), (4) and (5).

As a matter of law, reliref from bulk requirements is subsumed within the overall

request for use variance relief, See Puleio v. North Brunswick Zoning Board of

Adiustment, 375 N.J. Super. 613 (App, Div.), ced. den. 184 N.J. 212 (2005)'

As previously stated, however, this is a bifurcated application. The Applicant must

still return to the Board for preliminary and final site plan approval pursuant to N,J.S,A.

40:55D-46 and N,J.S.A. 40:55D-50. The Applicant must also still continue to satisfy the

negative criteria. The Board has not yet seen a fully engineered site plan. As such, it has
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RESOLUTION 
 

TOWNSHIP OF MARLBORO  
ZONING BOARD OF ADJUSTMENT 

RESOLUTION OF MEMORIALIZATION 
MONMOUTH COUNTY, NEW JERSEY 

BIFURCATED-USE VARIANCE RELIEF  
 

            Approved: April 24, 2018 
                                                Memorialized:    May 8, 2018 

  
MATTER OF SUNSET PARK, LLC 
 
APPLICATION NO. ZB16-6608 
 
 WHEREAS, an application seeking bifurcated-use variance relief to permit development 

of an assisted living facility in a zone where it is not permitted, has been made to the Marlboro 

Township Zoning Board of Adjustment (hereinafter referred to as the “Board”) by Sunset Park. 

LLC (hereinafter referred to as the “Applicant”) on lands known and designated as Block 103, Lot 

10 (hereinafter the “Property”) as depicted on the Tax Map of the Township of Marlboro 

(hereinafter “Township”), and more specifically located on Texas Road; and 

 WHEREAS, public hearings were held before the Board on July 13, 2017 and April 24, 2018 

with regard to this application; and 

 WHEREAS, the Board heard testimony and comments from the Applicant, witnesses and 

consultants, and with the public having had an opportunity to be heard; and 

 WHEREAS, a complete application has been filed, the fees as required by Township 

Ordinance have been paid, and it otherwise appears that the jurisdiction and powers of the Board have 

been properly invoked and exercised; and 

 WHEREAS, the following exhibits were marked into evidence: 

A – 1  Petition on Appeal 
 
A – 2  Denial 



-2- 
 

 
A – 3  Indemnification and Hold Harmless Agreement  
 
A – 4  Disclosure Statement 
 
A – 5  Tax Collector's Certification  

 
A – 6  W-9 
 
A – 7             Affidavit of Service  
 
A – 8  Affirmation of Local Pay to Play Ordinance 
 
A – 9  Owner’s Affidavit of Authorization and Consent 
 
A – 10             Check List for Bulk & Use Variances  
 
A – 11 Notice To Adjoining Property Owners 
 
A – 12 Conflict & Contribution Disclosure 
 
A – 13 List of Property Owners within 200 feet 
 
A – 14 Certified White Receipts and Green Cards 
 
A – 15  Affidavit of Publication 
      
A –16  Use Variance Plan prepared by Kurtz Engineers, Planners, 

Land Surveyors, dated 11/17/16, consisting of 3 pages   
                    
A –17  Color Rendering of proposed building prepared by KDA 

Architects, dated 11/17/16, consisting of 1 page   
 
A –18  Floor Plan & Elevation of proposed building prepared by  

KDA Architects, dated 11/17/16, consisting of 1 page   
 
A – 19              Resolution PB 950-05, dated 11/2/06, consisting of 10 pages 
 
A – 20     Review letter prepared by Laura Neumann, P.E., P.P., CME  

Associates dated 2/3/17, consisting of 6 pages. 
 
A – 21   Review letter prepared by Sgt. John Loyer, Marlboro PD, 

Traffic & Safety Bureau, dated 1/30/17, consisting of 1 page 
 
A – 22   Review letter prepared by Marlboro Township 

Environmental Commission, dated 2/6/17, consisting of 6 pages. 
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A – 23   Review letter prepared by Michael Angelastro P.E., dated 1/30/17,  

consisting of 3 pages. 
 
A – 24   Review letter prepared by Jon Borden, Fire Sub-Code Official,  

dated 1/20/17, consisting of 1 page 
 
A – 25  Environmental Impact Report prepared by DuBois Environmental 

Consultants, LLC., dated 7/25/17, received 8/7/17, consisting of 59 pages 
 
A – 26   Use Variance Plan prepared by William M. Kurtz, P.E., L.S., P.P.,  

dated 10/9/17, consisting of 3 pages 
 
A – 27           Floor Plan & Elevation prepared by KDA Architects,  

dated 11/17/16, revised 10/9/17, consisting of 2 pages 
 
A – 28   Review letter prepared by Laura Neumann, P.E., P.P.,  

CME Associates dated 11/20/17, consisting of 6 pages. 
 
A – 29   Review letter prepared by Justin DiBiase P.E., PTOE  

dated 3/12/18, consisting of 3 pages. 
 
A – 30   Review letter prepared by Sgt. John Loyer, Marlboro PD 

Traffic & Safety Bureau, dated 3/6/18, consisting of 1 page 
 
A – 31   Review letter prepared by Chris Weltner, Fire Official,  

dated 4/20/18, received via email 4/23/18 consisting of 1 page 
 
A – 32           Color Rendering of Use Variance Plan by William M. Kurtz, P.E., L.S., 

P.P., dated 10/9/17, consisting of 1 board 
 
A – 33           Room Diagrams (Sheet A.13) prepared by KDA Architects,  

dated 11/17/16, consisting of 1 board 
 
A – 34           Color Rendering of Floor Plan & Elevation (Sheet A.01)  

prepared by KDA Architects, dated 11/17/16, revised 10/9/17,  
consisting of 2 boards 

 
O – 1  Letter prepared by Thomas & Catherine Howley, dated 4/21/18, submitted 

at hearing 4/24/18 consisting of 1 page 
   
 NOW, THEREFORE, does the Marlboro Township Zoning Board of Adjustment make the 

following findings of fact and conclusions of law with regard to this application:  
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1. The Applicant seeks bifurcated-use variance relief to permit an assisted-living 

facility, consisting of a 2-story, 114,000 sq. ft. building with a total of 95 residential units with 

parking for seventy-seven (77) vehicles on property located on Texas Road, identified as Block 103, 

Lots 10 on the official tax map.  

2. The Property is located within the R-60 District Zone and contains 281 feet of frontage 

along the north side of Texas Road approximately 250 feet east of the Thomas Lane intersection with 

approximately 45 feet of frontage along the terminus of Wicker Place on the westerly side property 

line.  The Property is predominately wooded and contains a garage structure.   

3. Counsel for the Applicant, Salvatore Alfieri, Esq. explained that the Applicant was 

seeking bifurcated-use variance relief in order to develop an assisted living center where such use is 

not permitted in the R-60 Zone District. He also stated that the Applicant was only seeking use 

variance relief at this time and would return at a later date for site plan approval in the event relief 

was granted. 

4. The Applicant’s Engineer, William Kurtz,, P.E. testified that the proposed plan 

included a 2-story, 95-unit assisted-living facility, with seventy-seven (77) on-site parking spaces, on 

the seven (7) acre property.  He described the Property’s existing wooded condition, and its primary 

frontage on Texas Road, with secondary frontage along Wicker Place. Given the bifurcation of the 

application, Mr. Kurtz confirmed that, assuming use variance approval were to be granted by the 

Board, the Applicant would need to come back with an application for preliminary and final major 

site plan approval.  Mr. Kurtz further testified that the Applicant would need to add a planted buffer 

to provide screening for the conforming single family residential development that surrounds the 

property. The precise location, width and further details of such a planted buffer would be provided 

as part of the separate site plan application.   
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5. The Applicant’s Architect, David Fowles, AIA, of KDA Architects, also clarified that 

the revised facility design had eliminated the originally proposed third floor, such that the proposed 

facility would be limited to a maximum building height of thirty (30’) feet.  He further testified that 

the revisions to the project added a memory garden, which is an open but access controlled space for 

Alzheimer’s patients, as well as a more traditional central courtyard, for other residents and their 

visitors to use and enjoy.  Given the reduced size of the proposed assisted living facility, Mr. Fowles 

confirmed that a total of ninety-two (92) units were being proposed, of which eighteen (18) units 

would be dedicated memory care units.  The assisted living apartments would include a mix of 

studios, one bedroom and two bedroom units.   

6. Laurie Locke of Roundtree Associates, the Applicant’s assisted living design and 

operations consultant, provided testimony regarding the design, operation and regulations applicable 

to assisted living facilities.  This witness confirmed that residential occupancy would be capped at 

100 residents.  Services to be provided for these residents include dining, housekeeping, maintenance, 

recreational activities and health care assistance. The assisted living facility would provide a 

commercial kitchen capable of serving breakfast, lunch and dinner to all of residents, although the 

individual apartments would include kitchens to allow residents to prepare their own meals if they 

chose.  With respect to health care assistance, the assisted living facility would help the residents take 

prescribed medicines, but physicians would typically not be visiting the residents on-site, and a 

contract transportation provider vendor would assist residents with transportation to off-site medical 

appointments. Recreational transportation services would also be provided.    

7. Ms. Locke testified that the average resident’s age would be 85 and predominantly 

women who are unmarried at the time of their residency.  The assisted-living facility would operate 

on three (3) shifts: (1) from 7 am to 3 pm; (2) from 3 pm to 11 pm; and (3) from 11 pm to 7 am.  Non-
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office staffing during these three (3) periods was estimated to be 25, 13 and 4, respectively, not 

including seven (7) administrative staff members.  There would also be approximately two (2) 

deliveries per week, not including deliveries of office and medical products.  The facility would be 

licensed to collect and properly dispose of medical wastes such as sharps and bodily fluids.  

Ordinarily, assisted living facilities must ensure that at least 10% of its residents are Medicaid eligible 

within 36 months of operation.  Ms. Locke, however, confirmed that the Applicant will ensure that 

no less than 15% of its residents, or the equivalent of no less than fourteen (14) apartment units, are 

Medicaid eligible within 12 months, which is a significant benefit to the municipality with respect to 

affordable housing compliance.    This witness also confirmed that total facility staffing, at peak times 

of operation, would not exceed 35 persons.  She also stated that hospice care would not be provided. 

8. Questions were raised about the facility’s security and a backup generator. 

Specifically, the Board asked whether the security guards would be present in and around the facility. 

Ms. Locke reported that the facility would not have any security guards.  Rather, a surveillance system 

would be installed to monitor the Property.  She also testified that a backup generator would be located 

inside the facility. While highlighting the above-referenced items, Ms. Locke also stated that a 

community space would be built inside the facility for residents’ use and enjoyment, and a sprinkler 

system would be installed within the facility that met all applicable building codes. 

9. Income-eligibility for potential residents was also discussed. Locke stated that a 

resident would be required to show that they have less than $2,000 dollars per month in income for a 

bed. The Applicant once again stipulated, however, that the facility would increase the number of 

Medicaid- eligible residents to 15% as a condition of approval from the Board. 

10. Alexander Gavrilov, the managing member of the Applicant, testified that he would 

oversee operations, though he would hire experienced staff to operate day-to-day functioning of the 
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facility.  Mr. Gavrilov acknowledged having no prior experience operating an assisted living facility, 

but testified that he did operate several adult day care facilities, and is familiar with the regulatory 

requirements anticipated of this proposed facility.    

11. The Board recommended that a Phase I Environmental Study be conducted on the 

Property to test for any contaminates that might exist on the premises. The Applicant agreed to initiate 

the study to satisfy the condition. 

12. The Applicant’s Traffic Engineer, Justin Taylor, P.E., of Dynamic Traffic, testified 

that the proposed assisted living facility use would generate very little additional traffic in the area, 

especially during peak hours.  He opined that the amount of traffic to be generated by the proposed 

use would be nominal, especially in comparison to the much more intense traffic impacts associated 

with uses that are permitted in the zone.  The proposed facility would require two (2) trash pickups 

per week.  He also stated that the Applicant does not expect that these activities would create any 

noise disturbance for the surrounding properties.  Mr. Taylor confirmed that there was adequate sight 

distance from the proposed driveway on Texas Road, and the facility’s operations would not result in 

any degradation in current vehicular levels of service. 

13. The Applicant’s Planner, Christine Cofone, P.P, AJCP testified that that the proposed 

use is inherently beneficial, citing to relevant New Jersey case law on point.  As such, it was Ms. 

Cofone’s position that the Board’s consideration of the requested use variance should be based on the 

four (4) part Sica balancing test.   Ms. Cofone testified that the proposed facility satisfied the needs 

of an aging demographic in Marlboro.   Moreover, the project would also generate affordable housing 

credits, with the Applicant stipulating to provide a minimum of 15% Medicaid-eligible residents, 

which is greater than the 10% required by applicable regulations.  Ms. Cofone also believed the 
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proposed assisted-living use compared favorably against the local nursing home standards, found at 

Code §220-115, because the assisted living facility satisfied all of those standards.   

14. Ms. Cofone also explained that adequate buffering, consisting of the required solid 

dense screen, would be provided when the Applicant returned for site plan approval.  She concluded 

with her opinion that the proposed use did not generate any perceivable detriments, especially when 

considering the adequacy of parking, no discernable impact upon levels of traffic service, the 

consistency of the scale of the proposed development with Marlboro’s Code, as well as that the 

Applicant will be required to obtain a Certificate of Need from the State of New Jersey, which is 

required for operation, but is not required to support a finding that the use inherently benefits the 

general welfare.  As such, it was Ms. Cofone’s opinion that, on balance, the Board should grant the 

use variance, since there was no substantial detriment to the public good, and no substantial 

impairment of the zone plan. 

 WHEREAS, the Marlboro Township Zoning Board of Adjustment, having reviewed the 

proposed application and having considered the impact of the proposed application on the Township 

and its residents to determine whether it is in furtherance of the Municipal Land Use Law; and having 

considered whether the proposal is conducive to the orderly development of the site and the general 

area in which it is located pursuant to the land use and zoning ordinances of the Township of 

Marlboro; and upon the imposition of specific conditions to be fulfilled, hereby determines that the 

Applicant may be granted bi-furcated use variance relief pursuant to N.J.S.A. 40:55D-70d(1),  

The Board finds that the Applicant has proposed a use not permitted in the zone and therefore 

requires use variance relief.   Under the Municipal Land Use Law, a Board of Adjustment, when 

considering a “d” variance, cannot grant relief unless sufficient special reasons are shown and 

there is no substantial impairment of the intent and purpose of the zone scheme and Zoning 
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Ordinance.  In addition, the burden of proof is upon the Applicant to establish the above criteria.  

It is the Board’s responsibility, acting in a quasi-judicial manner, to weigh all the evidence 

presented before it by both the Applicant and all objectors, and reach a decision which is based 

upon findings of fact and conclusions of law and is not arbitrary, unreasonable or capricious. 

 The New Jersey Courts have been willing to accept a showing of extreme hardship as 

sufficient to constitute a special reason.  The courts have indicated that there is no precise formula 

as to what constitutes special reasons unless the use is determined to be inherently beneficial, and 

that each case must be heard on its own circumstances.  Yet, for the most part, hardship is usually 

an insufficient criterion upon which the Board can grant a variance.  In addition, special reasons 

have been found where a variance would serve any of the purposes of zoning as set forth in 

N.J.S.A. 40:55D-2.  However, in the last analysis, a variance should only be granted if the Board, 

on the basis of the evidence presented before it, feels that the public interest, as distinguished from 

the purely private interests of the Applicant, would be best served by permitting the proposed use.  

In these instances, the Board must also find that the granting of the variance will not create an 

undue burden on the owners of the surrounding properties.  The Board also notes the special 

reasons requirement may be satisfied if the Applicant can show that the proposed use is peculiarly 

suited to the particular piece of Property.  With regard to the question of public good, the Board’s 

focus is on the variance’s effect on the surrounding properties and whether such effect would be 

substantial.  Furthermore, in most “d” variance cases, the Applicant must satisfy an enhanced 

quality of proof and support it by clear and specific findings by this Board that the variance sought 

is not inconsistent with the intent and purpose of the Master Plan and Zoning Ordinance.  The 

burden of proof is upon the Applicant to establish the above criteria.  
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 The Board first addresses the positive criteria. The Board recognizes that the proposed use 

is inherently beneficial.  The Board finds that the Applicant has sufficiently demonstrated that the 

proposed Assisted Living Facility use is recognized as an inherently beneficial use.  The Board is 

particularly persuaded by the reasoning expressed by the Appellate Division in Jayber Inc. v. 

Municipal Council, 238 N.J. Super. 165 (App. Div.), certif. den. 122 N.J. 142 (1990).  There, the 

Court held that it was “beyond debate” that a congregate care facility was an inherently beneficial 

use.  The Board finds that the proposed assisted living facility in the instant matter enjoys the same 

inherently beneficial use status as the congregate care facility in Jayber. 

As a matter of law, an inherently beneficial use is one that serves the general welfare and, 

therefore, presumptively satisfies the positive criteria for a use variance.  By their very nature, 

inherently beneficial uses create special reasons for the granting of a use variance.  See Sica v. 

Board of Adjustment of Tp. of Wall, 127 N.J. 152, 160 (1992).  In addition, an Applicant seeking 

use variance relief for an inherently beneficial use is not required to satisfy an enhanced standard 

of proofs for the satisfaction of the negative criteria.  The law does not require that an Applicant 

demonstrate that the proposed site for an inherently beneficial use is “particularly suitable” or that 

it may not be used for a permitted use.  See Sica, 127 N.J. at 160-161. 

 With the positive criteria having been presumptively satisfied, the Board now turns to the 

negative criteria.  The Board once again recognizes that the Applicant is proposing a bifurcated 

application.  It is therefore necessary to briefly discuss the nature of a bifurcated-use variance 

application.  A bifurcated application allows a zoning board to consider the use variance issue by 

itself prior to exercising its ancillary jurisdiction to grant or deny site plan approval.  An Applicant 

which receives bifurcated-use variance approval is therefore required to return to the zoning board 

to subsequently seek site plan approval.  Unlike a planning board application, a bifurcated -site 
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plan application before the zoning board is still required to prove the negative criteria.  It is 

therefore possible that an Applicant receiving use variance relief is later denied site plan approval 

for failure to satisfy the negative criteria.  See Puleio v. North Brunswick Zoning Board, 375 N.J. 

Super. 613 (App. Div.), certif. den. 184 N.J. 212 (2005). 

The Board finds that the traffic testimony at this point was sufficient to demonstrate that 

the negative criteria has been satisfied for use variance purposes.  The Board accepts that the 

proposed use will generate less traffic than that of many of the permitted uses on in the zone.  The 

Board further finds that the site is well buffered from neighbors’ residential uses.  The building 

was also reduced in height to 30 feet.   As a result of the foregoing, the Board finds that the 

bifurcated-use variance relief with regard to the proposed Assisted Living Facility can be granted 

without substantial detriment to the public good and that the proposal will not substantially impair 

the intent and purpose of the zone plan and zoning ordinance.  The Board concludes that bifurcated- 

use variance relief can be granted pursuant to N.J.S.A. 40:55D-70d (1). 

 As a matter of law, relief from bulk requirements is subsumed within the overall request for 

use variance relief.  See Puleio v. North Brunswick Zoning Board of Adjustment, 375 N.J. Super. 613 

(App. Div.), cert. den. 184 N.J. 212 (2005).  Bulk variance relief is therefore not required. 

 As previously stated, however, this is a bifurcated application.  The Applicant must still return 

to the Board for preliminary and final site plan approval pursuant to N.J.S.A. 40:55D-46 and N.J.S.A. 

40:55D-50.  The Applicant must also still continue to satisfy the negative criteria.  The Board has not 

yet seen a fully engineered site plan.  As such, it has not yet given a final determination on the negative 

criteria.  This is particularly true with regard to the issue of traffic.  The site plan application is required 

to be a public hearing and the Board will consider all testimony in its deliberations.   
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  NOW, THEREFORE, BE IT RESOLVED by the Zoning Board of Adjustment of the 

Township of Marlboro on this 8th day of May, 2018, that the action of the Board taken on April 24, 

2018 granting Application No. ZB16-6608 use variance approval, pursuant to N.J.S.A. 40:55D-70d 

(1), is hereby memorialized as follows: 

 The application is granted subject to the following conditions: 
 

1. The development of the site shall take place in strict conformance with 
the testimony, plans and drawings which have been submitted to the 
Board with this application. 

2. Except where specifically modified by the terms of this Resolution, 
the Applicant shall comply with all recommendations contained in the 
reports of the Board’s professionals. 

3. The Applicant agrees to submit environmental Phase I Report (i.e., 
Preliminary Assessment Report). 

4. Fifteen percent (15%) of the beds shall be deed restricted for Medicaid 
patients and satisfy all criteria to receive affordable housing credit. 

5. The Applicant must return to this Board for preliminary and final site 
plan approval pursuant to N.J.S.A. 40:55D-46 and N.J.S.A. 40:55D-
50 prior to starting any improvements on the Property. 

6. The Applicant shall provide proof of the receipt of all outside agency 
permits and approvals necessary to develop the site as presented in the 
testimony, plans and drawings submitted to this Board with this 
application. 

7. The Applicant shall provide a certificate that taxes are paid to date of 
approval. 

8. Payment of all fees, costs, escrows due or to become due.  Any monies 
are to be paid within twenty (20) days of said request by the Board 
Secretary. 

9. Subject to all other applicable rules, regulations, ordinances and 
statutes of the Township of Marlboro, County of Monmouth, State of 
New Jersey or any other jurisdiction. 

 BE IT FURTHER RESOLVED that the Board secretary is hereby authorized and directed 

to cause a notice of this decision to be published in the official newspaper at the Applicant's 
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expense and to send a certified copy of this Resolution to the Applicant and to the Township Clerk, 

Engineer, Attorney and Tax Assessor, and shall make same available to all other interested parties.   

 
      ______________________________________ 
      Michael Shapiro, Chairman   
      Marlboro Township Zoning Board of Adjustment  
FOR APPROVAL: 
 
ON MOTION OF: 
 
SECONDED BY: 
 
ROLL CALL: 
 
YES: 
 
NO: 
 
ABSTAINED: 
 
ABSENT: 
 
 
 I hereby certify this to be a true and accurate copy of the Resolution adopted by the Marlboro 

Township Zoning Board of Adjustment, Monmouth County, New Jersey at a public meeting held on 

May 8, 2018. 

 
           _______________________________________ 
           Alan Zwerin, Secretary 
            Marlboro Township Zoning Board of Adjustment 
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