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PART 1: HOUSING ELEMENT 

INTRODUCTION 

The need to provide a realistic opportunity for the construction of affordable housing in New Jersey, the 

country’s densest state, has been recognized for decades. In the case of Southern Burlington County 

NAACP v. the Township of Mount Laurel, (commonly known as Mount Laurel I), the New Jersey Supreme 

Court established the doctrine that municipalities in New Jersey have a constitutional obligation to zone 

for a variety and choice of housing types that would be affordable to low- and moderate-income 

households.  In its Mount Laurel II decision, decided on January 20, 1983 (Mount Laurel II), the Supreme 

Court expanded the Mount Laurel doctrine by determining that each New Jersey municipality was required 

to create a realistic opportunity for the construction of housing affordable to low- and moderate-income 

households sufficient to meet its “fair share” of the need for housing. Developing municipalities were 

required to address a fair share of the regional need for affordable housing.   

In response to the threat of “builder’s remedy” lawsuits endorsed by the Mount Laurel II decision, the New 

Jersey Legislature adopted the Fair Housing Act in 1985 (Chapter 222, Laws Of New Jersey, 1985).  The 

New Jersey Fair Housing Act (FHA) established the Council on Affordable Housing (COAH) as an 

administrative alternative to builder’s remedy lawsuits and the concomitant jurisdiction of the courts.  

COAH was given the responsibility of dividing the state into housing regions, determining regional and 

municipal fair share affordable housing obligations, and adopting regulations that would establish the 

guidelines and approaches that municipalities may use in addressing their affordable housing need. 

In 2008, the Legislature amended the Fair Housing Act to add requirements for very-low-income housing. 

Very-low-income households are those in which the gross household income is 30 percent or less than the 

region’s median household income. Low-income households are those with incomes no greater than 50 

percent of the region’s median household income. Moderate-income households are those with incomes 

no greater than 80 percent and no less than 50 percent of the region’s median household income. Each is 

adjusted for household size and is in relation to the median gross income of the housing region in which 

the municipality is located.   

This Housing Element and Fair Share Plan for Millstone has been prepared in accordance with applicable 

law. Moreover, the Township filed a declaratory judgment action pursuant to In re Adoption of N.J.A.C. 5:96 

& 5:97 by the N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (“Mount Laurel IV”). In this decision, 

the Supreme Court held that since COAH was moribund, trial courts were to resume their role as the forum 

of first resort for evaluating municipal compliance with Mount Laurel obligations, and also established a 

transitional process for municipalities to seek temporary immunity and ultimately a Judgment of 

Compliance and Repose (“JOR”) or the “judicial equivalent” of Substantive Certification from COAH. 
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Millstone executed a settlement agreement with Fair Share Housing Center dated September 5, 2019. The 

agreement established Millstone’s fair share obligation and mechanisms for meeting the obligation. The 

Township received its Final Judgment of Compliance and Repose (JOR) on April 28, 2020, approving 

Millstone’s Housing Element and Fair Share Plan.  

This amendment to the Plan alters the number of affordable units proposed for Millstone’s Third Round 

obligation by updating the projects for the 6 Novad Court, Shu Lee/Millstone Village, and CKV/Millstone 

Woods developments as conditions at these sites have changed since the previous Plan’s adoption. The 

Township intends to amend its Settlement Agreement with Fair Share Housing Center and will seek 

approval from the Court to reflect these changes.   

Millstone’s History of Affordable Housing 

Millstone Township has a long history of participation and compliance with COAH. The Township received 

First Round certification on December 7, 1987. Millstone participated in the Second Round and petitioned 

COAH for substantive certification on March 20, 1995 and received their substantive certification on 

October 1, 2003 (Appendix A). The Township’s Second Round certification expired on October 1, 2009. 

Millstone continued its participation into COAH’s Third Round. In December 2008, Millstone’s Planning 

Board adopted a Round 3 Housing Element and Fair Share Plan (“2008 Plan”). The Township petitioned 

COAH for substantive certification on December 30, 2008 and was deemed complete on March 27, 2009. 

The Township, however, did not receive substantive certification for the Third Round as various Third Round 

regulations were invalidated by the Appellate Division on October 10, 2010. 

In response to Mount Laurel IV, Millstone filed a Declaratory Judgment action on July 2, 2015 seeking, 

among other things, a judicial declaration that its Housing Element and Fair Share Plan satisfies its “fair 

share” of the regional need for low- and moderate-income housing pursuant to the Mount Laurel Doctrine. 

The Township simultaneously sought, and ultimately secured, an Order protecting the Township from all 

exclusionary zoning lawsuits while it pursues approval of its Housing Element and Fair Share Plan. The 

immunity secured by the Township remains in place as of the writing of this Plan. The Court appointed 

Michael P. Bolan, PP, AICP, as the “Special Master.”  

Due to the current uncertainty in the appropriate manner by which to calculate municipal obligations 

throughout New Jersey, the Township and the Fair Share Housing Center (“FSHC”) agreed that a settlement 

was in the best interest of the Township and its residents. Under the supervision of the Court Master, the 

Township and its professionals entered into negotiations with representatives of FSHC to settle the 

Township’s Declaratory Judgment action and seek Court-approval for an accepted fair share obligation for 

the Township.  
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The Township also entered into negotiations with Showplace Farms, LLC regarding their property at Block 

23 Lot 8 on the Township’s Official Tax Map. The Township executed a settlement agreement with FSHC 

and Showplace Farms, LLC on September 5, 2019 (Appendix B). A Fairness Hearing was held on October 

22, 2019 and in an Order dated November 12, 2019 (Appendix C) the Court approved the settlement 

agreement, and determined it is “fair, reasonable, and adequately protects the interests of very low, low-, 

and moderate-income households.” The following Housing Element and Fair Share Plan has been prepared 

pursuant to the Court-approved settlement agreement. A Final Compliance Hearing was conducted on April 

7, 2020 and a Judgement of Compliance and Repose was entered on April 28, 2020 (Appendix C). The 

Township obtained from the Court an affirmative declaration of compliance regarding all aspects of its 

affordable housing obligation. 

Planning for Affordable Housing   

Pursuant to both the Fair Housing Act, N.J.S.A. 52:27D-310, and the Municipal Land Use Law (MLUL) 

N.J.S.A. 40:55D-28, municipalities in New Jersey are required to include a housing element in their master 

plans.  The principal purpose of the housing element is to describe the specific, intended methods that a 

municipality plans to use in order to meet its low- and moderate-income housing needs. Further, the 

housing element is meant to demonstrate the existing zoning or planned zoning changes that will allow for 

the provision of adequate capacity to accommodate household and employment growth projections, to 

achieve the goal of access to affordable housing for present and future populations. The statutorily 

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; 

b. A projection of the municipality’s housing stock, including the probable future construction of low- 

and moderate-income housing, for 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; and 
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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. 

Municipal Summary 

The Township of Millstone is a 37 square mile developed community located in the central part of New 

Jersey in the County of Monmouth.  The Township is surrounded by Monroe and East Windsor to the north, 

Manalapan to the east, Freehold and Jackson to the south, and Roosevelt and Upper Freehold to the west. 

Millstone was originally named for the Millstone River, which traverses the Township.  

According to the 2020 Census, Millstone’s population was 10,376, which represents a decrease of 1.8 

percent from 2010. The U.S. Census Bureau 2017-2021 American Community Survey estimates a total 

population of 10,396. The median age in 2020 was 47.3 years. In 2010, the average household size 

decreased slightly from the 2000 level of 3.28 persons to 3.20 persons in 2010. The housing stock of the 

Township is predominantly single-family detached dwelling units. A majority of the housing structures were 

built after the 1990s.  

Pursuant to the Fairness Order (Appendix C), the Township shall, on an annual basis, establish income 

limits and rent increases based on the process historically used by COAH and as more fully set forth in the 

order of the Honorable Jamie S. Perri, dated April 18, 2019 in the case of In the Matter of the Declaratory 

Judgment Actions Filed in the County of Monmouth, State of New Jersey, pursuant to In re Adoption of 

N.J.A.C. 5:96, 221 N.J. 1 (2015) Docket No. MON-L-2527-15. In accordance with the guidelines established 

by COAH, the Township is located in Housing Region 4, a region that consists of Mercer, Monmouth, and 

Ocean counties. Based on the income limits set forth in the above matter, the current median income in 

Region 4 for a four-person household is $122,615, the moderate-income is $98,092, the low-income is 

$61,308, and the very low-income is $36,785. 

Pursuant to the Court-approved settlement agreement, Millstone has a Present Need of 20 units, a Prior 

Round obligation (1987-1999) of 81 units, and a Third Round obligation (1999-2025) of 231 units. The 

Township proposes to address its overall 332-unit obligation through the following: 

• A Rehabilitation Program 

• Existing and Proposed Inclusionary Developments 

• Existing Credits 

• Rental Bonus Credits 

• Existing and proposed 100 percent affordable projects 
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DEMOGRAPHIC CHARACTERISTICS 

Population 

The population trends experienced in Millstone, Monmouth County, and the State of New Jersey from 1930 

through 2020 are shown below, as well as the 2021 population estimates from the U.S. Census Bureau 

American Community Survey. There were 10,376 residents in Millstone in 2020, which was a decrease of 

190 people, or 1.8 percent, from 2010. Millstone has experienced steady growth over the past 90 years but 

the largest and most significant increase in population occurred during the 1990s when the Township 

increased by 77 percent. Monmouth County and the State have also experienced continued growth since 

1930. Similar to Millstone, both the County and State saw significant population increases during the 

1990s. 

Population Trends 

Year 
Millstone Township Monmouth County New Jersey 

Population 
Change 

Population 
Change 

Population 
Change 

Number Percent Number Percent Number Percent 
1930 1,428 - - 147,209 - - 4,041,334 - - 
1940 1,466 38 2.7% 161,238 14,029 9.5% 4,160,165 118,831 2.9% 
1950 2,100 634 43.2% 225,327 64,089 39.7% 4,835,329 675,164 16.2% 
1960 2,550 450 21.4% 334,401 109,074 48.4% 6,066,782 1,231,453 25.5% 
1970 2,535 -15 -0.6% 461,849 127,448 38.1% 7,171,112 1,104,330 18.2% 
1980 3,926 1,391 54.9% 503,173 41,324 8.9% 7,365,011 193,899 2.7% 
1990 5,069 1,143 29.1% 553,124 49,951 9.9% 7,730,188 365,177 5.0% 
2000 8,970 3,901 77.0% 615,301 62,177 11.2% 8,414,350 684,162 8.9% 
2010 10,566 1,596 17.8% 630,380 15,079 2.5% 8,791,894 377,544 4.5% 
2020 10,376 -190 -1.8% 643,615 13,235 2.1% 9,288,944 497,100 5.7% 
2021 10,396 20 0.2% 642,160 -1,455 -0.2% 9,234,024 -54,970 -0.6% 

Source:  U.S.  Census Bureau,  2017-2021 American Community  Survey 5-Year Est imates 

Population Composition by Age 

The median age of the residents in Millstone in 2020 was 47.3 years. Analysis of age group characteristics 

provides insight into the actual changes in population. This comparison is helpful in determining the 

impacts these changes have on housing needs, community facilities, and services for the municipality.  As 

detailed in the following table, the entire composition of Millstone has experienced notable shifts since 

2010. The most significant increase was in the 65 and older age cohort, which saw an increase of 84.8 

percent. The 15 to 24 age cohort also saw a large increase of approximately 49.7 percent. Large decreases 

were seen in the under 5 years age cohort (-52.2%), the 35 to 44 age cohort (-41.3%), and the 5 to 15 age 

cohort (-35.4%).  
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Population by Age 2010 and 2020 Estimates, Millstone Township 

Population 
2010 2020 Change, 2010 to 2020 

Number Percentage Number Percentage Number Percentage 
Total population 10,293 100.0% 10,418 100.0% 125 1.2% 
Under 5 years 648 6.3% 310 3.0% -338 -52.2% 
5 to 14 1,743 16.9% 1,126 10.8% -617 -35.4% 
15 to 24 1,290 12.5% 1,931 18.5% 641 49.7% 
25 to 34 536 5.2% 697 6.7% 161 30.0% 
35 to 44 1,583 15.4% 929 8.9% -654 -41.3% 
45 to 54 2,211 21.5% 1,948 18.7% -263 -11.9% 
55 to 64 1,558 15.1% 2,139 20.5% 581 37.3% 
65 and over 724 7.0% 1,338 12.8% 614 84.8% 

Source:  U.S.  Census Bureau,  2017-2021 American Community  Survey 5-Year Est imates 

Monmouth County experienced population fluctuation as well, but not nearly as dramatically as the 

Township. The most significant increase was also in the 65 and over age cohort, which grew by 31.3 

percent. Significant increases were also seen in the 55 to 64 age cohort (26.8%). Similar to Millstone, 

decreases were experienced in the under 5 cohort (-14.8%), the 35 to 44 age cohort (-24.0%), and the 5 to 

14 age cohort (-15.3%). 

Population by Age 2010 and 2020 Estimates, Monmouth County 

Population 
2010 2020 Change, 2010 to 2020 

Number Percentage Number Percentage Number Percentage 
Total population 628,112 100.0% 620,821 100.0% -7,291 -1.2% 
Under 5 years 36,105 5.7% 30,774 5.0% -5,331 -14.8% 
5 to 14 88,604 14.1% 75,016 12.1% -13,588 -15.3% 
15 to 24 77,761 12.4% 77,910 12.5% 149 0.2% 
25 to 34 63,105 10.0% 66,655 10.7% 3,550 5.6% 
35 to 44 93,461 14.9% 71,051 11.4% -22,410 -24.0% 
45 to 54 108,675 17.3% 92,203 14.9% -16,472 -15.2% 
55 to 64 76,829 12.2% 97,451 15.7% 20,622 26.8% 
65 and over 83,572 13.3% 109,761 17.7% 26,189 31.3% 

Source:  U.S.  Census Bureau,  2017-2021 American Community  Survey 5-Year Est imates 
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Households 

A household is defined as one or more persons, either related or not, living together in a housing unit. In 

2020 there was a total of 3,428 households in Millstone, of which 3,324 were occupied. Roughly 41 percent 

of the households were occupied by two persons or less. Both the Township’s and the County’s largest 

percentage of households was two-person households, 30.3% and 31.1% respectively. The Township’s 

second most common household size was four-person households (22.5%) where the County’s was one-

person households (25.8%). The average household size of the Township in 2021 was 3.05, slightly more 

than that of the County’s average of 2.59. 

Household Size: Occupied Housing Units, 2020 
Millstone Township and Monmouth County 

  
Township County 

Number Percent Number Percent 
Total Households 3,324 100.0% 244,630 100.0% 
1-person household 367 11.0% 63,104 25.8% 
2-person household 1,008 30.3% 76,177 31.1% 
3-person household 690 20.8% 40,092 16.4% 
4-person household 747 22.5% 39,421 16.1% 
5-person household 325 9.8% 17,126 7.0% 
6-person household 127 3.8% 5,795 2.4% 
7-or-more-person household 60 1.8% 2,915 1.2% 
Average Household Size* 3.05 2.59 

Source:  U.S.  Census Bureau,  *2017-2021 American Community  Survey 5-Year Est imates 

 

Three-quarters of all households in the Township in 2020 were married couple households, of which more 

than one-third (38.8%) had children under the age of 18. Approximately 3.7 percent of households were 

cohabitating couples, of which 25.2 percent had children under the age of 18. Almost 10% of households 

had a male householder with no partner or spouse present. Of those households, 59 percent lived alone, 

and 12 percent had children under the age of 18. Over 11 percent of households had a female householder 

with no partner or spouse present, of which almost half (46.3%) of households had children under than age 

of 18 and almost half (45.5%) lived alone. The average family size in 2021 was 3.28 persons. 
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Household Size and Type, 2020 
Millstone Township 

 Number Percent 
Total Households 3,324 100.0% 

Married Couple Household 2,492 75.0% 
With own children under 18 years 967 38.8% 

Cohabitating Couple Household 123 3.7% 
With own children under 18 years 31 25.2% 

Male householder, no spouse or partner 320 9.6% 
Living alone 190 59.4% 
With own children under 18 years 39 12.2% 

Female householder, no spouse or partner present 389 11.7% 
Living alone 177 45.5% 
With own children under 18 years 82 46.3% 

Average Family Size 3.28* 
 Source: U.S. Census Bureau, *2017-2021 American Community Survey 5-Year Estimates 

Income 

As measured in 2021, Millstone had a significantly higher median household income compared to 

Monmouth County and the State of New Jersey. In 2021, the median income in Millstone was $187,102, 

roughly $76,746 more than the County and $97,399 more than the State’s median income.  

Per Capita and Household Income 
2021 Estimates 

  2021 Per Capita 
Income 

2021 Median 
Household Income 

Millstone Township $71,837 $187,102 

Monmouth County $57,836 $110,356 

New Jersey $46,691 $89,703  
       Source:  2017-2021 American Community Survey 5-Year Est imates 
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In 2021, over 88 percent of all households in the Township earned $50,000 or more, with the largest 

percentage (45.3%) earning $200,000 or more. This percentage was followed by those households that 

earned $100,000 to $149,999 (16.0%) and finally those who earned $150,000 to $199,999 (14.1%). About 9 

percent of households earned less than $35,000. In Monmouth County, the most common income bracket 

was $200,000 or more with roughly 23 percent of households earning that much. Conversely, almost 23 

percent of households in the County earned less than $35,000.  

Household Income 
Millstone Township and Monmouth County, 2021 Estimates 

  
Millstone Township Monmouth County 

Number Percentage Number Percentage 
Total Households 3,407 100.0% 245,569 100.0% 
Less than $10,000 142 4.2% 8,481 3.5% 
$10,000 to $14,999 59 1.7% 5,744 2.3% 
$15,000 to $24,999 45 1.3% 12,752 5.2% 
$25,000 to $34,999 71 2.1% 12,150 4.9% 
$35,000 to $49,999 72 2.1% 17,286 7.0% 
$50,000 to $74,999 211 6.2% 28,719 11.7% 
$75,000 to $99,999 242 7.1% 26,483 10.8% 
$100,000 to $149,999 544 16.0% 45,503 18.5% 
$150,000 to $199,999 479 14.1% 31,915 13.0% 
$200,000 or more 1,542 45.3% 56,536 23.0% 
Median Household Income $187,102 $110,356 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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Poverty Status 

Of the 10,395 persons of Millstone’s population for which poverty status is determined, 397 individuals, or 

3.8 percent, lived in poverty in 2021. Of those in poverty, a majority (44.3%) were aged 18 to 64 years old. 

About 12.8 percent were children (under the age of 18) and roughly 42.8 percent were seniors (over 65). 

The County had a poverty rate of 6.5 percent, a significantly higher rate compared to the Township’s 3.8 

percent.  

Poverty Status 
Millstone Township and Monmouth County, 2021 Estimates 

  
Millstone Township Monmouth County 

Number Percentage Number Percentage 
Total persons for whom poverty 
status is determined 10,395 - 635,691 - 

Total persons below poverty level 397 3.8% 41,588 6.5% 
  Under 18 51 12.8% 10,667 25.6% 
  18 to 64 176 44.3% 23,746 57.1% 
  65 and over 170 42.8% 7,175 17.3% 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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Household Costs 

General affordability standards set a limit at 30 percent of gross income to be allocated for owner-occupied 

housing costs and 28 percent of gross income to be allocated for renter-occupied housing costs. The 

following tables show the expenditures for housing for those who own and rent housing in Millstone and 

Monmouth County. Most people in the Township lived in homes they owned, and according to the 2017-

2021 5-Year Estimates by the American Community Survey, roughly 24.3 percent of all owner-occupied 

households spent 30 percent or more of their household income on housing. About 11 percent of renter-

occupied households spent 30 percent or more of their household income on housing.  

Selected Monthly Owner Costs as a Percentage of Household Income 
Millstone Township and Monmouth County, 2021 Estimates 

  
Millstone Township Monmouth County 

Number Percentage Number Percentage 
Total Owner-Occupied Housing Units 3,110 100.0% 184,566 100.0% 
Less than 15% 901 29.0% 56,006 30.3% 
15 to 19% 748 24.1% 32,038 17.4% 
20 to 24% 506 16.3% 25,758 14.0% 
25 to 29% 199 6.4% 17,936 9.7% 
30 to 34% 119 3.8% 11,578 6.3% 
35% or more 637 20.5% 40,308 21.8% 
Not computed 0 0.0% 942 0.5% 

     Source:  2017-2021 American Community  Survey 5-Year Est imates 

Gross Rent as a Percentage of Household Income 
Millstone Township and Monmouth County, 2021 Estimates 

  
Millstone Township Monmouth County 

Number Percentage Number Percentage 
Total Renter-Occupied Housing Units 227 100.0% 57,392 100.0% 
Less than 15% 30 13.2% 7,661 13.3% 
15 to 19% 28 12.3% 6,363 11.1% 
20 to 24% 81 35.7% 6,578 11.5% 
25 to 29% 63 27.8% 6,640 11.6% 
30 to 34% 0 0.0% 4,581 8.0% 
35% or more 25 11.0% 25,569 44.6% 
Not computed 70 30.8% 3,611 6.3% 

      Source:  2017-2021 American Community Survey 5-Year Est imates 

Similar to Millstone, a large majority of Monmouth County residents own their home. Of all owner-occupied 

homes, 28.1 percent spent 30 percent or more of their household income on housing, and 52.6 percent of 

renter-occupied households spent 30 percent or more of their household income on housing.  



Millstone Township   January 2020 | Amended May 2023 
Monmouth County, New Jersey   Housing Element and Fair Share Plan 
-------------------------------------------------------------------------------------------------------------------------------------------- 

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 
Heyer, Gruel & Associates | 20 

 

EXISTING HOUSING CONDITIONS 

Housing Unit Data 

Millstone’s housing stock consists of primarily newer structures. In 2021, Millstone had a total of 3,407 

occupied housing units and 139 vacant housing units. A majority of the occupied units (3,110 or 91.3%) 

were owner-occupied while 297 units (8.7%) were renter-occupied. Approximately 56 percent of the 

Township’s housing stock was built after 1990, with 39 percent of Millstone’s entire housing stock built 

between 1990 and 1999. As of 2021, the median year of construction for the housing stock in Millstone is 

1992, and no homes have been built since 2020.  

Housing Data 
Millstone Township, 2021 Estimates 

  Number Percentage 
Total Housing Units 3,546 100.0% 
Occupied Housing Units 3,407 96.1% 
  Owner Occupied 3,110 91.3% 

 Renter Occupied 297 8.7% 
Vacant Housing Units 139 3.9% 

Source:  2017-2021 American Community Survey 5-Year Est imates 

Year Structure Built 
Millstone Township, 2021 Estimates 
  Number Percentage 

Built 1939 or earlier 102 2.9% 
Built 1940 to 1949 56 1.6% 
Built 1950 to 1959 186 5.2% 
Built 1960 to 1969 207 5.8% 
Built 1970 to 1979 510 14.4% 
Built 1980 to 1989 478 13.5% 
Built 1990 to 1999 1,383 39.0% 
Built 2000 to 2009 494 13.9% 
Built 2010 to 2019 130 3.7% 
Built 2020 or later 0 0.0% 
Total 3,546 100.0% 
Median Year Structure Built 1992 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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Housing Type and Size 

The majority of the housing stock in Millstone is single-family detached housing, with most structures 

containing nine or more rooms. In 2021, there were 3,539 single-family detached homes representing 

roughly 99.8 percent of the housing stock. The only other housing type in the Township was buildings with 

10 to 19 units representing 0.2 percent of the Township’s housing stock.  

The median number of rooms within housing structures in the Township was 9, with the largest percentage 

of structures (54.1%) having 9 rooms or more.  

Housing Type and Size 
Millstone Township, 2021 Estimates 

Units in Structure Total Percentage 
Total 3,546 100.0% 
1, detached 3,539 99.8% 
1, attached 0 0.0% 
2 0 0.0% 
3 or 4 0 0.0% 
5 to 9 0 0.0% 
10 to 19 7 0.2% 
20 to 49 0 0.0% 
50 or more 0 0.0% 
Mobile home 0 0.0% 
Boat, RV, van, etc. 0 0.0% 
      

Rooms Total Percentage 
1 room 0 0.0% 
2 rooms 0 0.0% 
3 rooms 7 0.2% 
4 rooms 111 3.1% 
5 rooms 145 4.1% 
6 rooms 250 7.1% 
7 rooms 470 13.3% 
8 rooms 645 18.2% 
9 or more rooms 1,918 54.1% 
Median number of rooms 9.0+ 

Source:  2017-2021 American Community Survey 5-Year Est imates  
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Housing Growth and Projections 

In terms of residential growth, for the period January 2000 through December 2022, the Township issued 

building permits authorizing the development of 617 units, which averages to approximately 28 units per 

year. If this rate were to remain relatively constant over the next 13-year period, the Township could expect 

to see an additional 351 residential units authorized between January 2023 and the end of 2035. External 

factors such as zoning, redevelopment, environmental constraints, and economic cycles may cause this 

projection to fluctuate. As detailed in the Fair Share Plan, found in Part 2 of this Housing Element and Fair 

Share Plan, at the minimum, residential development can be expected through the execution of the 

settlement agreements, municipally sponsored projects, and non-profit developers.  

Housing Units Authorized by Building Permits: 2000 – 2022* 
Millstone Township 

Year 1 & 2 Family Multi Family  Mixed-Use Total 
2000-2003 - - - 323 

2004 64 0 0 64 
2005 44 0 0 44 
2006 24 0 0 24 
2007 18 0 0 18 
2008 14 0 0 14 
2009 11 0 0 11 
2010 3 0 0 3 
2011 4 0 0 4 
2012 10 0 0 10 
2013 5 0 0 5 
2014 5 10 0 15 
2015 11 0 1 12 
2016 18 0 0 18 
2017 8 0 0 8 
2018 7 1 0 8 
2019 13 0 1 14 
2020 7 0 0 7 
2021 11 0 0 11 

2022** 4 0 0 4 
Total 2000-2022 281 11 2 617 

23-Year Average 27 
13-Year Projection (2023-2035) 351 

Source:  State of  New Jersey Department  of  Community  Affairs  Bui lding Permits:  Yearly  Summary Data 
*The DCA Construct ion Reporter  did not begin to report  housing permits  by type unti l  2004.  

**Data for 2022 was avai lable through October.  This  data  was used to est imate the total  number of  housing units  
authorized for 2022.  
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Housing Values and Contract Rents 

According to the 2017-2021 American Community Survey, nearly the entire owner-occupied housing stock 

in Millstone (98.3%) were valued at over $200,000, and 73 percent of all units were financed by a mortgage. 

Housing values for owner-occupied housing units are listed in the following table, along with mortgage 

status data. The most common housing-value range was $500,000 to $749,999 with 51.4 percent of all 

owner-occupied units falling within this range. Housing units ranging between $750,000 to $999,999 and 

$400,000 to $499,999 comprise 13.5 and 13.4 percent, respectively. The median value of an owner-

occupied housing unit in Millstone was $597,500. Though most units were covered by a mortgage (73.1%), 

roughly 26.9 percent had no mortgage at all. The County’s trends are similar to that of the Township with 

roughly 92.7 percent of homes valued at over $200,000 and 66.6 percent of housing units functioning with 

a mortgage, contract to purchase, or similar debt.  

Value for Owner-Occupied Housing Units 
 Millstone Township and Monmouth County, 2021 Estimates 

  Millstone Township Monmouth County 
  Number Percentage Number Percentage 
Total 3,110 100.0% 184,566 100.0% 
Less than $50,000 40 1.3% 2,944 1.6% 
$50,000 to $99,999 14 0.5% 2,141 1.2% 
$100,000 to $149,999 0 0.0% 3,140 1.7% 
$150,000 to $199,999 0 0.0% 5,217 2.8% 
$200,000 to $299,999 103 3.3% 24,319 13.2% 
$300,000 to $399,999 356 11.4% 36,207 19.6% 
$400,000 to $499,999 418 13.4% 33,897 18.4% 
$500,000 to $749,999 1,600 51.4% 48,371 26.2% 
$750,000 to $999,999 421 13.5% 16,903 9.2% 
$1,000,000 to $1,499,999 149 4.8% 6,004 3.3% 
$1,500,000 or more 9 0.3% 5,423 2.9% 
Median Value $597,500 $454,000 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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Mortgage Status 
Millstone Township and Monmouth County, 2021 Estimates 

  
Millstone Township Monmouth County 

Number Percentage Number Percentage 
Housing units with a mortgage,  
contract to purchase, or similar debt: 2,273 73.1% 122,948 66.6% 

Housing units with no second 
mortgage and no home equity loan 1,625 52.3% 100,141 54.3% 

Housing units with multiple 
mortgages: 612 19.7% 20,336 11.0% 

Mortgage, with both second 
mortgage and home equity loan 0 0.0% 431 0.2% 

Mortgage, with home equity loan 
only 607 19.5% 17,842 9.7% 

Mortgage, with only second 
mortgage 5 0.2% 2,063 1.1% 

Home equity loan without a primary 
mortgage 36 1.2% 2,471 1.3% 

Housing units without a mortgage 837 26.9% 61,618 33.4% 
Source:  2017-2021 American Community Survey 5-Year Est imates 

According to the American Community Survey, the median contract rent in Millstone was $1,862 in 2021, 

compared to the County’s $1,408. The highest percentage of renters (49.5%) paid between $1,500 and 

$1,999 for rent, followed by 24.6 percent paying $2,000 or more for rent. The County is experiencing similar 

trends in contract rent, with roughly 57.8 percent of renters paying between $1,500 and $1,999 and 34.8 

percent paying between $1,000 to $1,499 for rent. 

Contract Rent 
Millstone Township and Monmouth County, 2017 Estimates 

  
Millstone Township Monmouth County 

Number Percentage Number Percentage 
Total Renter-Occupied Units 297 100.0% 61,003 100.0% 
Less than $200 7 2.4% 877 1.4% 
$200 to $499 0 0.0% 3,366 5.5% 
$500 to $699 0 0.0% 1,625 2.7% 
$700 to $899 0 0.0% 2,912 4.8% 
$900 to $999 0 0.0% 2,702 4.4% 
$1,000 to $1,499 0 0.0% 21,240 34.8% 
$1,500 to $1,999 147 49.5% 35,237 57.8% 
$2,000 or more 73 24.6% 11,278 18.5% 
No cash rent 70 23.6% 2,591 4.2% 
Median Contract Rent $1,862 $1,408 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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According to the 2017-2021 American Community Survey 5-Year Estimates, the median contract rent in 

Millstone was $1,862 per month ($22,344 annually). A minimum annual income of at least $74,480 

($23,344/0.30) would be necessary to afford the median contract rent in Millstone Township.   

Housing Conditions 

The table below details the condition of the housing within Millstone. Overcrowding and age, plumbing, and 

kitchen facilities are used to determine housing deficiency. In 2021, 15 owner-occupied units and no renter-

occupied units in Millstone experienced overcrowding (more than one person per room). Throughout the 

Township, no units lacked complete plumbing facilities or complete kitchen facilities.  

Housing Conditions 
Millstone Township, 2021 Estimates 

  Number Percentage 
House Heating Fuel- Occupied Housing Units  

Total 3,407 100.0% 
Utility gas 2,841 83.4% 
Bottled, tank, or LP gas 118 3.5% 
Electricity 118 3.5% 
Fuel oil, kerosene, etc. 297 8.7% 
Coal or coke 0 0.0% 
Wood 18 0.5% 
Solar energy 15 0.4% 
Other fuel 0 0.0% 
No fuel used 0 0.0% 
  

Occupants per Room- Occupied Housing Units 
Total 3,407 100.0% 
Owner-Occupied (Over 1.0) 15 0.4% 
Renter-Occupied (Over 1.0) 0 0.0% 

  
Facilities-Total Units 

Total 3,407 100.0% 
Lacking complete plumbing facilities 0 0.0% 
Lacking complete kitchen facilities 0 0.0% 

  
Telephone Service- Occupied Housing Units 

Total 3,407 100.0% 
No Service 23 0.7% 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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EMPLOYMENT DATA 

The following tables detail changes in employment from 2011 to 2021 for Millstone, Monmouth County, 

and New Jersey. Increases in Millstone’s employment have been gradual over the past decade. The 

unemployment rate in Millstone was at its highest in 2010 of 7.9%. After this from 2011 through 2019, the 

unemployment rate steadily declined, reaching a low of 2.4%. In 2020, the unemployment rate for Millstone 

saw a spike to 6.8%, coinciding with the beginning of the COVID-19 pandemic. The unemployment rate of 

the Township has remained steadily lower than that of the County and State as a whole, who have 

experienced similar unemployment trends over the past ten years.  

Millstone Employment and Residential Labor Force: 2011 – 2021 

Year Labor 
Force Employment Unemployment Unemployment 

Rate 
2011 5,542 5,117 425 7.7% 
2012 5,827 5,412 415 7.1% 
2013 5,796 5,408 388 6.7% 
2014 5,775 5,471 304 5.3% 
2015 5,794 5,540 254 4.4% 
2016 5,842 5,631 211 3.6% 
2017 6,039 5,844 206 3.4% 
2018 6,081 5,893 188 3.4% 
2019 6,145 6,000 145 2.4% 
2020 5,975 5,569 406 6.8% 
2021 6,098 5,817 281 4.6% 

 
Monmouth County Employment and Residential Labor Force: 2011 – 2021 

Year Labor 
Force Employment Unemployment Unemployment 

Rate 
2011 329,000 300,700 28,300 8.6% 
2012 330,100 301,100 29,000 8.8% 
2013 326,800 301,600 25,100 7.7% 
2014 325,700 306,000 19,700 6.1% 
2015 326,400 309,700 16,700 5.1% 
2016 327,600 313,200 14,500 4.4% 
2017 336,200 322,600 13,600 4.0% 
2018 337,100 325,300 11,900 3.5% 
2019 342,000 331,700 10,300 3.0% 
2020 336,900 308,000 28,900 8.6% 
2021 340,500 321,700 18,800 5.5% 
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New Jersey Employment and Resident Labor Force: 2011 – 2021 

Year Labor 
Force Employment Unemployment Unemployment 

Rate 
2011 4,561,800 4,134,700 427,100 9.4% 
2012 4,576,300 4,147,200 429,100 9.4% 
2013 4,528,000 4,147,700 380,400 8.4% 
2014 4,493,900 4,191,300 302,600 6.7% 
2015 4,494,600 4,237,900 256,700 5.7% 
2016 4,492,800 4,271,200 221,600 4.9% 
2017 4,615,000 4,406,200 208,800 4.5% 
2018 4,609,800 4,426,600 183,200 4.0% 
2019 4,686,700 4,528,200 158,500 3.4% 
2020 4,642,900 4,203,300 439,700 9.5% 
2021 4,661,100 4,365,400 295,700 6.3% 

Source:  NJ  Dept.  of  Labor & Workforce Development  Labor Force Est imate 

Employment Status 

The American Community Survey Estimates reveal that 69.2 percent of Millstone’s 16 and over population 

is in the labor force. The County’s employment status is similar to that of Millstone and closely reflects the 

Township’s trends. About 31 percent of the Township’s and one-third (33.3%) of the County’s over 16 

population is not in the labor force. 

Employment 
Millstone Township and Monmouth County, 2021 Estimates 

  Millstone Monmouth County 
  Number Percentage Number Percentage 
Population 16 years and over 8,847 100.0% 524,449 100.0% 

In labor force 6,125 69.2% 349,589 66.7% 
Civilian Labor Force 6,098 68.9% 349,017 66.5% 

Employed 5,891 66.6% 329,455 62.8% 
Unemployed 207 2.3% 19,562 3.7% 

Armed Forces 27 0.3% 572 0.1% 
Not in labor force 2,722 30.8% 174,860 33.3% 

Source:  2017-2021 American Community Survey 5-Year Est imates 
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Class of Worker and Occupation 

According to the American Community Survey Estimates, the majority of workers (82.9%) living in Millstone 

were a part of the private wage and salary worker group. This group includes people who work for wages, 

salary, commission, and tips for a private for-profit employer or a private not-for-profit, tax-exempt or 

charitable organization. The second largest category was government worker (12.9%), followed by those 

who were self-employed (4.3%). 

Class of Worker 
Millstone Township, 2021 Estimates 

  Number Percentage 
Employed Civilian population 16 years and over 5,891 100.0% 
Private Wage and Salary Worker 4,882 82.9% 
Government Worker 758 12.9% 
Self-Employed Worker 251 4.3% 
Unpaid Family Worker 0 0.0% 

 Source:  2017-2021 American Community Survey 5-Year Est imates 

The occupational breakdown shown in the table below includes only private wage and salary workers. 

Those who worked within the private wage field were concentrated heavily in management and 

professional positions and sales and office occupations. Together the two fields account for roughly 77 

percent of the entire resident workforce. Service occupations were also a significant employer of Township 

residents, employing 9.0 percent, followed by natural resources, construction, and maintenance 

occupations, employing 7.9 percent of residents. 

Resident Employment by Occupation 
Millstone Township, 2021 Estimates 

  Number Percentage 
Employed Civilian population 16 years and over 5,891 100.0% 

Management, business, science and arts occupations 3,136 53.2% 
Service occupations 533 9.0% 
Sales and office occupations 1,425 24.2% 
Natural resources, construction and maintenance occupations 465 7.9% 
Production Transportation and material moving occupations 332 5.6% 

Source:  2017-2021 American Community Survey 5-Year Est imates 

The most common industry for Millstone residents is the educational services, and health care and social 

assistance sector, employing approximately 21 percent of the Township’s resident workforce. The second 

most common industry is professional, scientific, and management, and administrative and waste 

management services, which employs 19.9 percent of the Township’s resident workforce.  
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Employment by Industry 
Millstone Township, 2021 Estimates 
Industry Number Percentage 

Civilian employed population 16 years and over 5,891 100.0% 
Agriculture, forestry, fishing and hunting, mining 74 1.3% 
Construction 495 8.4% 
Manufacturing 382 6.5% 
Wholesale Trade 252 4.3% 
Retail Trade 694 11.8% 
Transportation and Warehousing, and Utilities 191 3.2% 
Information 156 2.6% 
Finance and insurance, and real estate and rental and leasing 617 10.5% 
Professional, scientific, and management, and administrative and waste 
management services 1,174 19.9% 

Educational services, and health care and social assistance 1,251 21.2% 
Arts, entertainment, and recreation, and accommodation and food services  224 3.8% 
Other Services, except public administration 115 2.0% 
Public administration 266 4.5% 

Source: 2017-2021 American Community Survey 5-Year Estimates 

Commuting to Work 

According to the American Community Survey Estimates, the mean travel time to work for those who lived 

in the Township is 43.6 minutes. The vast majority of commuters, 78 percent, travel less than an hour to 

work, and roughly 31 percent have less than a half-hour commute.  

Travel Time to Work 
Millstone Township, 2021 Estimates 

  Number Percentage 
Workers who did not work at home 5,034 100.0% 
Less than 10 minutes 297 5.9% 
10 to 14 minutes 330 6.6% 
15 to 19 minutes 301 6.0% 
20 to 24 minutes 398 7.9% 
25 to 29 minutes 250 5.0% 
30 to 34 minutes 552 11.0% 
35 to 44 minutes 1,062 21.1% 
45 to 59 minutes 752 14.9% 
60 to 89 minutes 570 11.3% 
90 or more minutes 522 10.4% 
Mean travel time to work (minutes) 43.6 

 Source:  2017-2021 American Community Survey 5-Year Est imates 

The largest portion of workers drove to work alone (76.4%), while approximately 4.6 percent carpooled. 

Approximately 4.6 percent of workers commuted via public transportation and another 12.6 percent worked 

from home. 
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Means of Commute 
Millstone Township, 2021 Estimates 

  Number Percentage 
Workers 16 years and over 5,759 100.0% 
Car, truck, van- Drove Alone 4,401 76.4% 
Car, truck, van- Carpooled 265 4.6% 
Public Transportation 266 4.6% 
Walked 55 1.0% 
Other Means 47 0.8% 
Worked at home 725 12.6% 

 Source:  2017-2021 American Community Survey 5-Year Est imates 

Covered Employment 

There is currently very limited information available on actual job opportunities within municipalities. The 

Department of Labor and Workforce Development collects information on covered employment, which is 

employment and wage data for private employees covered by unemployment insurance. The following 

table provides a snapshot of private employers located within Millstone. The first table reflects the number 

of jobs covered by private employment insurance from 2011 through 2021.   

According to data from the New Jersey Department of Labor and Workforce Development, the highest 

number of covered jobs in Millstone between 2011 and 2021 was in 2021 when 2,276 jobs were covered 

by unemployment insurance. Private employment has remained relatively steady in Millstone since 2011, 

with its largest loss occurring between 2019 and 2020 (-9.3%), and largest gain occurring between 2011 

and 2012 (11.7%). Millstone Township experienced a gain of 220 jobs in 2021, representing an increase of 

10.7 percent from 2020.  

Private Wage Covered Employment 2011– 2021 
Millstone Township 

Year Number of Jobs # Change Percentage Change 
2011 1,544 198 - 
2012 1,724 180 11.7% 
2013 1,710 -14 -0.8% 
2014 1,841 131 7.7% 
2015 1,927 86 4.7% 
2016 2,011 84 4.4% 
2017 1,959 -52 -2.6% 
2018 1,938 -21 -1.1% 
2019 2,266 328 16.9% 
2020 2,056 -210 -9.3% 
2021 2,276 220 10.7% 

Source:  NJ  Dept.  of  Labor & Workforce Development  Labor Force Est imates  
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In-Township Establishments and Employees by Industry: 2021 

The following table depicts the average annual number of establishments and employees by industry 

sector that exist within the Township, as grouped by North American Industry Classification System 

(NAICS). In 2021, the Township had an annual average of 308 establishments employing on average 2,276 

persons. The construction industry was the predominant sector, accounting for 22.7 percent of the 

establishments in Millstone and 28.9 percent of the Township’s in-place employment.  

Average Number of Establishments and Employees by 
Industry: 2021 Estimates 

Industry 2021 Average 
Units Employment 

Agriculture . . 
Mining - - 
Utilities . . 

Construction 70 659 

Manufacturing . . 

Wholesale Trade 19 151 

Retail Trade 24 175 

Transp/Warehousing  9 75 

Information . . 

Finance/Insurance 11 105 

Real Estate . . 

Professional/Technical 43 116 

Admin/Waste Remediation 32 209 

Education 4 29 

Health/Social 19 133 

Arts/Entertainment 13 112 

Accommodations/Food 15 129 

Other Services 18 206 

Private Sector Totals 308 2,276 

Local Government Totals 2 252 
 Source:  NJ Dept.  of  Labor & Workforce Development Labor Force Est imate 

  



Millstone Township   January 2020 | Amended May 2023 
Monmouth County, New Jersey   Housing Element and Fair Share Plan 
-------------------------------------------------------------------------------------------------------------------------------------------- 

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 
Heyer, Gruel & Associates | 32 

 

Probable Future Employment Opportunities 

The 2021 New Jersey Transportation Planning Authority’s forecasts for Millstone Township estimate a 

total of 1,923 employed residents by 2050, representing an increase of 174 jobs and an annualized percent 

employment change of 0.3% between 2015 and 2050. Due to the nature and location of the Township, there 

is minimal opportunity for new job growth.  
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PART 2: FAIR SHARE PLAN 

INTRODUCTION 

The following Fair Share Plan (the Plan) details Millstone’s present need, prior round obligation (1987-

1999), and Third Round need (1999-2025). For each obligation, this Plan proposes mechanisms for which 

the Township can realistically provide opportunities for affordable housing for moderate-, low-, and very 

low- income households. We reserve the right to amend this Plan based upon the determination by the 

courts of the municipality’s final fair share obligation. 

The Township received its final Judgement of Compliance and Repose (JOR) on April 28, 2020, approving 

Millstone’s 2020 Housing Element and Fair Share Plan. As noted earlier, this 2023 amendment alters the 

number of affordable units proposed for Millstone’s Third Round obligation by updating the projects for the 

6 Novad Court, Shu Lee/Millstone Village, and CKV/Millstone Woods developments as conditions at these 

sites have changed since the previous Plan’s adoption. Additional amendments regarding status updates 

to various projects have also been included. 

The need for affordable housing in New Jersey is divided into three components: 

• Present Need – The present need, or rehabilitation share, represents the number of existing 

housing units that are both deficient and occupied by low- and moderate-income households. This 

number is derived from review and analysis of housing conditions reported in the U.S. Census and 

American Community Survey.  

• Prior Round Obligation – The Prior Round obligation is the cumulative 1987-1999 fair share 

obligation determined by 2014 COAH regulations. The First Round and the Second Round are 

collectively referred to as the “Prior Round.” 

• Third Round Need – July 1, 1999 - June 30, 2025 (which includes what is commonly referred to as 

the “gap period” (1999-2015)) -  On January 18, 2017, the Supreme Court issued In Re Declaratory 

Judgment Actions Filed by Various Municipalities, County of Ocean, Pursuant To The Supreme 

Court’s Decision In In re Adoption of N.J.A.C. 5:96, 221 N.J. 1 (2015) (“Mount Laurel V”), holding 

that the need for affordable housing that accrued during the gap period (1999-2015) was not 

present or prospective need under the plain definitions of those terms in the FHA; however, there 

is an obligation with respect to that period for households that came into existence during that 

period that must be addressed in the Third Round.  
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Pursuant to the Court-approved settlement agreement, Millstone’s affordable housing obligation is as 

follows:  

 

Township of Millstone Obligation 

Present Need/Rehabilitation  20 

Prior Round Obligation (1987-1999) 81 

Round 3 Need (1999-2025) 231 

Total Obligation 332 

 

SUITABILITY ANALYSIS 

Pursuant to N.J.A.C. 5:93-1.3, sites that are designated to produce affordable housing shall be available, 

approvable, developable, and suitable according to the following criteria: 

• “Available site” means a site with clear title, free of encumbrances which preclude development for 

low- and moderate-income housing. N.J.A.C. 5:93-1.3. 

• “Approvable site” means a site that may be developed for low- and moderate-income housing in a 

manner consistent with the rules or regulations of agencies with jurisdiction over the site.  A site 

may be approvable although not currently zoned for low- and moderate-income housing. Ibid. 

• “Developable site” means a site that has access to appropriate water and sewer infrastructure, and 

is consistent with the applicable area wide water quality management plan (including the 

wastewater plan) or is included in an amendment to the area wide water quality management plan 

submitted to and under review by the DEP. Ibid. 

• “Suitable site” means a site that is adjacent to compatible land uses, has access to appropriate 

streets and is consistent with the environmental policies delineated in N.J.A.C. 5:93-4. Ibid. 

CONSIDERATION OF LANDS FOR AFFORDABLE HOUSING 

The following Fair Share Plan includes all properties from interested parties that reached out to the 

Township during the Third Round with potential property.  
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PRESENT NEED/REHABILITATION SHARE 

The term Present Need, as used in COAH’s Prior Round Rules (N.J.A.C. 5:93), meant the sum of a 

municipality’s indigenous need (the deficient housing units in the municipality occupied by low- and 

moderate-income households), and the reallocated present need, which is the portion of the housing 

region’s present need that is redistributed to other municipalities throughout the housing region. Under the 

Prior Round rules, evidence of deficient housing included: year structure was built, persons per room, 

plumbing facilities, kitchen facilities, heating fuel, sewer service, and water supply.   

The Third Round rules reduced the number of criteria used as evidence of deficient housing to three: pre-

1960 over-crowded units, which are units that have more than 1.0 persons per room; incomplete plumbing; 

and incomplete kitchen facilities. This reduction in the number of criteria was found by the Appellate 

Division to be within COAH’s discretion and was upheld in the Supreme Court’s decision In re N.J.A.C. 5:96 

& 97.  

The previously discussed Mount Laurel IV decision agreed with the Appellate Division that reallocated 

Present Need is no longer a component in the determination of the Present Need. Therefore, Present Need 

now equates only to the indigenous need, the obligation based on deficient housing as determined by pre-

1960 over-crowded units, incomplete plumbing, and incomplete kitchen facilities, generated within the 

Township itself, now refined as the Rehabilitation Share/Present Need.  

Per the Court-approved settlement agreement between Millstone and FSHC, the Township has a Present 

Need obligation of 20 units.  

Beginning in January 2020, the Township contracted with the Affordable Housing Alliance (AHA) as its 

Administrative Agent including implementing the rehabilitation program for 20 units as reduced after 

accounting for rehabilitation credits (Appendix D). The AHA also created an Operating Manual for the 

rehabilitation program. The rehabilitation program is currently being implemented and is funded with 

development fees deposited into the Township’s Affordable Housing Trust Fund and adheres to COAH’s 

program regulations (N.J.A.C. 5:93-5.2), except that a minimum of $10,000 will be extended for hard costs.  

There are currently applications pending and the AHA is reviewing all documentation.  
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PRIOR ROUND OBLIGATION (1987-1999) 

Pursuant to the Court-approved settlement agreement, the Township has a Prior Round obligation of 81 

units. On October 31, 2003, the Township received Substantive Certification from COAH for its Housing 

Element and Fair Share Plan that had been adopted by the Planning Board in 2002. As detailed in the 2003 

Compliance Report (Appendix A) and indicated in the following section, the Township fully satisfied its Prior 

Round obligation and exceeds its obligation by three units: 

Prior Cycle Credits 

Prior Cycle Credits are affordable housing units created and occupied between April 1, 1980 and December 

15, 1986 and may be counted toward a municipal’s Prior Round obligation.   

Millstone Road Group Home - Constructed 

The Millstone Road Group Home is located at 417 Millstone Road in the southwesterly portion of the 

Township. The property is designated as Lot 8.06 in Block 51 on the Township’s Official Tax Map, within 

the R-80 Residential Zone. The Millstone Road Group Home is a Licensed Group Home under the Division 

of Developmental Disabilities that has been in operation since 1984, qualifying as Prior Cycle credits. The 

property is owned by Everas Community Services, Inc., and was acquired by deed from CPC Behavioral 

Healthcare, Inc., dated October 14, 2015. Originally constructed with three very-low-income bedrooms, the 

facility expanded in 2018, constructing two additional bedrooms. The facility is in operation in accordance 

with the applicable covenants and restrictions. All documentation for the Millstone Road Group Home can 

be found in Appendix E.  

The Township will apply three credits from the Millstone Road Group Home to its Prior Round obligation. 

Red Valley Road Group Home – Constructed  

The Red Valley Road Group Home is located at 67 Red Valley Road on Block 35, Lot 20.01 of the Township’s 

Official Tax Map, within the R-80 Residential Zone. The Red Valley Road Group Home operates as a 

Licensed Group Home under the Division of Developmental Disabilities and received its first Certificate of 

Occupancy in 1986, qualifying as Prior Cycle credits. The facility was originally constructed with three units 

but expanded in 2018 with the construction of two additional bedrooms. A Certificate of Approval was 

received from the Township on July 5, 2018. The property is owned by Everas Community Services and 

was acquired by deed from CPC Behavioral Healthcare, Inc., dated October 14, 2015. The facility is in 

operation in accordance with the applicable covenants and restrictions. All documentation for the Red 

Valley Road Group Home can be found in Appendix F. 

The Township will apply three credits from the Red Valley Road Group Home to its Prior Round obligation. 
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Group Home 

Millstone Canwright House - Constructed 

The Millstone Canwright House is a 0.98-acre parcel located at Block 57, Lot 16.01 of the Township’s 

Official Tax Map within the BP Business Park Zone. The property was originally acquired by Millstone 

Township in 2003. The same year, Millstone Township leased the property to the Monmouth Housing 

Alliance (now known as the Affordable Housing Alliance “AHA”) for a period of 50 years to provide at least 

nine bedrooms for low- and moderate-income residents. A 30-year deed restriction was put in place, 

running from July 1, 2005 through June 30, 2035. On June 5, 2008, the Township conveyed the property 

and Block 57, Lot 16.02 (see Group Home I below) to AHA by deed, with the property still subject to the 

restrictions in the 2003 50-year lease with the Township. The facility is in operation in accordance with the 

applicable covenants and restrictions. All documentation for the Canwright House can be found in 

Appendix G. 

The Canwright House consists of 11 bedrooms, and the Township will apply nine of the  bedrooms to its 

Prior Round obligation. 

Inclusionary Zoning 

Indian Path Inclusionary Development - Constructed 

The Indian Path Apartments is a 112.5-acre tract located on Moccasin Court in the northeast section of the 

Township. The property is designated as Block 20.01, Lots 11 through 16 on the Township’s Official Tax 

Map and is within the R-80 Residential Zone. The Indian Path Apartments was part of a subdivision 

approved by the Millstone Planning Board in 1988 that created 86 market rate for-sale family units and six 

affordable for-sale family units.  A 20-year deed restriction on the affordability controls for the six affordable 

units was established in a Declaration of Restrictive Covenants, dated March 19, 1990. The 20-year control 

period began shortly thereafter at the issuance of the Certificate of Occupancy for each unit. The restriction 

period ended on June 11, 2009. A Release of Affordability Controls was dated September 10, 2010, 

releasing the 6 units from their deed restrictions. All documentation for the Indian Path Apartments can be 

found in Appendix H. 

The Township will apply the six affordable units to its Prior Round obligation. 

Family Rental – 100% Affordable 

Novad House – Being Redeveloped 

The affordable unit commonly referred to as “Novad House” was located at 6 Novad Court in the southwest 

section of the Township and consisted of one affordable family rental unit. The property is designated as 

Block 57.01, Lot 20.01 on the Township’s Official Tax Map and is within the R-130 Residential Zone. In 
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2010, the Township created this lot by subdividing Township-owned property, formerly known as Block 

57.01, Lots 19.04 and 20, into Block 57.01, Lots 20.01 (6 Novad Court) and 20.02 (8 Novad Court). The 

property is owned by Millstone Township but operated and administered by AHA pursuant to a 50-year 

lease executed with the Township on January 6, 2003. The property received a Certificate of Occupancy on 

March 28, 2003, and its deed restriction began on June 26, 2003. In its 2020 Housing Element and Fair 

Share Plan, the Township applied the one unit from Novad House to its Prior Round obligation. All 

documentation for the Prior Round Novad House unit can be found in Appendix I.  

It should be noted that the property was thereafter vacated when the tenant passed away and is currently 

being redeveloped to create a total of three non-age-restricted affordable rental units. One of the family-

rental units generated from the proposed redevelopment of 6 Novad Court will be used by the Township to 

replace the Novad House family-rental unit. See the discussion of “6 Novad Court” under the Round 3 Need 

section of this Plan. 

Regional Contribution Agreement (RCA) 

Regional Contribution Agreement with Asbury Park 

In the Prior Round, municipalities could enter into Regional Contribution Agreements (RCA) with another 

municipality in the same housing region. The program allowed one municipality (“sending” municipality) to 

pay a fee to another municipality (“receiving” municipality), which would agree to provide affordable 

housing units that fulfilled up to half of the sending municipality’s COAH obligation. When the legislature 

amended the Fair Housing Act (FHA) in July 2008, it removed the RCA program as a permitted option for 

municipal compliance with the FHA. 

The Township of Millstone entered into an RCA with the City of Asbury Park on September 20, 2000. As 

part of this agreement, Millstone was able to transfer 46 units of its low- and moderate-income housing 

obligation to Asbury Park with the agreement to pay $20,000 per unit of housing transferred. Asbury Park 

was able to rehabilitate up to 46 units of housing. The Township received 46 credits for the RCA. 

Documentation for this RCA can be found in Appendix J.  

The Township will apply all 46 credits from the RCA program to its Prior Round obligation. 

Prior Round Summary 

Prior Round Obligation (1987-1999) 81 Rental Bonus Credit 
Millstone Road Group Home 3* - 
Red Valley Road 3 - 
Indian Path Inclusionary 6 6 
Millstone Canwright House 9 9 
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6 Novad Court (previously known as 
Novad House) 1 1 

RCA with Asbury Park 46 - 
Prior Round Total 84* 

*Pursuant  to the 2019 Court-approved sett lement agreement,  the Township wi l l  
carry forward the three excess credits from the Mil lstone Road Group Home to 
the Township’s Third Round obl igat ion .   
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ROUND 3 NEED (1999-2025) 

Pursuant to the Court-approved settlement agreement, Millstone has a Third Round obligation of 231 units. 

The following developments address the Township’s full obligation: 

Prior Round Credits Carried Over 

Millstone Road Group Home - Constructed 

The Township is applying all three very-low-income units from the Millstone Road Group Home to its Third 

Round obligation, carrying forward the three excess credits from the Prior Round. 

Red Valley Road Group Home - Constructed 

The remaining two units from the Red Valley Road Group Home will be applied to the Township’s Third 

Round obligation. 

Existing Inclusionary Development 

Indian Path Inclusionary Development - Constructed 

On September 9, 2019, the owner of two of the original six affordable units executed a Deed to Extend 

Expiring Affordable Housing Restrictions for 30 years. One of the units is for-rent and the other is for-sale. 

The Township will apply the two units to its Third Round obligation. All documentation for the Indian Path 

property can be found in Appendix H.  

Group Homes 

Millstone Canwright House - Constructed 

The remaining two units from the Millstone Canwright House will be applied to the Township’s Third Round 

obligation. 

Group Home I - Constructed 

Group Home I is located at 31 Burnt Tavern Road in the southwesterly portion of the Township. The property 

is designated as Lot 16.02 of Block 57 of the Township’s Official Tax Map, within the BP Business Park 

Zone. The development includes six bedrooms and is deed restricted for a period of 30 years (2013 to 

2043). The property was originally acquired by Millstone Township in 2003 and subsequently conveyed to 

the AHA in 2008, at the same time that the Township conveyed the property now being used for the 

Millstone Canwright House (Block 57, Lot 16.01). The facility is operating under the terms of the original 

50-year lease agreement between the AHA and the Township, which includes a use restriction.  

The facility is in operation in accordance with the applicable covenants and restrictions. Documentation 

for the Group Home I property can be found in Appendix K.  
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Group Home II - Constructed 

Group Home II is located at 8 Novad Court in the southwesterly portion of the Township. The property is 

designated as Lot 20.02 of Block 57.01 of the Township’s Official Tax Map, within the BP Business Park 

Zone. Group Home II is a six-bedroom group home facility for very-low-income individuals. The property 

was acquired by Millstone Township and subsequently conveyed to the Affordable Housing Alliance in 

2013. A 30-year deed restriction is in place, running from 2013 through 2043.  

The facility is in operation in accordance with the applicable covenants and restrictions. All documentation 

for the Group Home II facility can be found in Appendix L.  

Senior Rental – 100% Affordable 

Allen House I - Constructed 

The Allen House I property is a 4.4-acre parcel located at 477 Stagecoach Road in the central portion of the 

Township. The property is designated as Block 35, Lot 13.03 of the Township’s Official Tax Map, located 

within NC Neighborhood Commercial Zone, and contains 10 age-restricted affordable rental units. The 

property was acquired by Millstone Township in 2006 and subsequently transferred to the Allen House Inc. 

in 2014. The development is a 100% affordable development that was constructed in cooperation with the 

Affordable Housing Alliance.  

Five of the units are occupied by very-low-income households and five units are occupied by low-income 

households. The deed associated with this property restricts the use of the property to age-restricted 

affordable residences. The property is also subject to a HUD Capital Advance Program Use Agreement 

dated September 14, 2014 requiring the property to be operated only as rental housing for very-low-income 

elderly or disabled persons for a period of 40 years.  

The facility is in operation in accordance with the applicable covenants and restrictions. All documentation 

for the Allen House I property can be found in Appendix M.  

Allen House II – Approved / Under Construction 

The Allen House II project is proposed to be constructed on a 2.6-acre lot located at 471 Stagecoach Road 

in the central portion of the Township and will consist of 10 age-restricted affordable rental units. The 

property is designated as Block 35, Lot 15 on the Township’s Official Tax Map within the NC Neighborhood 

Commercial Zone. The property was acquired by Millstone Township in 2016 and will be developed in 

cooperation with Allen House Inc. and the Affordable Housing Alliance. The Township and the Affordable 

Housing Alliance executed a developer’s agreement on February 19, 2020.  

The project will provide five low- and five moderate-income age-restricted units. The Affordable Housing 

Alliance has prepared a pro forma and will be responsible for monitoring construction. The Affordable 
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Housing Alliance intends to apply the same funding sources as they have previously used in Millstone 

Township, including HUD 202 funding, Federal Home Loan Bank (FHLB), National Stabilization Trust Funds 

(NSTF), the New Jersey Affordable Housing Trust Fund, and/or state “HOME” funds or LIHTCs. The project 

received site plan approval from the Township Planning Board in November 2019. The previous buildings 

on the property have been demolished and the site has been cleared.  

All documentation for the Allen House II property can be found in Appendix N. A map of the Allen House II 

property, including any environmental constraints, is found in the Maps section at the end of this Plan. 

The site meets the suitability criteria as follows: 

• Available: The property is Township owned and controlled and has received site plan approval from 

the Planning Board. The site has also been cleared. 

• Suitable: The property is suitable as it is located on a public right-of-way (Stagecoach Road) and is 

adjacent to nearby residential uses with proximity to municipal facilities, convenience stores, 

restaurants and other similar uses. The units will have an associated driveway, parking area and 

on-site well and septic system facilities to service the units. The Township wastewater 

management engineer has submitted a report confirming that the required permits and approvals 

for the septic system can be obtained for this parcel using standard best management practices. 

A pro forma has been prepared by AHA demonstrating that the project can be developed within 

reasonable cost parameters. 

• Developable: The property is developable as demonstrated by the site plan and supporting 

wastewater management report and proforma. The property is within Flood Hazard Area X, an area 

of minimal flooding. As shown in the map found at the end of this Plan, the property is encumbered 

by wetlands and transition area on much of the westerly portion of the lot. As demonstrated on the 

site plan, all proposed site improvements are outside the floodplain and buffer areas. 

• Approvable: Pursuant to Ordinance No. 15-8, municipally sponsored affordable housing is 

permitted in all zones in the Township. Additionally, the development received site plan approval 

from the Planning Board in November 2019. 

Family Rental – 100% Affordable 

Burnt Tavern Apartments – Completed 

The Burnt Tavern Apartments is a 3.44-acre parcel located at 17 Burnt Tavern Road in the southwesterly 

portion of the Township and is developed with four affordable family rental units. The property is 

designated as Block 57, Lot 14.03 of the Township’s Official Tax Map, within the NC Neighborhood 

Commercial Zone. The property was acquired by the Township in 2008 and was transferred to the 
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Affordable Housing Alliance in 2018. The project received site plan approval from the Millstone Township 

Planning Board on July 12, 2017. Construction of the Burnt Tavern Apartments was completed in the fall 

of 2020. The project is funded by National Stabilization Trust Funds (NSTF) awarded by the NJ Department 

of Community Affairs (DCA). The property contains a deed restriction, restricting the use for affordable 

housing for a period of 30 years. 

All documentation for the Burnt Tavern Apartments can be found in Appendix O.  

6 Novad Court – Approved 

6 Novad Court is located on Block 57.01, Lot 20.01 on the Township’s Official Tax Map. The property is 

proposed to be constructed with three affordable family rental units, replacing the one-unit affordable 

development for the Prior Round that was demolished (see discussion of “Novad House” under the Prior 

Round Obligation section of this Plan). The Township will receive credit for two units toward its Third Round 

obligation. The property is owned by Millstone Township but will be operated and administered by AHA 

pursuant to a long-term lease with the Township.  

On October 12, 2022, the property received approval from the Township Planning Board for the project. The 

Resolution and approved site plan can be found in Appendix I. Construction is expected to begin in July 

2023. Full occupancy is expected in February 2024. As of the writing of this Plan, the AHA has received 

funding commitments from the DCA’s National Housing Trust Fund and the Monmouth County HOME 

program.  

The site meets the suitability criteria as follows: 

• Available: The property is Township-owned with no encumbrances precluding low- and moderate-

income development. The deed restriction will be recorded to reflect 30 apartment units and will 

be 100% available for low- and moderate-income tenants for a minimum affordability restriction 

term of 30 years. The development received site plan approval by the Township Planning Board in 

October 2022. 

• Suitable: The property is close in proximity to both residential and commercial uses. The 

development will have access to an existing right-of-way, Novad Court. The entire municipality is 

in SDRP Planning Region PA-4 with no centers. There is no need for expansion of infrastructure. 

• Developable: Water and sewer service will be provided by on-site well and septic. The project is 

consistent with the Area-wide Water Quality Management Plan (WQMP) and no amendment to the 

WQMP is needed. As shown in the map found at the end of this Plan, the property is not 

encumbered by any wetlands or transition areas on its northeasterly portion.  
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• Approvable: Pursuant to Ordinance No. 15-8, municipally sponsored affordable housing is 

permitted in all zones in the Township.  

CKV/Millstone Woods - Proposed 

The CKV property is a 13.8-acre parcel located at 27 Burnt Tavern Road in the southwesterly portion of the 

Township. The site is proposed to be developed as the Millstone Woods, consisting of 66 affordable rental 

units and one (1) unit that will be occupied by a superintendent for the project.1 The property is designated 

as Lot 16.03 in Block 57 of the Township’s Official Tax Map, within the BP Business Park Zone. A 30-year 

deed restriction will be placed on the 66 affordable units. The AHA will be responsible for monitoring 

construction. AHA is currently vigorously processing applications for agency approvals for water, 

wastewater, stormwater management, and funding. 

Millstone Township will provide infrastructure improvements (street, utility, etc.) with an initial subsidy. 

AHA intends to utilize LIHTC 4% Tax Credits and the Affordable Housing Production Fund administered by 

the New Jersey Housing and Mortgage Finance Agency to fund the project. AHA has prepared a pro forma, 

and a concept plan has been prepared by the Township Engineer, Leon S. Avakian, Inc, both of which can 

be found in Appendix Q.  Permits have been submitted to the DEP for wastewater treatment and concept 

plan approval. Approval is still pending and based on recent interactions with the DEP, approvals are 

anticipated in spring 2023. 

All documentation for the Millstone Woods can be found in Appendix Q. A map of the Millstone Woods, 

including any environmental constraints, is found in the Map section at the end of this Plan. 

The site meets the suitability criteria as follows: 

• Available: The property is Township-owned with no encumbrances precluding low- and moderate-

income development.  

• Suitable: The site is adjacent to compatible land uses as it is surrounded by residential uses and is 

close in proximity to shopping centers, convenience stores, restaurants and gas stations, among 

other amenities. The project is located on an existing right-of-way (Burnt Tavern Road) and the 

development is consistent with environmental policies as the entire municipality is within SDRP 

Planning Region PA-4 with no designated centers or need for expansion of infrastructure.  

• Developable: The Township wastewater management engineer has submitted a report confirming 

that the required permits and approvals for septic systems can be obtained. Additionally, the 

County Planning Board adopted a resolution recommending the County Areawide Water Quality 

Management Plan and Future Wastewater Service Area Map be amended to include an individual 

 
1 It is noted that the concept plan attached in Appendix Q identifies 67 units as one of the units will be reserved for a superintendent 
and will not be affordable. 
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subsurface disposal system for the project. The property is in Flood Hazard Area X, an area of 

minimal flooding. As indicated in the concept plan in Appendix Q, the proposed development will 

not be encumbered by any wetlands or transition areas.   

• Approvable: Pursuant to Ordinance No. 15-18, municipally sponsored affordable housing is 

permitted in all zones in the Township The project will require subdivision and site plan approval 

by the municipal planning board but is exempt from requiring approval by the Monmouth County 

Planning Board. Approval by the Monmouth County Soil Conservation District will be required. It is 

anticipated all necessary approvals will be granted. 

Proposed Inclusionary Development 

Baldacino (“Hexa”) - Proposed 

The Baldacino inclusionary development is proposed to be constructed on a 36.39-acre lot located on 

Perrineville Road in the northeasterly portion of the Township and will include 48 affordable rental family 

units. The property is designated as Lot 19 in Block 11 of the Township’s Official Tax Map, formerly within 

the RU-P Rural Preservation Zone. On April 24, 2018, the property owner, Gerald Baldacino expressed 

interest in developing the property with an inclusionary housing development to assist the Township in 

satisfying their affordable housing obligation. The property was rezoned to the Rural Multi-Family Zone to 

accommodate the required density of development for this project. The development received preliminary 

major site plan approval for 122 market-rate units and 48 affordable rental family units on January 11, 

2023.  

The affordable units will be provided as six very low-, 18 low-, and 24 moderate-income units.  

All documentation for the Baldacino Apartments can be found in Appendix R. A map of the Baldacino 

Apartments, including any environmental constraints, is found in the Map section at the end of this Plan. 

The site meets the suitability criteria as follows: 

• Available: The property received preliminary major site plan approval from the Planning Board on 

January 11, 2023. 

• Suitable: Testimony provided during the Planning Board hearing identified this site as suitable for 

the development. The site is also located on an existing right-of-way (Perrineville Road) and is 

adjacent to other residential uses.  

• Developable: The preliminarily approve site plans determine that this property is developable for 

the proposed inclusionary development. The property is within Flood Hazard Area X, an area of 

minimal flooding. The property has wetlands and transition areas in the northeast portion of the 

property. However, as shown on the approved site plan in Appendix R, the proposed development 
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will be outside the wetland and transition areas. The developer will be required to seek all necessary 

approvals from outside agencies, including NJDEP.  

• Approvable: This property’s owner has put forth the property as an appropriate property for 

affordable housing. The Township rezoned the property to permit the required density and 

development. 

Additional Mechanisms 

Affordable Accessory Apartment  

The Township adopted an Affordable Accessory Apartment ordinance to permit accessory apartments in 

all single-family residential zones. The intent is to encourage the creation of 10 affordable accessory 

apartments. The adopted Accessory Apartment ordinance can be found in Appendix T. 

Development Fee Ordinance and Affordable Housing Trust Fund 

The Township adopted its first development fee ordinance in 1995, a draft of which was approved by COAH 

in 1993. The ordinance was updated in 2008 and approved by COAH a second time. The Township once 

again amended the ordinance in 2020 to update it to current standards and to remove references to COAH’s 

invalidated Third Round regulations. In conformance with the adopted development fee ordinance (see 

Appendix T), developers must pay an affordable housing development fee into the Township’s Affordable 

Housing Trust Fund of 1.5% of the equalized assessed value of new residential construction and mandatory 

non-residential development fees equal to 2.5% of the equalized assessed value of new non-residential 

construction and additions.  

Monies generated by the development fees will be utilized for the purposes of eligible affordable housing 

activities, as detailed in the Township’s Spending Plan (see Appendix S). The Township previously prepared 

two COAH-approved Spending Plans; the first in 1993 and the second in 2003. The 2020 Spending Plan 

discusses anticipated revenues and the use of such revenues for affordable housing activities, including 

the previously discussed rehabilitation program.  

Showplace Farms, LLC PIL 

The Showplace Property is an approximately 140-acre parcel located on Route 33 in the northeasterly 

portion of the Township. The property is designated as Lot 8 in Block 23 of the Township’s Official Tax Map 

and is owned by CRP/CHI Showplace Farms Owner, LLC who purchased the property in May 2021. The 

previous owner Showplace Farms, LLC was a party to the settlement agreement with FSHC and the 

Township, executed on September 5, 2019. Pursuant to the settlement agreement the Township amended 

the zoning to permit the 1.22 million square feet of warehouse and office space.  
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The developers will contribute 2.5% of the assessed value to the Township’s Affordable Housing Trust 

Fund, to be used for the development of affordable housing. 

Shu Lee/Millstone Village - Proposed 

Given the anticipated timeline for funding and construction and in accordance with the Amended 

Settlement Agreement, the Shu Lee/Millstone Village project will no longer be counted toward the 

Township’s Third Round obligation. Instead, the project will be counted toward the Township’s future Fourth 

Round obligation, and the deadline to secure funding for the project will be extended to two years from the 

commencement of Round 4. The following is a description of the anticipated development. 

The Shu Lee/Millstone Village property is a 7.3-acre parcel at 14 Novad Court in the southwesterly portion 

of the Township. The property is designated as Lot 21.02 in Block 57.01 on the Township’s Official Tax 

Map, within the R-130 Residential Zone. Because the developers of the site, the AHA, intend to seek out 

funding from the State’s Affordable Housing Trust Fund, as indicated below, the site is proposed to be 

developed with 25 affordable family rental apartments. It is noted that the current allocation of the State’s 

Trust Fund will support developments of 25 units or less. The development is expected to provide 4 very-

low-, 9 low-, and 12 moderate-income units with a deed restriction for a minimum of 30 years.  

The property has been under Township ownership since 2010. The AHA will be responsible for monitoring 

construction. The AHA is vigorously processing applications for agency approvals for water, wastewater, 

stormwater management, and funding. Refer to the most recent Annual Monitoring Report posted on the 

Township’s website for further status updates on the project.   

AHA intends to utilize HUD 202 funding, Federal Home Loan Bank (FHLB), National Stabilization Trust 

Funds (NSTF), the New Jersey Affordable Housing Trust Fund administered by the DCA, and/or State 

“HOME” funds or LIHTCs to fund the project. AHA has prepared a pro forma, and a concept site plan has 

been prepared by the Township Engineer, Leon S. Avakian, Inc.  

All documentation for the Shu Lee/Millstone Village property can be found in Appendix P. A map of the Shu 

Lee/Millstone Village property, including any environmental constraints, is found in the Maps section at the 

end of this Plan. 

The site meets the suitability criteria as follows: 

• Available: The property is Township-owned with no encumbrances precluding low- and moderate-

income development. The deed restriction will be recorded to reflect 30 apartment units and will 

be 100% available for low- and moderate-income tenants for a minimum affordability restriction 

term of 30 years. 
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• Suitable: The property is surrounded by residential uses and is close in proximity to commercial 

uses, including shopping areas, convenience stores, and restaurants. The development will have 

access to an existing right-of-way, Novad Court. The entire municipality is in SDRP Planning Region 

PA-4 with no centers. There is no need for expansion of infrastructure. 

• Developable: Water and sewer service will be provided by on-site well and septic. The Area-wide 

Water Quality Management Plan (WQMP) is being amended to incorporate the proposed 

development into the Plan. The property is within Flood Hazard Area X, an area of minimal flooding. 

As shown in the map found at the end of this Plan, the property is encumbered by wetlands and 

transition area on its northeasterly portion. However, as shown on the concept plan provided in 

Appendix P, the proposed development will be outside of the wetland and buffer areas.  

• Approvable: Pursuant to Ordinance No. 15-8, municipally sponsored affordable housing is 

permitted in all zones in the Township. The project will require subdivision and site plan approval 

by the Planning Board. Approval by the Monmouth County Soil Conservation District will also be 

required. It is anticipated the necessary approvals will be granted. 
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Third Round Summary 

Third Round Obligation  231 
Rental 
Bonus 
Credit 

Prior round carryover / Millstone Road Group Home 3 - 
Millstone Road Group Home 2 - 
Red Valley Road 2 - 
Indian Path Inclusionary 2 - 
Millstone Canwright House 2 - 
Group Home I 6 - 
Group Home II 6 - 
Allen House I 10 - 
Burnt Tavern Apartments 4 4 
6 Novad Court 2 - 
Allen House II 10 - 
CKV 66 10 
Baldacino 48 44 
Affordable Accessory Apartment Overlay 10 - 
Total Units 173 - 
Total Rental Bonus Credits - 58 

TOTAL 231 
 

The Township reserves the right to carry forward any additional credits towards future obligations. 
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SUMMARY OF FAIR SHARE COMPLIANCE 

Present Need / Rehabilitation Share 20 

Township Program Operated by the Affordable Housing 
Alliance (Completed Units) 2 

Remaining Present Need Total 18 

Prior Round Obligation  81 Rental Bonus 
Credit 

Millstone Road Group Home 3 - 
Red Valley Road 3 - 
Indian Path Inclusionary 6 6 
Millstone Canwright House 9 9 
Novad House 1 1 
RCA with Asbury Park 46 - 
Sub-Totals 68 16 

Prior Round Total 84 

Third Round Obligation  231 Rental Bonus 
Credit 

Prior round carryover / Millstone Road Group Home 3 - 

Millstone Road Group Home 2 - 

Red Valley Road 2 - 
Indian Path Inclusionary 2 - 
Millstone Canwright House 2 - 
Group Home I 6 - 
Group Home II 6 - 
Allen House I 10 - 
Burnt Tavern Apartments 4 4 
6 Novad Court 2 - 
Allen House II 10 - 
CKV 66 10 
Baldacino 48 44 
Affordable Accessory Apartment Overlay 10 - 
Sub-Totals 173 58 

Third Round Total 231 

The Township reserves the right to carry forward any additional credits towards future obligations. 
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ADDITIONAL REQUIREMENTS 

Very Low-Income Requirement:  The Township will ensure that 13% of all of the affordable units, with the 

exception of units constructed as of July 1, 2008 and units subject to preliminary or final site plan approval 

prior to that date, will be affordable to very low-income households.  Half of the very low-income units will 

be made available to families.  

Rental Bonus Credits:  All rental bonus credits claimed in this plan have been applied in accordance with 

N.J.A.C. 5:93-5.15(d). 

Low/Moderate Income Split:  At least half (50%) of the units addressing the Township’s obligation shall be 

affordable to very-low income and low-income households, and the remaining will be affordable to 

moderate-income households. 

Rental Requirement:  At least 25% of the Township’s obligation will be met through rental units, and at least 

half (50%) of these units will be available to families.  

Round 3 Family Requirement:  At least half of the units addressing the Township’s Third Round obligation 

will be available to families. 

Age Restricted Cap:  The Township agrees to comply with COAH’s Round 2 age-restricted cap of 25%.  The 

Township is not requesting a waiver to exceed the age-restricted cap.  

Spending Plan:  The Township will prepare a Spending Plan. The Township will ask the Court to approve 

the Spending Plan so that the Township’s Affordable Housing Trust Fund monies can be expended.  

Affirmative Marketing:  The individual developers will be responsible to ensure that proper affirmative 

marketing of all of the affordable units is properly implemented.   

UHAC: All affordable units created through the provisions of this Plan shall be developed in conformance 

with the Uniform Housing Affordability Controls (UHAC) pursuant to N.J.A.C. 5:80-26.1 et seq. with the 

exception of the very-low-income requirement as described above. All units shall include the required 

bedroom distribution and be governed by the controls of UHAC, with the exception that in lieu of 10% of 

affordable units in rental projects being required to be at 35% of median income, 13% of affordable units in 

such projects shall be required to be at 30% of median income, and all other applicable law.  
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APPENDIX A 
2003 Second Round Substantive Certification 

























































APPENDIX B 
2019 Settlement Agreement with FSHC and Showplace Farms 

  





























































APPENDIX C 
2019 Fairness Order 

2020 Final JOR 

  





















































APPENDIX D 
Contracts Regarding Administration of Rehabilitation Program 

• Contract for the Administration of Affordable Housing Units 

• Contract for the Administration of an Owner-Occupied Rehabilitation 

Program 

• 2021 Mortgage Trenton Lakewood Road 

• 2021 Mortgage Pine Drive  

 

  







































APPENDIX E 
Millstone Road Group Home Documentation 

• Narrative 

• 2015 Deed 

• 2017 Application for Zoning Permit 

• 2017 DCA Survey 

• 2018 Certificate of Occupancy 

  



 
 
 
 
 

MILLSTONE ROAD GROUP HOME, 417 MILLSTONE ROAD (2 UNITS) 
 

The subject property is known and designated as Block 51, Lot 8.06 on the Tax 
Map of the Township of Millstone. This was a 3 bed "alternative living arrangement" 
under N.J.A.C. 5:93-5.8 operated by CPC Behavioral Health Care, Inc. (F/K/A/ 
Children's Psychiatric Center, Inc.) under oversight of the Division of Developmental 
Disabilities (DDD) of the Department of human Services. 

 
The COAH Compliance Report for Millstone Township dated September 24, 

2003 at page 3 states that Millstone is eligible to receive three (3) prior cycle credits and 
notes that the Millstone Road Group Home was first occupied in 1984. The operator 
extracts its clientele from the DDD waiting list, which by its eligibility standards, is made 
up of entirely low-income persons. The three units were approved for credit in 
Millstone's prior round substantive certification. 

 
Thereafter, the property was managed by Everas Community Services, Inc., a New 

Jersey non-profit corporation providing services, including housing, to persons with 
disabilities. 

 
The property was subsequently conveyed to Everas Community Services, Inc. by 

deed from CPC Behavioral Healthcare, Inc. dated October 14, 2015 and recorded in the 
office of the Monmouth County Clerk on December 15, 2015 in Book OR-9144 at Page 
6561. 

 
In 2018 a two-bedroom addition was constructed on the property and received 

Certificate of Approval from Millstone Township on June 15, 2018. The facility 
continues to be operated as a Licensed Group Home under DDD with five (5) low- 
income units. Millstone Township seeks to include the additional two units in its Plan. 

































APPENDIX F 
Red Valley Road Group Home Documentation 

• Narrative 

• 2015 Deed 

• 2017 DCA Survey 

• 2018 Certificate of Occupancy 

  



 
 

RED VALLEY ROAD GROUP HOME, 67 RED VALLEY ROAD (2 UNITS) 
 

The subject property is known and designated as Block 35, Lot 20.01 on the tax 
map of the Township of Millstone. This was a 3 bed "alternative living arrangement" 
facility under N.J.A.C. 5:93-5.8 operated by CPC Behavioral Health Care, Inc. (F/K/A/ 
Children's Psychiatric Center, Inc.) under oversight of the Division of Developmental 
Disabilities (DDD) of the Department of human Services. 

 
The COAH Compliance Report for Millstone Township dated September 24, 

2003 at page 3 states that Millstone is eligible to receive three (3) prior cycle credits and 
notes that the Red Valley Group Home received its first certificate of occupancy in 1986. 
The operator extracts its clientele from the DDD waiting list, which by its eligibility 
standards, is made up of entirely low-income persons. The three units were approved for 
credit in Millstone's prior round substantive certification. 

 
Thereafter, the property was managed by Everas Community Services, Inc., a New 

Jersey non-profit corporation providing services, including housing, to persons with 
disabilities. 

 
The property was subsequently conveyed to Everas Community Services, Inc. by 

deed from CPC Behavioral Healthcare, Inc. dated October 14, 2015 and recorded in the 
office of the Monmouth County Clerk on November 6, 2015 in Book OR-9139 at Page 
2017. 

 
In 2018 Everas constructed a two bedroom addition to the property and received 

Certificate of Approval from Millstone Township on July 5, 2018. As demonstrated  the 
Everas Department of Community Affairs Council of Affordable Housing Supportive and 
Special Need Housing Survey the facility continues to be operated as a Licensed Group 
Home under DDD with five (5) low-income units. Millstone Township seeks to include 
the additional two units in its Plan. 



























APPENDIX G 
Millstone Canwright House Documentation 

• Narrative 

• 2005 Deed of Covenants, Conditions and Restrictions 

• 2006 Certificate of Occupancy 

• 2007 Deed of Subdivision and Easement 

• 2008 Deed with 2003 Affordable Lease 

  



 
 
 

MILLSTONE (CANWRIGHT) HOUSE, 29 BURNT TAVERN ROAD  
(11 UNIT GROUP HOME WITH 2 UNIT CREDIT TOWARD ROUND 3) 

The subject property is a .983-acre (42,849 sq. ft.) parcel located on Burnt Tavern Road in 
the southwesterly portion of Millstone Township in close proximity to Monmouth County Route 
537 and Interstate Highway Route 195. The property is further known and designated as Block 
57, Lot 16.01 on the Tax Map of the Township of Millstone. 
 

The property is a portion of property acquired by the Township of Millstone from CRI 
Northwestern I Trust, et al, by Declaration of Taking filed on March 24, 2003 in the Superior 
Court of New Jersey, Monmouth County, Law Division under Docket No. L- 1272-03 and 
recorded in the office of the Monmouth County Clerk on March 27, 2003 in Book OR-8207 at 
Page 6810. The property was subsequently subdivided which subdivision was perfected by deed 
from Millstone Township to Millstone Township dated November 29, 2007 and recorded in the 
office of the Monmouth County Clerk on December 18, 2007 in Book OR-8693 at Page 9022. 
 

,The subject property was subsequently conveyed by Millstone Township to the Affordable 
Housing Alliance by deed dated June 5, 2008 and recorded in the office of the Monmouth 
County Clerk on July 7, 2008 in Book OR-8730 at Page 2700. Said conveyance was subject to 
Restrictions and Covenants as contained in a certain Lease of Property for Affordable Housing 
dated January 3, 2003 between the Township of Millstone and the Affordable Housing Alliance 
attached to the deed. The Lease required the property to be rehabilitated and managed for low- 
and/or moderate-income residents meeting the guidelines established by COAH as same may be 
amended from time to time. The lease term is for fifty (50) years. The lease included an Option to 
Purchase with a right of reversion to the Township if the management or operation is not 
continued consistent with the Lease Restrictions. 
 

The property is further encumbered by a Deed of Easement and Restrictive Covenant for 
Extended Low and Moderate Income Occupancy of eleven (11) units from Affordable Housing 
Alliance to the Housing Affordable Service, Division of Housing, Department of Community 
Affairs restricting the rental of the housing units to low- and moderate-income eligible 
households for a period of thirty (30) years beginning on July 1, 2005 and concluding after June 
30, 2035 recorded in the office of the Monmouth County Clerk on Septeinber 21, 2005 in Book 
OR-8496 at Page 9293. 
 
 The properly is further encumbered by a Declaration of Covenants and Restrictions for 
eleven (11) units from Affordable Housing Alliance to the N.J. D epartment of Community Affairs 
restricting the rental of the housing units to low- and moderate-income eligible households for a 
period of thirty (30) years beginning on July 1, 2005 and concluding after June 30, 2035 recorded in 
the office of the Monmouth County Clerk on October 7, 2005 in Book OR-8500 at Page 6705. 
 

The existing building on the property was renovated and received a Certificate of Occupancy 
on April 4, 2006 for a maximum occupancy of twelve (12) units. The premises are now used to 
house eleven (11) units. Millstone Township was credited for nine (9) of the eleven units against its 
Prior Round obligation and now applies the remaining two (2) units toward its Third Round 
obligation. The facility is in operation in accordance with the applicable covenants and restrictions. 



















































































































APPENDIX H 
Indian Path Inclusionary Development Documentation 

• Narrative 

• 1997 Declaration of Restrictive Covenants 

• 2013 Release of Affordability Controls 

• 2019 Deed Extending Affordable Housing Restriction 

  



INDIAN PATH, MOCCASIN COURT (2 AFFORDABLE FAMILY UNITS) 
 

The subject property was part of a former inclusionary subdivision approved by the 
Millstone Planning Board in 1988 by Resolutions 88-8, Addendum to Resolution 88- 8 and 
Resolution 88-69. That subdivision was perfected by filing of a subdivision plat on November 16, 
1988 in the Monmouth County Clerk's Office in Case No. 228 on Sheet No. 32. 
 

On April 6, 1990 then owner Indian Path Associates, a New Jersey Partnership recorded 
a Declaration of Restrictive Covenants For Indian Path Subdivision - Affordable Housing Units 
in Deed Book 4994 at Page 0978. That document identified six (6) units designated as Block 
20.01, Lots 11, 12, 13, 14, 15 and 16 as affordable units subject to a twenty (20) year affordability 
restriction that restricted their resale or rental in accordance with the provisions of COAH. 
 

The entire property was subsequently sold to Bergen Mills Apts., L.L.C. by deed dated June 
l, 1997 and recorded in the office of the Monmouth County Clerk on August 22, 1997 in Book 
DB-5640 at Page 751. The twenty (20) year deed restriction concluded on June 11, 2009 and a 
Release of Affordability Controls dated September 10, 2010 was recorded in the office of the 
Monmouth County Clerk on September 20, 2010 in Book OR-8850 at Page 3120. 
 

Subsequently, Block 20.01, Lots 11 &12 were transferred to the present owners, Edward L. 
Pullins and Elizabeth L. Pullins by deed from Bergen Mills Apts., L.L.C. dated October 23, 2013 
and recorded in the office of the Monmouth County Clerk on November 15, 2013 in Book OR-
9045 at Page 3747. 
 

On July 9, 2018 Millstone Township corresponded with the Pullins requesting that they 
consider extending affordability controls. In October of 2018 the Pullins expressed interest in 
extending affordability controls followed by correspondence from Millstone advising of the tax 
differential if the affordability controls were extended. In November of 2018 the Pullins 
expressed continued interest in extending affordability controls and were requested to provide 
confirmation that occupants of the duplex units are income qualified to meet affordability 
controls criteria. In December 2018 the Pullins submitted the requested information which is 
presently being reviewed by the Millstone Township Affordable Housing Administrator. On July 
15, 2019, Edward L. Pullins and Elizabeth L. Pullins, the owners of the property, executed a 
Deed to Extend Expiring Affordable Housing Restrictions which extended the affordability 
controls on the property until at least July 15, 2049. This Deed to Extend Expiring Affordable 
Housing Restrictions was recorded with the Monmouth County Clerk’s office on September 11, 
2019.  









































































APPENDIX I 
Novad House Documentation 

• Narrative 

• 2003 Lease of Property 

• 2010 Subdivision Deed and Restrictive Covenant 

 

6 Novad Court Documentation 

• Construction Schedule for New Development 

• Affordable Housing Alliance Agreement 

• 2022 Planning Board Resolution of Approval 

• 2022 Approved Site Plan 

• 2022 Resolution in Support of Funding  

  



6 NOVAD COURT (3 UNITS) 

The subject property is Block 57.01 Lot 20.01 on the Tax Map of the Township of 
Millstone. The parcel is located in the southwest section of the Township in close proximity to 
Monmouth County Route 537 and Interstate Highway Route 195.  

The property is owned by Millstone Township. The Township executed a 50-year lease on 
January 6, 2003 with the Affordable Housing Alliance, a recognized nonprofit developer of 
affordable housing for many years in Monmouth County.  The property received a Certificate of 
Occupancy on March 28, 2003 for the one affordable family rental unit on the property, and its 
deed restriction began on June 26, 2003. The Township previously applied the one unit to its Prior 
Round obligation.  

However, the property was later vacated when the tenant passed away. The property is 
proposed to be constructed with three affordable family rental units. One unit will replace the 
previous unit attributed to the Township’s Prior Round Obligation, and the remaining two units will 
count toward the Township’s Third Round Obligation.  

The property received approval from the Township Planning Board on October 12, 2022 for 
the proposed project. Construction is expected to begin in July 2023. Full occupancy is expected in 
February 2024.  

































































































6 Novad Court Tentative Schedule 

Approvals in Place: 

Site Plan, Monmouth County Board of Health, Freehold Soils 

Soft Funding Commitments in Place 

DCA National Housing Trust Fund and Monmouth County HOME American Rescue Plan 

Schedule is contingent upon Monmouth County HOME American Rescue Plan Funding Plan being 

approved by HUD.  That is expected to happen Q1 2023, the HUD must complete its Environmental 

Review like any other HOME project, in which case:  

Obtain Firm Commitment from Monmouth County    4/2023 

Obtain Building Permits        6/2023 

Close on Financing        6/2023 

 

Begin Construction        7/2023 

 

Begin Marketing/Lease Up       10/2023 

 

Complete Construction        12/2023 

 

Full Occupancy         2/2024 

 

*This schedule is contingent upon receiving NJPDES approval for Septic by 1/2024.  It could move faster 

or slower based on that.   

 

 

 

 















IN THE MATTER OF       RESOLUTION GRANTING  
APPLICATION NO. PB 22-04       PRELIMINARY & FINAL SITE  
OF MILLSTONE TOWNSHIP      PLAN APPROVAL WITH  
BLOCK 57.01 LOT 20.01     VARIANCES  
 

 WHEREAS, MILLSTONE TOWNSHIP, hereinafter the "Applicant", has proposed the 

development of property located on 6 Novad Court, in the Township of Millstone, County of 

Monmouth and State of New Jersey, which property is further known and designated as Block 

57.01, Lot 20.01 on the Tax Map of the Township of Millstone; and 

 

 WHEREAS, the Applicant has applied to the Planning Board of the Township of 

Millstone for preliminary and final major site plan approval to demolish an existing single 

family affordable residence and construct a 3-2 bedroom unit building for very low income 

families requiring a variance for lot area of 25,747.82 square feet where 30,000 square feet is 

required.  The foregoing is contrary to the provisions of Chapter XXXV, Article 5, Section 35-5-

7.7 of the Land Use and Development Regulations of the Township of Millstone; and     

 

 WHEREAS, the subject property is located in the R-130 Zoning District and the 

residential development of affordable housing is a permitted use in the zone; and   

 

 WHEREAS, the Applicant appeared before the Planning Board of the Township of 

Millstone on September 14, 2022 due notice of said meeting having been given in accordance 

with New Jersey Statutes, the Open Public Meetings Act and the Municipal Land Use Law and a 

quorum of the Planning Board being present the request for preliminary and final site plan 

approval with variances was heard: and    

 

 WHEREAS, the Applicant’s witnesses were sworn and the Planning Board having heard 

the testimony of the Applicant’s witnesses and having examined the Exhibits presented by the 

Applicant and having considered all of the evidence presented in favor of or in opposition to 

the application, the Planning Board has made the following findings of fact:   
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 1) The Planning Board has received and reviewed the following documents, 

exhibits and reports:  

 

 1.1   Jurisdictional Notice (Proof of Service) Packet, marked as Exhibit A-1 in evidence. 

 

 1.2   Application & Administrative Forms of the Applicant, marked as Exhibit A-2 in 

evidence. 

 

 1.3  Preliminary & Final Site Plan prepared by Leon S. Avakian, Inc. consisting of five (5) 

sheets, dated August 22, 2022, marked as Exhibit A-3 in evidence. 

 

 1.4   Architectural Floor Plans, Elevations & Renderings prepared by Gregory Ralph, 

Architect consisting of four (4) sheets, dated August 23, 2022, marked as Exhibit A-4 in 

evidence. 

  

 1.5   Aerial Display from Google Earth Image, marked as Exhibit A-5 in evidence. 

   

2)   The premises in question are located at 6 Novad Court Road, in the Township of 

Millstone, County of Monmouth and State of New Jersey which property is further 

known and designated as block 57.01 lot 20.01 on the tax map of the Township of 

Millstone.  

   

 3)  The subject property is located in the R-130 Zone District and residential affordable 

housing developments are a permitted use in the zone.   

 

 4)  The subject property has approximate dimensions of 89.94 ft. x 19.06 ft. x 56.57 ft. x 

274.30 ft. x 51.50 ft. x 21.30 ft. x 225.71 ft. and is substantially irregular in shape with an 

approximate area of 25,747.82 square feet (0.59 acres).  The property is presently developed 

with an existing one-story residential dwelling and masonry garage which are proposed to be 
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demolished and replaced with a new one story multifamily residential building with three-two- 

bedroom units along with a parking lot with seven parking spaces including one handicap 

parking space.    

 

 5)  The Applicant was represented by Dennis Galvin, Esq. who presented the testimony 

of Sam Avakian, a licensed professional engineer, professional land surveyor and professional 

planner in the State of New Jersey and McKinley Mertz a licensed professional planner in the 

State of New Jersey.  Mr. Avakian testified as to the existing conditions being an existing one 

story one family residential unit which will be demolished and replaced with a new building 

with three two-bedroom units.  He testified that the proposed seven parking spaces exceeds 

the RSIS requirement and includes one handicap parking space as required.  He further 

testified that the drainage of the site will not change as the proposed building will only slightly 

exceed the footprint of the structure that it is replacing.  He further testified that existing trees 

and landscaping will be retained and noted that the architecture of the new building will mimic 

a single-family residential home.  He advised that there will be no signage on the property and 

opined that the proposed improvements will have no negative impact from an engineering 

standpoint or from a neighborhood impact point as it will be well screened from adjacent 

properties, will be significant distance from adjacent improvements and will have no negative 

stormwater impact.    

   

 6)  Ms. Mertz testified that the lot is a preexisting undersized lot and that the adjacent 

properties are developed so that additional property cannot be obtained in order to make it 

more conforming.  She noted that the use proposed is a permitted municipally sponsored 

affordable housing project and that it is an inherently beneficial use that satisfies the positive 

criteria for the grant of the requested variance relief.  She further testified that the proposed 

building will be placed substantially on the same footprint as the existing building with minor 

exception which is de minimis.  She also opined that the lot can accommodate the proposed 

improvements without detrimental impact upon the adjacent properties.  Moreover, since this 

is an inherently beneficial use and will promote the municipality’s Housing Element and Fair 
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Share Plan, it will provide benefit promoting the intent and purpose of the municipal land use 

law as the proposed use is a permitted use in the zone and is appropriate for the use and 

development of the subject property and will promote the public health, safety, morals and 

general welfare by providing affordable housing for low and moderate income persons.  It is 

also providing this permitted use in an appropriate location to provide affordable residential 

housing within the township.  In addition, the witnesses testified as to the attractive 

architectural design which will promote a desirable visual environment.    

 

 7)  The Planning Board finds that the Applicant has satisfied the positive criteria for the 

grant of the requested variance relief.  The Planning Board finds that it agrees with the 

Applicant’s witnesses that the proposed affordable housing use is an inherently beneficial use 

and will promote the purposes of the municipal master plan and the zoning ordinance by 

providing for affordable housing within the township.  In addition, there is a hardship 

associated with the property as it is a preexisting undersized lot, and the surrounding parcels 

are already developed so that no additional land is available.  The Planning Board further 

agrees with Ms. Mertz that the grant of the requested variance relief will promote the 

purposes of the municipal land use law as set forth previously herein.  Consequently, the 

Planning board finds that the positive criteria has been satisfied for both a C-1 hardship and a 

C-2 planning variance.    

 

 8)   The Planning Board further finds that the grant of the requested variance relief will 

not result in any substantial detriment to the public good.  The Planning Board finds from the 

testimony and Exhibits submitted that the proposed development will not have any significant 

impact upon the surrounding properties in the neighborhood and will be well screened from 

adjacent development.  Moreover, it will not have any negative engineering impacts and will 

retain the same drainage stormwater management characteristics as currently exist.  

Moreover, the proposed architectural features will mimic the existing residence on the 

property and will result in a continuation of existing conditions so that there will not be any 
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substantial impact upon the neighborhood and any impacts will be de minimis and 

insubstantial.    

 

 9)   The Planning Board further finds that the grant of the requested variance relief will 

not result in any substantial impairment of the zone plan or zoning ordinance.  The municipal 

master plan encourages the development of affordable housing as does the ordinance and 

therefore the proposal is consistent with the purposes of the municipal zone scheme 

therefore, there is no negative impact upon the master plan or the zone plan.   

 

 10)    The Planning Board further finds that the Applicant has submitted a site plan and 

such other information as is reasonably necessary to make an informed decision as to whether 

the requirements necessary for site plan approval have been met.  The Planning Board further 

finds that the detailed drawings, specifications and estimates of the application for final 

approval conform to the standards established by ordinance final approvals and that 

preliminary and final approval can and should be granted at this time.   

 

 11)     The Planning Board finds that all property owners within 200 ft. of the premises 

in question were given proper notice of the hearing of this application and were provided with 

an opportunity to present testimony and evidence in support of or in opposition to the 

application. 

 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of 

Millstone on this 12th day of October, 2022, that the application of MILLSTONE TOWNSHIP be 

and is hereby approved, which approval shall be and is expressly conditioned upon compliance 

with the following terms and conditions: 

 

 

GENERAL CONDITIONS – 
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1)  This approval is subject to the accuracy and completeness of the submissions, 

statements, exhibits and other testimony filed with, or offered to, the Board in 

connection with this application, all of which are incorporated herein by reference and 

specifically relied upon by the Board in granting this approval.  This condition shall be a 

continuing condition subsequent which shall be deemed satisfied unless and until the 

Board determines (on Notice to the Applicant) that a breach hereof has occurred. 

 

2)  In the event that any documents require execution in connection with the within 

approval, such documents will not be released until all of the conditions of this 

approval have been satisfied unless otherwise expressly noted. 

 

3)  No taxes or assessments for local improvements shall be due or delinquent on the 

subject property. 

 

4)  The Applicant shall pay to the municipality any and all sums outstanding for fees 

incurred by the municipality for services rendered by the municipality’s professionals 

for review of the application for development, review and preparation of documents, 

inspections of improvement and other purposes authorized by the Municipal Land Use 

Law.  The Applicant shall provide such further escrow deposits with the municipality as 

are necessary to fund anticipated continuing municipal expenses for such professional 

services, if any, in connection with the Application for Development as may be 

authorized by the Municipal Land Use Law. 

 

5)  The Applicant shall furnish such Performance Guarantees, Temporary Certificate of 

Occupancy Guarantees, Safety and Stabilization Guarantees, Maintenance Guarantees, 

Inspection Fees and such other Guarantees or fees as may be required pursuant to the 

Municipal Land Use Law and the Ordinances of this Municipality for the purpose of 

assuring the installation and maintenance of on-tract/off-tract and private site 

improvements. 
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6)  No site work shall be commenced or plans signed or released or any work 

performed with respect to this approval until such time as all conditions of the 

approval have been satisfied or otherwise waived by the Board. 

 

7)  Any and all notes, drawings or other information contained on any approved plans 

shall be conditions of this approval. 

 

8)  Nothing herein shall excuse compliance by the Applicant with any and all other 

requirements of this municipality or any other governmental entity. This approval is 

conditioned upon compliance by the Applicant will all Ordinances and Regulations of 

this Municipality.  

 

9)  In the event any de minimis exception has been granted from the Residential Site 

Improvement Standards Regulations in connection with this application, a copy of this 

resolution shall be sent to the New Jersey Department of Community Affairs, Division 

of Codes and Standards, 101 South Board Street, CN 802, Trenton, New Jersey 08625-

0802 within thirty (30) days of the date hereof.  Said copy of this resolution shall be 

clearly marked on its face with the words “SITE IMPROVEMENT EXCEPTIONS”. (Not 

applicable) 

 

10)  In the event that the Applicant and the approving authority have agreed that 

exceeding a standard of the Residential Site Improvement Standards is desirable under 

the specific circumstances of the proposed development, such Agreement to Exceed 

RSIS Standards shall be placed, in writing, by the developer and transmitted forthwith 

to the New Jersey Department of Community Affairs, Division of Codes and Standards, 

101 South Broad Street, CN 802, Trenton, New Jersey 08625-0802. (Not  applicable) 
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11)  The Applicant shall comply with the contribution requirements of the Municipal 

Affordable Housing Fund as applicable to this application.  

 

12)  In the event that this Application involves a subdivision or site plan, such 

subdivision or site plan shall expire at the conclusion of the period of protection from 

zoning changes provided for in N.J.S.A. 40:55D-49 or 40:55D-52.a, as applicable, and in 

no event shall extend beyond the fifth anniversary of the date of adoption of this 

resolution. 

 

13)  In the event that this approval involves the approval of a subdivision, the Applicant 

shall provide to the Board Engineer and attorney for review and approval, deeds for 

each of the lots created and shall file such deeds simultaneously with the recording of 

any subdivision plat. 

 

14)  All special conditions shall be included as notes on the plans.  

 

15)   All general and special conditions set forth in this Resolution shall be placed as 

notes on the approved plans as a Resolution compliance requirement. 

 

16)  The Applicant shall comply with the requirements of the Municipal Ordinances 

with respect to its Affordable Housing obligation by either providing the required 

affordable housing on-site, providing affordable housing off-site or making a 

contribution of an Affordable Housing fee pursuant to the applicable Municipal 

Ordinances. This approval is subject to the Applicant paying all applicable fees, 

including any fee due and owing to the Municipality’s Affordable Housing Trust Fund.  

17)  This Resolution does not constitute a permit for the construction of the approved 

improvements.  The Applicant shall be responsible for obtaining any and all permits 

and approvals required prior to the commencement of any development activities 
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including, but not limited to, N.J.D.O.T., N.J.D.E.P., Monmouth County Planning Board, 

Freehold Soil Conservation District, Regional and/or Municipal Utility Authority 

approval, in addition to any and all building and construction permits, required by the 

Municipality.  All work performed shall be in accordance with, and shall not deviate 

from, the approved plans and all applicable Federal, State, County and Local laws, rules 

and regulations. 

 

18)     As an essential and non-severable condition of this approval, the Applicant shall 

comply with all Mount Laurel obligations and shall comply with the Municipality’s 

approved Housing Element and Fair Share Plan including but not limited to, any 

associated implementing Ordinances. 

19)  The scope of the review of this application is necessarily limited to planning, zoning 

and land use review of the site as compared to the requirements of the Municipality. 

The grant of this approval and of any permit or approval in connection therewith shall 

not constitute a representation, guarantee or warranty of any kind or nature by the 

Municipality or by any Municipal official or employee thereof with respect to the 

practicability or safety of any structure, use or other plan proposed and shall create no 

liability upon or cause of action against the Board, the Municipality or any officials or 

employees of the Municipality for any damage or injury that result from the 

construction of the improvements for which this Zoning approval is granted.  

 

 BE IT FURTHER RESOLVED, that nothing herein shall excuse compliance by the 

Applicant with any and all other requirements of this municipality or any other governmental 

entity. 

  

 BE IT FURTHER RESOLVED that a written copy of this Resolution certified by the 

Secretary of the Planning Board to be a true copy be forwarded to the Applicant, the Code 

Enforcement Official of the Township of Millstone and the Construction Code Official of the 





 
EVIDENCE SHEET 

MILLSTONE TOWNSHIP PLANNING BOARD 
 
 
APPLICANT: Township of Millstone – 6 Novad Court   
BLOCK: 57.01  Lot:   20.01 
BLOCK:   ---  Lot:  --- 
ADDRESS:  6 Novad Court 
APP#   P22-04 
DATE:  9/14/22 
 

APPLICANT’S EXHIBITS 
A-1 Jurisdictional Notice (Proof of Service) 
A-2 Application, Administrative Forms  
A-3 Preliminary and Final Site Plan, prepared by Leon S. Avakian, 

Inc., five (5) sheets, dated 8/22/22  
A-4 Architectural Floor Plans, Elevations and Rendering, prepared by 

Gregory Ralph Architect, four (4) sheets, dated 8/23/22 
A-5  Aerial Display – Google Earth Image 
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  

 
 
 

 
 









APPENDIX J 
RCA with Asbury Park Documentation 

• 2000 RCA Agreement 

• 2000 Resolution Authorizing RCA 

• 2004 Payment Documentation 

  











































APPENDIX K 
Group Home I Documentation 

• Narrative 

• 2007 Deed of Subdivision and Easement 

• 2008 Deed with 2003 Affordable Lease 

• 2013 Financing, Deed Restriction and Regulatory Agreement 

• 2013 Certificate of Occupancy 

  



GROUP HOME I, 31 BURNT TAVERN ROAD (6 UNIT GROUP HOME) 
 

The subject property is a .996-acre (43,406 sq. ft.) parcel located on Burnt Tavern 
Road in the southwesterly portion of Millstone Township in close proximity to . 
Monmouth County Route 537 and Interstate Highway Route 195. The property is further 
known and designated as Block 57, Lot 16.02 on the Tax Map of the Township of 
Millstone. 
 

The property is a portion of property acquired by the Township of Millstone from 
CRI Northwestern I Trust, et al, by Declaration of Taking filed on March 24, 2003 in the 
Superior Court of New Jersey, Monmouth County, Law Division under Docket No. L- 
1272-03 and recorded in the office of the Monmouth County Clerk on March 27, 2003 in 
Book OR-8207 at Page 6810. The property was subsequently subdivided which 
subdivision was perfected by deed from Millstone Township to Millstone Township dated 
November 29, 2007 and recorded in the office of the Monmouth County Clerk on 
December 18, 2007 in Book OR-8693 at Page 9045. 
 

The subject property was subsequently conveyed by Millstone Township to the 
Affordable Housing Alliance, Inc. by deed dated June 5, 2008 and recorded in the office of 
the Monmouth County Clerk on July 7, 2008 in Book OR-8730 at Page 2700. Said 
conveyance was subject to Restrictions and Covenants as contained in a certain Lease of 
Property for Affordable Housing dated January 3, 2003 between the Township of 
Millstone and the Affordable Housing Alliance attached to the deed. The Lease required 
the property to be rehabilitated and managed for low- and/or moderate-income residents 
meeting the guidelines established by COAH as same may be amended from time to time. 
The lease term is for fifty (50) years. The lease included an Option to Purchase with a right 
of reversion to the Township if the management or operation is not continued consistent 
with the Lease Restrictions. 
 

The facility was constructed with loan funds received from the New Jersey 
Housing and Mortgage Finance Agency secured by a Financing, Deed Restriction and 
Regulatory Agreement recorded in the office of the Monmouth County Clerk on July 3, 
2013 in Book OR-9022 at Page 9086. That document also requires that 100% of the units 
be occupied by low-income tenants at less than 50% of the area median income for a term 
of thirty (30) years. 
 

Construction was completed and a Certificate of Occupancy issued on December 5, 
2013 for occupancy by six (6) persons. The facility is in operation in accordance with the 
applicable covenants and restrictions. 























































































































APPENDIX L 
Group Home II Documentation 

• Narrative 

• 2013 Deed 

• 2013 Financing, Deed Restriction and Regulatory Agreement 

• 2013 Mortgage and Security Agreement 

• 2013 Certificate of Occupancy 

  



GROUP HOME II, 8 NOVAD COURT (6 UNIT GROUP HOME) 
 

The subject property is a .63-acre (27,406.25 sq. ft.) parcel located on Novad Court 
in the southwesterly portion of Millstone Township in close proximity to Monmouth County 
Route 537 and Interstate Highway Route 195. The property is further known and designated as 
Block 57.01, Lot 20.02 on the Tax Map of the Township of Millstone. 
 

The property was previously owned by the Township of Millstone and was 
acquired by deeds from Anselmo & Herman dated March 18, 2002 and recorded in the 
office of the Monmouth County Clerk on March 28, 2002 in Book OR-8094 at Page 6103 
and from Millstone Moror, LLC dated August 6, 2009 and recorded in the office of the 
Monmouth County Clerk on August 18, 2009 in Book OR-9793 at Page 384. Those 
parcels, previously known as Block 57.01, Lots 19.04 and 20, were subdivided by 
Resolution of the Millstone Planning Board adopted on March 10, 2010 into current Block 
57.01, Lots 20.01 and 20.02. 
 

The Township of Millstone transferred Block 57.01, Lot 20.02 to the Affordable 
Housing Alliance by deed dated May 15, 2013, delivered on June 5, 2013 and recorded in 
the Office of the Monmouth County Clerk on July 3, 2013 in Deed Book OR-9022 at 
Page: 9282. The deed contains a restriction and covenant requiring the Grantee to 
construct and manage a new six (6) bedroom group home facility to house low- and/or 
moderate-income households in accordance with guidelines established by COAH and as 
same may be amended from time to time by COAH or such successor agency as may have 
jurisdiction over affordable housing in the future. The deed also contains a reverter clause in 
the event that the property ceases to be used for affordable housing. 
 

The property is also subject to a Mortgage and a Financing Deed Restriction and 
Regulatory Agreement with the New Jersey Housing and Mortgage Financing requiring 
Group Home affordable housing through the maturity date of June 24, 2043. 
 

The Group Home was subsequently constructed and received a Certificate of 
Occupancy in December of 2013. The facility is completed and in operation in accordance 
with the applicable covenants and restrictions. 





















































































APPENDIX M 
Allen House I Documentation 

• Narrative 

• 2006 Deed 

• 2008 Resolution 

• 2014 Conveyance of Property Ordinance 

• 2014 Deed 

• 2014 Capital Advance Program Use Agreement 

• 2016 Certificate of Occupancy 

  



 
 

ALLEN HOUSE, 477 STAGECOACH ROAD (10 SENIOR CITIZEN UNITS) 
 

The Subject property is a 4.344-acre parcel located at 477 Stagecoach Road in the 
Central portion of Millstone Township in close proximity to the Township municipal 
complex, Fire Station, restaurant and convenience stores. The property is further known 
and designated as Block 35, Lot 13.03 on the Tax Map of the Township of Millstone. 

 
The property was acquired by the Township of Millstone by deed from SRA, LLC 

dated February 14, 2006 and recorded in the office of the Monmouth County Clerk on 
April 4, 2006 in Book OR-8553 at Page 8145. 

 
The property is developed as a municipally sponsored site with 10 affordable 

senior citizen rental apartments developed in cooperation with Allen House, Inc. and the 
Affordable Housing Alliance, Inc. a recognized nonprofit developer of affordable 
housing for many years in Monmouth County. The ten affordable senior citizen rental 
units are developed on a single parcel in a single building. The building also has an 
associated driveway, parking area and on-site, well and septic system facilities to service 
the units. The property is accessed by a driveway directly from Stagecoach Road. 

 

The property was transferred by the Township of Millstone to Allen House, Inc. 
for one dollar ($1.00) by deed dated September 18, 2014 and recorded in the office of the 
Monmouth County Clerk on September 30, 2014 in Book OR-9083 at Page 2225. The 
deed contains an Affordable Housing Covenant restricting use of the property to age- 
restricted homes to house senior low-income and/or moderate-income households. The 
property is subject to a HUD Capital Advance Program Use Agreement dated September 
14, 2014 recorded in the office of the Monmouth County Clerk on September 30, 2014 in 
Book OR-9083 at Page 2305 which requires the property to be operated only as rental 
housing for very-low income elderly or disabled persons for a period of not less than 40 
years. 

 
This project is completed and in operation. 
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ORDINANCE NO.: 14-11
INTRODUCATION DATE: 08-20-14

ADOPTION DATE: 09-03-14

AN ORDINANCE AUTHORIZING CONVEYANCE OF PROPERTY KNOWN AS
BLOCK 35, LOT 13.03 TO ALLEN HOUSE, INC. PURSUANT TO N.J.S.A. 40A:12-21(l)
AND FURTHER AUTHORIZING EXECUTION OF DOCUMENTS TO FACILITATE

SETTLEMENT OF TITLE AND TO COMPLY WITH HUD REQUESTS

BE IT ORDAINED by the Mayor and Township Committee of the Township of
Millstone, County of Monmouth and the State of New Jersey as follows:

WHEREAS, the Township of Millstone is presently the record title owner of the
property located at 477 Stagecoach Road, Millstone Township (hereinafter, the “Property”); and

WHEREAS, the Township of Millstone had designated Affordable Housing Alliance,
Inc. f/k/a Monmouth Housing Alliance, Inc. (hereinafter, “AHA”) to develop the Property for
Senior Affordable Housing units on the Property in furtherance of the Township of Millstone’s
Affordable Housing Plan and entered into a long term lease (the “Lease”) with an option to
purchase (“Option”), for that purpose; and

WHEREAS, AHA processed plans to develop the Property by constructing and
operating affordable senior housing complex (hereinafter, the “Project”) and, in furtherance
thereof, the United States Department of Housing and Urban Development (hereinafter, “HUD”)
has issued a commitment for financing the Project; and

WHEREAS, AHA exercised the Option under the Lease; and

WHEREAS, the Project will be subject to HUD’s rules and regulations; and

WHEREAS, AHA has assigned its rights and obligations under the Option and Lease to
a qualifying non- profit, Allen House, Inc. (“AHI”)

WHEREAS, the Township of Millstone will convey and transfer to AHI all of its right,
title and ownership interests in and to the Property.

NOW, THEREFORE, BE IT ORDAINED by the Township Committee of Millstone
Township as follows:

The Township Committee of Millstone Township finds that the proposed Project will
meet an existing housing need pursuant to the provisions of the Section 202 of the Federal
Housing Act of 1959 and that the development will be an improvement made for the purpose of
providing low-income rental housing to the senior citizens of the Township of Millstone and will
serve to meet in part the Township’s COAH obligation to provide low and moderate income
housing under its fair share obligations with the New Jersey Council on Affordable Housing.
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The Property in not otherwise needed for a public use.

The Township Committee hereby authorizes conveyance of the Property to AHI pursuant
to N.J.S.A. 40A-12-21(l).

The Township Committee hereby authorizes the execution of the following documents by
the Deputy Mayor and Township Clerk:

a. Deed to AHI with Subordination of reverter clause pursuant to HUD request.
b. Easement in Gross re: Maintenance of Dam.
c. Affidavit of Title.
d. Assignment and Assumption of Commercial Lease Agreement from AHA to AHI,
with consent by Township.
e. Sellers Residency Certification/Exemption.
f. Affidavit of Consideration.

The Township Committee recognizes that AHA exercised the Option under the Lease in
a timely manner and, if technically late, waives any arguable late exercise.

The Township Committee previously authorized the Lease; but, does hereby ratify the
entry into the Lease pursuant to N.J.S.A. 40A:12-14(c), N.J.S.A. 12-15(i), N.J.S.A. 52:27D-311
(a)(5) and 52:27D-325.

The United States Department of Housing and Urban Development may rely upon this
Ordinance for the approval of the Section 202 application by AHI and funding of the Project.

BE IT FURTHER ORDAINED, that the Deputy Mayor, Township Clerk, Deputy
Township Clerk and Township Attorney or representative therefrom are hereby authorized to
execute any and all other documents, including HUD Settlement Statement, necessary to carry
out the purposes set out herein, including settlement of title of the Property to AHI and
compliance with HUD funding requirements.

BE IT FURTHER ORDAINED, that this Ordinance shall take effect upon passage and
publication according to law.

EXPLANATORY STATEMENT:

This Ordinance authorizes conveyance of property known as Block 35, Lot 13.03 to
Allen House, Inc.































APPENDIX N 
Allen House II Documentation 

• Narrative 

• 2016 Deed  

• 2019 Contract for Sale of Real Estate 

• 2019 Resolution Granting Site Plan Approval 

• Approved Site Plan 

• 2020 Developers Agreement 

• 2023 Amended Agreement 

• Development Costs  



ALLEN HOUSE II, 471 STAGECOACH ROAD (10 AFFORDABLE UNITS) 
 

The subject property is a 2.56-acre parcel located on Stagecoach Road in the 
central portion of Millstone Township in close proximity to the Township municipal 
complex, Fire Station, restaurant, and convenience stores. The property is further known 
and designated as Block 35, Lot 15 on the Tax Map of the Township of Millstone. 

 
The property is owned by the Township of Millstone and was acquired by deed 

from the Estate of John C. Eckhardt dated May 6, 2016 and recorded in the office of the 
Monmouth County Clerk on May 11, 2016 in Book OR-9165 at Page 8048. 

 
The property is proposed to be developed as a municipally sponsored ten (10) unit 

senior citizen rental apartment in cooperation with the Affordable Housing Alliance, a 
recognized nonprofit developer of affordable housing for many years in Monmouth 
County. The units will have associated driveway, parking area and on-site well and septic 
system facilities to service the units. The property will be accessed directly from 
Stagecoach Road. 

 
The Township engineer has prepared a conceptual layout plan. The Township 

wastewater management engineer has submitted a report confirming that the required permits 
and approvals for the septic system can be obtained for this parcel employing standard, 
accepted wastewater management practices that are typical of the industry that do not require 
excessive permitting and development costs. The Affordable Housing Alliance has provided 
a proforma fiscal analysis of the development cost demonstrating that the project can be 
developed within reasonable cost parameters. 

 
Based on the foregoing the property is available (Township owned and 

controlled). It is suitable as it is located on an existing street system and adjacent to 
nearby residential uses with proximity to municipal facilities, convenience stores, 
restaurants and the like. It is developable as demonstrated by the concept plan and 
supporting wastewater management report and proforma. It is approvable as municipally 
sponsored affordable housing development is permitted in all zones within the Township 
and the property is included in the proposed Fair Share Plan. 
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APPENDIX O 
Burnt Tavern Apartments Documentation 

• Narrative 

• 2008 Deed Transferring Ownership 

• 2017 Resolution Granting Site Plan Approval 

• 2018 Deed with Affordable Housing Use Restrictions 

• 2018 Construction Permit and CO 

  



 
 
 
 

 
BURNT TAVERN APARTMENTS ( 4  AFFORDABLE FAMILY RENTAL UNITS) 

 
The Subject property is a 3.44-acre parcel located at 17 Burnt Tavern Road in the 

southwesterly portion of Millstone Township in close proximity to Monmouth County 
Route 537 and Interstate Highway Route 195. The property is further known and 
designated as Block 57, Lot 14.03 on the Tax Map of the Township of Millstone. 
 

The property was acquired by the Township of Millstone by deed from Key 
Investments, LLC dated October 31, 2008 and recorded in the office of the Monmouth 
County Clerk on December 19, 2008 in Book OR-8750 at Page 4171. 

 
The property is proposed to be developed as municipally sponsored sites with 4 

affordable family rental apartments developed in cooperation with the Affordable 
Housing Alliance, a recognized nonprofit developer of affordable housing for many years in 
Monmouth County. The four affordable family rental units will be developed on a single 
parcel in a single building. The building will also have an associated driveway, 
parking area and on-site, well and septic system facilities to service the units. The parcels 
will be accessed by a driveway directly from Burnt Tavern Road. 
 

Site Plan approval was granted by the Millstone Township Planning Board by 
resolution adopted July 12, 2017. The property was transferred by the Township of 
Millstone to Affordable Housing Alliance, Inc. for one dollar ($1.00) by deed dated July 5, 
2018 and recorded in the office of the Monmouth County Clerk on August 21, 2018 in Book 
OR-9312 at Page 179. The deed contains an Affordable Housing Covenant restricting use 
of the property to providing very low-income, low-income or moderate-income units. 
 

Construction of the Burnt Tavern Apartments was completed in the fall of 2020.  











































































APPENDIX P 
Shu Lee/Millstone Village Documentation 

• Narrative 

• 2010 Deed 

• 2023 Concept Plan 

• Financial 

 

It is noted that pursuant to the amended Settlement Agreement with Fair Share Housing Center 

and this 2023 Amended Housing Element and Fair Share Plan that the Township will not claim 

credit for the Shu Lee development for its Third Round Obligation, and instead will defer it to the 

Fourth Round. However, because the project is underway, it was determined to maintain the 

current documentation within this 2023 Amended Housing Element and Fair Share Plan for 

informational purposes.  

  



 
 
 
 
 

SHU LEE/MILLSTONE VILLAGE, 1 4  N O V A D  C O U R T  (25 UNITS) 
 

The subject property is a 7.3-acre parcel located on Novad Court in the 
southwesterly portion of Millstone Township in close proximity to Monmouth County 
Route 537 and Interstate Highway Route 195. The property is further known and 
designated as Block 57.01, Lot 21.02 on the Tax Map of the Township of Millstone.  

 
The property is owned by the Township of Millstone and was aqcquired by deed 

from Shu Lee, Inc. dated March 11, 2020 and recorded in the office of the Monmouth 
County Clerk on March 15, 2010 in Book OR-8823 at Page 8233. 

 
The property is proposed to be developed with 25 affordable family rental apartments 

in cooperation with the Affordable Housing Alliance, a recognized nonprofit developer of 
affordable housing for many years in Monmouth County.  

 
Based on the foregoing the property is available (Township owned and 

controlled). It is suitable as it is located on an existing street system and adjacent to 
nearby residential uses with proximity to Jackson Premier Outlets, convenience stores, 
restaurants, gasoline fuel stations and the like. It is developable as demonstrated by the 
concept plan and supporting wastewater management report and proforma. It is 
approvable as municipally sponsored affordable housing development is permitted in all 
zones within the Township and the property is included in the proposed Fair Share Plan. 

 

















Uses Per Unit

Site Acquisition 0 0

Construction Costs
   Residential construction 5,892,449 235,698
   General Conditions 353,547 14,142
   Builder overhead 117,849 4,714
   Builder profit 353,547 14,142
   P&P Bond/General Liability 80,609 3,224
   Other Construction 0 0
   Commercial Construction 0 0
   Total Construction Costs 6,798,000 271,920

Professional Services
   Architecture 150,000 6,000
   Engineering 75,000 3,000
   Survey & Soils 15,000 600
   Environmental 10,000 400
   Legal fees 30,000 1,200
   Accounting 10,000 400
   Market Study 5,000 200
   Appraisal 5,000 200
   Total Professional Services 300,000 12,000

Finance Costs
   Title Insurance & Recording 37,500 1,500
   Lender/LOC Fees 20,000 800
   Total Finance Costs 57,500 2,300

Carrying Costs
   Insurance 40,000 1,600
   Taxes 5,000 200
   Total Carrying  Charges 45,000 1,800

Contingency 352,133 14,085
Fees/Permits 185,000 7,400
Development Fees 618,998 24,760

Working Capital 130,000 5,200

Operating Reserve 99,419 3,977
Other Escrows/Reserves 11,343 454

Total Uses 8,597,392 343,896

G:\Shared drives\Housing Development Files - To be sorted\Active Sites\Millstone - Shu Lee Site\Numbers\Shu 
Lee Numbers 12 13 22



APPENDIX Q 
CKV/Millstone Woods Documentation 

• Narrative 

• 2022 County Resolution Amending the WQMP 

• 2023 Concept Plan 

• Financials 

• Development Schedule 

  



 
 
 
 
 

CKV (AKA MILLSTONE WOODS), 27 BURNT TAVERN ROAD (66 UNITS) 
 

The subject property is a 13.877-acre parcel located at 27 Burnt Tavern Road in the 
southwesterly portion of Millstone Township in close proximity to Monmouth County Route 537 and 
Interstate Highway Route 195. The property is further known and designated as Block 57, Lot 16.03 on 
the Tax Map of the Township of Millstone. 

 
The property is owned by the Township of Millstone and was acquired as part of a larger tract by 

deed from CKV Realty by deed dated December 16, 2016 and recorded in the office of the Monmouth 
County Clerk on January 17, 2017 in Book OR-9209 at Page 2942. 

 
The property is proposed to be developed as municipally sponsored sites with 66 

affordable rental units developed in cooperation with the Affordable Housing Alliance, a 
recognized nonprofit developer of affordable housing for many years in Monmouth 
County. The Township engineer has prepared a conceptual layout plan for the property.  

 
Based on the foregoing the property is available (Township owned and 

controlled). It is suitable as it is located on an existing street system and adjacent to 
nearby residential uses with proximity to Jackson Premier Outlets, convenience stores, 
restaurants, gasoline fuel stations and the like. It is developable as demonstrated by the 
concept plan and supporting wastewater management report and proforma. It is 
approvable as municipally sponsored affordable housing development is permitted in all 
zones within the Township and the property is included in the proposed Fair Share Plan. 

  











SCHEDULE 10-B:  EST. DEVELOPMENT COSTS AND CAPITAL REQUIREMENTS
HMFA#

X Inducement Prepared by: AHA
Commitment Reviewed by:
Re-Commitment   (Director of Technical Services)
Bond Sale Date
Closing (Director of MF Programs & Lending)

Chief Financial Officer: Date

Will loan/s be repaid from project revenues?
1. SOURCES OF FUNDS DURING CONSTRUCTION: Enter total Amt. of (If Source is a grant, enter "G".)

Grant/Loan Here     Y, or N, or G
            a)               $ 19,400,000
            b)               $ 1,000,000
            c) $8,768,968               $ 961,467
            d)               $
            e)               $
            f)               $
            g)               $
            h)               $ 2,788,000

TOTAL SOURCES OF CONSTRUCTIONS FUNDS:               $ 24,149,467
2. USES of FUNDS DURING CONSTRUCTION:

% of Cons't Cost
A. ACQUISITION COSTS: OR Cost/Unit
a) Land      @             ( $ per Acre) $
b) Building Acquisition Should be between $15,000 & $25,000 per units
c) Relocation
d) Other: Total Acquisition as a percent of Total Project Costs:

B. CONSTRUCTION COSTS
a) Demolition NOTE: Payment and Performance bonds are required through the con $
b) Off-site Improvements and for a two-year period after the Certificate of Occupancy.
c) Residential Structures (including all on-site improvement) 13,100,000 NO PREVAIL
d) Community Building $199
e) Additional Construction Costs
f) Surety & Bonding should be between .75% and 2% of Construction Costs 183,854 1.17%
g) Building Permits 100,000 0.63%
h) Garage Parking garage should be approx $15,000/space; parking lot around $700/space
i) General Requirments should be about 6% of construction costs 780,000 5.58%
j) Contractor Overhead & Profit - should not exceed 8% of cons't costs total - usually 2% for Overhead and 6% for Profit 1,000,000 7.15%
k) Green Features
l) Other Septic Installation 600,000
m) Other Well Installation Total Cons't Costs as a percent of Total Project Costs: 64.93%

15,763,854
C. DEVELOPERS FEE - CONSTR/REHAB 14.73% 3,154,000 14.91%

DEVELOPERS FEE - BUILDING
D. CONTINGENCY Non-Deferred Amt.: $1,692,171 7.99% 3,154,000

a) Hard Costs 5.0% 5% for New Construction & 10% for Rehabilitation 788,193 5.00%
b) Soft Costs should be a Maximum of 5% 100,000 2.22% 888,193

E. PROFESSIONAL SERVICES
a) Appraisal & Market Study $ 10,000
b) Architect HMFA CONS'T & PERM. BLENDED RATE 525,000
c) Engineering Construction Interest Rate Calculation 300,000
d) Attorney Note I Weighted: 1,193,100 180,000
e) Cost Certification/Audit - should not exceed $35,000 Note II Weighted: 47,000 20,000
f) Environmental Consultant TOTAL: 1,240,100 25,000

g) Environmental Remediation Cons't. Int. Rate: 6.0789%
h) Geotechnical Consultant 15,000
i) Surveyor 20,000
j) Municipal Fees & Escrows 25,000

k) Plan & Cost Review 7,000
l) Traffic Engineer & Planner
m) Energy Rater Total Professional fees as a % of Total Project Costs: 4.58% 40,000 1,167,000

F. PRE-OPERATIONAL EXPENSES * *  Non-eligible costs in TC basis
a) Operator fees (pre-construction completion) * Should Not Exceed $250.00 $
b) Advertising and Promotion (pre-construction completion)* 22,000
c) Staffing and Start-up Supplies (pre-construction completion)* 45,000
d) Other: * LIHTC Compliance Consultant 30,000
e) Other: * Total Pre Opt Costs as a % of Total Project Costs: 0.38% 97,000

G. CARRYING AND FINANCING COSTS DURING CONSTRUCTION (percentage of total development costs) 12.08%
a) Interest  @ 7.5500 %    for             ( 24 mos.)      on           $ 11,640,000 1,757,640
b) R.E. Tax $  (per annum)     x 2.00 Yrs.
c) Insurance $  (per annum)     x 2.00 Yrs. 120,000

HMFA Policy is that the Developer fee is earned as a percentage of 
construction completion.

Deferred Developer's Fee

Senior Director of Programs

Construction Loan
Millstone Township
Low Income Housing Tax Credit Equity
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d) Title Insurance and Recording Expenses 95,000
e) Lender Construction Loan Points 0.80% on         $ 19,400,000 155,200
f) Construction Loan Fees (Legal, 3rd Party Reports) on            $ 1,000,000 65,000
g) HMFA Mortgage Application Fee %    for              ( 12  mos.)      on     1,000,000 5,000
h) HMFA AHPF Application Fee 1,000
i) Tax Credit Fees If the HMFA will be selling Bonds for the project either before or during the 106,000
j) Negative Arbitrage             time the Development is under construciton,  these costs 264,580 (ESTIMATE)
k) Syndication Fees   should be accounted for during the construction period. 50,000 (ESTIMATE)
l) Furniture, Fixtures & Equiptment (F,F&E) 30,000

       NJHMFA Commitment Fee
       Permanent Interest Rate Reserve 400,000

m) Utility Connection Fees Total Carrying/Fin. Costs as % of Total Project Costs: 12.08% 30,000 3,079,420

3. USES OF FUNDS DURING CONSTRUCTION: $ 24,149,467

4. BALANCE OF FUNDS NEEDED FOR CONSTRUCTION (overage / shortage): $ 0

PERMANENT LOAN CLOSING

5. SOURCES OF FUNDS FOR PERMANENT CLOSE-OUT:     Y, or N, or G

a)NJHMFA Tax-Exempt Note I               $ 3,950,000

b) NJHMFA Tax-Exempt Note II               $ 9,279,000
c) NJHMFA Affordable Housing Production Fund 10,000,000               $ 8,514,482

            d)               $
            e)               $

f) AHA Equity               $ 313,065
TOTAL SOURCES FOR PERMANENT CLOSE-OUT:               $ 22,056,547

6. USES of FUNDS FOR PERMANENT Close-out:
A. DEVELOPER'S FEE: $ 1,326,171
B. HMFA Points (to reduce annual servicing fee)* 2.00% on          $ 3,950,000 79,000 $ 79,000
C. HMFA Second Note Financing Fee* 2.00% on          $ 9,279,000 185,580 $ 185,580

   D. on          $ $
E. CONSTRUCTION LOAN PAYOFF: $ 19,400,000
F. Note II Construction Loan Interest Due on          $ $

G. $
H. $
I. Reimbursement of any Indemnification Fee not dedicated to other costs $
J. TAX CREDIT FEES $ 102,000
K.  R.E. Taxes Due & Payable At Closing $
L. Title Insurance # of days (List Daily Amount) $ 10,000
M. HMFA Loan per diem interest on NOTE I (if applicable) on          $ $
N. Outstanding Payments to Professional & Sub-contractors $
O. Payment and Performance Bond, 30% Warranty Bond, or 10% Letter of Credit $
P. Other Fees: $
Q. ESCROW REQUIREMENTS: Total Costs@ PermClosing as%of Total Project Costs: #REF!

1). Working Capital Escrow
a) Debt Service & Operating Expenses 309,603
b) Rental Agent Rent-up Fee (during Rent-up)
c) Advertising and Promotion (during Rent-up)

       2.) Other Escrows
a) Insurance (1/2 YR.) $ 18,425
b) Taxes (1 Qtr.) $ 12,633
c) Debt Service Payment & Servicing Fee for 1 Month $ 24,868
d) Mortgage Insurance Premium (MIP) 1 year plus 3 months $
e) Syndicator Operating Reserve $ 275,202
g) Other: $
i) Other: Total Escrows as a % of Total Project Costs: 2.51% $

7. USES OF FUNDS FOR PERMANENT CLOSING Total Costs at Perm. Closeout as % of Total Project Costs: 76.82% $ 21,743,482
8. BALANCE NEEDED TO CLOSE (overage / shortage): $ 313,065
9. TOTAL PROJECT COSTS $ 25,493,863
10. MAXIMUM MORTGAGE LOAN 15.49 % of Item 10 $ 3,950,000

11. 55% of Basis Test: Aggregate Basis: $ 24,052,467 Check each line item for Eligibility

55% of Basis (estimated): 13,228,857
            Less 1st Mtg., 1st Note: 3,950,000

            Equals 1st. Mtg., 2nd Note Needed: 9,278,857
12. CALCULATION OF POST-CONSTRUCTION INTEREST List Source

$ 7,807,501 Low Income Housing Tax Credits
Principal    $ 9,279,000 $ $1,485,518 NJHMFA Affordable Housing Produc

Interest @ 4.70%               ( 9 ) mos. $ 327,085 $

Total          $ 9,606,085 Total          $ 9,293,019

$ (313,065) (0)
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27 Burnt Tavern Road Schedule 

If Fair Share Plan is Amended in July 2023: 

Obtain PILOT and Updated Resolution of Need     7/2023 

Apply for NJHMFA Declaration of Intent Financing and Production Fund  8/2023 

Apply for formal NJHMFA Financing & Production Fund    10/2023 

Complete Architectural/Engineering Set      12/2023 

Obtain HMFA Financing & Production Fund Commitment   12/2023 

Obtain Site Plan Approval       1/2024 

Obtain NJPDES Permit for Septic  (Dependent on DEP)    1/2024 

Apply for 4% LIHTC        1/2024 

(not contingent on septic approval in this scenario) 

 

Obtain Award Commitment for 4% Tax Credit     3/2024 

 

Obtain Treatment Works Approval (Dependent on DEP)    5/2024 

 

Obtain Building Permits        5/2024 

 

Close on Financing        6/2024 

 

Begin Construction        6/2024 

 

Begin Marketing/Lease Up       3/2025 

 

Complete Construction        6/2025 

 

Full Occupancy         9/2025 

 

8609          4/2025 

 

*This schedule is contingent on utilizing 4% tax credits combined with the Affordable Housing 

Production Fund.   

 

 

 

 



APPENDIX R 
Baldacino (“Hexa”) Documentation 

• Narrative 

• 2023 Planning Board Resolution of Approval 

• 2023 Approved Site Plan 

  



BALDACINO (48 AFFORDABLE UNITS) 
 

The subject property is a 36.39-acre parcel located on Perrineville Road in the 
northeasterly portion of Millstone Township adjacent to East Windsor Township in 
Mercer County. The property is further known and designated as Block 11, Lot 19 on the 
Tax Map of the Township of Millstone. 

 
On April 24, 2018 the property owner, Gerald Baldacino, corresponded to the 

Mayor and Township Committee expressing interest in developing the property with an 
inclusionary development to partially satisfy the Township's affordable housing 
obligation. He had already engaged the services of a professional engineer and provided 
several concept layouts for an apartment complex including a twenty percent (20%) set 
aside for affordable family rental units. There are no contiguous public utilities (i.e. 
water and sewer) at the site and on-site water and sewer are proposed, which is consistent 
with the SDRP designation of Millstone Township as a Planning Area 4B-Rural I 
Environmentally Sensitive community and with the Township's policy not to introduce 
public utility infrastructure into the Township that would erode this designation. 

 
The property was formerly within the Rural Preservation Zone but was rezoned 

Rural Multi-Family to accommodate the required density of development for this project. 
The property received preliminary major site plan approval for 122 market-rate units and 
48 affordable rental family units on January 11, 2023.  

 
Based on the communications of the property owner the property is available for 

inclusionary development. Based on the materials submitted by the property owner 
including soil logs, permeability studies, preliminary investigation respecting package 
treatment plants, concept layout plans and fiscal analysis the property is suitable and 
developable for the proposed inclusionary development. Based on its inclusion in the 
Millstone Township Fair Share Plan it is an approvable development. 

 



IN THE MATTER OF    RESOLUTION GRANTING  
APPLICATION NO. PB 21-05       PRELIMINARY MAJOR 
OF HEXA BUILDERS, LLC   SITE PLAN APPROVAL 
BLOCK 9, LOT 7 
BLOCK 11, LOT 19     
     
 
 WHEREAS, HEXA BUILDERS, LLC, hereinafter the "Applicant", has proposed the development 
of property located at 710 & 711 Perrineville Road, in the Township of Millstone, County of Monmouth and 
State of New Jersey, which property is further known and designated as Block 9, Lot 7 & Block 11, Lot 19 
on the Tax Map of the Township of Millstone1; and 
 
 WHEREAS, the Applicant has applied to the Planning Board of the Township of Millstone for 
preliminary and final major site plan approval to develop the property with an inclusionary development 
consisting of 122 Market Rate Townhouses across sixteen buildings and forty-eight affordable units within 
two apartment buildings along with associated driveways, parking, stormwater management, water supply 
service, maintenance area, wastewater disposal area and associated improvements; and    
 
 WHEREAS, the subject property is located in the R-MF Rural Multi-Family Zone District and this 
inclusionary Development is a permitted use in the zone; and   
 
 WHEREAS, the Applicant appeared before Millstone Planning Board on March 9, 2022, May 12, 
2022, June 29, 2022 and November 1, 2022 respectively, due notice of said meetings having been given 
in accordance with New Jersey Statutes, the Open Public Meetings Act and the Municipal Land Use Law 
and a quorum of the Planning Board being present the application was heard2; and    
 
 WHEREAS, at the conclusion of the November 1, 2022 hearing a motion to grant preliminary site 
approval with conditions was made and seconded but failed to receive a majority of affirmative votes 
constituting a denial of the application: and 
 

 
1 It is noted that the applicant subsequently removed Block 9, Lot 7 from the 
development proposal. 
2 The application was also scheduled to be heard on June 8, 2022, July 13, 
2022, August 2, 2022 and August 25 2022 which hearings were adjourned at the 
request of the applicant. 
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 WHEREAS, the Applicant having submitted a request for the Planning Board to reconsider its 
action and has submitted a brief in support of the request for reconsideration; and 
 
 WHEREAS, THE Planning Board having determined that reconsider is appropriate under the 
circumstances and has conducted a hearing on the request for reconsideration on January 11, 2023, due 
notice of said meeting having been given in accordance with New Jersey Statutes, the Open Public 
Meetings Act and the Municipal Land Use Law and a quorum of the Planning Board being present the 
reconsideration request was heard; and    
 
 WHEREAS, with respect to all of the hearings referenced above the Applicant’s witnesses were 
sworn and the Planning Board having heard the testimony of the Applicant’s witnesses and having 
examined the Exhibits presented by the Applicant and having heard the testimony of all members of the 
public requesting to be heard and having examined the Exhibits presented by members of the public and 
having considered all of the evidence presented in favor of or in opposition to the application, the Planning 
Board has made the following findings of fact:   
 
 1) The Planning Board has received and reviewed the following documents, exhibits and 
reports:  

 

 1.1   Jurisdictional Notice, marked as Exhibit A-1 in evidence. 
 

 1.2   Application Checklist & Administrative forms, marked as Exhibit A-2 in evidence. 
 

 1.3   Traffic Impact Analysis, prepared by McDonough & Rea Associates, dated November 21, 
2021, marked as Exhibit A-3 in evidence. 

 

 1.4   Environmental Impact Statement, prepared by Trident Environmental, dated November 11, 
2021, marked as Exhibit A-4 in evidence. 

  

 1.5   Drainage Study, prepared by Midstate Engineering, dated November 21, 2021, marked as 
Exhibit A-5 in evidence. 

 

 1.6(a)  Survey of property, prepared by Midstate Engineering, dated January 29, 2021, marked as 
Exhibit A-6(a) in evidence. 
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 1.6(b)  Survey of property prepared by Midstate Engineering revised August 9, 2021, marked as 
Exhibit A-6(b) in evidence. 

 

 1.7    Aerial Display undated, source unknown, marked as Exhibit A-7 in evidence. 
 

 1.8   Architectural Floor Plans, Elevations-Townhouses, prepared by Tekton Architecture Studio, 
LLC, dated June 22, 2021, marked as Exhibit A-8 in evidence. 

 

 1.9   Architectural Floor Plans/Elevations-Apartment Buildings, prepared by Tekton Architecture 
Studio, LLC revised September 30, 2021, marked as Exhibit A-9 in evidence. 

 

 1.10   Site Plan prepared by Midstate Engineering revised October 11, 2021, marked as Exhibit A-
10 in evidence. 

 

 1.11 Color Rendering of proposed Apartment Buildings, dated September 30, 2021, marked as 
Exhibit A-11 in evidence. 

 

 1.12(a)   Extension of Time to Act through May 31, 2022, marked as Exhibit A-12(a) in evidence. 
 

 1.12(b)   Extension of Time to Act through June 30, 2022, marked as Exhibit A-12(b) in evidence. 
 

 1.12(c) Extension of Time to Act through August 2,2022, marked as Exhibit A-12(c) in evidence. 
 

1.12(d) Extension of Time to Act through September 30, 2022, marked as Exhibit A-12(d) in 
evidence. 

 

1.12(e)  Extension of Time to Act through October 31, 2022, marked as Exhibit A-12(e) in 
evidence.  

 

1.12(f)   Extension of Time to Act through November 1, 2022, marked as Exhibit A-12(f)  in 
evidence. 

 

1.13   Site Plan prepared by Midstate Engineering revised April 2, 2022, marked as Exhibit A-13 in 
evidence.  

 

1.14   Analytical Report-Environment Testing America, prepared by Eurofins Edison, released 
April 18, 2022, marked as Exhibit A-24 in evidence.  
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1.15   Hydrogeologic Evaluation for Wastewater Discharge, prepared by Dwyer Geosciences Inc., 
dated January 2022, marked as Exhibit A-15 in evidence. 

 

1.16   Monmouth County Planning Board Review “incomplete application”, dated March 17, 2022, 
marked as Exhibit A-16 in evidence.  

 

1.17   Notice (CRR) of NJPDES-DGW submitted to NJDEP prepared by G. Barkley, Engineering, 
dated February 4, 2022, marked as Exhibit A-17 in evidence. 

 

1.18  Stormwater Management Report, prepared by Midstate Engineering revised through April 
25, 2022, marked as Exhibit A-18 in evidence.   

 

1.19   Rendered Site Plan, marked as Exhibit A-19 in evidence.  
 

1.20 Aerial Photo with Proposed Development superimposed, marked as Exhibit A-20 in 
evidence. 

 

1.21  Monmouth County Site Specific Amendment Application Review, dated May 16, 2022, 
marked as Exhibit A-21 in evidence. 

 

1.22  Townhouse Elevations for Cluster, prepared by Tekton Architecture Studio, LLC dated May 
23, 2022, marked as Exhibit A-22 in evidence.   
 

1.23   Correspondence marked as Exhibit A-23 in evidence.     
 

1.24   Analytical Report-Environment Testing America, prepared by Eurofins Edison, released 
May 31, 2022, marked as Exhibit A-24 in evidence.  
 

1.25   Stormwater Management Report, prepared by Midstate Engineering revised June 6, 2022, 
marked as Exhibit A-25 in evidence.  
 

1.26   Soil Log & Soil Sample Location Map, prepared by Midstate Engineering, dated February 1, 
2022, marked as Exhibit A-26 in evidence.  
 

1.27   Site Plan, prepared by Midstate Engineering revised June 6, 2022, marked as Exhibit A-27 
in evidence.  
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1.28   Soil Sample Evaluation, prepared by Grelis Environmental Services, LLC, dated June 17, 
2022, marked as Exhibit A-28 in evidence.   
 

1.29   Revised Architectural Floor Plans/Elevations-Townhouses, prepared by Tekton Architecture 
Studio, LLC, dated June 22, 2021, marked as Exhibit A-29 in evidence.  
 

1.30   Series of 22 Photographs of 131 Hankins Road, Disposal Field & Pretreatment Plant, taken 
June 21, 2022, marked as Exhibit A-30 in evidence.  
 

1.31  Updated Rendered Site Plan, dated June 29, 2022, marked as Exhibit A-31 in evidence.   
 

1.32   Copy of Transmittal Letter to Township Clerk, dated February 4, 2022, with Permit 
Application & Hydrogeologic Evaluation for Wastewater Discharge, dated January 2022, marked 
as Exhibit A-32 in evidence.  
 

1.33   Request to adjourn August 2, 2022 Planning Board Special Meeting, marked as Exhibit A-
33 in evidence. 
 

1.34  NJDEP LOI-V deficiency memo, dated July 12, 2022, marked as Exhibit A-34 in evidence.  
 

1.35   Monmouth County Development Review, dated August 22, 2022, marked as Exhibit -35 in 
evidence.   
 

1.36   Phase I Environmental Site Assessment, prepared by DuBois Associates, dated August 10, 
2022, marked as Exhibit A-36 in evidence.  
 

1.37  Phase II Site Investigation Report, prepared by DuBois Associates, dated September 2022, 
marked as Exhibit A-37 in evidence.  
 

1.38   Site Plan prepared by Midstate Engineering revised September 26, 2022, marked as Exhibit 
A-38 in evidence.  
 

1.39   Stormwater Management Report, prepared by Chester DiLorenzo revised September 26, 
2022, marked as Exhibit A- 39 in evidence.  
 

1.40   Stormwater Management Maintenance Manual, prepared by Chester DiLorenzo, dated 
June 6, 2022, marked as Exhibit A-40 in evidence.  
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1.41   Soil Logs & Sample Location Map, prepared by Midstate Engineering revised September 
22, 2022, marked as Exhibit A-41 in evidence.  
 

1.42   Drainage Area Maps, prepared by Midstate Engineering revised June 6, 2022, marked as 
Exhibit A-42 in evidence.  
 

1.43   Basin Model Plan, prepared by Hydrology Studio, dated October 4, 2022, marked as Exhibit 
A-43 in evidence.  
 

1.44  Permeability Studies prepared by Chester DiLorenzo, dated September 8, 2022, September 
9, 2022 & September 12, 2022, marked as Exhibit A-44 in evidence.  
 

1.45   Jurisdiction Notice Package for November 1, 2022, marked as Exhibit A-45 in evidence.  
 

1.46   Statement of Qualifications-Environmental Professional Matt Leatherwood of DuBois & 
Associates, dated October 28, 2022, marked as Exhibit A-46 in evidence.  
 

1.47   Color Rendered Site Map prepared by Midstate Engineering, marked as Exhibit A-47 in 
evidence.   
 

1.48   Request of Applicants Attorney John A. Giunco, Esq. for reconsideration with supporting 
brief marked as Exhibit A-48 in evidence. 

    
2)  The Planning Board has also received and reviewed the following additional documents, 
exhibits and reports:   
 

2.1   Completeness Determination dated December 8, 2021, marked as Exhibit PB-1 in evidence. 
 

2.2(a) Engineers Review, dated January 11, 2022, marked as Exhibit PB-2(a) in evidence. 
 

2.2(b)   Engineers Review, dated May 3, 2022, marked as Exhibit PB-2(b) in evidence. 
 

2.2(c)   Engineers Review, dated June 22, 2022, marked as Exhibit PB-2(c) in evidence.  
 

2.2(d)  Engineers Review, dated July 26, 2022, marked as Exhibit PB-2(d) in evidence. 
 

2.2(e) Engineers Review, dated October 26, 2022, marked as Exhibit PB-2(e) in evidence. 
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2.3(a)  Planners Review dated February 17, 2022, marked as marked as Exhibit PB-3(a) in 
evidence. 
 

2.3(b)   Planners Review dated May 5, 2022, marked as Exhibit PB-3(b) in evidence. 
 

2.3(c)   Planners Review dated June 23, 2022, marked as Exhibit PB-3(c) in evidence. 
 

2.3(d)  Planners Review dated October 25, 2022, marked as Exhibit PB-3(d) in evidence. 
 

2.4(a)   Environmental Commission Review, dated March 2, 2022, marked as Exhibit PB-4(a) in 
evidence.  
 

2.4(b)  Environmental Commission Review, dated May 5, 2022, marked as Exhibit PB-4(b) in 
evidence.  
 

2.4(c)   Environmental Commission Review revised June 24, 2022, marked as Exhibit PB-4(c) in 
evidence.  
 

2.4(d)   Environmental Commission Review revised July 20, 2022, marked as Exhibit PB-4(d) in 
evidence.  
 

2.4(e)   Environmental Commission Review revised October 18, 2022, marked as Exhibit PB-4(e) 
in evidence.  
 

2.5(a)  Shade Tree Review, dated November 18, 2021, marked as Exhibit PB-5(a) in evidence.  
 

2.5(b)   Shade Tree Review, dated April 27, 2022, marked as Exhibit PB-5(b) in evidence.  
 
2.5(c)   Shade Tree Review, dated June 27, 2022, marked as Exhibit PB-5(c) in evidence.  
 

2.5(d)  Shade Tree Review, dated October 25, 2022, marked as Exhibit PB-5(d) in evidence.  
 

2.6(a)   Fire Review, dated June 22, 2022, marked as Exhibit PB-6(a) in evidence. 
 

2.6(b)   Fire Review, dated October 28, 2022, marked as Exhibit PB-6(b) in evidence. 
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3)   During the course of the hearing, the Applicant removed Block 9 Lot 7 from the application 
leaving Block 11 Lot 19 as the premises in question.  Block 11 Lot 19 is a heavily wooded site with farm 
fields, a single-family dwelling and accessory buildings.  Rocky Brook runs along the property’s western 
border. Adjacent to the brook are several wetland areas.  The property generally slopes in elevation of 132 
feet NJVD88 peaking near the existing dwelling and decreasing in elevation to 108 feet NJVD88 towards 
the wetland areas located at the rear of the site near the stream.  The property is approximately 36.5 acres 
in area with approximately 8.2 acres consisting of wetlands and 5.2 acres of wetland buffers totaling 13.4 
acres of environmental sensitive areas.  The Applicant proposes to develop Block 11 Lot 19 with 122 
Market-Rate Townhouses in 16 Townhouse buildings and 48 affordable units within two apartment 
buildings.  During the evolution of the application, all Variances and Design Standard Waivers were 
eliminated with the exception of the Applicants request not to provide Tree Survey information, not to 
provide full soil testing for contaminants and Appendix E regarding endangered species information.  
   
 4)  The Applicant was represented by John A. Giunco, Esq. who presented the testimony of John 
Scott Nicholl, a licensed Architect, Chester DiLorenzo, a licensed professional Engineer, John Rea, a 
licensed Traffic Engineer, Gregg Barkley, a licensed professional Engineer, Matt Leatherwood, an 
Environmental Consultant and Licensed Site Remediation Professional (LSRP), John Grelis, a licensed 
Subsurface Evaluator and licensed Site Remediation Professional (LSRP) in the State of New Jersey and 
Environmental Consultant Kyle Weise.    
 
 5)  The Applicants principal witness, Chester DiLorenzo was responsible for the design of the site. 
He provided extensive testimony regarding the site layout and design which has been done in accordance 
with the Townships Housing Element and Fair Share Plan and Township Ordinances adopted to 
implement the Housing Element and Fair Share Plan included in a Settlement Agreement between the 
Township of Millstone, Fair Share Housing Center and Showplace Farms, LLC approved by the Superior 
Court of New Jersey, Law Division, Monmouth County Docket No. MON-L-2501-15 settling the Township’s 
Mount Laurel Declaratory Judgment Action. It is also consistent with the separate Developer’s Agreement 
between the Township and the Property Owner. The Planning Board acknowledges that the Settlement 
Agreement provides for the property to be developed with up to two hundred forty-two (242) total units with 
forty-eight (48) affordable units and up to one hundred ninety-four (194) market rate units. The Applicant 
has reduced the number of market rate units to one hundred twenty-two (122) a reduction of seventy-two 
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(72) units from the maximum allowed without reducing the number of affordable units. The Planning Board 
further acknowledges that the affordable units will be family rental units entitled to a two-for-one bonus 
credit providing the Township with credit for ninety-six (96) affordable units. 
 
 6) Mr. DiLorenzo testified that, in response to concerns raised by Board Members and members 
of the public, the plans were revised throughout the course of the hearings to address those concerns. He 
testified that the plans fully comply with the zoning provisions of the Township Ordinance, the Residential 
Site Improvement Standards, the Stormwater Management Regulations and the Electric Vehicle charging 
station regulations. He also agreed that the Applicant will comply with the recommendations of the Fire 
Department. He further testified that the Applicant will comply with all technical recommendations of the 
Planning Board Planner and Engineer as well as the reports of the Shade Tree Commission and 
Environmental Commission, except where the reports may conflict. In the event of a conflict the Planning 
Board Engineer shall determine which report shall control. The Planning Board notes that the Applicant 
has not yet complied with Ordinance Appendix E regarding endangered species. That will be provided as 
a condition of this approval and its accuracy to be confirmed by the Planning Board’s professional. Mr. 
DiLorenzo testified that he has submitted an application for wetland approval and designed the site 
anticipating a 50 ft. intermediate transition area buffer. However, that approval is still pending. Thus, this 
approval is subject to subsequent NJDEP approval of the wetland classification and any required transition 
area buffer requirements. In addition, Mr. DiLorenzo testified that the “Flood Line” shown on the plans is 
taken from NJDEP maps and must be confirmed by D&R Canal Commission. However, D&R requires this 
approval before it will do its review. Thus, this approval is subject to subsequent D&R approval of the flood 
line and associated buffer. 
 
 7)    Mr. DiLorenzo testified that the Applicant has taken soil samples of the site and also 
performed Phase I and Phase II Environmental Assessments demonstrating that the site is free of 
contaminants and requires no further testing. Mr. Leatherwood and Mr. Grelis, both licensed LSRP’s, 
confirmed this. The Planning Board accepts the Phase I and Phase II Environmental Assessments in lieu 
of doing the full testing in accordance with Section 11-30.3 e. of the Township’s Land Use and 
Development Regulations.  
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 8)  Traffic Engineer John Rea provided a Traffic Report including traffic volume and projected 
traffic generation data. The report also included data regarding turning movements at the on-site 
intersections and off-site intersections along Perrineville Road and found that they will all operate at 
acceptable levels of service post development. He advised that Perrineville Road is a County roadway 
under the jurisdiction of the Monmouth County Planning Board. He noted that the County has advised that 
they will require a dedicated turning lane in front of the site that has not yet been designed. Thus, this 
approval is subject to subsequent Monmouth County Planning Board approval. Mr. Rea also testified that 
he reviewed the interior layout and design of the site and that it complies with RSIS requirements and will 
function properly and that it meets fire and safety requirements. In addition, the RSIS parking space 
requirements are exceeded. His testimony was unrebutted and is accepted. 
 

 9)  Mr. Barkley, a licensed engineer specializing in wastewater treatment reviewed the on-site 
wastewater treatment system and advised that its design and functioning will be regulated by, and within 
the jurisdiction of NJDEP. It must be operated by operators licensed by NJDEP. The system is within the 
jurisdiction of and must be approved by NJDEP in compliance with NJDEP regulations. 
 

 10)  The Planning Board finds that the Applicant has submitted a site plan and such other 
information as is reasonably necessary to make an informed decision as to whether the requirements 
necessary for preliminary site plan approval have been met and finds that they have been met. The 
Planning Board finds that, due to the potential for changes to buffer lines associated with wetlands, flood 
hazard line determinations, endangered species review and other outstanding governmental approvals 
that may impact upon the final design of the community it is appropriate not to provide final approval at this 
time.  These items are best to be resolved as a condition of preliminary approval. The Planning Board 
acknowledges that the Applicant has previously paid the application fees for final approval. Those fees 
shall be credited toward the application for final approval so that there will not be a double charge of those 
fees. In addition, any ordinance revision increasing the fee schedule will not be applicable to the 
application for final approval.   
 
 NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of Millstone on 
this 11th day of January, 2023 that the application of   Hexa Builders, LLC for preliminary major site plan 
approval be and is hereby approved subject to the following terms and conditions: 
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GENERAL CONDITIONS – 
 

1)  This approval is subject to the accuracy and completeness of the submissions, statements, 
exhibits and other testimony filed with, or offered to, the Board in connection with this application, 
all of which are incorporated herein by reference and specifically relied upon by the Board in 
granting this approval.  This condition shall be a continuing condition subsequent which shall be 
deemed satisfied unless and until the Board determines (on Notice to the Applicant) that a breach 
hereof has occurred. 

 

2)  In the event that any documents require execution in connection with the within approval, such 
as outside agency approvals that require municipal or planning board endorsement, such 
documents will be released. Notwithstanding the foregoing all of the conditions of this approval 
shall be satisfied unless otherwise expressly noted or waived. 

 

3)  No taxes or assessments for local improvements shall be due or delinquent on the subject 
property. 

 

4)  The Applicant shall pay to the municipality any and all sums outstanding for fees incurred by 
the municipality for services rendered by the municipality’s professionals for review of the 
application for development, review and preparation of documents, inspections of improvement 
and other purposes authorized by the Municipal Land Use Law.  The Applicant shall provide such 
further escrow deposits with the municipality as are necessary to fund anticipated continuing 
municipal expenses for such professional services, if any, in connection with the Application for 
Development as may be authorized by the Municipal Land Use Law. 
 

5)  The Applicant shall furnish such Performance Guarantees, Temporary Certificate of 
Occupancy Guarantees, Safety and Stabilization Guarantees, Maintenance Guarantees, 
Inspection Fees and such other Guarantees or fees as may be required pursuant to the Municipal 
Land Use Law and the Ordinances of this Municipality for the purpose of assuring the installation 
and maintenance of on-tract/off-tract and private site improvements. 
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6)  Except as set forth herein, no site work shall be commenced or plans signed or released or 
any work performed with respect to this approval until such time as all conditions of the approval 
have been satisfied or otherwise waived by the Board. 
Notwithstanding the foregoing, Applicant may perform the following activities, provided that 
Applicant has obtained approval or permits to perform such activities (and has posted any such 
bonds, inspection or other fees that may be required): 
 a. Removal of the existing water tank and underground distribution system used for 
irrigation; 
 b. Demolition of the existing farm buildings. 

c.  Soil and geotechnical testing, onsite observation and testing, as required for 
NJDEP permits. 

d.  Water/well supply testing, including draw-down tests and aquifer depletion testing 
under the supervision of NJDEP or a professional engineer or LSRP; 

e.  Work permitted under approval from Monmouth County (road widening and 
highway alignment improvements);  

f.  Work permitted under the Soil Conservation District certification, including 
erosion control protections for both overground erosion and from any stormwater management or 
collection system; 

g.  Permit preliminary grading of the site and shaping of stormwater management 
facilities having received required outside agency approvals. 

h. Other onsite investigations and surveying as may be required by the Board, 
township or outside agencies to complete permitting of the project.  

 

7)  Nothing herein shall excuse compliance by the Applicant with any and all other requirements of 
this municipality or any other governmental entity. This approval is conditioned upon compliance 
by the Applicant will all Ordinances and Regulations of this Municipality.  

 

8)  In the event any de minimis exception has been granted from the Residential Site 
Improvement Standards Regulations in connection with this application, a copy of this resolution 
shall be sent to the New Jersey Department of Community Affairs, Division of Codes and 
Standards, 101 South Board Street, CN 802, Trenton, New Jersey 08625-0802 within thirty (30) 
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days of the date hereof.  Said copy of this resolution shall be clearly marked on its face with the 
words “SITE IMPROVEMENT EXCEPTIONS”. (Not applicable) 

 

9)  In the event that the Applicant and the approving authority have agreed that exceeding a 
standard of the Residential Site Improvement Standards is desirable under the specific 
circumstances of the proposed development, such Agreement to Exceed RSIS Standards shall be 
placed, in writing, by the developer and transmitted forthwith to the New Jersey Department of 
Community Affairs, Division of Codes and Standards, 101 South Broad Street, CN 802, Trenton, 
New Jersey 08625-0802. (Not applicable) 
 

10)  The Applicant shall comply with the contribution requirements of the Municipal Affordable 
Housing Fund as applicable to this application. The Board notes that a contribution is not required 
as this is an inclusionary development. 

 

11)  In the event that this approval involves the approval of a subdivision, the Applicant shall 
provide to the Board Engineer and attorney for review and approval, deeds for each of the lots 
created and shall file such deeds simultaneously with the recording of any subdivision plat. 
 

12)  All general and special conditions set forth in this Resolution shall be placed as notes on the 
approved plans as a Resolution compliance requirement. 
 

13)  The Applicant shall comply with the requirements of the Municipal Ordinances with respect to 
its Affordable Housing obligation by providing the required affordable housing on-site.  
 

14)  This Resolution does not constitute a permit for the construction of the approved 
improvements.  The Applicant shall be responsible for obtaining any and all permits and approvals 
required prior to the commencement of any development activities including, but not limited to, 
N.J.D.O.T., N.J.D.E.P., Monmouth County Planning Board, Freehold Soil Conservation District, 
Regional and/or Municipal Utility Authority approval, in addition to any and all building and 
construction permits, required by the Municipality.  All work performed shall be in accordance with, 
and shall not deviate from, the approved plans and all applicable Federal, State, County and Local 
laws, rules and regulations. 
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17)     As an essential and non-severable condition of this approval, the Applicant shall comply 
with all Mount Laurel obligations and shall comply with the Municipality’s approved Housing 
Element and Fair Share Plan including but not limited to, any associated implementing 
Ordinances. 
 

18)  The scope of the review of this application is necessarily limited to planning, zoning and land 
use review of the site as compared to the requirements of the Municipality. The grant of this 
approval and of any permit or approval in connection therewith shall not constitute a 
representation, guarantee or warranty of any kind or nature by the Municipality or by any 
Municipal official or employee thereof with respect to the practicability or safety of any structure, 
use or other plan proposed and shall create no liability upon or cause of action against the Board, 
the Municipality or any officials or employees of the Municipality for any damage or injury that 
result from the construction of the improvements for which this Zoning approval is granted.  
 

SPECIAL CONDITIONS - 
 

1. The Applicant shall provide a tree survey of trees with a DBH of 10 inches or greater in 
accordance with the Ordnance only for the area of disturbance proposed to be cleared. 

2. All affordable units will have access to in-unit laundry machines or in-building laundry facilities 
and architectural plans shall be revised to include them. 

3. The affordable unit attics may be used for storage only and not as habitable living space. 
4. The townhouse units shall not have bedrooms in the upper level any such attic, optional loft 

area etc. and such areas shall not be converted into a bedroom. This prohibition shall be 
included in the unit sale contracts.  

5. The Homeowner Association Documents shall include the restrictions in #’4 above and a 
Deed Notice regarding them shall be recorded. 

6. The Applicant shall provide cross-sections of the bioretention system and the Applicant shall 
meet with the Board Engineer, if the Board Engineer requires such meeting, to confirm 
compliance. 

7. Landscaping shall be maintained at the same level between the market rate units and 
affordable units along with any necessary easements or agreements to maintain same.  
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8. The Applicant shall revise the plans to include the angle of mountable curbs and compliant 
turning radii consistent with the reports of the fire department. 

9. The Applicant shall provide Appendix E species site survey to be reviewed (including site 
inspection) and approved by an environmental professional to be selected by the Planning 
Board. 

10. The multi-family affordable buildings will be sprinklered. 
11. The Applicant shall comply with the recommendations set forth in the reports of the Shade 

Tree Commission dated October 25, 2022. 
12. Prior to the issuance of the first Certificate of Occupancy the Applicant shall provide a wave 

test confirming that noise levels of generators and condensers do not exceed NJDEP levels.  
13. The Applicant shall provide the Homeowner Association Documents to the Township for 

review and approval. 
14. The Applicant shall enhance the landscape buffer along Perrineville Road including (a) 

increasing the height of the berm by 3 ft. to 5 ft. subject to review and approval of the Board 
Engineer, (b) Increasing the planting height of evergreen trees to 8 ft. and shade trees to 10-
12 ft. and (c) providing additional shrubs, shade trees and pine trees appropriately spaced 
subject to review and approval by the Board Engineer and Planner. Following installation, the 
Applicant and subsequent Homeowners Association shall maintain the area free of unsightly 
wild brush vegetation.  

15. Upon installation the berm landscaping along Perrineville Road shall be field inspected and 
supplemented in accordance with the direction of the Planning Board Engineer to fill any 
visual gaps. 

16. The Applicant shall request Title 39 enforcement on-site. There shall be no on-street parking. 
All parking shall be in designated parking spaces. 

17. The applicant shall comply with UHAC requirements with respect to the number of affordable 
units that must be completed when the market units reach appropriate levels of completion in 
accordance with the planner’s report dated May 5, 2022. 

18. The Applicant shall confirm locations of electric and gas panels for the apartment buildings. 
The applicant shall review screening of the panels with the Board Planner. If the applicable 
utilities do not approve such screening this condition shall be deemed satisfied without the 
screening. 
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19. The Applicant shall comply with the technical recommendations in the Planner’s report dated 
October 25, 2022. 

20. The Applicant shall comply with the technical recommendations in the Engineer’s report dated 
October 26, 2022. 

21. The Applicant shall comply with all outside agency approvals as listed in the report of the 
Engineer dated October 26, 2022. 

22. Confirmation of NJDEP approval of the location of the wetland line and wetland transition area 
buffer.  

23. Confirmation of NJDEP and D&R Canal Commission approval of the Flood Zone elevation 
and buffer lines.  

24. Approval of the Monmouth County Planning Board. 
 

 

 

 BE IT FURTHER RESOLVED, that nothing herein shall excuse compliance by the Applicant with 
any and all other requirements of this municipality or any other governmental entity. 
 
  

 BE IT FURTHER RESOLVED that a written copy of this Resolution certified by the Secretary of 
the Planning Board to be a true copy be forwarded to the Applicant, the Code Enforcement Official of the 
Township of Millstone and the Construction Code Official of the Township of Millstone.  A written copy of 
the Certified Resolution shall also be filed in the office of the Administrative Officer of the Municipality, 
which copy shall be made available to any interested party and available for public inspection during 
normal business hours. 
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INTRODUCTION 

The Township of Millstone, Monmouth County has prepared a Housing Element and Fair Share plan 

that addresses its regional fair share of the affordable housing need in accordance with the 

Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the Fair Housing Act (N.J.S.A. 52:27D-301). 

On May 5, 1993, the Township received approval from the Council on Affordable Housing (COAH) 

to adopt a development fee ordinance to collect development fees for affordable housing 

purposes. Millstone subsequently adopted its first development fee ordinance on April 5, 1995, 

establishing the Township’s Affordable Housing Trust Fund. Following the adoption of the 

development fee ordinance, Millstone prepared its Spending Plan that was approved by COAH 

on December 6, 1993. The Township prepared a second Spending Plan as a component of their 

Second Round compliance process. That Spending Plan was approved by COAH on September 

25, 2003.  

In 2008, the Township amended its development fee ordinance and on December 1, 2008 

received approval from COAH. The Township adopted the approved development fee 

ordinance on December 3, 2008. The Township is now in the process of once again amending its 

development fee ordinance to update it to current standards. 

As of December 19, 2019, the Affordable Housing Trust Fund established by the Township had a 

balance of $26,367. All development fees, payments in lieu of constructing affordable units on 

site, funds from the sale of units with extinguished controls, and interest generated by the fees are 

deposited in this separate, interest-bearing affordable housing trust fund for the purposes of 

affordable housing. These funds shall be spent in accordance with N.J.A.C. 5:93, or applicable 

regulations, as described in the sections that follow. 

In accordance with the September 5, 2019 executed settlement agreement with Fair Share 

Housing Center (FSHC), the expenditures of funds contemplated under the FSHC agreement 

constitute a "commitment" for expenditure pursuant to N.J.S.A. 52:27D-329.2 and -329.3, with the 

four-year time period for expenditure designated pursuant to those provisions beginning to run 

with the entry of a final judgment approving this settlement in accordance with the provisions of 

In re Tp. Of Monroe, 442 N.J. Super. 565 (Law Div. 2015) (aff'd 442 N.J. Super. 563). On the first 

anniversary of the execution of the FSHC agreement (September 5, 2020), and every anniversary 

thereafter through the end of the FSHC agreement, the Township will 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 FSHC and posted on the municipal website, using forms developed for this purpose 

by DCA, COAH, or LGS. The reporting shall include an accounting of all housing trust fund activity, 
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including the source and amount of funds collected and the amount and purpose for which any 

funds have been expended. 

This Spending Plan is submitted to the Superior Court of New Jersey for approval to expend all 

current and future affordable housing trust fund monies, as necessary. 

1.  REVENUES FOR CERTIFICATION PERIOD 

To calculate a projection of revenue anticipated during the period of third round “substantive 

certification,” the Township of Millstone considered the following: 

(a) Development fees: $2,300,000 

1. Residential and nonresidential projects which have had development fees 

imposed upon them at the time of preliminary or final development approvals; 

Showplace Farms 

Pursuant to the Court-approved settlement agreement with Fair Share Housing 

Center and Showplace Farms, the Township anticipates it will collect $1,700,000 

(representing 2.5% of the assessed value) in development fees from the 

development at the Showplace Farms property at Block 23 Lot 8.  

2. All projects currently before the planning and zoning boards for development 

approvals that may apply for building permits and certificates of occupancy; and 

3. Future development that is likely to occur based on historical rates of development.  

(b) Payment in lieu (PIL): $0 

Actual and committed payments in lieu (PIL) of construction from developers. 

(c) Other funding sources: $0 

Funds from other sources, including, but not limited to, the sale of units with 

extinguished controls, repayment of affordable housing program loans, rental 

income, proceeds from the sale of affordable units. No other funds have been or 

are anticipated to be collected. 

(d) Projected interest: $10,350 

Interest on the projected revenue in the municipal affordable housing trust fund at 

the current average interest rate. 
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Projected Revenues 

 

To calculate the projection of revenue anticipated from the general development fees, roughly 

12 years (2007 through March 2019) of construction data for the Township, acquired from the New 

Jersey Department of Community Affairs, was examined. Additionally, the previous transactions 

within the Affordable Housing Trust Fund dating back to 2007 were reviewed. 

Pursuant to the Court-approved settlement agreement with Fair Share Housing Center (FSHC) and 

Showplace Farms, it is anticipated the Showplace Farms property will be developed with 

approximately 1.22 million square feet of warehouse space. The developers will contribute 2.5% of 

the assessed value to the Township’s Affordable Housing Trust Fund. The Township estimates 

receiving approximately $1,700,000 from this project. Combined with the anticipated $600,000 to 

be collected from standard development fees, the existing $26,367, and an additional $10,350 in 

interest, Millstone projects total trust fund revenues and interest to be $2,336,717 through 

December 31, 2025. All interest earned on the account shall accrue to the account to be used 

only for the purposes of affordable housing. 

  

Projected Revenues-Housing Trust Fund - 2020 - 2025 

SOURCE OF FUNDS 

Trust Fund 

balance as of 

12/19/2019 

2020 2021 2022 2023 2024 2025 Total Revenue 

 Historical Balance $26,367       $26,367 

 

(a) Projected  

      Development Fees 
- $100,000 $100,000 $100,000 $100,000 $100,000 $100,000 $600,000 

Development Fees  

from Showplace Farms 
- $850,000 $850,000 - - - - $1,700,000 

 (d) Interest - $4,275 $4,275 $450 $450 $450 $450 $10,350 

 

 Total $26,367 $954,275 $954,275 $100,450 $100,450 $100,450 $100,450 $2,336,717 
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2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 

The following procedural sequence for the collection and distribution of development fee 

revenues shall be followed by the Township of Millstone: 

(a) Collection of development fee revenues: 

Collection of development fee revenues shall be consistent with Millstone’s development 

fee ordinance for both residential and non-residential developments and in accordance 

with N.J.S.A. 40:55D8.1 through 8.7. 

(b) Distribution of development fee revenues: 

The Administrative Agent and the Municipal Housing Liaison will manage the projects 

outlined in this Spending Plan and the Housing Element and Fair Share Plan.  

(c) Collection and distribution of barrier free funds: 

Collection and distribution of barrier free funds shall be consistent with the Township’s 

Affordable Housing Ordinance and in accordance with applicable regulations. A process 

describing the collection and distribution procedures for barrier free escrow is detailed 

within the Township’s Affordable Housing Ordinance.  
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3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 

The following represent the anticipated affordable housing projects within the Township of 

Millstone that will utilize Trust Fund monies.  

(a) Rehabilitation program 

Millstone will dedicate $465,000 to the rehabilitation of 31 substandard units within the 

Township. Pursuant to the Housing Element and Fair Share Plan, the Township will 

implement a Township-wide rehabilitation program that will be operated by the 

Affordable Housing Alliance. 

(b) Accessory Apartment Program 

Millstone will dedicate $200,000 to its accessory apartment program. The Township is in the 

process of adopting an accessory apartment ordinance that will establish a program to 

create 10 accessory apartments. The Township will spend a minimum of $20,000 per unit 

from the Trust Fund for this purpose. 

(c) Municipally Sponsored Projects 

Millstone will dedicate $503,359 from the Trust Fund to various municipally sponsored 

projects throughout the Township. Any excess funds will be used to fund eligible affordable 

housing activity pursuant to applicable rules and regulations. 
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Affordability Assistance  

Projected minimum affordability assistance requirement: 

Affordability Assistance  

Actual balance through 12/19/2019   $26,367 

Projected development fees 2020-2025 + $2,300,000 

Projected interest 2020-2025 + $10,350 

 Total = $2,336,717 

 30 percent requirement x 0.30 = $701,015 

PROJECTED MINIMUM Affordability Assistance 

Requirement 01/01/2020 through 12/31/2025 
= $701,015 

PROJECTED MINIMUM Very Low-Income 

Affordability Assistance Requirement 01/01/2020 

through 12/31/2025 

÷ 3 = $233,672 

 

As per the requirements regarding the use of funds for affordability assistance laid out in N.J.A.C. 

5:93-8.16, the Township is required to dedicate at least 30 percent of all development fees 

collected and interest earned to provide affordability assistance to low-, and moderate-income 

households. In addition, at least one-third of the affordability assistance shall be used to provide 

affordability assistance to very-low income households. The Township, therefore, will dedicate at 

least $701,015 from the affordable housing trust fund to render units more affordable, including 

$233,672 to render units more affordable to households earning 30 percent or less of median 

income by region as follows: 

• For-sale units in the form of down-payment assistance, homeowner assistance loans for 

Condominium or Homeowner Association fees, and homeowner assistance loans for 

mortgage payments up to two months or less in arrears to forestall foreclosure (Appendix 

A). 

• For-rent units in the form of security deposit assistance and rental assistance, which are 

enhanced for very low-income households (Appendix A). 
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Administrative Expenses  

As approved by numerous Courts regarding affordable housing matters in various New Jersey 

counties, including Monmouth, Hudson, Middlesex, and Gloucester, the following calculates the 

projected expenditures dedicated to administrative expenses.  

Administrative Expenses 

Actual development fees and interest earned 

through 01/01/2020 
  $26,367  

Projected development fees 2020-2025 + $2,300,000  

Projected interest 2020-2025 + $10,350  

 Total = $2,336,717  

 20 percent cap x 0.20 = $467,343 

 

No more than 20% of revenues collected from development fees shall be expended on 

administration, including, but not limited to, salaries and benefits for municipal employees or 

consultant fees necessary to develop and implement: a rehabilitation program; a new 

construction program; a housing element; and an affirmative marketing program. Administrative 

funds may be used for: income qualification of households; monitoring the turnover of sale and 

rental units; and compliance with monitoring requirements.  

Moving forward, the Township projects that $467,343 will be available from the affordable housing 

trust fund to be used for administrative purposes, including but not limited to: 

• Administration and expenses associated with Township’s affordable housing units. 

• Expenses associated with the implementation of the Township Rehabilitation Program. 

• Expenses associated with the preparation and implementation of the Housing Element 

and Fair Share Plan and monitoring of the current and future housing programs for the 

Township of Millstone.  

Legal or other fees related to litigation opposing affordable housing sites are not eligible uses of 

the affordable housing trust fund. 
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4. EXPENDITURE SCHEDULE 

Program 
Projected Expenditures Schedule 2020-2025 

2020 2021 2022 2023 2024 2025 Total 

Rehabilitation Program $40,000 $50,000 $60,000 $100,000 $105,000 $110,000 $465,000 

Accessory Apartment 

Program - $40,000 $40,000 $40,000 $40,000 $40,000 $200,000 

Municipally Sponsored 

Projects - - $200,000 $200,000 $103,359 -  $503,359 

          

Affordability Assistance $70,000 $80,000 $100,000 $150,000 $150,000 $151,015 $701,015 

         

Administration $60,000 $70,000 $70,000 $80,000 $80,000 $107,343 $467,343 

 

5. EXCESS OR SHORTFALL OF FUNDS 

In the event funding sources as identified within this Spending Plan for the projects detailed in the 

Housing Element and Fair Share Plan prove inadequate to complete the affordable housing 

programs, the Township shall provide sufficient funding to address any shortfalls through bonding. 

In the event that more funds than anticipated are collected or projected funds exceed the 

amount necessary to implement the Township’s affordable housing projects, these excess funds 

will be used to fund eligible affordable housing activity pursuant to applicable rules and 

regulations.  
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SUMMARY 

The Township of Millstone intends to spend affordable housing trust fund revenues pursuant to 

N.J.A.C. 5:93 and consistent with the housing programs outlined in its Housing Element and Fair 

Share Plan. 

As of December 19, 2019, the Township’s trust fund has a balance of $26,367. Millstone anticipates 

an additional $2,336,717 in revenues and interest by December 31, 2025. This includes the 

anticipated development fees from the proposed warehouse at the Showplace Farms property. 

The Township will dedicate $465,000 towards its rental rehabilitation program to rehabilitate 31 

units, $200,000 to the accessory apartment program to create 10 affordable accessory 

apartments, $503,359 toward municipally sponsored projects within the Township, $701,015 to 

render units more affordable, and $467,373 to administrative costs.   

SPENDING PLAN SUMMARY 

Balance as of December 19, 2019   $26,367  

      

Projected REVENUE June 1, 2019 to December 31, 2025 

Development fees + $2,300,000 

Payments in lieu of construction + $0 

Other funds + $0 

Interest + $10,350 

      

TOTAL REVENUE + CURRENT BALANCE = $2,336,717 

EXPENDITURES     

Funds used for Rehabilitation, Accessory 

Apartments, and Municipally Sponsored Projects  
- $1,168,359 

Affordability Assistance  - $701,015 

Administration  - $467,343 

Excess Funds for Additional Housing Activity = $0 

TOTAL PROJECTED EXPENDITURES = $2,336,717 

REMAINING BALANCE = $0 



 

SPENDING PLAN APPENDIX A 

FOR-SALE UNIT AFFORDABILITY ASSISTANCE  

AND RENTAL UNITS AFFORDABILITY ASSISTANCE PROGRAM 

  



 

 

TOWNSHIP OF MILLSTONE 

FOR-SALE UNIT AFFORDABILITY ASSISTANCE PROGRAM 

AND RENTAL UNIT AFFORDABILITY ASSISTANCE PROGRAM 

 

FOR-SALE UNIT AFFORDABILITY ASSISTANCE PROGRAM 

Down Payment Loan Program 

The Township will offer a Down Payment Assistance Loan program to qualified purchasers of 

households earning 80% or less of median income of the housing region.  To be eligible for the 

loan, the qualified Buyer must be able to supply 3% of the down payment with the Buyer’s own 

funds, plus additional closing costs that exceed the amount of the loan.  No gifts or other loans 

may be used to fund the 3% down payment amount but may be used to fund additional closing 

costs. The loan amount may be made up to ten percent (10%) of the purchase price. 

The Township must approve the Buyer ’s qualifications and need for the loan. The loan has no 

prepayment penalty.  It is due and payable when the Buyer resells, borrows against the property 

or refinances the First Purchase Money Mortgage.  The loan may be subordinated only to the First 

Purchase Money Mortgage.  When calculating the borrowing capacity of the homeowner and 

the equity in the property, this loan must be included.  The Buyer must sign a mortgage and 

mortgage note to the Township. 

Payment of Closing Costs 

Eligible Buyers may receive payment of closing costs, i.e., title work and policy, reasonable 

attorney’s fees for closing of title, preparation of survey, homeowner’s insurance, recording fees, 

and other necessary closing expenses to third parties, not to exceed one thousand five hundred 

dollars ($1,500.) per unit.  This assistance shall be in the form of a grant.  Total buyer assistance 

grants, which include Payment of Closing Costs and Payment of Lender Fees, shall not exceed 

three thousand dollars ($3,000) per unit.  Utility deposits, i.e., gas and electric, paid to utility 

companies are to be returned to the Township Affordable Housing Trust Fund upon resale of the 

unit. The buyer will execute documents required to secure payment to Millstone. 

Payment of Lender Fees 

Eligible Buyers may receive payment of lender fees, i.e., mortgage points, application fees, 

appraisal fees, bank attorney review fees, and necessary mortgage closing expenses, not to 

exceed one thousand five hundred dollars ($1,500.) per unit.  This assistance shall be in the form 

of a grant.  Total buyer assistance grants, which include Payment of Closing Costs and Payment 

of Lender Fees, shall not exceed three thousand dollars ($3000) per unit. 

Administration 

Millstone’s Affordability Assistance Programs will be managed by the Township Affordable Housing 

Administrative Agent.  The availability of the program shall be advertised continually on the 

Township’s website.  The following administrative process is applied to the For-Sale Unit Affordability 

Assistance Program: 

 1. The Buyer contacts the Administrative Agent to confirm that he/she wants to 

receive Down Payment Assistance. 

 2. The Buyer must present proof to the Administrative Agent that he/she is qualified 

for Affordable Housing in the Township. 



 

 

 3. Buyer must produce an exact copy of a signed Real Estate Contract for an 

affordable housing unit in Millstone, which indicates clearly the full amount of the 

purchase price.  Buyer must provide the Administrative Agent with the full name, 

address, phone number, and fax number of the Buyer’s Attorney or Settlement 

Agent so that the Attorney or Settlement Agent can review and approve any and 

all documents required for the loan. 

 4. The Administrative Agent contacts the Realtor or Developer for confirmation of the 

sale of the unit, and the name of the Attorney handling the sale for the Developer 

at closing. 

 5. The amount of the Down Payment Assistance loan is verified (not to exceed ten 

percent of the Purchase Price) so that a Mortgage Note, Mortgage, and 

Repayment Agreement can be prepared by the Administrative Agent. 

 6. The amount of the Down Payment Assistance must be disclosed to the Lender, so 

that the Lender can accurately prepare the First Mortgage documents.  The Buyer 

must give a copy of the First Mortgage Commitment to the Administrative Agent 

upon receipt of same, so that the Lender can receive full information about the 

Down Payment Assistance Loan, which shall constitute a Second Mortgage on the 

premises.  The Lender must approve the secondary financing.  The Township 

Affordable Housing Attorney will contact the Lender once the Affordable Housing 

Attorney has a copy of the First Mortgage Commitment. 

 7. The Millstone Finance Department will generate the necessary forms and obtain 

Township Committee approval for it to issue an Affordable Housing Trust Fund 

check payable to the Seller’s Attorney or Settlement Agent, so that the Down 

Payment Assistance check can be deposited into the Seller’s Attorney Trust 

Account or Settlement Agent Trust Account pending Closing of Title.  The letter and 

check to the Seller’s Attorney or Settlement Agent shall state that the deposit 

money must be returned to the Township if the closing is canceled, or if the sale is 

declared null and void.  If there is a Closing of Title, the Down Payment Assistance 

money shall be released to the Seller.  This money shall be shown on the Closing 

Statement as a deposit, with credit given at closing to the Buyer.  The Buyer must 

fully execute the Mortgage Note, Mortgage, and Repayment Agreement at the 

Closing of Title before any money is released. 

 8. The Seller’s Attorney or Settlement Agent shall verify that the Mortgage Note, 

Mortgage, and Repayment Agreement have been properly executed, and shall 

file the original Mortgage with the County Clerk to protect the Township Second 

Mortgage on the property and return the Filed Mortgage to Affordable Housing 

Attorney along with the original Mortgage Note and Repayment Agreement. 

 

  



 

 

RENTAL UNIT AFFORDABILITY ASSISTANCE PROGRAM 

Rental Assistance 

The Township of Millstone may offer a Rental Assistance Program that will be managed by the 

Administrative Agent.  Eligible recipients of the program are renters who qualify for a very-low, low- 

or moderate-income rental unit.  The following assistance is available to very-low, low- and 

moderate-income households: 

1. Payment of "moving expenses" based upon verified receipts, in an amount not to exceed 

five hundred dollars ($500.) per family. 

2. Rent subsidy for the first month’s rent. 

3. Utility deposit assistance.  

The following assistance is available to very low-income households: 

1. Payment of "moving expenses" based upon verified receipts, in an amount not to exceed 

one thousand five hundred dollars ($1,500.) per household. 

2. Rental security deposit – Deposits paid to landlord to be returned to the Township’s 

Affordable Housing Trust Fund upon termination of tenancy. 

3. Rent subsidy for the first month’s rent. 

4. Utility deposit assistance.  

Rental assistance does not need to be repaid by the tenant.  The amount of the rental supplement 

will be calculated initially based on the tenant’s actual income and the rent level of the 

affordable units to help bring the total shelter costs down to 30% of the total household income or 

lower, if warranted by the particular household circumstances.  If the tenant wishes to renew the 

lease, he/she must be re-income qualified and the rental supplement will be recalculated.  If the 

tenant no longer qualifies for the rental assistance, he/she may renew the lease and stay in the 

unit but will no longer receive rental assistance. 

Administration 

Millstone’s Rental Unit Affordability Assistance Programs will be administered by the Administrative 

Agent.  The availability of the program shall be advertised continually on the Township’s website. 

After an applicant is income qualified by the Administrative Agent pursuant to the Uniform Housing 

Affordability Controls, the applicant will complete and provide an affordability assistance 

application to the Administrative Agent. 

For qualified and approved payment of moving expense, the Administrative Agent will follow the 

Township purchasing and requisition process for generating a check that is made out to the 

applicant.  Once the check is produced, the Administrative Agent provides it to the applicant. 

For qualified and approved payment of utility deposit, the Administrative Agent follows the 

Township purchasing and requisition process for generating a check that is made out to the utility 

company.  Once the check is produced, the Administrative Agent provides it to the applicant for 

payment to the utility company. 

The affordability assistance recipient will sign a contract with the Township of Millstone that states, 

at a minimum: the amount of funds granted, interest information, procedures, duration and 

conditions of affordability assistance, and repayment information if required. 



 

 

The availability of any Affordability Assistance Programs must be noticed to all tenants of 

affordable units within the Township and provided to all administrative agents of affordable units 

within Millstone and advertised on the Township’s website.   

An income eligible occupant or applicant for an affordable unit within the Township may not be 

denied participation in the Affordability Assistance Program(s) unless funding is no longer 

available. 

 



APPENDIX T 
Ordinances and Resolutions 

• Accessory Apartment Ordinance 

• UHAC and Development Fee Ordinance 

• Affirmative Marketing Plan 

• Intent to Fund Shortfall 

• Establishing the Rehabilitation Program 

• Funding the Rehabilitation Program 

• Accessory Apartment Program 
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