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Appendix B | 2020 Sylco Settlement Agreement  
 

  































































Appendix C | 2024 Final Judgment of Compliance 
and Repose  
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Appendix D | Council Resolution No. 035-25 
Committing to Fourth Round Obligation  









Appendix E | 2025 Complaint for a Declaratory 
Judgment of Compliance  

 

  



Wendy R. Quiroga, Esq. (ID# 029772002) 
WEINER LAW GROUP LLP 
629 Parsippany Road 
Parsippany, NJ 07054 
(973) 403-1100  
Attorneys for Plaintiff Borough of Demarest 
Our File No.: DEM001 
5215166.1 

 
IN THE MATTER OF THE  
APPLICATION OF THE 
BOROUGH OF DEMAREST, COUNTY 
OF BERGEN, STATE OF NEW JERSEY   
     
                                   
 

  

SUPERIOR COURT OF NEW JERSEY 
       LAW DIVISION: BERGEN COUNTY 
       DOCKET NO.: 
 

 
COMPLAINT FOR A 

DECLARATORY JUDGMENT OF 
COMPLIANCE WITH THE FAIR  

HOUSING ACT  
                                                                                                                 

 
 Plaintiff, Borough of Demarest, a municipal corporation and body politic organized under 

the laws of the State of New Jersey (hereinafter, “Demarest” or the “Borough”), with offices 

located at 118 Serpentine Road, Borough of Demarest, County of Bergen, State of New Jersey, by 

way of this Declaratory Judgment Action (“DJ Action”) as authorized under Directive #14-24 of 

the Administrative Office of the Courts alleges and says: 

Background 

1. The Borough of Demarest is a municipal corporation of the State of New Jersey.  

2. The Planning Board of the Borough of Demarest (hereinafter, “Planning Board”) is 

a municipal agency created and organized under the Municipal Land Use Law, N.J.S.A. 40:55D-

1 et. seq., (“MLUL”), and, among other duties and obligations, is responsible for adopting the 

Housing Element and Fair Share Plan (“HEFSP") of the Borough’s Master Plan. 

3. Through this DJ Action, the Borough seeks the following relief in relation to its 

Fourth Round (2025-2035) affordable housing obligation: (a) to secure the jurisdiction of the 

Affordable Housing Alternative Dispute Resolution Program (the “Program”) pursuant to P.L. 

                                                                                                                                                                                               BER-L-000738-25   01/29/2025 5:28:32 PM   Pg 1 of 65   Trans ID: LCV2025225103 



2024, c.2 (hereinafter, the “Act”) and the Court, pursuant to Directive #14-24; (b) to have the 

Program and the Court approve the Borough of Demarest’s Present and Prospective affordable 

housing obligations as set forth in the binding resolution adopted by the Borough, attached hereto 

as Exhibit 1; (c) to have the Program and the Court approve a Housing Element and Fair Share 

Plan (“HEFSP") to be adopted by the Planning Board and endorsed by the Council and issue a 

“Compliance Certification” pursuant to the Act or other similar declaration such as a judgment of 

compliance and repose; (d) to the extent it is not automatically granted pursuant to the Act, through 

the filing of this DJ Action and binding resolution, to have the Program and the Court confirm 

Demarest’s immunity from all exclusionary zoning litigation, including builder’s remedy lawsuits, 

during the pendency of the process outlined in the Act and for the duration of Fourth Round, i.e., 

through June 30, 2035; and (e) to have the Program and the Court take such other actions and grant 

such other relief as may be appropriate to ensure that the Borough receive and obtain all protections 

as afforded to it in complying with the requirements of the Act, including, without limitation, all 

immunities and presumptions of validity necessary to satisfy its affordable housing obligations 

voluntarily without having to endure the expense and burdens of unnecessary third party litigation. 

COUNT 1 
ESTABLISHMENT OF JURISDICTION UNDER P.L.2024, C.2 

 
4. The Borough of Demarest repeats and realleges each and every allegation as set 

forth in the previous paragraphs of this DJ Action as if set forth herein in full. 

5. The Act represents a major revision of the Fair Housing Act of 1985, N.J.S.A. 

52:27D-301 et seq. 

6. Among other things, the Act abolished the Council on Affordable Housing 

(hereinafter, “COAH”), and replaced it with seven retired, on recall judges designated as the 

Program. Among other things, the Act authorized the Director of the Administrative Office of the 
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Courts, (hereinafter, respectively, “Director” and “AOC”) to create a framework to process 

applications for a compliance certification. 

7. On or about December 13, 2024, the Director issued Directive #14-24, which 

among other things, required municipalities seeking compliance certification to file an action in 

the form of a declaratory judgment complaint and Civil Case Information Statement in the County 

in which the municipality is located within 48 hours after the municipality’s adoption of a binding 

resolution as authorized under the Act and attach a copy of said binding resolution to the DJ Action. 

8. The Borough adopted a binding resolution establishing its present and prospective 

affordable housing obligations within the statutory window of time set forth in the Act and in 

accordance with the methodology and formula set forth in the Act, a certified copy of which 

resolution is attached to this DJ Action as Exhibit 1. 

9. Based on the foregoing, the Borough has established the jurisdiction of the Program 

and the Court in regard to this DJ Action for a compliance certification as set forth hereinafter. 

WHEREFORE, the Borough of Demarest seeks a declaratory judgment for the following 

relief: 

a. Declaring that the Borough has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of the 

Borough under the Act; 

c. Declaring the approval of the Borough’s HEFSP subsequent to its adoption by 

the Planning Board and its endorsement by the Borough Council, including, as 
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appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); (iii) an 

adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 

that may be adopted that allows an adjustment of the affordable housing 

obligations; (v) an adjustment based upon any ruling in litigation involving 

affordable housing obligations; and/or (vi) any other applicable adjustment 

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Borough continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive #14-24 

to the Borough of Demarest for the period beginning July 1, 2025 and ending 

June 30, 2035; and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

COUNT II 
DETERMINATION OF THE PRESENT AND PROSPECTIVE NEED OF THE 

BOROUGH OF DEMAREST 
 

10. The Borough repeats and realleges each and every allegation set forth in the 

previous paragraphs of this DJ Action as if set forth herein in full. 
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11. The Act adopted the methodology to calculate every municipality’s present and 

prospective need affordable housing obligation for the Fourth Round (2025-2035) and beyond. 

12. The Act directed the Department of Community Affairs (“DCA”) to apply the 

methodology and to render a non-binding calculation of each municipality’s present and 

prospective affordable housing obligations to be contained in a report to be issued not later than 

October 20, 2024. 

13. The DCA issued its report on October 18, 2024. 

14. Pursuant to the October 18, 2024 report, the DCA calculated the Borough’s present 

and prospective affordable housing obligations as follows: 

PRESENT NEED (REHABILITATION 
OBLIGATION) 

FOURTH ROUND PROSPECTIVE 
NEED OBLIGATION (2025-2035) 

0 106 

 

15. The proposed non-binding Present Need obligation, also known as the 

rehabilitation obligation, represents the number of substandard existing deficient housing units in 

the municipality currently occupied by low- and moderate-income (“LMI”) households. 

16. The proposed non-binding Prospective Need obligation, is calculated as a share of 

the region in which the municipality is located. 

17. Region 1, in which the Borough of Demarest is located, includes Bergen, Hudson, 

Passaic and Sussex Counties.  

18. As established by the Act, the regional Prospective Need is calculated by 

establishing the increase in households in the region between the 2020 and 2010 federal decennial 

Census, and dividing the household change increase by 2.5 to estimate the number of low- and 

moderate- income households (and the number of homes needed to address same). 
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19. Regional Prospective Need is allocated across the region by applying three factors: 

a. Equalized Nonresidential Valuation; 

b. Income Capacity; and  

c. Land Capacity.  

20. Pursuant to the Act, a municipality desiring to participate in the Program is 

obligated to adopt a “binding resolution” determining its present and prospective affordable 

housing obligations to which it will commit based upon the methodology set forth in the Act. 

21. On January 27, 2025, the Borough Council of the Borough of Demarest (the 

“Borough Council”) adopted Resolution #035-25, accepting the Present Need obligation of 0 units 

and setting forth a Prospective Need obligation of 94 units as its Fourth Round (2025 to 2035) 

affordable housing obligation. A true and accurate copy of Resolution #035-25 is attached hereto 

as Exhibit 1. 

22. The Borough does not challenge the methodology utilized by the DCA to determine 

the Borough’s Fourth Round affordable housing obligations, but Borough employees and 

professionals have reviewed the lands identified by the DCA for the Land Capacity Factor with 

respect to the MOD-IV Property Tax List data, construction permit data, land use board approvals, 

configuration, and accessibility to ascertain whether these identified developable lands may 

accommodate development, and believes that a recalculation of the Land Capacity Factor was 

necessary in order to account for land use data errors in the DCA Report’s calculation that 

identified five (5) developable areas within the Borough when only one (1) area is developable. 

23. Based on the review of the DCA Report and findings made by the Borough Planner, 

as supported by the Borough Planner’s report which is attached to Resolution #035-25 and 

incorporated herein as Exhibit 2, the Borough Council adopted a binding resolution determining 
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a reduced municipal Prospective Need obligation of 94 based on a recalculation of the Land 

Capacity Factor, reducing the amount of developable areas in the Borough from five (5) to one 

(1).  

24. Per the methodology set forth in the DCA Report, the lands to be excluded from 

the calculation of “developable land” pursuant to statute were, including but not limited to, the 

following: 

a. Road rights-of-way;  

b. Non-vacant land developed for residential, commercial, industrial, apartment, 

railroad, or school use;  

c. Common open space associated with planned residential development;  

d. Detention basins; 

e. Utility rights of way; 

f. Landfills; 

g. Open space and preserved farmland; 

h. Environmentally constrained areas, including Category 1 waterways and 

wetlands and associated buffers based on special resource area restrictions, 

steep slopes exceeding 15%, and open waters; 

i. Areas less than 2,500 square feet (presuming a 25 by 100 foot area could be 

developable). 

25. The Borough Planner’s Report appended to Resolution #035-25, and included 

herewith as Exhibit 2, determined that the Land Capacity Factor for the Borough of Demarest 

must be adjusted from 2.939 acres to 0.481 acre, and sets forth the specific properties being 

removed from the Borough of Demarest’s Developable Acreage and the reason for that removal.   
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26. Based on the aforementioned properties being removed from the calculation of the 

developable acreage within the Borough, the Borough recalculated the total developable acreage, 

thus reducing the Prospective Need obligation from 106 units to 94 units. 

27. Demarest seeks the approval of and confirmation by the Program and the Court of 

the Present and Prospective affordable housing obligations as set forth in the binding resolution 

attached hereto and made a part hereof as Exhibit 1 or the adjustment of those obligations 

consistent with the Act and the applicable COAH regulations. 

28. Pursuant to the binding resolution, the Borough of Demarest reserves all rights to 

amend its affordable housing obligations in the event of a successful legal challenge, or legislative 

change, to the Act. 

29. The Borough’s determination of its affordable housing obligation has the 

presumption of validity as the determination was established in accordance with N.J.S.A. 52:27D-

304.2 and N.J.S.A. 52:27D-304.3. 

WHEREFORE, the Borough of Demarest seeks a declaratory judgment for the following 

relief: 

a. Declaring that the Borough has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of 

Demarest under the Act; 

c. Declaring the approval of the Borough’s HEFSP subsequent to its adoption by 

the Planning Board and its endorsement by the Council, including, as 
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appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); (iii) an 

adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 

that may be adopted that allows an adjustment of the affordable housing 

obligations; (v) an adjustment based upon any ruling in litigation involving 

affordable housing obligations; and/or (vi) any other applicable adjustment 

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Borough continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive #14-24 

to the Borough for the period beginning July 1, 2025 and ending June 30, 2035; 

and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

 
COUNT III 

HOUSING ELEMENT AND FAIR SHARE PLAN 
 

30. The Borough of Demarest repeats and realleges each and every allegation set forth 

in the previous paragraphs of this DJ Action as if set forth herein in full. 
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31. Pursuant to the Act, a Housing Element and Fair Share Plan (hereinafter, 

(“HEFSP”) must be prepared, adopted by the Planning Board and endorsed by the municipality by 

June 30, 2025. 

32. Demarest hereby commits for its professionals to prepare the appropriate HEFSP 

to address its affordable housing obligations, as determined by the Program and the Court which 

HEFSP shall apply as appropriate, any applicable adjustments, including, without limitation, 1) a 

Vacant Land Adjustment predicated upon a lack of vacant, developable and suitable land; 2) a 

Durational Adjustment (whether predicated upon lack of sanitary sewer or lack of water); 3) 

adjustment predicated upon regional planning entity formulas, inputs or considerations, as 

applicable; 4) an adjustment based on any future legislation that may be adopted that allows an 

adjustment of the affordable housing obligations; 5) an adjustment based upon any ruling in 

litigation involving affordable housing obligations; and/or 6) any other applicable adjustment 

permitted in accordance with the Act and/or applicable COAH regulations. 

WHEREFORE, the Borough of Demarest seeks a declaratory judgment for the following 

relief: 

a. Declaring that Demarest has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing need as set forth 

in the binding resolution attached as Exhibit 1 to this DJ Action or to adjust 

such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of 

Demarest under the Act; 

c. Declaring the approval of Demarest’s HEFSP subsequent to its adoption by the 

Planning Board and its endorsement by the Council, including, as appropriate 
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and applicable, (i) a Vacant Land Adjustment predicated upon a lack of vacant, 

developable and suitable land; (ii) a Durational Adjustment (whether predicated 

upon lack of sanitary sewer or lack of water); (iii) an adjustment predicated 

upon regional planning entity formulas, inputs or considerations, as applicable; 

(iv) an adjustment based on any future legislation that may be adopted that 

allows an adjustment of the affordable housing obligations; (v) an adjustment 

based upon any ruling in litigation involving affordable housing obligations; 

and/or (vi) any other applicable adjustment permitted in accordance with the 

Act and/or applicable COAH regulations; 

d. Declaring that the Borough of Demarest continues to have immunity from all 

exclusionary zoning litigation and all litigation related to its affordable housing 

obligations as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive #14-24 

to the Borough of Demarest for the period beginning July 1, 2025 and ending 

June 30, 2035; and 

f. Declaring such other relief that the program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

COUNT IV 
CONFIRMATION OF IMMUNITY 

 
33. The Borough of Demarest repeats and realleges each and every allegation set forth 

in the previous paragraphs of this declaratory judgment complaint as if set forth herein in full. 

34. Pursuant to the Act, a municipality that complies with the deadlines in the Act for 

both determining present and prospective affordable housing obligations affordable housing 
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obligations and for adopting an appropriate HEFSP shall have immunity from exclusionary zoning 

litigation. 

35. The Borough of Demarest has met the deadline for the adoption and filing of its 

binding resolution (and the filing of this DJ Action in accordance with Directive #14-24) not later 

than January 31, 2025 by adopting the binding resolution attached to this DJ Action as Exhibit 1, 

and has committed to the adoption of its HEFSP by June 30, 2025. 

WHEREFORE, the Borough of Demarest seeks a declaratory judgment for the following 

relief: 

a. Declaring that the Borough has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of 

Demarest under the Act; 

c. Declaring the approval of the Borough’s HEFSP subsequent to its adoption by 

the Planning Board and its endorsement by the Council, including, as 

appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); (iii) an 

adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 

that may be adopted that allows an adjustment of the affordable housing 

obligations; (v) an adjustment based upon any ruling in litigation involving 
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affordable housing obligations; and/or (vi) any other applicable adjustment 

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Borough continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive #14-24 

to Demarest for the period beginning July 1, 2025 and ending June 30, 2035; 

and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

 
WEINER LAW GROUP, LLP 
Attorneys for Plaintiff, Borough of 
Demarest 

 

       By: ___/s/ Wendy R. Quiroga______ 
        Wendy R. Quiroga, Esq.  
Dated: January 29, 2025 
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CERTIFICATION PURSUANT TO R. 4:5-1 

Wendy R. Quiroga, Esq., of full age, hereby certifies as follows: 

1. I am a member of the Firm of Weiner Law Group, LLP, attorneys for plaintiff, Borough of 

Demarest. 

2. To the best of my knowledge, there is no other action pending in any court or any pending 

arbitration proceeding of which the matter in controversy herein is the subject and no such 

other action or arbitration proceeding is contemplated. To the best of my knowledge, there 

are no other parties who should be joined in this action.  

3. The within Complaint was filed and served within the time prescribed by the Rules of 

Court.  

I hereby certify that the foregoing statements made by me are true. I am aware that if any of the 

foregoing statements made by me are willfully false, I am subject to punishment.  

 

WEINER LAW GROUP, LLP 
Attorneys for Plaintiff, Borough of 
Demarest 

 

       By: ___/s/ Wendy R. Quiroga______ 
        Wendy R. Quiroga, Esq.  
Dated: January 29, 2025 
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CERTIFICATION PURSUANT TO R. 1:38-7(b) 

Wendy R. Quiroga, Esq., of full age, hereby certifies as follows: 

1. I am a member of the Firm of Weiner Law Group, LLP, attorneys for plaintiff, Borough of 

Demarest. 

2. I certify that confidential personal identifiers have been redacted from documents now 

submitted to the Court and will be redacted from all documents submitted in the future in 

accordance with R. 1:38-7(b).  

I hereby certify that the foregoing statements made by me are true. I am aware that if any of the 

foregoing statements made by me are willfully false, I am subject to punishment.  

 

WEINER LAW GROUP, LLP 
Attorneys for Plaintiff, Borough of 
Demarest 

 

       By: ___/s/ Wendy R. Quiroga______ 
        Wendy R. Quiroga, Esq.  
Dated: January 29, 2025 

 

DESIGNATION OF TRIAL COUNSEL 

Pursuant to R. 4:25-4, notice is hereby given that Wendy R. Quiroga, Esq., attorney for 

Plaintiff, Borough of Demarest is designated as trial counsel in the above captioned matter. 

WEINER LAW GROUP, LLP 
Attorneys for Plaintiff, Borough of 
Demarest 

 

       By: ___/s/ Wendy R. Quiroga______ 
        Wendy R. Quiroga, Esq.  
Dated: January 29, 2025 
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Borough of Demarest

Vacant Land Analysis

Version 2 - May 8, 2025

Block Lot Owner Address
Zone 

District

Property 

Class

Total 

Acres

Constrained 

Acres

Remaining 

Acres

Buildable 

Acres
Constraint Description Status

Included in Prior 

Round RDP

Included in 3rd 

Round RDP

Include in 4th 

Round RDP

Potential 

Units
RDP

2 1 Hoagland, David P & Kim M 12 Hardenburgh Ave R-D 1 0.048 0.000 0.048 Undersized No No No

2 40 Borough of Demarest Knickerbocker Rd R-D 15C 0.011 0.000 0.011 Undersized No No No

8 498 Borough of Demarest Columbus Rd R-D 15C 0.088 0.017 0.071 Steep Slopes Environmentally Constrained No No No

19 4.03 Borough of Demarest 295 County Rd R-BB 15C 0.449 0.449 0.000 Wetlands, Steep Slopes Environmentally Constrained No No No

22 895 Borough of Demarest 36 Stelfox St R-D 15C 0.104 0.000 0.104 Undersized No No No

23 13 Borough of Demarest 127 Hardenburgh Ave HARP 15C 0.521 0.055 0.466 0.466 Steep Slopes Potential Infill Development No Yes No

23 21 Borough of Demarest 110 Serpentine Rd HARP 15C 0.148 0.064 0.083 Steep Slopes Environmentally Constrained No No No

23 23 Borough of Demarest 118 Serpentine Rd HARP 15C 0.359 0.010 0.349 Steep Slopes No Public Street Frontage No No No

35 76 Borough of Demarest Columbus Rd R-D 15C 0.055 0.017 0.039 Steep Slopes Environmentally Constrained No No No

40.01 13.01 Amatrula, Mario & Etal 191 Knickerbocker Rd R-B 1 0.105 0.000 0.105 Undersized No No No

50 27 Borough of Demarest Piermont Rd R-D 15C 0.226 0.226 0.000 C1 Buffer, Wetlands, Steep Slopes Environmentally Constrained No No No

65 134.01 W&R Home Builders, LLC NJ 11 Central Ave R-D 1 0.396 0.000 0.396 Building(s) Under Construction No No No

65 134.02 BF Development, LLC 11 Central Ave R-D 1 0.399 0.000 0.399
A building permit was issued for this site on August 27, 2024.  Aerial imagery 

from October 4, 2024 show construction has commenced.
No No No

86.01 11.02 Young, Tony & Christine Lee 291 Hardenburgh Ave R-C 1 0.085 0.085

86.01 12.01 Assessed with Lot 11.02 R-C 1 0.086 0.086

86.03 1 Borough of Demarest Orchard Rd R-C 15C 0.218 0.218

86.03 2 Assessed with Lot 1 R-C 15C 0.197 0.197

86.03 3 Assessed with Lot 1 R-C 15C 0.215 0.215

86.03 4 Assessed with Lot 1 R-C 15C 0.206 0.206

86.03 5 Assessed with Lot 1 R-C 15C 0.311 0.311

89 16 Seidenman, Elan 14 Robin Rd R-C 1 0.343 0.070 0.273 Wetlands, Steep Slopes Building(s) Under Construction No No No

96 1 Kretschmer, Klaus G 54 Brook Way R-D 1 0.622 0.622 0.000 Stream, C1 Buffer, Wetlands, Steep Slopes Environmentally Constrained No No No

118 4.02 Abad, Jonathan & Lisa Anderson Ave R-A 1 0.221 0.219 0.001 Stream, C1 Buffer, Steep Slopes Environmentally Constrained No No No

118 6.03 15 Brenner, LLC 15 Brenner Pl R-A 1 1.122 0.006 1.116 Steep Slopes

Zoning approval for a new single-family home was issued on March 20, 2025.  

Additionally, a building permit application was submitted on April 14, 2025.  

Therefore, this site is in the Potential Infill Development category.

No No No

119 1.51 Woodlands Holding Co, LLC Duane La
R-A/

R-MF-2
1 12.733 7.121 5.612

Conservation Easement, Stream, Riparian, Wetlands, 

Steep Slopes*

A Conservation Easement, recorded on May 8, 2018, encompasses all of Lot 

1.51.
Yes† No No

120 1.05 Woodlands Holding Co, LLC Stone Bridge Court
R-A/

R-MF-2
1 4.175 0.817 3.357

Conservation Easement, Stream, Riparian, Wetlands, 

Steep Slopes*

This site is currently under construction as The Woodlands townhome 

development.  Lot 1.05 will be developed as the residential common area of the 

community.  Additionally, a Conservation Easement, recorded on May 8, 2018, 

encompasses portions of the site.

Yes† No No

120 1.50 Sylco Investments #11, LLC Frick Lane R-A 1 1.440 1.262 0.178 0.178
Conservation Easement, Stream, Riparian, Wetlands, 

Steep Slopes*
Potential Infill Development Yes‡ No No

120 1.55 George, Renita 6 Frick Drive R-A 1 1.763 0.650 1.114 1.114 Conservation Easement, Wetlands, Steep Slopes** Potential Development Yes‡ No No

120.01 1.02 Khutoryansky, Boris & Jessica Behind 5 Deerhill Rd R-A 1 1.409 0.115 1.294 C1 Buffer, Steep Slopes Building(s) Under Construction No No No

120.03 1 R-A NR1 0.574 0.574 0.000 Stream, C1 Buffer, Steep Slopes Environmentally Constrained No No No

124 1 Wright, Karen Etals 72 Glenwood Ave R-D 1 0.031 0.031

124 2 Assessed with Lot 1 R-D 1 0.034 0.034

124 3 Assessed with Lot 1 R-D 1 0.049 0.049

154 13 Borough of Demarest John St R-C 15C 0.074 0.000 0.074 Undersized No No No

Total 28.819 13.728 15.091 1.757 0 0

Notes:

C1 Buffer - 300-foot buffer from C1 Stream

Riparian - 150-foot and/or 50-foot buffer from Non-C1 Stream and/or waterbody

No No No

**Wetlands on Block 120, Lot 1.55 are sourced from a Plan entitled "Conservation Easement Survey", prepared by Hubschman Engineering, PA, dated December 16, 2008.

†Block 119, Lot 1.51 and Block 120, Lot 1.05 were created via subdivision approval by the Planning Board from Block 119, Lots 1.05, 1.06, and 1.07 and Block 120, Lots 1.03 and 1.04, which were included in the Prior Round RDP.  Therefore, Lots 1.51 and 1.05 are excluded from this 4th Round VLA.

‡Block 120, Lots 1.50 and 1.55 were created va subdivision approval by the Planning Board from Block 120, Lot 1.05, which was included in the Prior Round RDP.  Therefore, Lots 1.50 and 1.55 are excluded from this 4th Round VLA.

0.000 C1 Buffer, Steep Slopes Environmentally Constrained

Wetlands - Includes properties encumbered by a 50 and/or 150-foot buffer

Steep Slopes - Areas with slopes greater than 15%

Undersized - 0 to 0.125 acres

Potential Infill Development - 0.125 to 0.625 buildable acres

Potential Development - 0.625 or more buildable acres

*Stream and Wetlands on Block 119, Lot 1.51 and Block 120, Lots 1.05 and 1.50 are sourced from a Plan entitled "The Woodlands in Demarest; Proposed Condominium Development", prepared by Hubschman Engineering, PA, dated March 15, 2019, revised through October 12, 2021.

All properties included in the table are located in the Metropolitan Planning Area (PA1)

Property Class 1 - Vacant

Property Class NR1 - No tax record and no visible development. Therefore, determined to be vacant

Property Class 15C - Public Property with no visible development.  Therefore, determined to be vacant

SFHA - FEMA Special Flood Hazard Area

0.000 C1 Buffer Environmentally Constrained No No No

NoNo0.000 Stream, C1 Buffer, Wetlands, Steep Slopes Environmentally Constrained No
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Appendix H | Advancing Opportunities, Inc. License  
 

  





Appendix I | March 22, 2023 Planning Board 
Resolution for 95 County Road  

 

  





















































































































































Appendix J | February 1, 2023 Planning Board 
Resolution for 127 Hardenburgh Avenue and Pro-forma  
 

  







































Appendix K | Ordinance #1169-25  
 

  







Appendix L | Third Round Affirmative Marketing 
Plan and Resolution  

 

  







January 2020 1 

AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
For Affordable Housing in (REGION 1) 

 
I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 
 
1a.  Administrative Agent Name, Address, Phone Number 
Piazza and Associates  
Princeton Forrestal Village 
216 Rockingham Row 
Princeton, NJ  08540 

1b. Development or Program Name, Address 
 
TBD 

1c.  
Number of Affordable Units: TBD 
Number of Rental Units:      TBD   
 
Number of For-Sale Units:     TBD 

1d. Price or Rental Range 
 
From   TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:           TBD                               Occupancy:      TBD 

1h. County 
Bergen, Hudson, Passaic, Sussex 

1i. Census Tract(s): 
TBD 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
1k. Application Fees (if any):  
TBD 
 
(Sections II through IV should be consistent for all affordable housing developments and programs within the 
municipality.  Sections that differ must be described in the approved contract between the municipality and the 
administrative agent and in the approved Operating Manual.) 
 
II. RANDOM SELECTION 
 
2. Describe the random selection process that will be used once applications are received. 
 
See the Sales and Rental Operating Manuals for a description of the selection process the Administrative Agent will 
utilize.  
 
 
III. MARKETING 
3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the 
housing without special outreach efforts because of its location and other factors) 

□ White (non-Hispanic        X Black (non-Hispanic)      X  Hispanic          □ American Indian or Alaskan Native 

                               X Asian or Pacific Islander                                       □ Other group:  
 

3b. HOUSING RESOURCE CENTER (www.njhousing.gov)  A free, online listing of affordable housing        □ 
 
3c. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL 
NEWSPAPER(S) CIRCULATION AREA 

 
TARGETS ENTIRE HOUSING REGION 1 
Daily Newspaper 

http://www.njhousing.gov/
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X Once at the start of the 
affirmative marketing 
process with additional 
monthly advertising as 
necessary 

Star-Ledger Northern and Central 
New Jersey 

 
 
TARGETS PARTIAL HOUSING REGION 1 
Daily Newspaper 

X 

Once at the start of the 
affirmative marketing 
process with additional 
monthly advertising as 
necessary 

Record, The Bergen 

□  Jersey Journal Hudson 

□  Herald News Passaic 

□  New Jersey Herald Sussex 

 
TARGETS PARTIAL HOUSING REGION 1 
Non-Daily Newspaper 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL 
NEWSPAPER(S) CIRCULATION AREA  

 □ 
 Bayonne Community News Hudson 

 □ 
 Northern Valley Suburbanite Northern Bergen 

 □ 
 Teaneck Suburbanite Teaneck, Bergen 

 □ 
 Twin Boro News Northern Bergen 

 □ 
 Shopper News Bergen 

 □ 
 The Ramsey Reporter Ramsey, Bergen 

 □ 
 The Town Journal Franklin Lakes, Bergen 

 □ 
 The Village Gazette Ridgewood, Bergen 

 □ 
 Messenger Garfield, Bergen 

 □ 
 Observer Hasbrouck Heights, Bergen 

 □ 
 Weekly News Hasbrouck Heights, Bergen 

 □ 
 Hawthorne Press Hawthorne, Passaic 

□ 
 Journal America Passaic 

□ 
 Hoboken Reporter Hoboken, Hudson 

□ 
 Hudson Current Hudson 

□ 
 Jersey City Register Hudson 

□ 
 The Shoppers’ Friend Sussex 
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□ 
 The Commercial Leader Lyndhurst, Bergen 

□ 
 North Bergen Register Hudson 

□ 
 Secaucus Reporter Secaucus, Hudson 

□ 
 Weehawken Reporter Weehawken, Hudson 

□ 
 West New York/Union City 

Reporter 
West New York/Union City, 
Hudson 

□ 
 Observer Hudson 

□ 
 The Commercial Leader Lyndhurst, Bergen 

□ 
 The Leader Free Press Lyndhurst, Bergen 

 

□ 
 News Leader of Rutherford Rutherford, Bergen 

□ 
 North Arlington Leader North Arlington, Bergen 

□ 
 Our Town Maywood, Bergen 

□ 
 The Ridgewood Times – Zone 2 Midland Park/Ridgewood, Bergen 

□ 
 The Villadom Times Midland 

Park 
Midland Park/Ridgewood, Bergen 

 

□ 
 The Palisadian Bergen 

□ 
 Aim Community News/Aim 

Action Ads 
Passaic 

□ 
 Shoppers Guide to Sussex County Sussex 

□ 
 Bergen News Bergen 

□ 
 Press Journal Palisades Park, Bergen 

□ 
 Korean Bergen News Bergen 

□ 
 Sun Bulletin Bergen 

□ 
 News Beacon Paramus 

□ 
 Slovak Catholic Falcon (Slovak/English) Passaic 

□ 
 Independence News Passaic 

□ 
 Home and Store News Bergen 

□ 
 Our Town Northern Bergen 

 

□ 
 The Glen Rock Gazette Glen Rock, Bergen 

□ 
 Ridgewood News Ridgewood, Bergen 

□ 
 Suburban News Northern Bergen 

□ 
 Town News Northern Bergen 

□ 
 Wyckoff Suburban News Wyckoff, Bergen 
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□ 
 The South Bergenite Southern Bergen 

□ 
 Secaucus Home News Secaucus, Hudson 

□ 
 The Advertiser Sussex 

□ 
 The Advertiser News Sussex 

□ 
 Sparta Independent Sparta, Sussex 

□ 
 Sussex County Chronicle Sparta, Sussex 

□ 
 The Connection Newspaper Southern Bergen 

□ 
 Jewish Community News (Jewish) Bergen 

□ 
 Jewish Standard (Jewish) Bergen 

□ 
 Avance (Spanish) Hudson 

□ 
 Continental (Spanish) Hudson 

□ 
 La Tribuna de North Jersey (Spanish) Hudson 

□ 
 The Argus West Paterson, Passaic 

□ 
 Suburban Life Passaic 

□ 
 Today Newspaper Passaic 

□ 
 Community Life Northern Bergen 

□ 
 Wood Ridge Independent Wood Ridge 

 
TARGETS ENTIRE HOUSING REGION 1 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL TV 
STATION(S) 

CIRCULATION AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE 

    
 

□  2 WCBS-TV 
Cbs Broadcasting Inc. 

NYC Metropolitan Area 

□ 
 4 WNBC  

NBC Telemundo License Co. 
(General Electric) 

NYC Metropolitan Area 

□ 
 5 WNYW  

Fox Television Stations, Inc. 
(News Corp.) 

NYC Metropolitan Area 

□ 
 
 

7 WABC-TV 
American Broadcasting 
Companies, Inc (Walt Disney) 

NYC Metropolitan Area 

□  11 WPIX 
Wpix, Inc. (Tribune) 

NYC Metropolitan Area 

□ 
 13 Wpix, Inc. (Tribune) 

Educational Broadcasting 
Corporation 

NYC Metropolitan Area 

□ 
 25 WNYE-TV 

New York City Dept. Of Info 
Technology & 
Telecommunications 

NYC Metropolitan Area 
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□ 
 31 WPXN-TV 

Paxson Communications License 
Company, Llc 

NYC Metropolitan Area 

□ 
 41 WXTV 

Wxtv License Partnership, G.p. 
(Univision Communications Inc.) 

NYC Metropolitan Area, Spanish-
language 

□ 
 47 WNJU 

NBC Telemundo License Co. 
(General Electric) 

NYC Metropolitan Area, Spanish-
language 

□ 
 50 WNJN 

New Jersey Public Broadcasting 
Authority 

New Jersey 

□  62 WRNN-TV 
Wrnn License Company, Llc 

Hudson Valley 

□  63 WMBC-TV 
Mountain Broadcating Corporation 

Northern New Jersey, Various 
ethnic 

□ 
 66 WFME-TV 

Family Stations Of New Jersey, 
Inc. 

Northern New Jersey, Christian 

□  68 WFUT-TV 
Univision New York Llc 

NYC Metropolitan Area, Spanish-
language 

 
TARGETS PARTIAL HOUSING REGION 1 

□ 
 8 WTNH 

Wtnh Broadcasting, Inc. (LIN TV 
Corp.) 

Bergen 
 

□ 
 49 WEDW 

Connecticut Public Broadcasting, 
Inc. 

Bergen 
 

□  17 WEBR-CA 
K Licensee, Inc. 

Bergen, Hudson 
(Christian) 

□  26 WNXY-LP 
Island Broadcasting Company 

Bergen, Hudson 
 

□  32 WXNY-LP 
Island Broadcasting Company 

Bergen, Hudson 
 

□  35 WNYX-LP 
Island Broadcasting Company 

Bergen, Hudson 
 

□  39 WNYN-LP 
Island Broadcasting Company 

Bergen, Hudson 
(Spanish) 

□ 
 21 WLIW 

Educational Broadcasting 
Corporation 

Bergen, Hudson, Passaic 
 

□  60 W60AI 
Ventana Television, Inc. 

Bergen, Hudson, Passaic 
 

□  6 WNYZ-LP 
Island Broadcasting Co. 

Bergen, Sussex 
 

□  22 WMBQ-CA 
Renard Communications Corp. 

Hudson 

□ 
 34 WPXO-LP 

Paxson Communications License 
Company, Llc 

Hudson 
 

□ 
 42 WKOB-LP 

Nave Communications, Llc 
Hudson 
(Christian) 
 

□  3 WBQM-LP 
Renard Communications Corp. 

Hudson, Sussex 
 

□ 
 52 WNJT 

New Jersey Public Broadcasting 
Authority 

Hudson, Sussex 
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□  28 WBRE-TV 
Nexstar Broadcasting, Inc. 

Passaic, Sussex 
 

□ 
 36 W36AZ 

New Jersey Public Broadcasting 
Authority 

Passaic, Sussex 
 

□  16 WNEP-TV 
New York Times Co. 

Sussex 
 

□  22 WYOU 
Nexstar Broadcasting, Inc. 

Sussex 
 

□  23 W23AZ 
Centenary College 

Sussex 
 

□  38 WSWB 
Mystic Television of Scranton Llc 

Sussex 
 

□ 
 39 WLVT-TV 

Lehigh Valley Public 
Telecommunications Corp. 

Sussex 
 

□  44 WVIA-TV 
Ne Pa Ed Tv Association 

Sussex 

□ 
 49 W49BE 

New Jersey Public Broadcasting 
Authority 

Sussex 

□  56 WOLF-TV 
Wolf License Corp 

Sussex 

□  60 WBPH-TV 
Sonshine Family Television Corp 

Sussex 

□ 
 64 WQPX 

Paxson Communications License 
Company, Llc (Ion Media 
Networks) 

Sussex 

□ 
 69 WFMZ-TV 

Maranatha Broadcasting 
Company, Inc. 

Sussex 

 

 DURATION & FREQUENCY 
OF OUTREACH NAMES OF CABLE PROVIDER(S) BROADCAST AREA  

 
TARGETS PARTIAL HOUSING REGION 1 

X 
 Time Warner Cable of Bergen & 

Hudson Counties 
 

Partial Bergen 

□  Comcast of the Meadowlands 
 

Partial Bergen 

□  Cablevision of New Jersey, 
Oakland, Ramapo, and Rockland 

Partial Bergen 

□  US Cable of Paramus-Hillsdale 
 

Partial Bergen 

□ 
 Cablevision of NJ (Bayonne 

System), Hudson 
 

Partial Hudson 
 
 

□ 
 Comcast of Jersey City, 

Meadowlands, NJ (Union System) 
 

Partial Hudson 
 

□ 
 Time Warner Cable of Bergen & 

Hudson Counties 
 

Partial Hudson 
 

□  Cablevision of Oakland, Paterson 
 

Partial Passaic 

□  Hometown Online 
 

Partial Passaic 

□  Cable Vision of Morris, Warwick 
 

Partial Sussex 
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□  Hometown Online 
 

Partial Sussex 

□  Service Electric Broadband Cable 
 

Partial Sussex 

□ 
 Time Warner Cable of Bergen & 

Hudson Counties 
 

Partial Bergen 

□  Comcast of the Meadowlands 
 

Partial Bergen 

□  Cablevision of New Jersey, 
Oakland, Ramapo, and Rockland 

Partial Bergen 

□  US Cable of Paramus-Hillsdale 
 

Partial Bergen 

□ 
 Cablevision of NJ (Bayonne 

System), Hudson 
 

Partial Hudson 
 
 

□ 
 Comcast of Jersey City, 

Meadowlands, NJ (Union System) 
 

Partial Hudson 
 

□ 
 Time Warner Cable of Bergen & 

Hudson Counties 
 

Partial Hudson 
 

□  Cablevision of Oakland, Paterson 
 

Partial Passaic 

□  Hometown Online 
 

Partial Passaic 

□  Cable Vision of Morris, Warwick 
 

Partial Sussex 

□  Hometown Online 
 

Partial Sussex 

□  Service Electric Broadband Cable 
 

Partial Sussex 

□ 
 Time Warner Cable of Bergen & 

Hudson Counties 
 

Partial Bergen 

□  Comcast of the Meadowlands 
 

Partial Bergen 

□  Cablevision of New Jersey, 
Oakland, Ramapo, and Rockland 

Partial Bergen 

□  US Cable of Paramus-Hillsdale 
 

Partial Bergen 

□ 
 Cablevision of NJ (Bayonne 

System), Hudson 
 

Partial Hudson 
 
 

□ 
 Comcast of Jersey City, 

Meadowlands, NJ (Union System) 
 

Partial Hudson 
 

□ 
 Time Warner Cable of Bergen & 

Hudson Counties 
 

Partial Hudson 
 

□  Cablevision of Oakland, Paterson 
 

Partial Passaic 

□  Hometown Online 
 

Partial Passaic 

□  Cable Vision of Morris, Warwick 
 

Partial Sussex 

□  Hometown Online 
 

Partial Sussex 

□  Service Electric Broadband Cable 
 

Partial Sussex 
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 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL RADIO 
STATION(S) 

BROADCAST AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE 

 
TARGETS ENTIRE HOUSING REGION 1 
AM 

□  WFAN 660  

□  WOR 710  

□  WABC 770  

□  WCBS 880 
 

 

□  WBBR 1130  

FM 

X  WFNY-FM 92.3 
 

□  WPAT-FM 93.1 
Spanish 

□  WNYC-FM 93.9 
 

□  WFME 94.7 
Christian 

□  WPLJ 95.5 
 

□  WQXR-FM 96.3 
 

□  WQHT 97.1 
 

□  WSKQ-FM 97.9 
Spanish 

□  WAWZ 99.1 
Christian 

□  WBAI 99.5 
 

□  WHTZ 100.3 
 

□  WHUD 100.7 
 

□  WCBS-FM 101.1 
 

□  WQCD 101.9 
 

□  WNEW 102.7 
 

□  WKTU 103.5 
 

□  WAXQ 104.3 
 

□  WWPR-FM 105.1 
 

□  WLTW 106.7  

□  WBLS 107.5 
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TARGETS PARTIAL HOUSING REGION 1 
AM 

□  
WEEX 1230 Bergen 

□  
WKDM 1380 

Bergen, Hudson 
(Chinese/ Mandarin) 

□  
WMCA 570 

Bergen, Hudson, Passaic 
(Christian) 

□  
WNYC 820 Bergen, Hudson, Passaic 

□  
WRKL 910 

Bergen, Hudson, Passaic 
(Polish) 

□  
WPAT 930 

Bergen, Hudson, Passaic 
(Caribbean, Mexican, Mandarin) 

□  
WWDJ 970 

Bergen, Hudson, Passaic 
(Christian) 

□  
WINS 1010 Bergen, Hudson, Passaic 

□  
WEPN 1050  Bergen, Hudson, Passaic 

□  
WVNJ 1160 Bergen, Hudson, Passaic 

□  
WLIB 1190 

Bergen, Hudson, Passaic 
(Christian) 

□  
WADO 1280 

Bergen, Hudson, Passaic 
(Spanish) 

□  
WWRV 1330 

Bergen, Hudson, Passaic 
(Spanish) 

□  
WNSW 1430 

Bergen, Hudson, Passaic 
(Portuguese) 

□  
WZRC 1480 

Bergen, Hudson, Passaic 
(Chinese/Cantonese) 

□  WQEW 1560 Bergen, Hudson, Passaic 

□  WWRL 1600 Bergen, Hudson, Passaic 

□  WWRU 1660 
Bergen, Hudson, Passaic 
(Korean) 

□  WMTR 1250 Passaic 

□  WGHT 1500 Passaic 

□  WNNJ 1360 Sussex 
FM 

□  WSOU 89.5 Bergen, Hudson 

□  WCAA 105.9 
Bergen, Hudson   
(Latino) 

□  WBGO 88.3 Bergen, Hudson, Passaic 

□  WFDU 89.1 Bergen, Hudson, Passaic 

□  WKCR-FM 89.9 Bergen, Hudson, Passaic 

□  WNYU-FM 89.1 Bergen, Hudson, Passaic 

□  WFUV 90.7 Bergen, Hudson, Passaic 
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□  WFMU 91.1 Bergen, Hudson, Passaic 

□  WNYE 91.5 Bergen, Hudson, Passaic 

□  WRKS 98.7 Bergen, Hudson, Sussex 

□  WRTN 93.5 Bergen, Hudson, Sussex 

□  WHCR-FM 90.3 Bergen, Passaic 

□  WPSC-FM 88.7 Passaic 

□  WRHV 88.7 Passaic 

□  WNJP 88.5 Sussex 

□  WNTI 91.9 Sussex 

□  WCTO 96.1 Sussex 

□  WSUS 102.3 Sussex 

□  WNNJ-FM 103.7 Sussex 

□  WDHA -FM 105.5 Sussex 

□  WHCY 106.3 Sussex 

□  WWYY 107.1 Sussex 
 
3d. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) 
(Check all that applies) 

 
NAME OF 
PUBLICATIONS OUTREACH AREA 

RACIAL/ETHNIC 
IDENTIFICATION OF 
READERS/AUDIENCE  

 
TARGETS ENTIRE HOUSING REGION 1 
Bi-weekly 

□  Al Manassah 
 

 Arab-American 
 

Monthly 

X 
Once at the start of 
the affirmative 
marketing process Sino Monthly North Jersey/NYC area Chinese-American 

 
 
TARGETS PARTIAL HOUSING REGION  1 
Daily 

X 
Once at the start of 
the affirmative 
marketing process 

24 Horas 
Bergen, Essex, Hudson, 
Middlesex, Passaic, 
Union Counties  

Portuguese-Language 

Weekly 

□  Arab Voice Newspaper North Jersey/NYC area Arab-American 

□  La Voz Hudson, Union, 
Middlesex Counties Cuban community 
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□  Italian Tribune North Jersey/NYC area Italian community 

□  Jewish Standard Bergen, Passaic, Hudson 
Counties 

Jewish community 

□  El Especialito Union City Spanish-Language 

□  El Nuevo Hudson County Spanish-Language 

□  La Tribuna Hispana 

Basking Ridge, Bound 
Brook, Clifton, East 
Rutherford, Elizabeth, 
Fort Lee, Greeebrook, 
Linden, Lyndenhurst, 
Newark, North 
Plainfield, Orange, 
Passaic, Paterson, 
Plainfield, Roselle, 
Scotch Plains, Union, 
Union City, West NY 

Spanish-Language 

□  Su Guia Bergen and Passaic Spanish-Language 

□  Banda Oriental 
Latinoamérica North Jersey/NYC area South American 

community 

□  Ukranian Weekly New Jersey Ukranian community 

 
3e. Employer Outreach (names of employers throughout the housing region that can be contacted to post 
advertisements and distribute flyers regarding available affordable housing) (Check all that applies) 
DURATION & FREQUENCY OF OUTREACH NAME OF EMPLOYER/COMPANY LOCATION 
 
Hudson County 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process 

United Parcel Service Inc. NY 
Corp 492 County Ave, Secaucus 

□  USPS 80 County Road, Jersey City 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Liz Claiborne Inc 1 Claiborne Ave, North Bergen 

□  Credit Suisse First Boston LLC 1 Pershing Plz Jersey City 

□  HealthCare Staffing and Consult 26 Journal Square, Jersey City 

□  Ritter Sysco Food Service 
20 Theodore Conrad Dr. Jersey 
City 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Jersey City Medical Center Inc. 50 Grand St, Secaucus 

□  Marsh USA Inc. 121 River St, Hoboken 

□  National Retail Systems Inc. 2820 16th St North Bergen 
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□  Community Corrections Corp Lincoln Hwy Kearny 

□  
Marine Personnel & Provisioning 
Inc. 1200 Harbor Blvd Weehawken 

□  Port Authority of NY and NJ 
241 Erie St. Jersey City and 120 
Academy St. Jersey City 

□  Christ Hospital Health Service 176 Palisade Ave, Jersey City 

□  Bayonne Hospital 29th Street and Ave E, Bayonne 

□  Salson Logistics Inc. 
2100 88th St.and 7373 West Side 
Ave, North Bergen, NJ 

□  National Financial Service 1000 Plaza, Jersey City 

□  
Fleet NJ Company Development 
Corp. 10 Exchange Place, Jersey City 

□  Maidenform Inc 154 Ave E, Bayonne 

□  Lord Abbett & Company 90 Hudson City, Jersey City 

□  Liberty Health Plan Inc. 50 Baldwin Ave Jersey City 

□  Port Imperial Ferry Corp. Pershing Rd Secaucus 

□  Hudson News 
1305 Paterson Plank Rd, North 
Bergen 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Palisades General Hospital 7600 River Rd North Bergen, NJ 

□  Equiserve Inc. 525 Washington Blvd Jersey city 

□  
Ciricorp Data Systems 
Incorporated 1919 Park Ave Secaucus 

□  
Meadowlands Hospital Medical 
Center Meadowlands Pkwy Secaucus 

□  
Retailers & Manufacturers Dist 
Marking Serv. 50 Metro Way Secaucus 

□  Dynamic Delivery Corp 125 Pennsylvania Ave Kearny, NJ 

□  
Bowne Business Communications 
Inc. 215 County Ave Secaucus 

□  
North Hudson Community Action 
Corp. 

5301 Broadway West New York 
07093 

□  Goya Foods Inc. 100 Seaview Dr. Secaucus 

□  Cristi Cleaning Service 204 Paterson Plank Rd Union, NJ 
 
 
Bergen County  
□  

Hackensack University Medical 
Center 

30 Prospect Ave, Hackensack, NJ 
07601 

□  
Professional Employer Group 
Service 2050 Center Ave Ste 336 Fort Lee 

X 
A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing County of Bergen, NJ 

1 Bergen County Plaza 
Hackensack, NJ 07601 
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process 

□  Society of the Valley Hospital 223 N Van Dien Ave Ridgewood 

□  NJ Sports & Expo Authority 
50 State Highway 120 East 
Rutherford 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Merck-Medco Managed Care LLC 

100 Parsons Pond Dr. Franklin 
Lakes 07417 

□  Quest Diagnostics Incorporated 
1 Malcolm Ave Teterboro ,NJ 
07608 

□  AT&T  15 E Midland Ave Paramus 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process 

Englewood Hospital and Medical 
Center 350 Engle St. Englewood 

□  
Aramark Svcs Management of NJ 
Inc 50 Route 120 East Rutherford 

□  Holy Name Hospital 718 Teaneck Road Teaneck 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Doherty Enterprises Inc   7 Pearl Ct Allendale 

□  Bergen Regional Medical Center 230 East Ridgewood Ave Paramus 

□  Inserra supermarkets, Inc. 20 Ridge Rd Mahwah 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Howmedica Osteonics Corp 59 Route 17 Allendale 

□  
Becton Dickinson & Company 
Corp 1 Becton Dr. Franklin Lakes 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Pearson Education, Inc. 1 Lake St. Upper Saddle River 
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Passaic County 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process D&E Pharmaceutical Co. 

206 Macoprin Rd Bloomingdale, 
NJ 07403 

□  Acme Markets 
467 AllWood Rd Clifton, NJ 
07012 

□  St. Mary's Hospital 350 Boulevard Passaic, NJ 07055 

□  Merry Maids 
14 Riverside Square Mall, 
Bloomingdale, NJ 07403 

□  Health Center at Bloomingdale 
255 Union Ave Bloomingdale, NJ 
07403 

□  Sommers Plastic Product Co. Inc. 
31 Styertowne Rd Clifton, NJ 
07012 

□  St. Joseph's Hospital 703 Main St. Paterson, NJ 07503 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process BAE Systems 164 Totowa Rd, Wayne, NJ 07470 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Drake Bakeries Inc 

75 Demarest Dr, Wayne, NJ 
07470 

□  Toys R Us National Headquarters 
1 Geoffrey Way, Wayne, NJ 
07470 

□  GAF Materials Corporation 1361 Alps Rd, Wayne, NJ 07470 

□  
Valley National Bank 
Headquarters 

1455 Valley Road Wayne, New 
Jersey 07470 

 
Sussex County 
□  Selective Insurance 40 Wantage Ave, Branchville, NJ 

□  
Andover Subacute and Rehab 
Center 

99 Mulford Rd Bldg 2, Andover, 
NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Mountain Creek Resorts 200 State Rt 94, Vernon, NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process County of Sussex 

One Spring Street, Newton, NJ 
07860 

□  Newton Memorial Hospital Inc. 175 High St, Newton, NJ 

□  
Vernon Township Board of 
Education 539 State Rt 515, Vernon, NJ 

□  F.O. Phoenix (Econo-Pak) 1 Wiebel Plz, Sussex, NJ 

□  Hopatcong Board of Education 2 Windsor Ave, Hopatcong, NJ 
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X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Saint Clare's Hospital 20 Walnut St, Sussex, NJ 

□  Ames Rubber Corp 19 Ames Blvd, Hamburg, NJ 
 
3f. Community Contacts (names of community groups/organizations throughout the housing region that can be 
contacted to post advertisements and distribute flyers regarding available affordable housing) 
Name of Group/Organization Outreach Area Racial/Ethnic 

Identification of 
Readers/Audience 

Duration & Frequency of 
Outreach 

Fair Share Housing Center Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

New Jersey State Conference 
of NAACP 

Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Latino Action Network Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Bergen County NAACP County  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Bergen County Urban League County  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Bergen County Housing 
Coalition 

County  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

 
IV. APPLICATIONS 
 
Applications for affordable housing for the above units will be available at the following locations: 
4a. County Administration Buildings and/or Libraries for all counties in the housing region (list county building, 
address, contact person) (Check all that applies) 

 BUILDING LOCATION 

X 
Sussex County Main Library  125 Morris Turnpike, Newton, NJ 07860 

X 
Hudson County Administration Building  595 Newark Avenue,  Jersey City, NJ 07306 

X 
Passaic County Administration Building   401 Grand Street, Paterson, NJ 07505 

(973) 225-3632 

X 
Bergen County Administration Building  One Bergen County Plaza, Hackensack, NJ 07601  

(201)336-6000 
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4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 

Borough Hall, 118 Serpentine Rd, Demarest, Susan Crosman, MHL 

Demarest Free Public Library, 90 Hardenburgh Ave., Demarest 

4c. Sales/Rental Office for units (if applicable) 
 
 
 
V. CERTIFICATIONS AND ENDORSEMENTS 
 
I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that 
knowingly falsifying the information contained herein may affect the (select one: Municipality’s substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI/CHOICE funding). 
 
 
____________________________________________________________________________________________ 
Name (Type or Print) 
 
 
____________________________________________________________________________________________ 
Title/Municipality 
 
 
____________________________________________________________________________________________ 
Signature                                                                                                               Date 
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INTRODUCTION 

This Operating Manual has been prepared by Piazza & Associates, Inc., the 
Administrative Agent for the Borough of Demarest, to assist in the administration of 
rental units. General questions regarding its content can be addressed to Piazza & 
Associates, Inc. 216 Rockingham Row, Princeton, NJ 08540; by telephone to 609-786-
1100; or by email at info@HousingQuest.com.  

This manual describes the basic content and operation of the program, examines program 
purposes and provides the guidelines for implementing the program.  It has been prepared 
with a flexible format allowing for periodic updates of its sections, when required, due to 
revisions in regulations and/or procedures. 

This manual explains the steps in the rental process.  It describes the eligibility 
requirements for participation in the program, record keeping and overall program 
administration. 

Implementation of any procedure, even if it is not included in this Operating Manual, 
shall be in accordance with the Federal Fair Housing Act and Equal Opportunities laws1, 
the Uniform Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq.2, the 
substantive rules of the Council on Affordable Housing N.J.A.C. 5:963 and 5:974

FAIR HOUSING AND EQUAL HOUSING OPPORTUNITIES 

and the 
affordable housing regulations of the Borough of Demarest (hereafter referred to as the 
“Regulations”).   

In accordance with the Federal Fair Housing Act, it is unlawful to 
discriminate against any person making application to buy or rent a home 
with regard to age, race, religion, national origin, sex, handicapped or 
familial status.  In addition, New Jersey Law prohibits discrimination in 

housing on the basis of race, creed, color, national origin, ancestry, nationality, marital or 
domestic partnership or civil union status, familial status, sex, gender identity or 
expression, affectional or sexual orientation, disability, source of lawful income or source 
of lawful rent payment (including Section 8) by all persons including real estate agents or 
brokers, financial institutions, property owners, landlords, or building superintendents, 
and their agents and employees with respect to the sale, rental or lease of real property, 
listing or advertising of real property, receipt or transmittal of offers to purchase or rent 
real property, application and terms of a mortgage or other loan. See Exhibit A.   

 
                                                 
1 https://www.hud.gov/program_offices/fair_housing_equal_opp/FHLaws 

2 http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html  

3 http://www.nj.gov/dca/services/lps/hss/statsandregs/596.pdf 

4 http://www.nj.gov/dca/services/lps/hss/statsandregs/597.pdf    

http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html�
http://www.nj.gov/dca/services/lps/hss/statsandregs/596.pdf�
http://www.nj.gov/dca/services/lps/hss/statsandregs/597.pdf�
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WHAT IS AFFORDABLE HOUSING? 
 
Affordable housing, unlike market rate housing, has affordability controls limiting the 
price for at least 30 years. The Regulations considers housing “affordable” if the 
household pays approximately 28% or less of the household’s gross income on housing 
costs. Affordable housing is priced to be affordable to households earning up to 80% of 
the area median income for the region in which the affordable housing is located. 

WHO QUALIFIES FOR AFFORDABLE HOUSING? 
 
In order to be eligible for affordable housing in New Jersey, a household’s income will be 
below the income limit for the region in which the affordable housing is located, either 
for low or moderate levels. A moderate-income household is classified as earning 
between 50 percent and 80 percent of the area median income. A low-income household 
is classified as earning less than 50 percent of area median income. The New Jersey Fair 
Housing Act (NJFHA) has included a new category for very low-income households, 
which are classified as earning less than 30 percent of area median income. 
Municipalities shall decide what projects will be required to help meet this obligation.  
Existing rental projects have a minimum requirement for very low income apartments, 
priced at 35% of the AMI; and new rental projects have an obligation to provide very 
low-income units at 30% of the AMI to very low-income households.  

The COAH (COAH shall mean COAH or its successors) Regional Income Limits Chart 
(Exhibit B) provides information about income limits for each of COAH’s six housing 
regions. Each region has different calculated median incomes, which are adjusted 
periodically.  The Borough of Demarest is located in Bergen County, which is part of 
Region 1, together with Hudson, Passaic, and Sussex Counties. 

LOCAL AFFORDABLE HOUSING PROGRAMS FOR RENT 

A copy of the Borough of Demarest Housing Element and Fair Share Plan is available at 
the municipal building, located at 118 Serpentine Road, Demarest, NJ  07627. 

OTHER AFFORDABLE HOUSING PROGRAMS AND OPPORTUNITIES 

In addition to affordable rental opportunities, the Borough of Demarest has purchase 
opportunities.  Please contact Piazza & Associates, Inc., for further information: 
http://www.piazza-and-associates.com/afhousing.php?pa=Demarest
 

.  

Affordable housing throughout the State of New Jersey is administered by a wide variety 
of organizations and agencies.  Further information can be found at   
http://www.nj.gov/dca/affiliates/coah/resources/looking.html.  

Individuals interested in applying for affordable housing should contact the Municipal 
Housing Liaison in the municipality in which they are interested in living.  Each 
municipality has a Municipal Housing Liaison who is responsible for administering the 
municipality’s affordable housing program. Some municipalities administer their own 

http://www.nj.gov/dca/affiliates/coah/resources/looking.html�
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affordable housing and have their own application process.  If not, the Municipal 
Housing Liaison can direct applicants to developers, nonprofit agencies, State agencies or 
consultants that may administer the affordable housing within the municipality.  A list of 
Municipal Housing Liaisons can be found at: 
http://www.nj.gov/dca/divisions/lps/hss/admin_files/muniliaisons.pdf

The New Jersey Housing and Mortgage Finance Agency has established New Jersey’s 
Housing Resource Center, an on-line, searchable database of affordable housing in the 
State.  The Housing Resource Center provides a listing posted by developers, landlords, 
and municipalities of available affordable housing.  Available units are listed with contact 
and application information.  Look for the Housing Resource Center at 

  

www.njhrc.gov. 

The New Jersey Guide to Affordable Housing, which can be found at 
http://www.state.nj.us/dca/divisions/codes/publications/guide.html, is a listing compiled 
by the New Jersey Department of Community Affairs Division of Codes and Standards. 
It lists all types of affordable housing by county. The housing units on the list have a 
variety of qualification requirements, including age-restricted housing and housing for 
the developmentally disabled. Applicants who do not have access to the Internet 
should call 211 for assistance. 

Piazza & Associates, Inc. also provides information on many affordable housing 
programs throughout the state of New Jersey. Detailed information about these affordable 
housing opportunities can be found at www.HousingQuest.com.     

OVERVIEW OF THE AFFORDABLE HOUSING ADMINISTRATION 
PROCESS FOR NEW RENTALS AND RE-RENTALS 

 The Municipal Housing Liaison serves as an initial point of contact for unsolicited 
calls to the municipality about affordable housing and where appropriate directs 
applicants to an Administrative Agent, who may be developers, nonprofit 
agencies, State agencies or consultants that may administer the affordable housing 
within the municipality.   

 The Administrative Agent implements the municipality’s Affirmative Marketing 
Plan.  

 The Administrative Agent serves as the initial point of contact for all inquiries 
generated by the affirmative marketing efforts and sends out pre-applications to 
interested callers. 

 An initial deadline date, no less than 60 days after the start of the marketing 
process, will be established.  All of the preliminary applications received by the 
Administrative Agents, on or before the initial deadline date, shall be deemed 
received on that date. 

 Households that apply for very low-income housing will be prescreened by Piazza 
& Associates for preliminary income eligibility by comparing their total income 
and household size to the very low-income limits pursuant to the New Jersey Fair 

http://www.njhrc.gov/�
http://www.state.nj.us/dca/divisions/codes/publications/guide.html�
http://www.housingquest.com/�
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Housing Act, N.J.S.A. 52:27-D-304 (“NJFHA”).  Households that apply for low 
and moderate-income housing will be prescreened by Piazza & Associates for 
preliminary income eligibility by comparing their total income and household size 
to the low and moderate-income limits pursuant to the Uniform Housing 
Affordability Controls, 5:80-26.1 et seq.  (“UHAC”).  All households will be 
notified as to their preliminary status. 

 
 A drawing will be held under the direction of the Administrative Agent to 

determine the priority order of the pre-qualified applications received on or before 
the initial deadline date.  All preliminary applications received after the initial 
deadline, will be processed on a "first come, first served" basis after the applicants 
who were in the initial random selection. 

 In order to ensure an adequate supply of qualified applicants, the advertising 
phase will continue until there are at least ten (10) pre-qualified applicants for 
each low and moderate-income unit available, or until all of the low and moderate 
income units within the development have been sold.   

 When units become available, final applications will be mailed by the 
Administrative Agent to an adequate number of pre-qualified applicants, in 
priority order, for each available low and moderate-income unit.  The final 
application will require the applicants to supply documents to verify their identity 
and household composition as well as their income and assets.     

 Completed final applications will be forwarded to the Administrative Agent, who 
will make a determination as to their eligibility for a low or moderate-income 
unit.  Applicants will receive a letter from the Administrative Agent with respect 
to the status of their application each time a review is performed. 

 When submitting final applications, applicants will also be asked to make an 
appointment to visit the leasing office. 

 Rental applicants will be subject to the Tenant Selection Criteria set forth by the 
Landlord.   

 Certified applicants will be given a pre-determined amount of time to sign a lease 
with the landlord or developer 

 When a unit becomes available, the Administrative Agent will proceed with the 
income qualification process.     

 For rental units, the Administrative Agent will provide certifications that must be 
signed and notarized by the applicant. 

 The certified household moves into the affordable rental unit. 
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ROLES AND RESPONSIBILITIES 

Responsibilities of the Municipal Housing Liaison or MHL 

The Municipal Housing Liaison is responsible for coordinating all the activities of the 
municipal government as it relates to the creation and administration of affordable 
housing units, in conjunction with the Municipal Attorney, where appropriate (see 
Responsibilities of the Municipal Attorney).  The primary purpose of the MHL to 
ensure that all affordable housing projects are established and administered according to 
the Regulations as outlined in an Operating Manual. The duties of the MHL include the 
following duties, and may include the responsibilities for providing administrative 
services as described in the next Section under, Responsibilities of an Administrative 
Agent.  
 
Monitor the status of all restricted units in the municipality’s Fair Share Plan. 
Regardless of any arrangements the municipality may have with one or more 
Administrative Agents, it is the Municipal Housing Liaison’s responsibility to know the 
status of all restricted units in their community.  
 
Serve as the municipality’s primary point of contact for all inquiries from the State, 
Administrative Agents, developers, affordable housing sponsors, owners, property 
managers, and interested households. The MHL serves as the municipality’s primary 
point of contact on affordable housing issues. Interested applicants should be provided 
with information on the types of affordable units within the municipality and, where 
applicable, the name of the Administrative Agent that manages the units and the contact 
information for the Administrative Agent. 
 
Compile, verify and submit annual reporting. Administrative Agents are responsible 
for collecting much of the data that is ultimately included in an annual monitoring report. 
However, it is the Municipal Housing Liaison’s responsibility to collect and verify this 
data and consolidate it into the annual report. Any requests For additional information or 
corrections will be directed to the MHL. 
 
Coordinate meetings with Administrative Agents and Developers/Affordable 
Housing Sponsors/Owners. When a new affordable unit or series of units is in the 
planning process, the MHL should coordinate a meeting between the Administrative 
Agent and the developer, affordable housing sponsor or owner. The developer, affordable 
housing sponsor or owner may serve as their own Administrative Agent, if they meet the 
applicable requirements and are approved by the municipality. The purpose of this initial 
meeting is to develop a clear division of labor between the parties and to transmit any 
components of the Operating Manual – including copies of all COAH-related local 
ordinances -- that have already been adopted by the municipality. 
 
It is the responsibility of the Municipal Housing Liaison, in conjunction with the 
Municipal Attorney, to have the affordable housing provisions of any Master Deed and 
Public Offering reviewed for consistency with the UHAC regulations, before they are 
recorded and submitted to DCA for approval. 
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Provide Administrative Services, unless those services are contracted out. The 
responsibilities for providing administrative services are described in the next Section 
under, Responsibilities of an Administrative Agent.   

Responsibilities of an Administrative Agent 

The primary responsibility of an Administrative Agent is to establish and enforce 
affordability controls and ensure that units in the Administrative Agent’s portfolio are 
sold to eligible households. Administrative Agents will: 
 
Secure written acknowledgement from all developers, affordable housing sponsors 
and owners that no restricted unit can be offered or in any other way committed to 
any person other than a household duly certified by the Administrative Agent.  
 
Create and adhere to an Operating Manual. All Administrative Agents are required to 
follow the policies and procedures of an Operating Manual, as applicable to the scope of 
services they have been contracted to perform.  
 
Implement the municipality’s Affirmative Marketing Plan. The Administrative 
Agent, the developer, affordable housing sponsor or owner could be responsible for 
implementing the Affirmative Marketing Plan adopted by the municipality.  At the first 
meeting with the Municipal Housing Liaison, Administrative Agent and the developer, 
affordable housing sponsor or owner, this responsibility should be discussed.  
Affirmative marketing includes conducting regional outreach and advertising for 
available affordable units.  Advertising costs are the responsibility of the developer or 
current owner. 
  
Accept applications from interested households. In response to marketing initiatives or 
by referral from the Municipal Housing Liaison, interested households will contact the 
Administrative Agent.  The Administrative Agent will supply applicants with 
applications, provide additional information on available units and accept completed 
applications. 
 
Conduct random selection of applicants for rental of restricted units. The 
Administrative Agent is responsible for conducting the random selection in accordance 
with the Affirmative Marketing Plan and any related local ordinances, and as described in 
the Operating Manual.  
 
Create and maintain a pool of applicant households. This includes reaching out to 
households in the applicant pool to determine continued interest and/or changes in 
household size and income. 
 
Determine eligibility of households. The task of collecting application materials and 
documentation from applicant households and analyzing it for eligibility is the 
responsibility of an Administrative Agent. A written determination on a household’s 
eligibility will be provided within twenty (20) days of the Administrative Agent’s 
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determination of eligibility or non-eligibility. Whether or not the household is determined 
to be eligible for a unit, it is an Administrative Agent’s responsibility to secure all 
information provided by the household in individual files and to maintain strict 
confidentiality of all information regarding that household. An Administrative Agent is 
required to ensure that all certified applicants execute a Disclosure Statement 
acknowledging the rights and requirements of owning an affordable unit, in the form of 
Appendix K of UHAC.  
 
Establish and maintain effective communication with property managers and 
landlords. Property managers and landlords of restricted units should be instructed and 
regularly reminded that the Administrative Agent is their primary point of contact. The 
Administrative Agent must immediately inform all property managers and landlords of 
any changes to the Administrative Agent’s contact information or business hours.   
 
Property managers and landlords should be instructed to immediately contact the 
Administrative Agent: 
 

• Immediately upon learning that an affordable rental unit will be vacated. 
 

• For review and approval of annual rental increases. 
 
Provide annual notification of maximum rents. Each year when COAH releases its 
low- and moderate-income limits, rental households must be notified of the new 
maximum rent that may be charged for their unit. The Administrative Agent’s contact 
information must be included on such notification in case the tenant is being overcharged. 
 
Serve as the custodian of all legal documents. An Administrative Agent is responsible 
for maintaining originals of all legal instruments for the units in their portfolio. 
Throughout the duration of a control period, an Administrative Agent must maintain a 
file containing its affordability control documents. This includes, but is not limited to, the 
recorded Declarations of Covenants, Conditions and Restrictions, Deed Restrictions, 
Deeds, Recapture Mortgages, Recapture Mortgage Notes and Appendix J and K. 
 
Serve as point of contact on all matters relating to affordability controls.  It is 
recommended that the Administrative Agent develop a system to be notified by lenders 
when a unit is at risk of foreclosure. In the event of a foreclosure, the Administrative 
Agent should work with the foreclosing institution to ensure that the affordability 
controls are maintained. The Administrative Agent should seek the counsel of the 
municipality’s attorney on legal matters that threaten the durability of the affordability 
controls. 
 
Provide annual activity reports to Municipal Housing Liaison for use in the annual 
COAH monitoring report. An Administrative Agent is responsible for collecting the 
reporting data on each unit in the Administrative Agent’s portfolio.  
 
Maintain and distribute information on HUD-approved Housing Counseling 
Programs.   
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Responsibilities of the Municipal Attorney 

The Municipal Attorney assists the municipality with developing, administrating, and 
enforcing affordability controls, including but not limited to: 
 

• Assisting the Municipal Housing Liaison with the review of the affordable 
housing provisions of any Master Deed and Public Offering for consistency with 
COAH and UHAC regulations, before they are recorded and submitted to DCA 
for approval.  

 
• Providing all reasonable and necessary assistance in support of the Administrative 

Agent’s efforts to ensure compliance with the housing affordability controls, 
including reviewing legal documents and legal actions required on foreclosures 
and violations. 

 

Responsibilities of Developers 

When a new affordable unit or series of units is in the planning process, the developer of 
affordable housing should contact the Municipal Housing Liaison, who shall coordinate a 
meeting with the Administrative Agent, where applicable, and the developer, affordable 
housing sponsor or owner. 
 
The purpose of this initial meeting is to develop a clear division of labor between the 
parties and to transmit any components of the Operating Manual – including copies of all 
COAH-related local ordinances -- that have already been adopted by the municipality. 
 
If provided for by ordinance and made a condition of the approval of the planning board 
or zoning board of adjustment, the developer may be responsible for the costs of 
advertising affordable units. 
 
The Administrative Agent will secure from the developer written acknowledgement that 
no restricted unit can be offered or in any other way committed to any person other than a 
household duly certified by the Administrative Agent. 

Responsibilities of Owners of Rental Developments 
 
Open and direct communication between the Owners of rental developments, the 
Municipal Housing Liaison and the Administrative Agent is essential to ongoing 
administration of affordability controls. Although the Administrative Agent is required to 
serve as the primary point of contact with households, the Owner must provide the 
Municipal Housing Liaison and Administrative Agent with information on vacancies. 
Owners of rental developments are also responsible for working with the Administrative 
Agent to ensure that the Municipal Housing Liaison has all necessary information to 
complete the annual COAH reporting.  
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Responsibilities of Landlords and Property Managers 
 
Landlords and property managers must place a notice in all rental properties annually 
informing residents of the rent increase for the year and the contact information for the 
Administrative Agent. 
 
AFFIRMATIVE MARKETING 

Overview of the Requirements of an Affirmative Marketing Plan 

All affordable units are required to be affirmatively marketed using the Borough of 
Demarest’s Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional 
marketing strategy designed to attract households of all majority and minority groups, 
regardless of race, creed, color, national origin, ancestry, marital or familial status, 
gender, affectional or sexual orientation, disability, age, or number of children to housing 
units which are being marketed by an Administrative Agent or a developer, sponsor, 
owner or property manager of affordable housing.  The primary objectives of an 
Affirmative Marketing Plan are to target households who are least likely to apply for 
affordable housing, and to target households throughout the entire housing region in 
which the units are located. 
 
 
Every Affirmative Marketing Plan will include all of the following:  
 

• Publication of at least one advertisement in a newspaper of general circulation 
within the housing region; and 

 
• Broadcast of at least one advertisement by radio or television throughout the 

housing region.  
 

• At least one additional regional marketing strategy such as a neighborhood 
newspaper, religious publication, organizational newsletter, advertisement(s) with 
major employer(s), or notification through community and regional organizations 
such as non-profit, religious and civic organizations. 

 
 
For each affordable housing opportunity within the municipality, the Affirmative 
Marketing Plan will include the following information: 
 

• The address of the project and development name, if any 
 

• The number of units, including number of affordable rental units 
 

• The rental rates of the rental units 
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• The name and contact information of the Municipal Housing Liaison, 
Administrative Agent or property manager  

 
• A description of the Random Selection method that will be used to select 

applicants for affordable housing.  
 

• Disclosure of required application fees, if any. 
 

 
Advertisements will contain the following information for each affordable housing 
opportunity: 
 

• The location of and directions to the units 
 

• A range of rents for the housing units 
 

• The bedroom size(s) of the units 
 

• The maximum income permitted to qualify for the housing units 
 

• The locations of applications for the housing units 
 

• The business hours when interested households may obtain an application for a 
housing unit 

 
• Application fees, if any 

Implementation of the Affirmative Marketing Plan 

The affirmative marketing process for new affordable units shall begin at least four 
months prior to expected occupancy. In implementing the marketing program, the 
Administrative Agent shall undertake all of the strategies outlined in the Borough of 
Demarest Affirmative Marketing Plan. Advertising and outreach shall take place during 
the first week of the marketing program and each month thereafter until all the units have 
been sold.  Applications for affordable housing shall be available in several locations in 
accordance with the Affirmative Marketing Plan.  The time period when applications will 
be accepted will be posted with the applications.  Applications shall be mailed to 
prospective applicants upon request. 
 
An applicant pool will be maintained by the Administrative Agent for re-rentals.  
 
When a re-rental affordable unit becomes available, the applicants will be selected from 
the applicant pool and, if necessary, the unit will be affirmatively marketed as described, 
above 
 
The selection of applicants from the applicant pool is described in more detail in this 
manual under Random Selection & Applicant Pool(s). 
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Developer, Affordable Housing Sponsor 

If permitted by the municipality, the developer or affordable housing sponsor may be 
responsible for advertising the affordable housing in accordance with the municipality’s 
adopted Affirmative Marketing Plan.  Prior to publication or broadcast, draft copies of 
the marketing material will be submitted to the Administrative Agent for approval.  Proof 
of publication will be submitted, including a copy of the final advertisements with a copy 
of the paid bill. Public Service Announcements shall be submitted by the Administrative 
Agent.  
 
 
RANDOM SELECTION & APPLICANT POOL(S) 
 
Applicants are selected at random before income-eligibility is determined, regardless of 
household size or desired number of bedrooms.  The process is as follows: 
 
After advertising is implemented, applications are accepted for 60 days.  The applications 
are prescreened for eligibility.  Applicants that are deemed, at this stage, to be ineligible 
are sent a notice and given an opportunity to clarify or correct any information.  This will 
be done in writing. 
 
Prescreened applications are entered into a data base and sorted by the unit size and 
affordability type that is appropriate.  Applicants are sent letters as to their eligibility 
during this preliminary application stage. 
 
Prior to the randomized selection, a list of applicants will be sent to the Municipal 
Housing Liaison (MHL) in the order to which the random numbers will be applied. This 
list should be maintained in the file so that the MHL can verify the establishment of the 
order of the list in advance of the random selection. 
 
At the end of the 60-day period, the Administrative Agent arranges a time and date for 
the random selection process to take place.  The MHL and a representative of the 
developer are invited and encouraged to attend.  An announcement of the time and date is 
made by way of an email blast to those applicants who voluntarily sign up for this service 
through www.HousingQuest.com. 
 
It is important to note that applicants need not be present at the random selection, and that 
there is no advantage given those applicants who do attend. 
 
At the random selection, a website is used to generate a random list of numbers.  The 
numbers are applied to the list in the order that was prearranged.  A copy of the random 
numbers and the final list are sent to the MHL for verification and file. 
 
All applicants are assigned a random number.  A random number does not guarantee that 
the applicant will be deemed eligible.  Applicants who submit more than one application 
and receive more than one priority number will forfeit the lower number with the highest 
priority.  
 

http://www.housingquest.com/�
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When units become available, final applications are sent in the prioritized order as 
specified previously. The Administrative Agent can keep the applicant pool open after 
the initial lottery and add names to the existing list based on time and date of submission.  
On-going marketing is done primarily through www.HousingQuest.com. 
 
If there are sufficient names remaining in the pool to fill future re-rental, the applicant 
pool shall be closed.    
 
When the applicant pool is close to being depleted, the Administrative Agent will re-open 
the pool and conduct a new random selection process after fulfilling the affirmative 
marketing requirements.  The new applicant pool will be added to the remaining list of 
applicants. 
 
For future re-rentals only, the Administrative Agent can keep the applicant pool open 
after the initial lottery and add names to the existing list based on time and date of 
submission.  On-going marketing is done primarily through www.HousingQuest.com. 
 
 
MATCHING HOUSEHOLDS TO AVAILABLE UNITS 

 
In referring certified households to specific restricted units, to the extent feasible, and 
without causing an undue delay in occupying the unit, the Administrative Agent shall 
strive to implement the following policies: 
 

• Provide an occupant for each unit bedroom;   
• Prevent more than two persons from occupying a single bedroom; and 
• Require that all the bedrooms be used as bedrooms. 

 
A household is placed only on one unit list for eligibility. A household may chose to 
change the unit type for which they are eligible within the scope of the program.  
 
APPLICATION FEES 

The Administrative Agent does not charge a fee to applicants. 
 
HOUSEHOLD CERTIFICATION 

Before any household can purchase a restricted unit, the Administrative Agent will 
certify the household as eligible. Certification of a household involves the verification of 
two critical pieces of data: 1) Household size and composition, including gender; and 2) 
The total income and assets for all household members 18 years of age or older. The 
certification process begins with the applicant completing an application in its entirety 
and providing the required backup documentation. Once eligibility documents and data 
have been collected, the Administrative Agent can begin the process of calculating the 
household’s income. 

http://www.housingquest.com/�
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Household Composition and Circumstances 

Generally, a Household is defined as everyone who intends to reside in the affordable 
unit.  Temporarily absent members of a household will be counted in very limited 
circumstances, such as a member of the military in active duty.  Unborn children and 
children in the process of being adopted shall be counted as members of the household. 
 
The following are generally excluded from the household for the purposes of income 
qualifying, but may be considered by the Administrative Agent for the purposes of 
determining the size of the unit:  live-in aid, foster children and children who live in the 
household with less than 50% joint physical custody. 
 
The following are various records for documenting household information: 
 

• Social Security records or cards. Either individual Social Security card or letter 
from Social Security Administration 

 
• Adoption papers, or legal documents showing adoption in process 

 
• Income Tax Return 

 
• Driver’s License 

 
• Birth Certificate or Passport 

 
• Alien Registration Card 

 
• Divorce Decree and Settlement Agreement 

 
• Adoption Agency / Legal Correspondence and/or Certification 

 
• Correspondence / Certification from Foster Care Services 

 
• Doctor’s Authorization for Live-in Aid. 

 
• The Administrative Agent always reserves the right to require any other such 

documentation that, in its sole discretion, it deems necessary to verify 
composition. 

Procedure for Income-Eligibility Certification 

To calculate income, the current gross income of the applicant is used to project that 
income over the next 12 months.  Applicants may NOT change or modify their situation 
relative to their income once they have submitted a Final Application. 
 
Through the submission of the Final Application, the Administrative Agent shall require 
each member of an applicant household who is 18 years of age or older to provide 
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documentation to verify their income.  The application and a schedule of required 
documentation can be found in the Appendix.  Generally the documentation required is as 
follows:  
 

• Four current consecutive pay stubs, including bonuses, overtime or tips, or a 
signed and dated letter from the employer stating the present annual income figure 
or if self-employed, a current Certified Profit & Loss Statement and Balance 
Sheet. 

 
• Copies of Federal and State income tax returns for each of the preceding three tax 

years - A Form 1040 Tax Summary for the past three tax years can be requested 
from the local Internal Revenue Service Center or by calling 1-800-829-1040. 

 
• A letter or appropriate reporting form verifying current monthly benefits such as 

 
o Social Security or SSI – Award letter or computer print out letter 
 
o Unemployment – verification of Unemployment Benefits  
 
o Welfare -TANF5

 
 current award letter 

o Disability - Worker’s compensation letter  
 
o Pension income – a pension letter. 

 
• A letter or appropriate reporting form verifying any other sources of income 

claimed by the applicant, such as alimony, child support and education stipends. 
 

• Current reports of savings and checking accounts (bank statements and 
passbooks) and income reports from banks or other financial institutions holding 
or managing trust funds, money market accounts, certificates of deposit, stocks or 
bonds. 

 
• Evidence or reports of income from directly held assets, such as real estate or 

businesses. 
 

• Interest in a corporation or partnership – Federal tax returns for each of the 
preceding three tax years. 

 
• Current reports of assets – Market Value Appraisal or a contract with a real estate 

broker which sets forth the price of the property and Bank/Mortgage Co. 
Statement indicating Current Mortgage Balance. For rental property, attach copies 
of all leases. 
 

                                                 
5 TANF – Temporary Assistance for Needy Families 
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• The Administrative Agent always reserves the right to require any other such 
documentation that, in its sole discretion, it deems necessary to verify household 
income.  

 
The following is a list of various types of wages, payments, rebates and credits. Those 
that are considered as part of the household’s income are listed under Income. Those that 
are not considered as part of the household’s income are listed under Not Income.  
 
Income 
 

1. Wages, salaries, tips, commissions 
 

2. Alimony  
 

3. Regularly scheduled overtime 
 

4. Pensions and regular distributions from retirement accounts 
 

5. Social security benefits 
 

6. Unemployment compensation (annualized) 
 

7. TANF 
 

8. Verified regular child support 
 

9. Disability benefits  
 

10. Net income from business or real estate 
 

11. Actual interest income from assets such as savings, certificates of deposit, money market 
accounts, mutual funds, stocks, bonds  

 
12. Imputed interest (using a current average annual rate of two percent) from non-income 

producing assets, such as checking accounts, cash on hand, and equity in non-income 
producing real estate. 
 

13. Non-tuition stipends for living expenses for students 
 

14. Non-Governmental financial support 
 

15. Any other forms of regular income reported to the Internal Revenue Service 
 

16. Regular financial support from any source. 
 

 
Not Income 
 

1. Rebates or credits received under low-income energy assistance programs 
 

2. Food stamps  
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3. Payments received for foster care  

 
4. Relocation assistance benefits  

 
5. Income of live-in attendants  

 
6. Scholarships  

 
7. Student loans 

 
8. Personal property such as automobiles 

 
9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance 

settlements 
 

10. Part-time income of persons enrolled as full-time students    
 

Deduction from Income 
 

Court ordered payments for alimony or child support paid to another household shall be deducted 
from gross annual income  
 
Student Income 
 
Only full-time income of full-time students is included in the income calculation. A full-
time student is a member of the household who is enrolled in a qualifying education 
program for 12 credit hours or more per semester; and part-time income is income earned 
on less than a 35-hour workweek. Full time income (35 hours or more) for full-time 
students is always counted. 

The Real Estate Asset Limit  

Except for federal programs, if an applicant’s primary residence, which is to be sold upon 
purchase of an affordable unit, has no mortgage debt and is valued at or above the 
regional asset limit as published annually by COAH or their successor as part of the 
Annual Regional Income Limits Chart, the household will be determined ineligible for 
certification.  
 
However, if the applicant’s existing monthly housing costs including taxes, homeowner 
insurance, and condominium or homeowner association fees exceed 38 percent of the 
household’s eligible monthly income, the household will be exempt from the asset limit.  
 
An applicant will provide a recent, Market Value Appraisal, on the home they own unless 
the applicant has mortgage debt on the home or can demonstrate that the existing monthly 
housing costs exceed 38 percent of the household’s eligible monthly income, in which 
case the applicant is exempt from the asset limit. 



 

 17  

Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the net 
revenue is considered income. Specifically, rent from real estate is considered income, 
after deduction of any mortgage payments, real estate taxes, property owner’s insurance 
and reasonable property management expenses as reported to the Internal Revenue 
Service. Other expenses are not deductible. If actual rent is less than fair market rent, the 
administrative agent shall impute a fair market rent. 
 
If an applicant owns real estate with mortgage debt, which is not to be used as rental 
housing, the Administrative Agent should determine the imputed interest from the value 
of the property.  The Administrative Agent should deduct outstanding mortgage debt 
from the documented market value established by a market value appraisal.  Based on 
current HUD Passbook Savings Rate, interest will be imputed on the determined value of 
the real estate. 
 

Minimum Income  

The annual rent and utility allowance as determined by the Administrative Agent shall 
not exceed 35% of the applicant’s gross annual income unless the applicants’ liquid 
assets exceed 100 times the monthly rent. 

Housing Counseling 

The Administrative Agent will provide referrals for counseling, as a part of its services.  
Although housing counseling is recommended, a household is only required to attend 
counseling if their monthly housing expense exceeds UHAC standards.  A HUD-
approved housing counseling agency, or a counseling agency approved by the NJ 
Department of Banking and Insurance, meets UHAC’s requirements for an experienced 
Housing Counseling Agency.  This counseling to low- and moderate-income housing 
applicants will focus on subjects such as budgeting, credit issues, and mortgage 
qualification, and is free of charge.  A list of non-profit counselors approved by HUD 
and/or the New Jersey Department of Banking and Insurance is included on COAH’s 
website and is available from the Administrative Agent.  
 
In addition, the Administrative Agent will: 
 

• Confirm and update all information provided on the application. 
 

• Explain program requirements, procedures used to verify information, and 
penalties for providing false information. Ask the head of household, co-head, 
spouse and household members 18 years of age or older to sign the Authorization 
for Release of Information forms and other verification requests. 
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• Review the applicant’s identification and financial information and 
documentation, ask any questions to clarify information on the application, and 
obtain any additional information needed to verify the household’s income. 

 
• Seek to ensure, to a reasonable degree, that the applicant has reported all sources 

for earned and benefit income and assets (including assets disposed of for less 
than fair market value in the past two years). Require the applicant to give a 
written certification as to whether any household member did or did not dispose 
of any assets for less than fair market value during the past two years. 

Approving or Rejecting a Household 

Administrative Agents will notify applicant households of their eligibility within twenty 
(20) days of the Administrative Agent’s determination.   
 
Households with a verified total household income that exceeds 80 percent of the 
regional income limit for the appropriate family size are ineligible for purchase or rental 
of restricted units. A letter rejecting the household’s application shall be mailed to the 
household.  
 
Similarly, households with a verified total household income that is within the income 
limits, but too low to afford any of the units administered by the Administrative Agent 
shall be sent a letter rejecting the household’s application, and/or referring them to 
housing counseling.   
 
Households with a verified total household income of less than 80 percent shall be issued 
a letter certifying eligibility. This certification is valid for 180 days. If the applicant does 
not sign a Lease Agreement within that time frame, an extension may be granted once the 
household’s eligibility is updated and verified.  
 
Once the applicant is certified and matched to an available unit, the Administrative Agent 
will secure from the applicant a signed and notarized acknowledgement of their 
requirements and responsibilities in purchasing a restricted unit. UHAC’s Disclosure 
Statement shall be forwarded to the applicants. 
 
In addition to non-eligibility based on income, the Administrative Agent may deny a 
certification because of the household’s failure or inability to document household 
composition, income, assets, sufficient funds for down payment, or any other required 
facts and information.  A household may also be denied certification if the Administrative 
Agent determines that there was a willful or material misstatement of fact made by the 
applicant. 

Dismissal of Applications 

Applications can be dismissed for the following reasons: 
 

1. The application is not signed or submitted on time;  
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2. The applicant's sources of income or household composition changes after the 
submission of the final application, but before approval;  

3. The applicant commits fraud, or the application is not truthful or complete;  
4. The applicant cannot or does not provide documentation to verify their income or 

other required information when due;  
5. The household income does not meet the minimum or maximum income 

requirements for a particular property;  
6. The applicant owns an asset that exceeds the Asset Limits for COAH properties;  
7. The applicant fails to respond to any inquiry in a timely manner;  
8. The applicant had a greater chance than any other applicant submitted for a 

random selection;  
9. The applicant is non-cooperative or abusive with the our staff, property managers 

or the sellers of affordable units;  
10. The applicant changes address or other contact information without informing us 

in writing;  
11. The applicant is unable to obtain suitable and legitimate financing for a sale unit 

or fails to verify attendance in a home buyer credit counseling program when 
required to do so by the program rules;  

12. The applicant does not respond to a periodic update inquiry in a timely fashion;  
13. The applicant fails to sign the Compliance Certification, Certificate for Applicant; 

Lease Documents, as may be required; or  
14. The applicant, once approved, fails to sign a lease in a timely manner.  

Applicants will also be withdrawn from all lists held by us in the Borough of Demarest 
once they have been approved for an affordable unit within that same municipality.  
However, these applicants may re-apply for other opportunities in that municipality once 
they have occupied their unit. Applicants withdrawn for fraud may be withdrawn from all 
programs administered by Piazza & Associates, Inc., and may be subject to prosecution 
under the law. 

Applicants who are withdrawn and who wish to re-apply to that specific program may do 
so using a new Preliminary Application. The new Preliminary Application will NOT be 
given preferential treatment, but will be processed in the same way that all new 
Preliminary Applications for that specific program are processed. In the event that an 
application list is closed when the application is withdrawn, the applicant will be required 
to wait until the list is re-opened to apply again.  

Applicants who are dismissed must re-apply.  A minimum time period of six months 
applies in most situations where the applicant has been withdrawn for fraud, poor credit, 
uncooperative behavior or other serious matters. 
 
Applications may be held in abeyance for a period not to exceed 90 days if there is an 
error on the credit report, so that the applicant can correct the error and re-apply.  Units 

http://www.piazza-and-associates.com/?pa=assetlimits�
http://www.piazza-and-associates.com/?pa=fanaffordable�
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will not be held open for that applicant.  However, once the credit report is corrected, the 
applicant will be given a priority for the next opportunity at that property. 

Appeals 

Appeals from all decisions of an Administrative Agent shall be made in writing to the 
Municipal Housing Liaison, Borough of Demarest; or the Executive Director of the New 
Jersey Housing and Mortgage Finance Agency. 
 
 
DETERMINING AFFORDABLE RENTS  
 
To determine the affordable rents the Administrative Agent uses the COAH calculators  
located at 

Development Considerations and Compliance Issues 

http://www.nj.gov/dca/divisions/lps/hss/calculators.html. 

 
There are several regulations that must be considered from the development perspective 
before the rents of individual units can be calculated. These requirements should be 
discussed at the first meeting between the Municipal Housing Liaison, Administrative 
Agent and developer or affordable housing sponsor. The following is a summary of the 
requirements for ownership projects.  
 
Bedroom Distribution. The standards on the distribution of unit sizes for affordable 
developments require that:  
 

• The combined number of efficiency and one-bedroom units may be no greater 
than 20 percent of the total low- and moderate-income units;  

 
• At least 30 percent of all low- and moderate-income units must be two-bedroom 

units;  
 

• At least 20 percent of all low- and moderate-income units are three-bedroom 
units; and  

 
• The remainder, if any, may be allocated at the discretion of the developer. 

 
Age-restricted Units. Affordable age-restricted units are not held to these bedroom 
distribution standards. For affordable age-restricted units, the number of age-restricted 
low- and moderate-income bedrooms must be equal to or greater than the number of age-
restricted units within the development.  In other words, the average bedroom size in an 
age-restricted development must be equal to or greater than one bedroom per unit.  For 
example, if the overall age-restricted development is 25 percent efficiencies, and 50 
percent one-bedroom units, and 25 percent two-bedroom units, that equals an overall 
development bedroom size of exactly one bedroom per unit.  An age-restricted 
development can meet this standard by creating all one-bedroom units or by creating a 



 

 21  

two-bedroom unit for each efficiency unit, or any other combination that will equal a 
minimum of one bedroom per unit. 
 
Pricing by Household Size. Initial rents are based on targeted “model” household sizes 
for each size home as determined by the number of bedrooms. Initial rents must adhere to 
the following rules. These maximum rents are based on COAH’s Annual Regional 
Income Limits Chart at the time of occupancy:  
 

• A studio shall be affordable to a one-person household; 
 

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

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

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

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

 
The above rules are only to be used for setting initial rents.  They are not guidelines for 
matching household sizes with unit sizes.  The pricing of age-restricted units may not 
exceed affordability based on a two-person household. 

Additional Regulations for a Rental Development 
 
In addition to the regulations covered earlier in the Section Development 
Considerations and Compliance Issues, rental projects must also comply with the 
following regulations:  
 
Split Between Low- and Moderate-income Rental Units.  At least 50 percent (of the 
affordable units within each bedroom distribution (unit size) must be low-income units 
and at least 10 percent of the affordable units within each bedroom distribution must be 
affordable to households earning no more than 35 percent of the regional median income.  
The remainder of the affordable units must be affordable to moderate-income households. 
For a new rental property, very low-income units shall be priced at and made available to 
households at or below 30% of the regional median income.   
 
Affordability Average. The average rent for all affordable units cannot exceed 52 
percent of the regional median income.  At least one rent for each bedroom type must be 
offered for both low-income and moderate-income units.  Calculation of the affordability 
average is available on COAH’s website. 
 
Maximum Rent. The maximum rent of restricted rental units within each affordable 
development shall be affordable to households earning no more than 60 percent of the 
regional median income.  
 



 

 22  

Determining Rent Increases 
 
Annual rent increases are permitted in affordable units. Rent increases are permitted at 
the anniversary of tenancy according to COAH’s Annual Regional Income Limits Chart, 
available on COAH’s website or an approved alternative. These increases must be filed 
with and approved by the Administrative Agent.  Property managers or landlords who 
have charged less than the permissible increase may use the maximum allowable rent 
with the next tenant with permission of the Administrative Agent.  The maximum 
allowable rent would be calculated by starting with the rent schedule approved as part of 
initial lease-up of the development, and calculating the annual increase from the initial 
lease-up year to the present. Rents may not be increased more than once a year, may not 
be increased by more than one approved increment at a time, and may not be increased at 
the time of new occupancy if this occurs less than one year from the last rental.  No 
additional fees may be added to the approved rent without the express written approval of 
the Administrative Agent. 
 
 
VIOLATIONS, DEFAULTS AND REMEDIES 

In the event of a threatened breach of any of the regulations governing the affordable unit 
by an Owner, the Administrative Agent shall have all the remedies provided at law or 
equity, including the right to seek injunctive relief or specific performance, it being 
recognized by both parties that it will cause irreparable harm to the municipality, in light 
of the public policies set forth in the Fair Housing Act and the obligation for the 
provision of low- and moderate-income housing. 
 
Upon the occurrence of a breach of any of the regulations governing the affordable unit 
by an Owner, the municipality shall have all remedies provided at law or equity, 
including but not limited to foreclosure, acceleration of all sums due under a mortgage, 
recoupment of any funds from a sale in the violation of the regulations, injunctive relief 
to prevent further violation of the regulations, entry on the premises, and specific 
performance. 
 
MAINTENANCE OF RECORDS AND APPLICANT FILES 

Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C.

 

 5:80-26.17 
current records will be maintained by the Administrative Agent and outdated records will 
be given to the municipality for safe-keeping. A file will be created and maintained on 
each restricted unit for its control period. 

The Administrative Agent will maintain detailed records on all marketing initiatives.  

Files to Be Maintained on Every Applicant 

The Administrative Agent will maintain files on every applicant.  All files will contain a 
preliminary application.  If an applicant’s preliminary application is approved, and the 
applicant files a formal application, the file will contain at a minimum: 
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• Application Form. 
• Income Verification  
• Letter of Certification of Eligibility or Letter of Determination of Ineligibility. 

 
Individual files will be maintained throughout the process.. 

Files to Be Maintained on Every Unit 

The Administrative Agent will maintain files on every unit for the length of the 
affordability controls.  The unit file will contain at a minimum: 
 

• Base rent 
• Identification as low- or moderate-income 
• Description of number of bedrooms and physical layout 
• Floor plan 
• Application materials, verifications and certifications of all present owners, 

pertinent correspondence 
• Copy of lease 
• Disclosure Statement (Appendix K) 

Files to Be Maintained on Every Project 

The Administrative Agent will maintain files on every project for the length of the 
affordability controls. The project file will contain at a minimum: 
 

• Condominium Master Deed 
• Condominium Public Offering 
• Crediting Information 
• Original deed restriction 
• Affordability control documents, including Declarations of Covenants, Conditions 

and Restrictions, Deed Restrictions, Deeds, Recapture Mortgages, Recapture 
Mortgage Notes,  Disclosure Statement (Appendix J) 

Files to Be Maintained on The Applicant Pool 

• Any changes to the applicant pool 
• Any action taken with regard to the applicant pool 
• Any activity that occurs that affects a particular applicant 
• Current applications for all applicants whose status is active in the applicant pool 
• The application, the initial rejection notice, the applicant’s reply to the notice, a 

copy of the Administrative Agent’s final response to the applicant, and all 
documentation of the reason the applicant’s name was removed from the 
applicant pool. 
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Monitoring 

A sample Deed will be submitted for each project.  Additionally, the current annual 
monitoring information required to be maintained and reported annually to the Municipal 
Housing Liaison can be found on COAH’s website. The information required for each 
unit includes but is not limited to: 
 

• A sample Deed for each project. 
• Street Address 
• Block/Lot/Qualifier/Unit Number 
• Housing Type 
• Income:  Very Low/Low/Moderate 
• Initial Rental Price 
• % of affordability 
• Bedroom Type 
• Age-restricted 
• Handicap accessible/adaptable 
• Co #, date 
• Effective date of affordability controls 
• Length of affordability controls (yrs) 
• Date Affordability controls removed 
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Según la Ley de Ausencia Familiar (N.J.S.A. 34:11B-1, et seq.), la mayor parte
de los empleados que han trabajado por lo menos 1,000 horas durante los
últimos 12 meses para un patron que emplea 50 empleados o más son
elegibles para poder ausentarse de su trabajo sin pago por un período que no
sobrepase las 12 semanas en un período de 24 meses.

La ausencia puede ser para cuidar un niño recién nacido o llevar a cabo una
adopción de un niño o por el estado de salud grave de un miembro de la
familia (un hijo, padre, esposo/a o un conyuge dento de una unión civil). Una
ausencia de la Ley de Ausencia Familiar no es possible para la salud del
propio empleado.

La ausencia del trabajo sin pago concedido por la Ley es en adición y
separada de los derechos concedidos por la “Ley de Beneficios de
Incapacidad Temporal”. Los empleados también puede ser elegibles por
audencias adicionales según la Ley de Ausencia Familiar y Médica federal.

Los empleados elegibles tienen que dar un aviso por adelantado al
patrón si piden por una ausencia del trabajo sin pago de acuerdo con
esta Ley. El patrón tiene el derecho a pedirles un certificado médico
expedido por un proveedor de salud para confirmar que el empleado
reúne los requisitos de elegibilidad. El patron puede negar una petición
de ausencia por ciertos empleados mejores pagados.

Las violaciones deben ser sometidas a la oficina más cercana o
llama a la linea gratis: 866-405-3050
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New Jersey Law Prohibits
Discrimination

in

Housing
ON THE BASIS OF: Race, Creed, Color, National Origin, Ancestry, Nationality, Marital or

Domestic Partnership or Civil Union Status, Familial Status, Sex, Gender
Identity or Expression, Affectional or Sexual Orientation, Disability, Source
of Lawful Income or Source of Lawful Rent Payment (including Section 8)

BY: All Persons including Real Estate Agents or Brokers, Financial
Institutions, Property Owners, Landlords, or Building Superintendents,
and Their Agents and Employees

WITH RESPECT TO: • The Sale, Rental or Lease of Real Property
• Listing or Advertising of Real Property
• Receipt or Transmittal of Offers to Purchase or Rent Real Property
• Application and Terms of a Mortgage or Other Loan

REMEDY MAY INCLUDE: An Order Restraining Unlawful Discrimination, Reimbursement for
Financial Loss, Damages for Pain and Humiliation Experienced
as a Result of Unlawful Discrimination, Punitive Damages, and
Attorney’s Fees

It is also unlawful to publish real estate advertisements which express any discrimination against
persons protected by the New Jersey Law Against Discrimination, N.J.S.A. 10:5-1 et seq.

The regulations of the New Jersey Division on Civil Rights require that all real estate brokers and persons who engage in the
business of selling or renting real property who are covered by the New Jersey Law Against Discrimination shall display this
official poster in places easily visible to all prospective tenants and purchasers. N.J.A.C. 13:8-1.3.

Violations Should Be Reported To the Nearest Of f ice
of the NJ Division on Civil Rights or Call Toll Free at 866-405-3050
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Identification.  Please include a photocopy of identification for every person who will reside in the affordable
home.  Typically,  a birth certificate, drivers license or passport will be sufficient.  Verification of Income. Every
applicant must submit a copy of each of the most recent three (3) years of  signed state and federal tax returns
(1040). Please include all accompanying documents such as W2 form(s), 1099's etc.  If the applicant has not filed
a retu rn in  an y o f th e th ree (3) previous years, he / she m ust subm it a notarized letter of explanation.  Every
applicant must submit the six (6) most recent statements from every Checking account and three (3) statem ents
from every other bank and financial account (including, Savings, CD's, Money Market Accounts, etc.) to which
the ap plicant is a d epositor or sig natory.  All sources of income must be verified.  Acceptable form s of
verification include...  Salary:  Four (4) m ost recent pay statem ent (stubs).  Social Security: A letter from the
Social Security Administration. Public Assistance:  A letter from th e appropriate ag ency which d etails the
amount and frequency of the benefit. Alimony and Child Support: The separation or divorce agreement which
details the am ount and frequency of child suppor t or alim ony received by the applicant.  Pension Plan, IRA,
Annuity and/or other retirem ent account, pl an or service under which the applicant receives an incom e or
financial distribution: The most recent statement for each which clearly indicates the amount and frequency of the
distribution.  In lieu  of a statement, a letter of v erification from th e ap propriate authority will be co nsidered.
Savings Bonds: A copy of all bonds held by the applicant(s).  Stocks, Bonds, Treasury Bills and Notes or other
financial instruments which are owned in whole or in part by th e applicant:  The m ost recent statement which
verifies the value of the assets and current dividends (if any).  If these are not available, a notarized letter from a
Certified Public Accountant or attorney who has access to these records will be considered.  Real Estate: If the
real estate is the current residence of the applicant, and if the applicant intends to sell the real estate, submit one of
the following:  a certified appraisal, a c ontract with a real estate broker which sets forth the price of the property,
or a signed contract for the sale of the property.  If there is a mortgage, a statement from the mortgage company or
bank which clearly in dicates the principal balance of the mortgage(s) must be submitted.  If o ther real estate is
owned, i n whole or in part  by t he applicant, and that parcel  or parcel s of real  estate generat e(s) income,
verification of income m ust be suppl ied.  In addition, veri fication of m ortgage payments, propert y taxes and
insurance should be submitted.  Business Income:  Equals the sum of gross revenue less expenses (prior to taxes).
 Important:  Answer all questions.  Please answer "none" i n the sections which ask for i nformation about income
that you do not have.  Enter "n/a" if a question does not apply to you.  If you have any questions, or are in need of
further information, please call us: (609) 786-1100, or contact us by e-mail at Info@ HousingQuest.com.  

Federal law prohibits discriminate against any person making application to buy or rent a home with regard to age,
race, religion, national origin, sex, handicapped or familial status.  State law prohibits discrimination on the basis
of race, creed, color, national origin , ancestry, nationality, marital or domestic partnership or civil union status,
familial statu s, sex, g ender id entity o r expression, affectio nal o r sexual o rientation, d isability, source o f lawfu l
income or source of l awful rent  pay ment (i ncluding S ection 8). The affordabl e housi ng m ust be the i ntended
primary residence of the applicant.  All household members who intend to reside at the affordable home must be
listed in the application.  If changes in household composition occur during the application process, the applicant
is required to notify Piazza & Associates, Inc. immediately.  Applications m ay be withdrawn if the household
compostion or srouces of i ncome changes after the submission of this application.  Applications must be truthful,
complete and accurate.  Any false statement makes the application null and void, and subjects the applicant to
penalties imposed by law.   Income Verification:   The affordable hom es are pr ovided as a service to low- and
moderate- income households.  Occupancy  is regulated by certain municipal and state statutes that require us t o
verify the income of every applicant.  Your cooperation is appreciated.

Application services provided by Piazza & Associates, Inc., an affordable housing services corporation.  This is an Equal
Housing Opportunity.  All housing is subject to applicable affordable housing regulations and availability. The terms and  
conditions of this affordable housing opportunity are subject to change without notice. We can not guarantee that an affordable
home will be available to you.  All homes meet certain criteria for "affordable housing," but the sales  prices and rental rates  are
not adjusted to meet any specific household income or financial situation.  Therefore, we can not and do not represent that these
homes will be affordable to any individual applicant.  

PROPERTY  / DEVELOPMENT NAME: __________________________________________

PROPERTY ADDRESS: ___________________________________                      EXHIBIT C
NAME OF APPLICANT: ____________________________________________________

DO NOT FAX.  WE CAN NOT ACCEPT A FACSIMILE OF YOUR FINAL APPLICATION!  DO NOT FAX.

AFFORDABLE HOUSING APPLICATION
Read this application carefully and return it with the required documentation.
We reserve the right to disqualify applicants who do not submit ALL of the
documentation requested in this application packet. Please complete, sign and
return this application AND the required documentation to:
Piazza & Associates, Inc., 216 Rockingham Row, Princeton, NJ  08540.



PLEASE CALL US IF YOU NEED CLARIFICATION OR FURTHER INSTRUCTIONS:  (609) 786-1100.

A.  Head of Household Information  (Please verify the information below and make corrections if necessary.)

B.  Household Composition  (Every person who will occupy the affordable home must be listed.)

#6

#5

#4

#3

#2

#1   

Social Security NumberSexDate of BirthRelation ToName (First and Last)

C.  Current Situation

D.  References

If you rent, please check "Landlord" and list the name and address of your landlord below.  If you own your home,
please check "Mortgage Co." and list the name and address of the mortgage company and account number below.

1. Name of ___Landlord or ___Mortgage Co.: _________________________________________________

2. Address: __________________________________________________________________________________

3. City, State and Zip Code: _____________________________________________________________________

4. Telephone Number: _______________________________  5. Mortgage Account No.: ____________________

If you own your home, please attach documentation verifying the value of the home and mortgage principal
amount.

Application for Affordable Housing            Page 2

1. Last Name: ___________________________
2. First Name: __________________________

3. Home Address: ___________________________

4. City/State/ Zip: ___________________________

5. Soc. Sec. No: _________________________ 

6. Home Phone:  _________________________
7. Work  Phone:__________________________
8. County: __________________________
9: Email:

1.  Do you currently:   ___ Rent   ___ Own   ___Other

2.  How long at the address above?  _________ Years

3.  What was your previous address?

_____________________________________________

City:  ________________________________________

State: ____  Zip Code: ___________________________

4.  What is your monthly rent or mortgage payment?

$_________________

5.  If you currently own your home, what is the value
of this home?

$_________________

6.  What is the Principal Balance of your mortgage?

$_________________



E.  Salary  (Please list GROSS salary for every person over 18 years of age who will reside at the affordable home.
        Attach the 4 most recent pay statements (stubs) to this application.  Please include overtime in calculation.)

$$ Name of Employee:

 Name of Employer:

 Immediate Supervisor:

 Address:

 Telephone:

$$ Name of Employee:

 Name of Employer:

 Immediate Supervisor:

 Address:

 Telephone:

$$ Name of Employee:

 Name of Employer:

 Immediate Supervisor:

 Address:

 Telephone:

Annual
Gross
Salary

Pay Period
(Bi-Weekly,
Weekly, etc.)

Gross Salary
per Pay
Period

OccupationName (First and Last)
Repeat Employee's Name if applicant has more than one

employer.  Use additional pages for additional jobs.

F.  Benefits Income:  Social Security, Pension, Disability, Welfare, Public Assist., IRA's, Annuities, Child Support,
Alimony, Retirement, etc.  (Include all sources which currently provide direct income.  Provide documentation.)  

$$

$$

$$

$$

$$

$$

$$

Gross Annual
Benefit

Gross Monthly
Benefit

Client / Account
 Number

Source (Specify name of Bank,
Fund, Agency, etc.) 

Type of Income
(From List Above)

Application for Affordable Housing            Page 3



G.  Assets:  Financial Institutions (Checking Account, Savings Accounts, Certificates of Deposit, Money Market
Funds, Mutual Funds or other assets held by financial institutions.  Provide documentation.  Refer to Instructions.)

$%$

$%$

$%$

$%$

$%$

$%$

$%$

Annual
Income

Interest
Rate

Current
Market Value

of Asset

Account NumberFinancial InstitutionType of Asset
or Account

H.  Assets:  Directly Held (Stocks, Bonds, Income-Producing Real Estate, Business or other directly held assets.
Provide documentation.  To determine the Annual Income from Real Estate or Business, refer to the Instructions.)

$$

$$

$$

$$

$$

$$

Annual
Income

Current
Market Value

Number of SharesName of AssetType of Asset 

I.  Marital Status: ___Married;    ___Single;   ___Divorced;   ___Widowed;    ___Legally Separated

J.  Additional Information (Please include any information which will assist us in serving you such as special needs,

accessibility requirements, etc.)    ____________________________________________________________________

Application for Affordable Housing            Page 4

Applicant's Certification and Authorization: The undersigned hereby states that all the information provided in
connection with this Affordable Housing Application is true and complete.  I/We am/are aware that, if any statements
made by me/us are willingly false, the application is null and void, and I/we may be subject to penalties imposed by
law.  Piazza & Associates, Inc. or its agents are hereby authorized to contact references to verify the information
provided in these applications, and to make other inquiries regarding income, assets, credit status, employment, and
residency history for the purpose of determining my/our eligibility for this affordable housing program.  Further, I/we
understand that there is no obligation at this time on my/our part to enter into a sales or rental agreement if the
application is approved. Void if not signed by all Applicants 18 years of age and over.

 Signed: _____________________________________       Signed: ____________________________________ 



& DOCUMENT CHECKLIST
Rev. 09/06/12

IMPORTANT
If you answer yes, you must submit

Applicant/Tenant Name: a COPY of all of the required documents!

Yes No Check "Yes" if the answer applies to one or more applicants.  Place check mark if enclosed!

Letter
I am entitled to file a  tax return……………………………….. 3 most recent federal & st. tax returns

   … with all attachments (w-2 forms, etc.)
I am currently a student - (please circle below):………………….. Current transcript or letter from school
(a) Full Time (b) Part Time
I am presently employed and receive wages/tips/commissions..           4 most recent pay statements…
I am presently employed at more than one job (NOT self employed) ...for every job held by everyone over 17.
I am self employed…………………………………………………. Schedule "C" and tax returns
I own a business……………………………………………………. Current Profit and Loss statements
I currently am on leave of absence from work……………………. Letter from employer to verify status
I currently receive unemployment benefits……………………….. 6 most recent statements from agency
I have a savings account………………………………………….. 3 most recent statements from each acct
I have a checking account…………………………………………. 6 most recent statements from each acct

I have a money market account…………………………………… 3 most recent statements from each acct

I own a certificate of deposit (CD)……………………………….. 3 most recent statements from each acct

I own stocks/bonds. (NOT held in a retirement plan)……………. 3 most recent statements from each acct

I own real estate or I am in the process of selling real estate…… Market value and mortgage statements

I have sold or gifted property or other assets in the past 2 years What was sold, the value and sale price

I have an IRA. (NOT yet receiving income)………………………. 3 most recent statements from each acct

I have a pension plan at work (NOT yet receiving income)…….. 3 most recent statements from each acct

I receive Social Security Income…………………………………. Most recent benefit letter from SS Admin

I receive income from a pension/annuity/retirement fund……….. 3 most recent statements from each acct

I receive money periodically from my family, church, friends, etc. Letter detailing the amount & frequency

I am entitled to receive child support…………………………….. 3 most recent statements from source

I am currently paying child support………………………….. Proof of last 6 payments

I am entitled to receive alimony…………………………………… 3 most recent statements from source

I am currently paying alimony…………………………………. Proof of last 6 payments

I receive AFDC/TANF…………………………………………….. Most recent benefits letter

I receive assistance from a Public Housing Authority…………… Most recent benefits letter

I receive Supplemental Social Security (SSI)……………………. Most recent benefits letter

I receive Workman's Compensation……………………………… 3 most recent statements from source

I have a Trust Fund…………………………………………………. 3 most recent statements from source

Valid form of ID for every household member is required! birth cert., driver's license or passport

Date Signature Date

Date Signature DateSignature

Signature

Mortgage prequalification letter (REQUIRED)

This questionnaire must be filled out and signed by all applicants over the age of 17.
APPLICANT QUESTIONNAIRE

Applicant/Tenant:  Please check "yes" or "no" for each line

ATTENTION: DO NOT SUBMIT ORIGINALS! Documents cannot be returned.

Frank
Typewritten Text

Frank
Typewritten Text

Frank
Typewritten Text
         EXHIBIT D
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INTRODUCTION 

This Operating Manual has been prepared to by Piazza & Associates, Inc., the 
Administrative Agent for the Borough of Demarest, to assist in the administration of for-
sale units. General questions regarding its content can be addressed to Piazza & 
Associates, Inc. 216 Rockingham Row, Princeton, NJ 08540; by telephone to 609-786-
1100; or by email at info@HousingQuest.com.  

This manual describes the basic content and operation of the program, examines program 
purposes and provides the guidelines for implementing the program.  It has been prepared 
with a flexible format allowing for periodic updates of its sections, when required, due to 
revisions in regulations and/or procedures. 

This manual explains the steps in the initial sale process and in the resale process.  It 
describes the eligibility requirements for participation in the program, record keeping and 
overall program administration. 

Implementation of any procedure, even if it is not included in this Operating Manual, 
shall be in accordance with the Federal Fair Housing Act and Equal Opportunities laws1, 
the Uniform Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq.2, the 
substantive rules of the Council on Affordable Housing N.J.A.C. 5:963 and 5:974

FAIR HOUSING AND EQUAL HOUSING OPPORTUNITIES 

and the 
affordable housing regulations of the Borough of Demarest (hereafter referred to as the 
“Regulations”).   

In accordance with the Federal Fair Housing Act, it is unlawful to 
discriminate against any person making application to buy or rent a home 
with regard to age, race, religion, national origin, sex, handicapped or 
familial status.  In addition, New Jersey Law prohibits discrimination in 

housing on the basis of race, creed, color, national origin, ancestry, nationality, marital or 
domestic partnership or civil union status, familial status, sex, gender identity or 
expression, affectional or sexual orientation, disability, source of lawful income or source 
of lawful rent payment (including Section 8) by all persons including real estate agents or 
brokers, financial institutions, property owners, landlords, or building superintendents, 
and their agents and employees with respect to the sale, rental or lease of real property, 
listing or advertising of real property, receipt or transmittal of offers to purchase or rent 
real property, application and terms of a mortgage or other loan. See Exhibit A.   

 
                                                 

1 https://www.hud.gov/program_offices/fair_housing_equal_opp/FHLaws 

2 http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html  

3 http://www.state.nj.us/dca/divisions/lps/hss/statsandregs/596.pdf 

4 http://www.state.nj.us/dca/divisions/lps/hss/statsandregs/597.pdf 

http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html�
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WHAT IS AFFORDABLE HOUSING? 
 
Affordable housing, unlike market rate housing, has affordability controls limiting the 
price for at least 30 years. The Regulations considers housing “affordable” if the 
household pays approximately 28% or less of the household’s gross income on housing 
costs. Affordable housing is priced to be affordable to households earning up to 80% of 
the area median income for the region in which the affordable housing is located. 

WHO QUALIFIES FOR AFFORDABLE HOUSING? 
 
In order to be eligible for affordable housing in New Jersey, a household’s income will be 
below the income limit for the region in which the affordable housing is located, either 
for low or moderate levels. A moderate-income household is classified as earning 
between 50 percent and 80 percent of the area median income. A low-income household 
is classified as earning less than 50 percent of area median income. The New Jersey Fair 
Housing Act (NJFHA) has included a new category for very low-income households, 
which are classified as earning less than 30 percent of area median income. 
Municipalities are not required to provide affordable sale housing to very low-income 
households. 

The COAH (COAH shall mean COAH or its successors) Regional Income Limits Chart 
(Exhibit B) provides information about income limits for each of COAH’s six housing 
regions. Each region has different calculated median incomes, which are adjusted 
periodically.  The Borough of Demarest is located in Bergen County, which is part of 
Region 1, together with Hudson, Passaic, and Sussex Counties. 

LOCAL AFFORDABLE HOUSING PROGRAMS FOR PURCHASE 

Piazza & Associates, Inc. currently administers the affordable housing sale program in   
the Borough of Demarest:   

1. Alpine Country Club:  Included in this development are 4 age-restricted, 
affordable homes. 

A copy of the Borough of Demarest Housing Element and Fair Share Plan is available at 
municipal building, located at 118 Serpentine Road, Demarest, NJ  07627. 

OTHER AFFORDABLE HOUSING PROGRAMS AND OPPORTUNITIES 

Affordable housing throughout the State of New Jersey is administered by a wide variety 
of organizations and agencies.  Further information can be found at: 
http://www.nj.gov/dca/affiliates/coah/resources/looking.html.  

http://www.nj.gov/dca/affiliates/coah/resources/looking.html�
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Individuals interested in applying for affordable housing should contact the Municipal 
Housing Liaison in the municipality in which they are interested in living.  Each 
municipality has a Municipal Housing Liaison who is responsible for administering the 
municipality’s affordable housing program. Some municipalities administer their own 
affordable housing and have their own application process.  If not, the Municipal 
Housing Liaison can direct applicants to developers, nonprofit agencies, State agencies or 
consultants that may administer the affordable housing within the municipality.  A list of 
Municipal Housing Liaisons can be found at: 
http://www.nj.gov/dca/divisions/lps/hss/admin_files/muniliaisons.pdf 

The New Jersey Housing and Mortgage Finance Agency has established New Jersey’s 
Housing Resource Center, an on-line, searchable database of affordable housing in the 
State.  The Housing Resource Center provides a listing posted by developers, landlords, 
and municipalities of available affordable housing.  Available units are listed with contact 
and application information.  Look for the Housing Resource Center at www.njhrc.gov. 

The New Jersey Guide to Affordable Housing, which can be found at 
http://www.state.nj.us/dca/divisions/codes/publications/guide.html, is a listing compiled 
by the New Jersey Department of Community Affairs Division of Codes and Standards. 
It lists all types of affordable housing by county. The housing units on the list have a 
variety of qualification requirements, including age-restricted housing and housing for 
the developmentally disabled. Applicants who do not have access to the Internet 
should call 211 for assistance. 

Piazza & Associates, Inc. also provides information on many affordable housing 
programs throughout the state of New Jersey. Detailed information about these affordable 
housing opportunities can be found at www.HousingQuest.com.     

OVERVIEW OF THE AFFORDABLE HOUSING ADMINISTRATION 
PROCESS 

 The Municipal Housing Liaison serves as an initial point of contact for unsolicited 
calls to the municipality about affordable housing and where appropriate directs 
applicants to an Administrative Agent, who may be developers, nonprofit 
agencies, State agencies or consultants that may administer the affordable housing 
within the municipality.   

 The Administrative Agent implements the municipality’s Affirmative Marketing 
Plan.  

 The Administrative Agent serves as the initial point of contact for all inquiries 
generated by the affirmative marketing efforts and sends out pre-applications to 
interested callers. 

 Households that apply for low and moderate income housing will be prescreened 
by the Administrative Agent for preliminary income eligibility by comparing their 
total income and household size to the low and moderate income limits adopted 
by COAH or its successors and other program restrictions that may apply.  All 

http://www.njhrc.gov/�
http://www.state.nj.us/dca/divisions/codes/publications/guide.html�
http://www.housingquest.com/�
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households will be notified as to their preliminary status.  Applicants who live or 
work in Region 1 (Bergen, Hudson, Passaic, and Sussex Counties) will be given a 
preference, as required by the Borough of Demarest.  

OVERVIEW OF THE NEW SALE PROCESS 

 An initial deadline date, no less than 60 days after the start of the marketing 
process, will be established.  All of the preliminary applications received by 
Piazza & Associates, on or before the initial deadline date, shall be deemed 
received on that date. 

 Households that apply for low and moderate income housing will be prescreened 
by Piazza & Associates for preliminary income eligibility by comparing their total 
income and household size to the low and moderate income limits adopted by 
COAH or its successors and other program restrictions that may apply.  All 
households will be notified as to their preliminary status.   

 A drawing will be held under the direction of Piazza & Associates to determine 
the priority order of the pre-qualified applications received on or before the initial 
deadline date.  All preliminary applications received after the initial deadline, will 
be processed on a "first come, first served" basis after the applicants who were in 
the initial random selection. 

 In order to ensure an adequate supply of qualified applicants, the advertising 
phase will continue until there are at least ten (10) pre-qualified applicants for 
each low and moderate income unit available, or until all of the low and moderate 
income units within the development have been sold.   

 Final applications will be mailed by Piazza & Associates to an adequate number 
of pre-qualified applicants, in priority order, for each available low and moderate 
income unit.  The final application will require the applicants to supply 
documents to verify their identity and household composition as well as their 
income and assets.     

 Completed final applications will be forwarded to Piazza & Associates.  Piazza & 
Associates will make a determination as to their eligibility for a low or moderate 
income unit.  Applicants will receive a letter from Piazza & Associates with 
respect to the status of their application each time a review is performed. 

 When submitting final applications, applicants will also be asked to provide a pre-
qualification letter from a qualified lending institution. 

 Certified applicants will be given 15 days to sign a sales agreement with the 
developer.  Mortgage contingencies may not be an acceptable term of the 
agreement. 

 The sales agreement may also limit closing to a reasonable time to be approved by 
Piazza & Associates in advance of the process. 
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OVERVIEW OF THE RESALE PROCESS 

When an Owner of a restricted unit wishes to sell, the sale will be processed through the 
Administrative Agent. Prior to the initial date of purchase, the Owner makes a 
certification regarding his or her understanding of this requirement.  

The Administrative Agent coordinates certain aspects of the sales process for affordable 
homes on behalf of designated municipalities.  The Administrative Agent is not a real 
estate agent, however, and recommends that the Seller use a qualified real estate 
professional.   The process is outlined below.  

 The Seller submits a Preliminary Notice and Request for Maximum Sale Price 
(MSP).  

 The Administrative Agent will respond to the Seller in writing, explaining some 
of the details of the process and informing the Seller of the MSP. The MSP is 
calculated by using COAH’s Annual Regional Income Limits Chart or approved 
alternative, and can be estimated on the Resale Calculator at HousingQuest.com 
or on COAH’s website. 

 The Seller then submits a Final Notice of Intention to Sell to the Administrative 
Agent.  

 The Administrative Agent will respond by sending 20 copies of Preliminary 
Applications to the Seller, specially marked with the address of the affordable 
home at the top.     

 The Administrative Agent will send a “Notice of Availability” to households on 
the Borough waiting list for an affordable home of the same bedroom size and 
income category.  The Notice will ask interested households to contact the Seller 
or their agent, directly, to make an appointment to see the affordable home within 
a two-week time frame.  The Seller may want to prepare a flyer for us to 
distribute with the notice of availability. The Administrative Agent reserves the 
right to limit the number of notices that are mailed, based on the chronological 
order in which the prequalified applications were received. If the notices are 
limited in this way, applicants receiving notices will have a priority over those 
who do not.  

 The Administrative Agent will affirmatively market the unit if there is no current 
applicant pool. 

 The Seller or their agent may also want to advertise.  Ads should include the 
“Equal Housing Opportunity” logo and should be sent to our office for review 
prior to distribution.  

 The Seller or their agent, upon showing the home, provides potential buyers with 
a copy of the Preliminary Application (which may be duplicated if necessary).   

http://www.piazza-and-associates.com/?pa=realestate�
http://www.piazza-and-associates.com/?pa=realestate�
http://www.piazza-and-associates.com/?pa=requestresale�
http://www.piazza-and-associates.com/?pa=requestresale�
http://www.piazza-and-associates.com/?pa=calculator�
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 Interested households complete the application together with a mortgage pre-
approval letter from a qualified lending institution.  

 At the end of the two-week time period, the Administrative Agent collects all of 
the Preliminary Applications submitted for a particular home.  These forms are 
prioritized on the basis of a blind selection process or lottery. Preference may be 
given to households that can utilize all of the bedrooms, as well as handicap 
accommodations, when applicable.  

 The first applicant or two on the prioritized list is sent a letter which requires them 
to complete a final application within fourteen days.  When an applicant is 
approved as a buyer, a copy of the approval letter is sent to the Seller and their 
agent.  

 The Seller and the certified interested household (now Buyer) execute a “Contract 
of Sale.” The Administrative Agent ensures that the Deed, Recapture Mortgage, 
Recapture Mortgage Note and Disclosure Statement (Appendix J) form are 
submitted as part of the closing package to the attorney responsible for the closing 
or other closing agent.  

 The remaining applicants are maintained on the waiting list for this home or other 
homes in the same size and income categories.  In the event that the potential 
buyer is not able and/or willing to purchase the affordable home, the next 
applicant on the prioritized list is notified pursuant to the process described above.  

 When an applicant is in second priority position to purchase an affordable home 
(the original home), and another home of the same size and type in the same 
municipality (the next home) becomes available within 90 days of the lottery date 
of the original home, the applicant will have the option to transfer priority from 
the original home to the next home.  The following conditions will apply: This 
opportunity only applies to the next home of the same bedroom number and 
income category as the original home that becomes available within the 90-day 
period.  This offer will be made only one time and only for the next home.  It does 
not apply to other similar homes that become available. The applicant must have 
completed a final application and be pre-qualified for the original home in order 
to be considered. The applicant will be notified by phone that an alternate home is 
available. The applicant will then have 3 business days in which to view the next 
home and make the determination if he/she would like to pursue that purchase.  If 
so, the applicant would relinquish the secondary priority position for the original 
home.  Once the decision to transfer to the next home is made, the applicant 
cannot be reinstated to the secondary position for the original home if he/she is 
unable or unwilling to purchase the next home.  Conversely, once the decision is 
made to remain in the secondary position for the original home, the applicant 
cannot then transfer to the next home if he/she is unable or unwilling to purchase 
the original home. 
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 A copy of the Sales Contract will be submitted to the Administrative Agent prior 
to closing. The terms of the contract (e.g., closing dates and mortgage 
contingencies) should be reasonable to both buyer and seller.  

 During the final stages of the process, the Seller should provide a “Notice of 
Intent to Transfer Title” form.  It will be necessary to make arrangements for the 
Mortgage and Note to be satisfied with respect to the Seller and new documents 
filed with respect to the Buyer.  

  A copy of the TILA-RESPA or HUD Closing Statement (as applicable) will be 
submitted to the Administrative Agent.   A certified copy of the recorded deed, 
the original recorded repayment mortgage and note, and the certificate of 
ownership should also be sent to the Administrative Agent after closing.  

 The filing and recording of documents is the responsibility of the seller’s or 
buyer’s attorney, but the Administrative Agent may also elect to file the 
documents. Once all documents are filed and recorded, and returned to the 
Administrative Agent for inclusion in the file, the Administrative Agent will 
process a release of the original documents.  

  Annually, the Administrative Agent shall send a mailing to the Owner of the 
affordable unit reminding them of the rights and requirements of owning an 
affordable unit.  

This outline is meant to describe the process utilized prior to the expiration of the 
deed restrictions.  It is not meant to be a legal representation of the rights or 
responsibilities of any party, nor is it meant to modify the Affordable Housing 
Agreement, Mortgage Note or other Deed Restrictions.  Buyers and Sellers are 
encouraged to seek legal counsel for specific questions in this regard.  The 
Administrative Agent is available to both the Seller and the Buyer throughout the 
process to answer any questions that they may have.  

ROLES AND RESPONSIBILITIES 

Responsibilities of the Municipal Housing Liaison or MHL 

The Municipal Housing Liaison is responsible for coordinating all the activities of the 
municipal government as it relates to the creation and administration of affordable 
housing units, in conjunction with the Municipal Attorney, where appropriate (see 
Responsibilities of the Municipal Attorney).  The primary purpose of the MHL to 
ensure that all affordable housing projects are established and administered according to 
the Regulations as outlined in an Operating Manual. The duties of the MHL include the 
following duties, and may include the responsibilities for providing administrative 
services as described in the next Section under, Responsibilities of an Administrative 
Agent.  
 
Monitor the status of all restricted units in the municipality’s Fair Share Plan. 
Regardless of any arrangements the municipality may have with one or more 
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Administrative Agents, it is the Municipal Housing Liaison’s responsibility to know the 
status of all restricted units in their community.  
 
Serve as the municipality’s primary point of contact for all inquiries from the State, 
Administrative Agents, developers, affordable housing sponsors, owners, property 
managers, and interested households. The MHL serves as the municipality’s primary 
point of contact on affordable housing issues. Interested applicants should be provided 
with information on the types of affordable units within the municipality and, where 
applicable, the name of the Administrative Agent that manages the units and the contact 
information for the Administrative Agent. 
 
Compile, verify and submit annual reporting. Administrative Agents are responsible 
for collecting much of the data that is ultimately included in an annual COAH monitoring 
report. However, it is the Municipal Housing Liaison’s responsibility to collect and verify 
this data and consolidate it into the annual report to COAH. Any requests from COAH 
for additional information or corrections will be directed to the MHL. 
 
Coordinate meetings with Administrative Agents and Developers/Affordable 
Housing Sponsors/Owners. When a new affordable unit or series of units is in the 
planning process, the MHL should coordinate a meeting between the Administrative 
Agent and the developer, affordable housing sponsor or owner. The developer, affordable 
housing sponsor or owner may serve as their own Administrative Agent, if they meet the 
applicable requirements and are approved by the municipality and COAH. The purpose 
of this initial meeting is to develop a clear division of labor between the parties and to 
transmit any components of the Operating Manual – including copies of all COAH-
related local ordinances -- that have already been adopted by the municipality. 
 
It is the responsibility of the Municipal Housing Liaison, in conjunction with the 
Municipal Attorney, to have the affordable housing provisions of any Master Deed and 
Public Offering reviewed for consistency with COAH and UHAC regulations, before 
they are recorded and submitted to DCA for approval. 
 
Provide Administrative Services, unless those services are contracted out. The 
responsibilities for providing administrative services are described in the next Section 
under, Responsibilities of an Administrative Agent.   

Responsibilities of an Administrative Agent 

The primary responsibility of an Administrative Agent is to establish and enforce 
affordability controls and ensure that units in the Administrative Agent’s portfolio are 
sold to eligible households. Administrative Agents will: 
 
Secure written acknowledgement from all developers, affordable housing sponsors 
and owners that no restricted unit can be offered or in any other way committed to 
any person other than a household duly certified by the Administrative Agent.  
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Create and adhere to an Operating Manual. All Administrative Agents are required to 
follow the policies and procedures of an Operating Manual, as applicable to the scope of 
services they have been contracted to perform.  
 
Implement the municipality’s Affirmative Marketing Plan. The Administrative 
Agent, the developer, affordable housing sponsor or owner could be responsible for 
implementing the Affirmative Marketing Plan adopted by the municipality.  At the first 
meeting with the Municipal Housing Liaison, Administrative Agent and the developer, 
affordable housing sponsor or owner, this responsibility should be discussed.  
Affirmative marketing includes conducting regional outreach and advertising for 
available affordable units.  Advertising costs are the responsibility of the developer or 
current owner. 
  
Accept applications from interested households. In response to marketing initiatives or 
by referral from the Municipal Housing Liaison, interested households will contact the 
Administrative Agent.  The Administrative Agent will supply applicants with 
applications, provide additional information on available units and accept completed 
applications. 
 
Conduct random selection of applicants for sale and resale of restricted units. The 
Administrative Agent is responsible for conducting the random selection in accordance 
with the Affirmative Marketing Plan and any related local ordinances, and as described in 
the Operating Manual.  
 
Create and maintain a pool of applicant households. This includes reaching out to 
households in the applicant pool to determine continued interest and/or changes in 
household size and income. 
 
Determine eligibility of households. The task of collecting application materials and 
documentation from applicant households and analyzing it for eligibility is the 
responsibility of an Administrative Agent. A written determination on a household’s 
eligibility will be provided within twenty (20) days of the Administrative Agent’s 
determination of eligibility or non-eligibility. Whether or not the household is determined 
to be eligible for a unit, it is an Administrative Agent’s responsibility to secure all 
information provided by the household in individual files and to maintain strict 
confidentiality of all information regarding that household. An Administrative Agent is 
required to ensure that all certified applicants execute a Disclosure Statement 
acknowledging the rights and requirements of owning an affordable unit, in the form of 
Appendix J of UHAC, as applicable.  
 
Establish and maintain effective communication with owners and property 
managers. Owners and property managers of restricted units should be instructed and 
regularly reminded that the Administrative Agent is their primary point of contact. The 
Administrative Agent will immediately inform all owners and property managers of any 
changes to the Administrative Agent’s contact information or business hours.  The 
Administrative Agent will create and distribute annual mailings to all Owners of 
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affordable units reminding them of the rights and requirements of owning an affordable 
unit. 
 
Owners should be instructed to immediately contact the Administrative Agent in the 
following circumstances: 
 

• If they are considering or have decided to sell their home. 
 

• In the event they wish to refinance their mortgage or take out a home equity loan 
and, consequently, will be seeking a subordination of their mortgage. 

 
• If they are seeking an increase in the sales price of their unit due to capital 

improvements.  
 

• If they are seeking a Hardship Waiver to allow them to rent their unit. 
 
Preserve affordability controls during the sale of restricted units.  Immediately upon 
being notified of an Owner’s intent to sell their property, an Administrative Agent should 
inform the Owner of the Owner’s role in the marketing and sale of the home. An 
Administrative Agent is responsible for extinguishing the affordability controls with the 
Seller and re-establishing them with the Buyer. An Administrative Agent is responsible 
for providing closing attorneys/agents with the appropriate legal instruments.  
 
Ensure cancellations of Recapture Mortgages are effectuated. It is the Administrative 
Agent’s responsibility to ensure that Recapture Mortgages are cancelled at the conclusion 
of the control period when the Recapture Mortgage is satisfied. If the Recapture 
Mortgage is being cancelled due to a sale of the property during the control period, then 
the Administrative Agent may wish to cancel the original Recapture Mortgage only after 
the Recapture Mortgage with the new Owner has been recorded. 
 
Send out annual mailings about restrictions. Administrative Agents will annually mail 
to all Owners of affordable housing units a reminder of their rights and responsibilities as 
Owners of an affordable unit. 
 
Ensure unit has Continuing Certificate of Occupancy at final transfer. To help 
ensure a healthy and safe living environment for all families, an Administrative Agent is 
responsible for obtaining an inspection or a certified statement from the local Building 
Inspector at the first sale after the expiration of the minimum affordability control period.  
 
Serve as the custodian of all legal documents. An Administrative Agent is responsible 
for maintaining originals of all legal instruments for the units in their portfolio. 
Throughout the duration of a control period, an Administrative Agent will maintain a file 
containing its affordability control documents. This includes, but is not limited to, the 
recorded Declarations of Covenants, Conditions and Restrictions, Deed Restrictions, 
Deeds, Recapture Mortgages, Recapture Mortgage Notes and Disclosure Statement. 
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Serve as point of contact on all matters relating to affordability controls.  It is 
recommended that the Administrative Agent develop a system to be notified by lenders 
when a unit is at risk of foreclosure. In the event of a foreclosure, the Administrative 
Agent should work with the foreclosing institution to ensure that the affordability 
controls are maintained. The Administrative Agent should seek the counsel of the 
municipality’s attorney on legal matters that threaten the durability of the affordability 
controls. 
 
Provide annual activity reports to Municipal Housing Liaison for use in the annual 
monitoring report. An Administrative Agent is responsible for collecting the reporting 
data on each unit in the Administrative Agent’s portfolio.  
 
Maintain and distribute information on HUD-approved Housing Counseling 
Programs.   

Responsibilities of the Municipal Attorney 

The Municipal Attorney assists the municipality with developing, administrating, and 
enforcing affordability controls, including but not limited to: 
 

• Assisting the Municipal Housing Liaison with the review of the affordable 
housing provisions of any Master Deed and Public Offering for consistency with 
COAH and UHAC regulations, before they are recorded and submitted to DCA 
for approval.  

 
• Providing all reasonable and necessary assistance in support of the Administrative 

Agent’s efforts to ensure compliance with the housing affordability controls, 
including reviewing legal documents and legal actions required on foreclosures 
and violations. 

 

Responsibilities of Developers 

When a new affordable unit or series of units is in the planning process, the developer of 
affordable housing should contact the Municipal Housing Liaison, who shall coordinate a 
meeting with the Administrative Agent, where applicable, and the developer, affordable 
housing sponsor or owner. 
 
The purpose of this initial meeting is to develop a clear division of labor between the 
parties and to transmit any components of the Operating Manual – including copies of all 
COAH-related local ordinances -- that have already been adopted by the municipality. 
 
If provided for by ordinance and made a condition of the approval of the planning board 
or zoning board of adjustment, the developer may be responsible for the costs of 
advertising affordable units. 
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The Administrative Agent will secure from the developer written acknowledgement that 
no restricted unit can be offered or in any other way committed to any person other than a 
household duly certified by the Administrative Agent. 

Responsibilities of an Owner 

Owners should read annual mailings from the Administrative Agent, and cooperate with 
any and all requests for information from either the Municipal Housing Liaison or the 
Administrative Agent. 
 
The Owner may sell the unit only to a household that has been approved in advance and 
in writing by the Administrative Agent. No sale of the unit shall be lawful unless 
approved in advance and in writing by the Administrative Agent.  No sale shall be for a 
consideration greater than the maximum resale price, as determined by the 
Administrative Agent.  
 
When an Owner wishes to sell an affordable unit, it is the Owner’s responsibility to 
notify the Administrative Agent and to execute a “Notice of Intent to Sell”.  If a potential, 
certified Buyer makes an offer of the maximum resale price of an affordable unit, then 
the Owner is obligated to enter into a sales contract with that Buyer for the sale of that 
unit or withdraw the “Notice of Intent to Sell”.   
 
An Owner may not rent out the Owner’s unit to any other person, not even to members of 
the Owner’s family. 
 
The Owner shall at all times maintain the unit as his or her principal place of residence, 
defined as residing at the unit at least 260 days out of each calendar year.   
 
An Owner shall make no improvements to the unit that would effect its bedroom 
configuration or to increase the maximum permitted resale price, except for 
improvements approved in advance and in writing by the Administrative Agent. 
 
The Owner shall pay all taxes and public assessments and assessments by the 
condominium association levied upon or assessed against the unit, or any part thereof, 
when they become due and before penalties accrue. 
 
The Owner shall pay all charges of any utility authority when they become due and 
before penalties accrue. 
 
The Owner shall not permit any lien, except those approved by the Administrative Agent, 
to attach and remain on the property for more than 60 days. 
 
The Owner will have approval of the Administrative Agent if they wish to refinance their 
mortgage or take out a home equity loan and, consequently, will be seeking a 
subordination of their mortgage. 
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In the event that any first mortgagee or other creditor of an Owner of a low- and 
moderate-income unit exercises its contractual or legal remedies available in the event of 
default or nonpayment by the Owner of a low- and moderate-income unit, the Owner 
shall notify the Administrative Agent in writing within 10 days of such exercise by the 
first mortgagee or creditor and no later than 10 days after service of any summons and 
complaint. 
 
An Owner shall notify the Administrative Agent within 10 days, in writing, of any default 
in the performance by the Owner of any obligation under either the master deed of the 
condominium association, including the failure to pay any lawful and proper assessment 
by the condominium association, or any mortgage or other lien against the low- and 
moderate-income unit, which default is not cured within 60 days of the date upon which 
the default first occurs. 
 
AFFIRMATIVE MARKETING 

Overview of the Requirements of an Affirmative Marketing Plan 

All affordable units are required to be affirmatively marketed using the Borough of 
Demarest’s Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional 
marketing strategy designed to attract households of all majority and minority groups, 
regardless of race, creed, color, national origin, ancestry, marital or familial status, 
gender, affectional or sexual orientation, disability, age, or number of children to housing 
units which are being marketed by an Administrative Agent or a developer, sponsor, 
owner or property manager of affordable housing.  The primary objectives of an 
Affirmative Marketing Plan are to target households who are least likely to apply for 
affordable housing, and to target households throughout the entire housing region in 
which the units are located. 
 
The Borough of Demarest’s Affirmative Marketing Plan can be found in the Exhibits. 
 
Every Affirmative Marketing Plan will include all of the following:  
 

• Publication of at least one advertisement in a newspaper of general circulation 
within the housing region; and 

 
• Broadcast of at least one advertisement by radio or television throughout the 

housing region.  
 

• At least one additional regional marketing strategy such as a neighborhood 
newspaper, religious publication, organizational newsletter, advertisement(s) with 
major employer(s), or notification through community and regional organizations 
such as non-profit, religious and civic organizations. 

 
 
For each affordable housing opportunity within the municipality, the Affirmative 
Marketing Plan will include the following information: 
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• The address of the project and development name, if any 

 
• The number of units, including number of sale units 

 
• The price ranges of the sale units 

 
• The name and contact information of the Municipal Housing Liaison, 

Administrative Agent or property manager  
 

• A description of the Random Selection method that will be used to select 
applicants for affordable housing.  
 

• Disclosure of required application fees, if any. 
 

 
Advertisements will contain the following information for each affordable housing 
opportunity: 
 

• The location of and directions to the units 
 

• A range of prices for the housing units 
 

• The bedroom size(s) of the units 
 

• The maximum income permitted to qualify for the housing units 
 

• The locations of applications for the housing units 
 

• The business hours when interested households may obtain an application for a 
housing unit 

 
• Application fees, if any 

Regional Preference 

The Borough of Demarest has by ordinance provided that households that live or work in 
COAH Housing Region #1, comprising Bergen, Hudson, Passaic and Sussex Counties, 
shall be selected for an affordable housing unit before households from outside this 
region. Units that remain unoccupied after households who live or work in the region are 
exhausted, may be offered to the households outside the region. 
 
Regional Preference is screened at the Final Application stage of the process. 
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Implementation of the Affirmative Marketing Plan 

The affirmative marketing process for new affordable units shall begin at least four 
months prior to expected occupancy. In implementing the marketing program, the 
Administrative Agent shall undertake all of the strategies outlined in the Borough of 
Demarest Affirmative Marketing Plan. Advertising and outreach shall take place during 
the first week of the marketing program and each month thereafter until all the units have 
been sold.  Applications for affordable housing shall be available in several locations in 
accordance with the Affirmative Marketing Plan.  The time period when applications will 
be accepted will be posted with the applications.  Applications shall be mailed to 
prospective applicants upon request. 
 
An applicant pool will be maintained by the Administrative Agent for re-sales.  
 
When a resale affordable unit becomes available, the applicants will be selected from the 
applicant pool and the unit will be affirmatively marketed as described in the Resale 
process, above 
 
The selection of applicants from the applicant pool is described in more detail in this 
manual under Random Selection & Applicant Pool(s). 

Developer, Affordable Housing Sponsor 

If permitted by the municipality, the developer or affordable housing sponsor may be 
responsible for advertising the affordable housing in accordance with the municipality’s 
adopted Affirmative Marketing Plan.  Prior to publication or broadcast, draft copies of 
the marketing material will be submitted to the Administrative Agent for approval.  Proof 
of publication will be submitted, including a copy of the final advertisements with a copy 
of the paid bill. Public Service Announcements shall be submitted by the Administrative 
Agent.  
 
RANDOM SELECTION & APPLICANT POOL(S) 

 
Applicants are selected at random before income-eligibility is determined, regardless of 
household size or desired number of bedrooms.  The process is as follows: 
 
After advertising is implemented, applications are accepted for 60 days.  The applications 
are prescreened for eligibility.  Applicants that are deemed, at this stage, to be ineligible 
are sent a notice and given an opportunity to clarify or correct any information.  This will 
be done in writing. 
 
Prescreened applications are entered into a data base and sorted by the unit size and 
affordability type that is appropriate.  Applicants are sent letters as to their eligibility 
during this preliminary application stage. 
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Prior to the randomized selection, a list of applicants will be sent to the Municipal 
Housing Liaison (MHL) in the order to which the random numbers will be applied. This 
list should be maintained in the file so that the MHL can verify the establishment of the 
order of the list in advance of the random selection. 
 
At the end of the 60-day period, the Administrative Agent arranges a time and date for 
the random selection process to take place.  The MHL and a representative of the 
developer are invited and encouraged to attend.  An announcement of the time and date is 
made by way of an email blast to those applicants who voluntarily sign up for this service 
through www.HousingQuest.com. 
 
It is important to note that applicants need not be present at the random selection, and that 
there is no advantage given those applicants who do attend. 
 
At the random selection, a website is used to generate a random list of numbers.  The 
numbers are applied to the list in the order that was prearranged.  A copy of the random 
numbers and the final list are sent to the MHL for verification and file. 
 
All applicants are assigned a random number.  A random number does not guarantee that 
the applicant will be deemed eligible.  Applicants who submit more than one application 
and receive more than one priority number will forfeit the lower number with the highest 
priority.  
 
When units become available, final applications are sent in the prioritized order as 
specified previously. The Administrative Agent can keep the applicant pool open after 
the initial lottery and add names to the existing list based on time and date of submission.  
On-going marketing is done primarily through www.HousingQuest.com. 
 
For re-sales, applications received subsequent to the initial random selection may be 
subject to a random selection on a per-unit basis.  
 
 
MATCHING HOUSEHOLDS TO AVAILABLE UNITS 

 
In referring certified households to specific restricted units, to the extent feasible, and 
without causing an undue delay in occupying the unit, the Administrative Agent shall 
strive to implement the following policies: 
 

• Provide an occupant for each unit bedroom;   
• Prevent more than two persons from occupying a single bedroom; and 
• Require that all the bedrooms be used as bedrooms. 

 
A household is placed only on one unit list for eligibility. A household may chose to 
change the unit type for which they are eligible within the scope of the program.  
 

http://www.housingquest.com/�
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APPLICATION FEES 

The Administrative Agent does not charge a fee to applicants. 
 
HOUSEHOLD CERTIFICATION 

Before any household can purchase a restricted unit, the Administrative Agent will 
certify the household as eligible. Certification of a household involves the verification of 
two critical pieces of data: 1) Household size and composition, including gender; and 2) 
The total income and assets for all household members 18 years of age or older. The 
certification process begins with the applicant completing an application in its entirety 
and providing the required backup documentation. Once eligibility documents and data 
have been collected, the Administrative Agent can begin the process of calculating the 
household’s income. 

Household Composition and Circumstances 

Generally, a Household is defined as everyone who intends to reside in the affordable 
unit. Temporarily absent members of a household will be counted in very limited 
circumstances, such as a member of the military in active duty.  Unborn children and 
children in the process of being adopted shall be counted as members of the household. 
 
The following are generally excluded from the household for the purposes of income 
qualifying, but may be considered by the Administrative Agent for the purposes of 
determining the size of the unit:  live-in aid, foster children and children who live in the 
household with less than 50% joint physical custody. 
 
The following are various records for documenting household information: 
 

• Social Security records or cards. Either individual Social Security card or letter 
from Social Security Administration 

 
• Adoption papers, or legal documents showing adoption in process 

 
• Income Tax Return 

 
• Driver’s License 

 
• Birth Certificate or Passport 

 
• Alien Registration Card 

 
• Divorce Decree and Settlement Agreement 

 
• Adoption Agency / Legal Correspondence and/or Certification 
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• Correspondence / Certification from Foster Care Services 
 

• Doctor’s Authorization for Live-in Aid. 
 

• The Administrative Agent always reserves the right to require any other such 
documentation that, in its sole discretion, it deems necessary to verify 
composition. 

Procedure for Income-Eligibility Certification 

To calculate income, the current gross income of the applicant is used to project that 
income over the next 12 months.  Applicants may NOT change or modify their situation 
relative to their income once they have submitted a Final Application. 
 
Through the submission of the Final Application, the Administrative Agent shall require 
each member of an applicant household who is 18 years of age or older to provide 
documentation to verify their income.  The application and a schedule of required 
documentation can be found in Exhibits C and D. Generally the documentation required 
is as follows:  
 

• Four current consecutive pay stubs, including bonuses, overtime or tips, or a 
signed and dated letter from the employer stating the present annual income figure 
or if self-employed, a current Certified Profit & Loss Statement and Balance 
Sheet. 

 
• Copies of Federal and State income tax returns for each of the preceding three tax 

years - A Form 1040 Tax Summary for the past three tax years can be requested 
from the local Internal Revenue Service Center or by calling 1-800-829-1040. 

 
• A letter or appropriate reporting form verifying current monthly benefits such as 

 
o Social Security or SSI – Award letter or computer print out letter 
 
o Unemployment – verification of Unemployment Benefits  
 
o Welfare -TANF5

 
 current award letter 

o Disability - Worker’s compensation letter  
 
o Pension income – a pension letter. 

 
• A letter or appropriate reporting form verifying any other sources of income 

claimed by the applicant, such as alimony, child support and education stipends. 
 

                                                 
5 TANF – Temporary Assistance for Needy Families 
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• Current reports of savings and checking accounts (bank statements and 
passbooks) and income reports from banks or other financial institutions holding 
or managing trust funds, money market accounts, certificates of deposit, stocks or 
bonds. 

 
• Evidence or reports of income from directly held assets, such as real estate or 

businesses. 
 

• Interest in a corporation or partnership – Federal tax returns for each of the 
preceding three tax years. 

 
• Current reports of assets – Market Value Appraisal or a contract with a real estate 

broker which sets forth the price of the property and Bank/Mortgage Co. 
Statement indicating Current Mortgage Balance. For rental property, attach copies 
of all leases. 
 

• The Administrative Agent always reserves the right to require any other such 
documentation that, in its sole discretion, it deems necessary to verify household 
income.  

 
The following is a list of various types of wages, payments, rebates and credits. Those 
that are considered as part of the household’s income are listed under Income. Those that 
are not considered as part of the household’s income are listed under Not Income.  
 
Income 
 

1. Wages, salaries, tips, commissions 
 

2. Alimony  
 

3. Regularly scheduled overtime 
 

4. Pensions and regular distributions from retirement accounts 
 

5. Social security benefits 
 

6. Unemployment compensation (annualized) 
 

7. TANF 
 

8. Verified regular child support 
 

9. Disability benefits  
 

10. Net income from business or real estate 
 

11. Actual interest income from assets such as savings, certificates of deposit, money market 
accounts, mutual funds, stocks, bonds  
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12. Imputed interest (using the current HUD Passbook Rate) from non-income producing 
assets, such as checking accounts, cash on hand, and equity in non-income producing real 
estate. 
 

13. Net rental income from real estate 
 

14. Non-tuition stipends for living expenses for students 
 

15. Non-Governmental financial support 
 

16. Any other forms of regular income reported to the Internal Revenue Service 
 

17. Regular financial support from any source. 
 
Not Income 
 

1. Rebates or credits received under low-income energy assistance programs 
 

2. Food stamps  
 

3. Payments received for foster care  
 

4. Relocation assistance benefits  
 

5. Income of live-in attendants  
 

6. Scholarships  
 

7. Student loans 
 

8. Personal property such as automobiles 
 

9. Lump-sum additions to assets such as inheritances, lottery winnings, gifts, insurance 
settlements 

 
10. Part-time income of persons enrolled as full-time students    

 
 
Deduction from Income 

 
Court ordered payments for alimony or child support paid to another household shall be deducted 
from gross annual income  
 
Student Income 
 
Only full-time income of full-time students is included in the income calculation. A full-
time student is a member of the household who is enrolled in a qualifying education 
program for 12 credit hours or more per semester; and part-time income is income earned 
on less than a 35-hour workweek. Full time income (35 hours or more) for full-time 
students is always counted. 
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The Real Estate Asset Limit  

Except for federal programs, if an applicant’s primary residence, which is to be sold upon 
purchase of an affordable unit, has no mortgage debt and is valued at or above the 
regional asset limit as published annually by COAH or their successor as part of the 
Annual Regional Income Limits Chart, the household will be determined ineligible for 
certification.  
 
However, if the applicant’s existing monthly housing costs including taxes, homeowner 
insurance, and condominium or homeowner association fees exceed 38 percent of the 
household’s eligible monthly income, the household will be exempt from the asset limit.  
 
An applicant will provide a recent, Market Value Appraisal, on the home they own unless 
the applicant has mortgage debt on the home or can demonstrate that the existing monthly 
housing costs exceed 38 percent of the household’s eligible monthly income, in which 
case the applicant is exempt from the asset limit. 

Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the net 
revenue is considered income. Specifically, rent from real estate is considered income, 
after deduction of any mortgage payments, real estate taxes, property owner’s insurance 
and reasonable property management expenses as reported to the Internal Revenue 
Service. Other expenses are not deductible. If actual rent is less than fair market rent, the 
administrative agent shall impute a fair market rent. 
 
If an applicant owns real estate with mortgage debt, which is not to be used as rental 
housing, the Administrative Agent should determine the imputed interest from the value 
of the property.  The Administrative Agent should deduct outstanding mortgage debt 
from the documented market value established by a market value appraisal.  Based on 
current HUD Passbook Savings Rate, interest will be imputed on the determined value of 
the real estate. 

Maximum Monthly Payments 

The percentage of funds that a household can contribute toward housing expenses is 
limited. However, an applicant may qualify for an exception based on the household’s 
current housing cost (see below). The Administrative Agent will strive to place an 
applicant in a unit with a monthly housing cost equal to or less than the applicant’s 
current housing cost.  
 
A certified household is not permitted to purchase a unit that would require more than 33 
percent of the verified household income to pay principal, interest, taxes, homeowner and 
private mortgage insurance and condominium or homeowner association fees, as 
applicable. However, at the discretion of the Administrative Agent, this limit can be 
exceeded if the applicant:  
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• Obtains a firm mortgage loan commitment at the higher level from a licensed 
financial institution, under terms consistent with the requirements of the New 
Jersey Home Ownership Security Act of 2002, N.J.S.A. 46:10B-22 et seq.; and 

 
• Submits a certification from a non-profit counselor approved by HUD or the New 

Jersey Department of Banking and Insurance that the household has received 
counseling on the advisability of the loan transaction.  

Housing Counseling 

The Administrative Agent will provide referrals for counseling, as a part of its services.  
Although housing counseling is recommended, a household is only required to attend 
counseling if their monthly housing expense exceeds UHAC standards.  A HUD-
approved housing counseling agency, or a counseling agency approved by the NJ 
Department of Banking and Insurance, meets UHAC’s requirements for an experienced 
Housing Counseling Agency.  This counseling to low- and moderate-income housing 
applicants will focus on subjects such as budgeting, credit issues, and mortgage 
qualification, and is free of charge.  A list of non-profit counselors approved by HUD 
and/or the New Jersey Department of Banking and Insurance is included on COAH’s 
website and is available from the Administrative Agent.  
 
In addition, the Administrative Agent will: 
 

• Confirm and update all information provided on the application. 
 

• Explain program requirements, procedures used to verify information, and 
penalties for providing false information. Ask the head of household, co-head, 
spouse and household members 18 years of age or older to sign the Authorization 
for Release of Information forms and other verification requests. 

 
• Review the applicant’s identification and financial information and 

documentation, ask any questions to clarify information on the application, and 
obtain any additional information needed to verify the household’s income. 

 
• Seek to ensure, to a reasonable degree, that the applicant has reported all sources 

for earned and benefit income and assets (including assets disposed of for less 
than fair market value in the past two years). Require the applicant to give a 
written certification as to whether any household member did or did not dispose 
of any assets for less than fair market value during the past two years. 

Approving or Rejecting a Household 

Administrative Agents will notify applicant households of their eligibility within twenty 
(20) days of the Administrative Agent’s determination.   
 
Households with a verified total household income that exceeds 80 percent of the 
regional income limit for the appropriate family size are ineligible for purchase or rental 



 

 23  

of restricted units. A letter rejecting the household’s application shall be mailed to the 
household.  
 
Similarly, households with a verified total household income that is within the income 
limits, but too low to afford any of the units administered by the Administrative Agent 
shall be sent a letter rejecting the household’s application, and/or referring them to 
housing counseling.   
 
Households with a verified total household income of less than 80 percent shall be issued 
a letter certifying eligibility. This certification is valid for 180 days. If the applicant does 
not sign a Sales Agreement within that time frame, an extension may be granted once the 
household’s eligibility is updated and verified.  
 
Once the applicant is certified and matched to an available unit, the Administrative Agent 
will secure from the applicant a signed and notarized acknowledgement of their 
requirements and responsibilities in purchasing a restricted unit. UHAC’s Disclosure 
Statement shall be forwarded to the applicants. 
 
In addition to non-eligibility based on income, the Administrative Agent may deny a 
certification because of the household’s failure or inability to document household 
composition, income, assets, sufficient funds for down payment, or any other required 
facts and information.  A household may also be denied certification if the Administrative 
Agent determines that there was a willful or material misstatement of fact made by the 
applicant. 

Dismissal of Applications 

Applications can be dismissed for the following reasons: 
 

1. The application is not signed or submitted on time;  

2. The applicant's sources of income or household composition changes after the 
submission of the final application, but before approval;  

3. The applicant commits fraud, or the application is not truthful or complete;  

4. The applicant cannot or does not provide documentation to verify their income or 
other required information when due;  

5. The household income does not meet the minimum or maximum income 
requirements for a particular property;  

6. The applicant owns an asset that exceeds the Asset Limits for COAH properties;  

7. The applicant fails to respond to any inquiry in a timely manner;  

8. The applicant had a greater chance than any other applicant submitted for a 
random selection;  

9. The applicant is non-cooperative or abusive with the our staff, property managers 
or the sellers of affordable units;  

http://www.piazza-and-associates.com/?pa=assetlimits�
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10. The applicant changes address or other contact information without informing us 
in writing;  

11. The applicant is unable to obtain suitable and legitimate financing for a sale unit 
or fails to verify attendance in a home buyer credit counseling program when 
required to do so by the program rules;  

12. The applicant does not respond to a periodic update inquiry in a timely fashion;  

13. The applicant fails to sign the Compliance Certification, Certificate for Applicant; 
Lease Documents, Contract for Sale, Affordable Housing Agreement and/or Deed 
Restrictions as may be required; or  

14. The applicant, once approved, fails to close on a sale in a timely manner.  

Applicants will also be withdrawn from all lists held by us in the Borough of Demarest 
once they have been approved for an affordable unit within that same municipality.  
However, these applicants may re-apply for other opportunities in that municipality once 
they have occupied their unit. Applicants withdrawn for fraud may be withdrawn from all 
programs administered by Piazza & Associates, Inc., and may be subject to prosecution 
under the law. 

Applicants who are withdrawn and who wish to re-apply to that specific program may do 
so using a new Preliminary Application. The new Preliminary Application will NOT be 
given preferential treatment, but will be processed in the same way that all new 
Preliminary Applications for that specific program are processed. In the event that an 
application list is closed when the application is withdrawn, the applicant will be required 
to wait until the list is re-opened to apply again.  

Applicants who are dismissed must re-apply.  A minimum time period of six months 
applies in most situations where the applicant has been withdrawn for fraud, 
uncooperative behavior or other serious matters. 

Appeals 

Appeals from all decisions of an Administrative Agent shall be made in writing to the 
Municipal Housing Liaison, Borough of Demarest; or the Executive Director of the New 
Jersey Housing and Mortgage Finance Agency. 
 
 
DETERMINING AFFORDABLE SALES PRICES  

Development Considerations and Compliance Issues 

There are several regulations that will be considered from the development perspective 
before the sales prices of individual units can be calculated. These requirements should 
be discussed at the first meeting between the Municipal Housing Liaison, Administrative 
Agent and developer or affordable housing sponsor. The following is a summary of the 
requirements for ownership projects.  
 

http://www.piazza-and-associates.com/?pa=fanaffordable�
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Bedroom Distribution. The standards on the distribution of unit sizes for affordable 
developments require that:  
 

• The combined number of efficiency and one-bedroom units may be no greater 
than 20 percent of the total low- and moderate-income units;  

 
• At least 30 percent of all low- and moderate-income units will be two-bedroom 

units;  
 

• At least 20 percent of all low- and moderate-income units are three-bedroom 
units; and  

 
• The remainder, if any, may be allocated at the discretion of the developer. 

 
 
Age-restricted Units. Affordable age-restricted units are not held to these bedroom 
distribution standards. For affordable age-restricted units, the number of age-restricted 
low- and moderate-income bedrooms will be equal to or greater than the number of age-
restricted units within the development.  In other words, the average bedroom size in an 
age-restricted development will be equal to or greater than one bedroom per unit.  For 
example, if the overall age-restricted development is 25 percent efficiencies, and 50 
percent one-bedroom units, and 25 percent two-bedroom units, that equals an overall 
development bedroom size of exactly one bedroom per unit.  An age-restricted 
development can meet this standard by creating all one-bedroom units or by creating a 
two-bedroom unit for each efficiency unit, or any other combination that will equal a 
minimum of one bedroom per unit. 
 
Pricing by Household Size. Initial sales prices and rents are based on targeted “model” 
household sizes for each size home as determined by the number of bedrooms. Initial 
sales prices and rents will adhere to the following rules. These maximum sales prices and 
rents are based on COAH’s Annual Regional Income Limits Chart at the time of 
occupancy:  
 

• A studio shall be affordable to a one-person household; 
 

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

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

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

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

 
The above rules are only to be used for setting initial sales prices.  They are not 
guidelines for matching household sizes with unit sizes.   
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Determining Maximum Initial Sales Price 

To determine the affordable sale prices the Administrative Agent uses the regulations set 
forth in UHAC. 
 
The maximum sales price for an ownership unit is determined by first calculating the 
amount that an appropriately sized household can afford for housing expenses at various 
income ranges.  Several related expenses (homeowner insurance, private mortgage 
insurance (PMI), association fees and taxes) will then be subtracted from the household’s 
maximum monthly contribution toward housing expenses to arrive at the maximum 
monthly mortgage payment. The calculated mortgage amount, a five percent down 
payment, and the current lending rate will be used to arrive at the maximum sales price.  

Additional Regulations for an Ownership Development 

In addition to the regulations in the previous Section entitled Development 
Considerations and Compliance Issues, ownership developments will also comply with 
the following regulations: 
 
Division of Units: Low- and Moderate-income. In each affordable ownership 
development, at least 50 percent of each unit type will be affordable to low-income 
households. The remaining affordable units will be affordable to moderate-income 
households.   
 
Affordability Average. Each affordable development will achieve an affordability 
average of no more than 55 percent of the regional median income for restricted 
ownership units. In achieving this affordability average, moderate-income ownership 
units will be available for at least three different prices for each bedroom type, and low-
income ownership units will be available for at least two different prices for each 
bedroom type. 
 
Maximum Initial Sales Price. The maximum initial sales price of restricted ownership 
units within each affordable development shall be affordable to households earning no 
more than 70 percent of the regional median income.  
 
Condominium/Homeowner Association Fees. The master deeds of affordable 
developments shall provide no distinction between the condominium or homeowner 
association fees and special assessments paid by low- and moderate-income purchasers 
and those paid by market purchasers. 

Determining Resale Prices 

Calculating the maximum resale price (MRP) for an ownership unit involves applying the 
annual percentage increase corresponding with each calendar year since the Seller bought 
the house. No increase is permitted during the balance of the calendar year immediately 
after the sale. A Resale Price Calculator has been created by the Administrative Agent to 
provide an estimate of the MRP to owners of affordable homes.  It can be accessed at 
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www.HousingQuest.com, by clicking on “Resale Calculator” on the menu bar and 
choosing the municipality in which your affordable home is located.  In the alternative, 
homeowners can also call Piazza & Associates, Inc., at 609-786-1100, and request a 
verbal estimate by phone.  The official MRP can only be given in writing in response to a 
written request, together with a copy of the recorded deed. 

Requests for Increases in Maximum Sales Price 

The Seller of an ownership unit may ask the Administrative Agent to increase the sales 
price of their home beyond the maximum sales price under limited circumstances. Only 
those improvements “that render the unit suitable for a larger household or that add an 
additional bathroom” can increase the calculated maximum sales price. In no event shall 
the maximum sales price of an improved housing unit exceed the limits of affordability 
for the larger households.   
 
 
WAIVERS AND EXEMPTIONS6

Hardship and Income Waivers 

 

An Owner may not rent out the Owner’s unit to any other person, not even to members of 
the Owner’s family.  The Administrative Agent may grant a Hardship Waiver for the 
following extenuating circumstances: 
 

• The Owner’s employer is temporarily sending the Owner to a work place a great 
distance from the Owner’s home, and the employer expects the Owner to resume 
work for the employer back at home within the next 12 months. 

 
• The Owner is called up for military service 

 
An Owner of a low-income unit may request that the unit be sold to a household whose 
income exceeds the established income eligibility criteria for a low-income household, 
but does not exceed the income criteria for a moderate-income household, by submitting 
a written request for an Income Waiver to the Administrative Agent.  The Owner will 
demonstrate that this request is consistent with the following reasons for an Income 
Waiver: 
 

• The unit is in marketable condition as determined by the Administrative Agent. 

• The Owner has made a good faith effort to sell the unit to a certified household 
for no less than six (6) months, in accordance with procedures required by the 
Administrative Agent and no certified household has made a “reasonable” offer 
during the that six-month period. 

                                                 
6 Revised 4.24.08 

http://www.housingquest.com/�
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• The Owner has demonstrated a willingness to consider price offers lower than the 
maximum allowable resale price, taking into account current market conditions 
and the marketability of the unit. 

• The Owner has advertised the unit’s availability in newspapers and other 
locations likely to be noticed by potential purchasers, or has engaged the services 
of a qualified real estate agent to sell the home. 

 
The Administrative Agent may grant an Income Waiver upon demonstration that the 
Owner has made a good faith effort to sell the unit and subject to COAH determining that 
there is an insufficient number of low-income purchasers in the market to permit prompt 
occupancy of the unit. 
 
Upon receipt of a request for an Income Waiver,7

 

 the municipality shall have first option 
to purchase the unit at the approved resale price and holding, renting or conveying it to a 
certified household. The municipality shall have 30 days in which to exercise this option. 

The Administrative Agent shall approve or deny a Hardship Waiver in writing within 30 
days of receipt all requested verification.   
 
The Administrative Agent shall approve or deny an Income Waiver in writing within 30 
days of receipt of all requested verification from the Owner and a determination by 
COAH that there are an insufficient number of low-income purchasers in the market to 
permit prompt occupancy of the units.  The Income Waiver shall be provided to the 
Owner with a copy to the Buyer at the time of closing.  The original shall be filed with 
the Deed.  The Income Waiver is only valid for the designated resale transaction.  All 
future resales will be in accordance with the Deed restrictions and sold to income eligible 
households for no more than the approved indexed resale price. 
 
The approval of an Income Waiver for a particular resale does not guarantee receipt of 
the maximum resale price to the Owner. 
 
If the Administrative Agent denies a Hardship Waiver or Income Waiver, the Owner may 
appeal the decision of the Administrative Agent within 30 days from the date of 
notification of the decision of the Administrative Agent (see Appeals). If a written 
request has not been received within 30 days following the household’s receipt of 
notification, the denial will be final. Owners shall be required to produce documentation 
to support their claim.   

Exempt Transactions 

The following title transactions shall be deemed exempt transactions and, when 
requested, the Administrative Agent shall provide the Owner receiving title with written 
confirmation of the exemption to those restrictions that determine occupancy of the unit. 
 

                                                 
7 Rev 5.16.08 
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• Transfer of ownership between former spouses ordered as a result of a judicial 
decrees of divorce or judicial decree of separation (but not including sales to third 
parties); 

 
• Transfer of ownership between family members by will or intestate succession; 

 
• Transfer of ownership through an Executor’s Deed to a Class A beneficiary; and 

 
• Transfer of ownership by Court Order. 

 
An exempt transfer of ownership does not terminate the resale restrictions or existing 
liens on the property.  All liens will be satisfied in full prior to subsequent resale and all 
subsequent resale prices will be calculated using the resale price index in compliance 
with the term of the affordable housing regulations. 
 
The exempt transaction shall not be considered as a recorded transaction in calculating 
subsequent resale prices. 
 
The Owner shall notify the Administrative Agent in writing of any proposed transaction 
that requires approval as an exempt transaction.  The Owner shall supply the 
Administrative Agent with all necessary documentation to demonstrate that the 
transaction qualifies as an exemption as defined above.   
 
If the Administrative Agent denies the exemption, the Owner may appeal the decision of 
the Administrative Agent within 30 days from the date of notification of the decision of 
the Administrative Agent (see Appeals). If a written request has not been received within 
30 days following the household’s receipt of notification, the denial will be final. Owners 
shall be required to produce documentation to support their claim.   
 
VIOLATIONS, DEFAULTS AND REMEDIES 

In the event of a threatened breach of any of the regulations governing the affordable unit 
by an Owner, the Administrative Agent shall have all the remedies provided at law or 
equity, including the right to seek injunctive relief or specific performance, it being 
recognized by both parties that it will cause irreparable harm to the municipality, in light 
of the public policies set forth in the Fair Housing Act and the obligation for the 
provision of low- and moderate-income housing. 
 
Upon the occurrence of a breach of any of the regulations governing the affordable unit 
by an Owner, the municipality shall have all remedies provided at law or equity, 
including but not limited to foreclosure, acceleration of all sums due under a mortgage, 
recoupment of any funds from a sale in the violation of the regulations, injunctive relief 
to prevent further violation of the regulations, entry on the premises, and specific 
performance. 
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MAINTENANCE OF RECORDS AND APPLICANT FILES 

Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 5:80-26.17 
current records will be maintained by the Administrative Agent and outdated records will 
be given to the municipality for safe-keeping. A file will be created and maintained on 
each restricted unit for its control period. 
 
The Administrative Agent will maintain detailed records on all marketing initiatives.  

Files To Be Maintained on Every Applicant 

The Administrative Agent will maintain files on every applicant.  All files will contain a 
preliminary application.  If an applicant’s preliminary application is approved, and the 
applicant files a formal application, the file will contain at a minimum: 
 

• Application Form. 
• Income Verification  
• Letter of Certification of Eligibility or Letter of Determination of Ineligibility. 

 
Individual files will be maintained throughout the process and submitted to the 
municipality upon termination of the program. 

Files To Be Maintained on Every Unit 

The Administrative Agent will maintain files on every unit for the length of the 
affordability controls.  The unit file will contain at a minimum: 
 

• Base sales prices 
• Identification as low- or moderate-income 
• Description of number of bedrooms and physical layout 
• Floor plan 
• Original deed restriction 
• Affordability control documents, including Declarations of Covenants, Conditions 

and Restrictions, Deed Restrictions, Deeds, Recapture Mortgages, Recapture 
Mortgage Notes, Disclosure Statement 

• Application materials, verifications and certifications of all present owners, 
pertinent correspondence, any documentation of home improvement, hardship or 
income waivers or other approvals granted by an AA, certificate of exemption 

Files To Be Maintained on Every Project 

The Administrative Agent will maintain files on every project for the length of the 
affordability controls. The project file will contain at a minimum: 
 

• Condominium Master Deed 
• Condominium Public Offering 
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Files To Be Maintained on The Applicant Pool 

• Any changes to the applicant pool 
• Any action taken with regard to the applicant pool 
• Any activity that occurs that affects a particular applicant 
• Current applications for all applicants whose status is active in the applicant pool 
• The application, the initial rejection notice, the applicant’s reply to the notice, a 

copy of the Administrative Agent’s final response to the applicant, and all 
documentation of the reason the applicant’s name was removed from the 
applicant pool. 

Monitoring 

A sample Deed will be submitted for each project.  Additionally, the current annual 
monitoring information required to be maintained and reported annually to the Municipal 
Housing Liaison can be found on COAH’s website. The information required for each 
unit includes but is not limited to: 
 

• Street Address 
• Block/Lot/Qualifier/Unit Number 
• Housing Type 
• Income:  Very Low/Low/Moderate 
• Initial Sale Price 
• % of affordability 
• Bedroom Type 
• Age-restricted 
• Handicap accessible/adaptable 
• Co #, date 
• Effective date of affordability controls 
• Length of affordability controls (yrs) 
• Date Affordability controls removed 
• 95/5 
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New Jersey Law Prohibits
Discrimination

in

Housing
ON THE BASIS OF: Race, Creed, Color, National Origin, Ancestry, Nationality, Marital or

Domestic Partnership or Civil Union Status, Familial Status, Sex, Gender
Identity or Expression, Affectional or Sexual Orientation, Disability, Source
of Lawful Income or Source of Lawful Rent Payment (including Section 8)

BY: All Persons including Real Estate Agents or Brokers, Financial
Institutions, Property Owners, Landlords, or Building Superintendents,
and Their Agents and Employees

WITH RESPECT TO: • The Sale, Rental or Lease of Real Property
• Listing or Advertising of Real Property
• Receipt or Transmittal of Offers to Purchase or Rent Real Property
• Application and Terms of a Mortgage or Other Loan

REMEDY MAY INCLUDE: An Order Restraining Unlawful Discrimination, Reimbursement for
Financial Loss, Damages for Pain and Humiliation Experienced
as a Result of Unlawful Discrimination, Punitive Damages, and
Attorney’s Fees

It is also unlawful to publish real estate advertisements which express any discrimination against
persons protected by the New Jersey Law Against Discrimination, N.J.S.A. 10:5-1 et seq.

The regulations of the New Jersey Division on Civil Rights require that all real estate brokers and persons who engage in the
business of selling or renting real property who are covered by the New Jersey Law Against Discrimination shall display this
official poster in places easily visible to all prospective tenants and purchasers. N.J.A.C. 13:8-1.3.

Violations Should Be Reported To the Nearest Of f ice
of the NJ Division on Civil Rights or Call Toll Free at 866-405-3050
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rd
 Floor
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Identification.  Please include a photocopy of identification for every person who will reside in the affordable
home.  Typically,  a birth certificate, drivers license or passport will be sufficient.  Verification of Income. Every
applicant must submit a copy of each of the most recent three (3) years of  signed state and federal tax returns
(1040). Please include all accompanying documents such as W2 form(s), 1099's etc.  If the applicant has not filed
a retu rn in  an y o f th e th ree (3) previous years, he / she m ust subm it a notarized letter of explanation.  Every
applicant must submit the six (6) most recent statements from every Checking account and three (3) statem ents
from every other bank and financial account (including, Savings, CD's, Money Market Accounts, etc.) to which
the ap plicant is a d epositor or sig natory.  All sources of income must be verified.  Acceptable form s of
verification include...  Salary:  Four (4) m ost recent pay statem ent (stubs).  Social Security: A letter from the
Social Security Administration. Public Assistance:  A letter from th e appropriate ag ency which d etails the
amount and frequency of the benefit. Alimony and Child Support: The separation or divorce agreement which
details the am ount and frequency of child suppor t or alim ony received by the applicant.  Pension Plan, IRA,
Annuity and/or other retirem ent account, pl an or service under which the applicant receives an incom e or
financial distribution: The most recent statement for each which clearly indicates the amount and frequency of the
distribution.  In lieu  of a statement, a letter of v erification from th e ap propriate authority will be co nsidered.
Savings Bonds: A copy of all bonds held by the applicant(s).  Stocks, Bonds, Treasury Bills and Notes or other
financial instruments which are owned in whole or in part by th e applicant:  The m ost recent statement which
verifies the value of the assets and current dividends (if any).  If these are not available, a notarized letter from a
Certified Public Accountant or attorney who has access to these records will be considered.  Real Estate: If the
real estate is the current residence of the applicant, and if the applicant intends to sell the real estate, submit one of
the following:  a certified appraisal, a c ontract with a real estate broker which sets forth the price of the property,
or a signed contract for the sale of the property.  If there is a mortgage, a statement from the mortgage company or
bank which clearly in dicates the principal balance of the mortgage(s) must be submitted.  If o ther real estate is
owned, i n whole or in part  by t he applicant, and that parcel  or parcel s of real  estate generat e(s) income,
verification of income m ust be suppl ied.  In addition, veri fication of m ortgage payments, propert y taxes and
insurance should be submitted.  Business Income:  Equals the sum of gross revenue less expenses (prior to taxes).
 Important:  Answer all questions.  Please answer "none" i n the sections which ask for i nformation about income
that you do not have.  Enter "n/a" if a question does not apply to you.  If you have any questions, or are in need of
further information, please call us: (609) 786-1100, or contact us by e-mail at Info@ HousingQuest.com.  

Federal law prohibits discriminate against any person making application to buy or rent a home with regard to age,
race, religion, national origin, sex, handicapped or familial status.  State law prohibits discrimination on the basis
of race, creed, color, national origin , ancestry, nationality, marital or domestic partnership or civil union status,
familial statu s, sex, g ender id entity o r expression, affectio nal o r sexual o rientation, d isability, source o f lawfu l
income or source of l awful rent  pay ment (i ncluding S ection 8). The affordabl e housi ng m ust be the i ntended
primary residence of the applicant.  All household members who intend to reside at the affordable home must be
listed in the application.  If changes in household composition occur during the application process, the applicant
is required to notify Piazza & Associates, Inc. immediately.  Applications m ay be withdrawn if the household
compostion or srouces of i ncome changes after the submission of this application.  Applications must be truthful,
complete and accurate.  Any false statement makes the application null and void, and subjects the applicant to
penalties imposed by law.   Income Verification:   The affordable hom es are pr ovided as a service to low- and
moderate- income households.  Occupancy  is regulated by certain municipal and state statutes that require us t o
verify the income of every applicant.  Your cooperation is appreciated.

Application services provided by Piazza & Associates, Inc., an affordable housing services corporation.  This is an Equal
Housing Opportunity.  All housing is subject to applicable affordable housing regulations and availability. The terms and  
conditions of this affordable housing opportunity are subject to change without notice. We can not guarantee that an affordable
home will be available to you.  All homes meet certain criteria for "affordable housing," but the sales  prices and rental rates  are
not adjusted to meet any specific household income or financial situation.  Therefore, we can not and do not represent that these
homes will be affordable to any individual applicant.  

PROPERTY  / DEVELOPMENT NAME: __________________________________________

PROPERTY ADDRESS: ___________________________________                      EXHIBIT C
NAME OF APPLICANT: ____________________________________________________

DO NOT FAX.  WE CAN NOT ACCEPT A FACSIMILE OF YOUR FINAL APPLICATION!  DO NOT FAX.

AFFORDABLE HOUSING APPLICATION
Read this application carefully and return it with the required documentation.
We reserve the right to disqualify applicants who do not submit ALL of the
documentation requested in this application packet. Please complete, sign and
return this application AND the required documentation to:
Piazza & Associates, Inc., 216 Rockingham Row, Princeton, NJ  08540.



PLEASE CALL US IF YOU NEED CLARIFICATION OR FURTHER INSTRUCTIONS:  (609) 786-1100.

A.  Head of Household Information  (Please verify the information below and make corrections if necessary.)

B.  Household Composition  (Every person who will occupy the affordable home must be listed.)

#6

#5

#4

#3

#2

#1   

Social Security NumberSexDate of BirthRelation ToName (First and Last)

C.  Current Situation

D.  References

If you rent, please check "Landlord" and list the name and address of your landlord below.  If you own your home,
please check "Mortgage Co." and list the name and address of the mortgage company and account number below.

1. Name of ___Landlord or ___Mortgage Co.: _________________________________________________

2. Address: __________________________________________________________________________________

3. City, State and Zip Code: _____________________________________________________________________

4. Telephone Number: _______________________________  5. Mortgage Account No.: ____________________

If you own your home, please attach documentation verifying the value of the home and mortgage principal
amount.

Application for Affordable Housing            Page 2

1. Last Name: ___________________________
2. First Name: __________________________

3. Home Address: ___________________________

4. City/State/ Zip: ___________________________

5. Soc. Sec. No: _________________________ 

6. Home Phone:  _________________________
7. Work  Phone:__________________________
8. County: __________________________
9: Email:

1.  Do you currently:   ___ Rent   ___ Own   ___Other

2.  How long at the address above?  _________ Years

3.  What was your previous address?

_____________________________________________

City:  ________________________________________

State: ____  Zip Code: ___________________________

4.  What is your monthly rent or mortgage payment?

$_________________

5.  If you currently own your home, what is the value
of this home?

$_________________

6.  What is the Principal Balance of your mortgage?

$_________________



E.  Salary  (Please list GROSS salary for every person over 18 years of age who will reside at the affordable home.
        Attach the 4 most recent pay statements (stubs) to this application.  Please include overtime in calculation.)

$$ Name of Employee:

 Name of Employer:

 Immediate Supervisor:

 Address:

 Telephone:

$$ Name of Employee:

 Name of Employer:

 Immediate Supervisor:

 Address:

 Telephone:

$$ Name of Employee:

 Name of Employer:

 Immediate Supervisor:

 Address:

 Telephone:

Annual
Gross
Salary

Pay Period
(Bi-Weekly,
Weekly, etc.)

Gross Salary
per Pay
Period

OccupationName (First and Last)
Repeat Employee's Name if applicant has more than one

employer.  Use additional pages for additional jobs.

F.  Benefits Income:  Social Security, Pension, Disability, Welfare, Public Assist., IRA's, Annuities, Child Support,
Alimony, Retirement, etc.  (Include all sources which currently provide direct income.  Provide documentation.)  

$$

$$

$$

$$

$$

$$

$$

Gross Annual
Benefit

Gross Monthly
Benefit

Client / Account
 Number

Source (Specify name of Bank,
Fund, Agency, etc.) 

Type of Income
(From List Above)

Application for Affordable Housing            Page 3



G.  Assets:  Financial Institutions (Checking Account, Savings Accounts, Certificates of Deposit, Money Market
Funds, Mutual Funds or other assets held by financial institutions.  Provide documentation.  Refer to Instructions.)

$%$

$%$

$%$

$%$

$%$

$%$

$%$

Annual
Income

Interest
Rate

Current
Market Value

of Asset

Account NumberFinancial InstitutionType of Asset
or Account

H.  Assets:  Directly Held (Stocks, Bonds, Income-Producing Real Estate, Business or other directly held assets.
Provide documentation.  To determine the Annual Income from Real Estate or Business, refer to the Instructions.)

$$

$$

$$

$$

$$

$$

Annual
Income

Current
Market Value

Number of SharesName of AssetType of Asset 

I.  Marital Status: ___Married;    ___Single;   ___Divorced;   ___Widowed;    ___Legally Separated

J.  Additional Information (Please include any information which will assist us in serving you such as special needs,

accessibility requirements, etc.)    ____________________________________________________________________

Application for Affordable Housing            Page 4

Applicant's Certification and Authorization: The undersigned hereby states that all the information provided in
connection with this Affordable Housing Application is true and complete.  I/We am/are aware that, if any statements
made by me/us are willingly false, the application is null and void, and I/we may be subject to penalties imposed by
law.  Piazza & Associates, Inc. or its agents are hereby authorized to contact references to verify the information
provided in these applications, and to make other inquiries regarding income, assets, credit status, employment, and
residency history for the purpose of determining my/our eligibility for this affordable housing program.  Further, I/we
understand that there is no obligation at this time on my/our part to enter into a sales or rental agreement if the
application is approved. Void if not signed by all Applicants 18 years of age and over.

 Signed: _____________________________________       Signed: ____________________________________ 



& DOCUMENT CHECKLIST
Rev. 09/06/12

IMPORTANT
If you answer yes, you must submit

Applicant/Tenant Name: a COPY of all of the required documents!

Yes No Check "Yes" if the answer applies to one or more applicants.  Place check mark if enclosed!

Letter
I am entitled to file a  tax return……………………………….. 3 most recent federal & st. tax returns

   … with all attachments (w-2 forms, etc.)
I am currently a student - (please circle below):………………….. Current transcript or letter from school
(a) Full Time (b) Part Time
I am presently employed and receive wages/tips/commissions..           4 most recent pay statements…
I am presently employed at more than one job (NOT self employed) ...for every job held by everyone over 17.
I am self employed…………………………………………………. Schedule "C" and tax returns
I own a business……………………………………………………. Current Profit and Loss statements
I currently am on leave of absence from work……………………. Letter from employer to verify status
I currently receive unemployment benefits……………………….. 6 most recent statements from agency
I have a savings account………………………………………….. 3 most recent statements from each acct
I have a checking account…………………………………………. 6 most recent statements from each acct

I have a money market account…………………………………… 3 most recent statements from each acct

I own a certificate of deposit (CD)……………………………….. 3 most recent statements from each acct

I own stocks/bonds. (NOT held in a retirement plan)……………. 3 most recent statements from each acct

I own real estate or I am in the process of selling real estate…… Market value and mortgage statements

I have sold or gifted property or other assets in the past 2 years What was sold, the value and sale price

I have an IRA. (NOT yet receiving income)………………………. 3 most recent statements from each acct

I have a pension plan at work (NOT yet receiving income)…….. 3 most recent statements from each acct

I receive Social Security Income…………………………………. Most recent benefit letter from SS Admin

I receive income from a pension/annuity/retirement fund……….. 3 most recent statements from each acct

I receive money periodically from my family, church, friends, etc. Letter detailing the amount & frequency

I am entitled to receive child support…………………………….. 3 most recent statements from source

I am currently paying child support………………………….. Proof of last 6 payments

I am entitled to receive alimony…………………………………… 3 most recent statements from source

I am currently paying alimony…………………………………. Proof of last 6 payments

I receive AFDC/TANF…………………………………………….. Most recent benefits letter

I receive assistance from a Public Housing Authority…………… Most recent benefits letter

I receive Supplemental Social Security (SSI)……………………. Most recent benefits letter

I receive Workman's Compensation……………………………… 3 most recent statements from source

I have a Trust Fund…………………………………………………. 3 most recent statements from source

Valid form of ID for every household member is required! birth cert., driver's license or passport

Date Signature Date

Date Signature DateSignature

Signature

Mortgage prequalification letter (REQUIRED)

This questionnaire must be filled out and signed by all applicants over the age of 17.
APPLICANT QUESTIONNAIRE

Applicant/Tenant:  Please check "yes" or "no" for each line

ATTENTION: DO NOT SUBMIT ORIGINALS! Documents cannot be returned.

Frank
Typewritten Text

Frank
Typewritten Text

Frank
Typewritten Text
         EXHIBIT D



       EXHIBIT E 
Process for Selling an Affordable Home 

 
Our organization coordinates certain aspects of the sales process for affordable homes on 
behalf of your municipality. We are not real estate agents, however, and recommend that 
Sellers use of a qualified real estate professional.  Information regarding real estate agents 
who have expressed interest in providing such services can be found on our web site: 
www.HousingQuest.com, under “News and Information.”  The process is outlined below. 

1. The Seller submits a Preliminary Notice with a copy of their recorded deed in 
order to determine the maximum resale price 

2. We will respond to the Seller in writing, explaining some of the details of the 
process and informing the Seller of the Maximum Sales Price (based on the 
change in median income as set forth by the New Jersey Dept. of Community 
Affairs) as well as the Maximum Income allowed for potential purchasers, as 
adjusted for family size.  A form, entitled, “Notice of Intent to Sell”, is attached.   

3. We will also send a “Notice of Availability” to households on our waiting list for 
an affordable home of the same size and income category.  We will include about 
20 copies of Preliminary Applications, specifically marked with the address of the 
affordable home at the top, to the Seller.  The Notice will ask interested 
households to contact the Seller or their agent, directly, to make an appointment 
to see the affordable home within a two-week time frame.  The Seller may want to 
prepare a flyer for us to distribute with our notice of availability.  We reserve the 
right to limit the number of notices that are mailed, based on the chronological 
order in which the prequalified applications were received. If the notices are 
limited in this way, applicants receiving notices will have a priority over those 
who do not.   

4. With permission of the Seller, we automatically place a notification of the 
availability on NJHRC.gov and on HousingQuest.com.  The Seller or their agent 
may also want to advertise.  Ads should include the “Equal Housing Opportunity” 
logo and should be sent to our office for review prior to distribution. 

5. The Seller or their agent, upon showing the home, provides potential buyers with 
a copy of the Preliminary Application (which may be duplicated if necessary).  
All interested parties must receive a specially marked Preliminary Application, 
whether or not they have already submitted an application to our office or are on 
our waiting list.  Also, the Seller or their agent must keep a record of the name, 
address and telephone number of everyone who viewed the home. 

6. At the end of the two-week time period, our office collects all of the Preliminary 
Applications submitted for a particular home.  They are prioritized on the basis of 
a blind selection process or lottery.  Preference may be given to households that 
can utilize all of the bedrooms, as well as handicap accommodations, when 
applicable. 

7. The first two applicants on the prioritized list are sent a letter which requires them 
to complete a final application within seven days.   

http://www.housingquest.com/�
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8. When an applicant is approved, the Seller may begin to negotiate a contract with 
the potential Buyer at this time, but there must be a contingency clause in the 
contract which voids the contract, without penalty to the buyer, if the potential 
buyer is not able to obtain financing within 30 days. 

9. The remaining applicants are maintained on the waiting list for this home or other 
homes in the same size and income categories.  In the event that the potential 
buyer is not able and/or willing to purchase the affordable home, the next 
applicant on the prioritized list is notified pursuant to the process described above. 

10. The Seller must sell the affordable home with the same or comparable appliances 
and amenities that were in the home when it was first sold as an affordable home. 

11. The Seller may NOT charge more than the Maximum Selling Price for any 
reason, except the addition of a room, the installation of central air conditioning 
(where there was none before) or comparable upgrade, but ONLY with prior 
written approval from us.  For the most part, condominiums in this program are 
NOT eligible for such upgrades and/or adjustments to the selling price.  The cost 
of broker fees; municipal inspections and required repairs that may be necessary 
to receive a Certificate of Occupancy; new appliances, carpeting or other flooring 
upgrades; and decorating and remodeling projects are NOT eligible costs for an 
increase in the Maximum Sales Price.  

12. A copy of the Sales Contract must be submitted to our office prior to closing. 

13. During the final stages of the process, it will be necessary for the Buyer to make 
arrangement for the Affordable Housing Agreement and Mortgage Note to be 
satisfied with respect to the Seller and new documents filed with respect to the 
Buyer.  Our office typically provides the Buyer’s attorney with the name and 
phone number of the attorney who can address these issues. 

14.  A copy of the HUD Closing Statement must be submitted to our office after the 
sale of the home. 

15. Note:  We do not guarantee that the Buyer can sell an affordable home for the 
Maximum Sales Price.  An affordable home is also susceptible to market 
conditions, and the Fair Market Value of an affordable home may be lower than 
the Maximum Selling Price.   In this case, the Seller may not be able to sell the 
home for more than its Fair Market Value 

16. This outline is meant to describe the process utilized prior to the expiration of the 
deed restrictions.  It is not meant to be a legal representation of the rights or 
responsibilities of any party, nor is it meant to modify the Affordable Housing 
Agreement, Mortgage Note or other Deed Restrictions.  Buyers and Sellers are 
encouraged to seek legal counsel for specific questions in this regard. 

17. Our office is available to both the Seller and the Buyer throughout the process to 
answer any questions that they may have. 
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DEMAREST BOROUGH – BERGEN COUNTY 
AFFORDABILITY ASSISTANCE: RENTAL GRANT PROGRAM 

  
 

I. PREFACE 
 

N.J.A.C. 5:97 – 8.8 (a) states that “.…at least 30 percent of all development 
fees collected and interest earned shall be used to provide affordability assistance to 
low and moderate income households in affordable units included in the 
municipality’s Fair Share Plan.  One-third of the affordability assistance portion shall 
be used to provide affordability assistance to very low income households.  
Affordability assistance programs may include down payment assistance, security 
deposit assistance, low interest loans, rental assistance, assistance with homeowners 
association or condominium fees and special assessments, and assistance with 
emergency repairs.”   

 
It is also important to note that the spending of trust fund money by Demarest 

Borough (the “Borough”), to comply with the required affordability assistance, on 
units described in the Fair Share Plan does not create Fair Housing credits for the 
Borough. 

 
The Borough is entering into an agreement with its Administrative Agent, 

Piazza & Associates, Inc. (“P&A”) to help implement a Rental Grant Program 
(“RGP”) and funding that program with funds from the Affordable Housing Trust 
Fund as set forth in the adopted Spending Plan.  To that end, P&A has prepared this 
manual to address the use of affordability assistance funds for rental grants.  

 
 

II. INTRODUCTION 
 

This Rental Grant Program Operating Manual has been prepared to assist in 
the administration of the Demarest Borough Rental Grant Program.  It will serve as a 
guide to the program staff and applicants. 

 
This manual describes the basic content and operation of the program, 

examines the program’s purpose and provides the guidelines for implementing the 
program.  It has been prepared with a flexible format allowing for periodic updates of 
its sections, when required, due to revisions in regulations and/or procedures. 

 
This manual explains the steps in the Rental Grant Program process.  It 

describes the eligibility requirements for participation in the program, program 
criteria, funding terms and conditions, contract payments and overall program 
administration. 

 
P&A will be engaged to provide support services necessary to administer the 

program on behalf of the Borough. 
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The program funds will be distributed as a grant, and will not be repayable if 
the recipient rents the deed-restricted affordable unit.  

 
The following represents the procedures developed to offer an applicant the 

opportunity to apply for the program. 
 

 
III. PROGRAM DESCRIPTION 

 
Demarest will set aside up to $40,000 for rental assistance. (This amount may 

increase depending on program interest.) The Borough does not currently contain any 
affordable rental units but expects the 95 County Road development and the 127 
Hardenburgh Avenue development to be rental in nature. Assistance will be provided 
on a first-come, first-served basis to income-eligible renters with good credit standing 
who qualify for an affordable unit. The Borough will provide a maximum amount 
equal to two months’ rent per affordable unit/certified household in rental assistance. 
This will be a one-time only payment made payable to the landlord/management 
company as specified in the tenant’s lease. Assistance will only be provided one-time 
to the affordable unit/household. However, a change in occupancy would allow a new 
tenant in a unit to take advantage of the program. 

This program will be available to all new tenants of very low-, low- and 
moderate- income rental units with a move-in date commencing subsequent to the 
date of Court approval of this plan.  

 
IV. PROGRAM REQUIREMENTS 
 

  In order to qualify for the program, the gross annual income of the Buyer 
must be deemed to be very low-, low- or moderate- income, i.e., less than the limits 
set forth below for moderate-income households in Bergen County.  Please note that 
these limits are subject to change. 

 
MAXIMUM INCOME FOR PARTICIPATION 

 
AHPNJ 2019 1    

Person 
2 

Persons 
3 

Persons 
4 

Persons 
5 

Persons 
6 

Persons 
Moderate $53,286 $60,898 $68,510 $76,122 $82,212 $88,302 

P&A shall certify applicants for rental units using the same process and under 
the same terms and conditions that it uses to certify applicants to purchase affordable 
units in the Borough, as set forth by N.J.A.C. 5:80-26.1 et seq. and the procedures set 
forth in the Operating Manual for that purpose. 
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V. THE PROCESS 
 

a. After an affordable rental applicant is income-certified by P&A and approved to 
rent a deed-restricted affordable apartment in the Borough, P&A will notify the 
Municipal Housing Liaison to issue a check to the landlord in an amount equal to 
two months’ rent as approved by P&A.   The check should be mailed to P&A.  

b. Also, upon the approval of the applicant, P&A will ask the landlord to sign a 
memorandum of understanding that the landlord will not charge the new tenant for 
the first two months’ of rent, but rather, will receive a check in the amount of the 
first two months’ rent upon the receipt by P&A of the signed lease and the 
memorandum of understanding. 

c. If the lease and/or the memorandum of understanding is not signed, P&A will 
return the check to the Borough.  
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PIAZZA & ASSOCIATES MANUAL FOR  
AFFORDABILITY ASSISTANCE:  HOMEOWNER ASSOCIATION FEE 

 ASSISTANCE PROGRAM 
 
 

I. PREFACE 

 
N.J.A.C. 5:97-8.8(a) states that “…at least 30 percent of all development fees collected 
and interest earned shall be used to provide affordability assistance to low and moderate 
income households in Affordable Units included in the municipality’s Fair Share Plan.  
Affordability assistance programs may include down payment assistance, security deposit 
assistance, low interest loans, sales assistance, assistance with homeowners’ association 
or condominium fees and special assessments, and assistance with emergency repairs.”   
 
To that end, the Borough has prepared a spending plan that includes a Homeowner 
Association Fee Assistance Program (“HOA-FA Program”) to assist qualified 
homeowners in deed restricted affordable units (the “Affordable Units”). 
 
 

II. INTRODUCTION 
 

This HOA-FA Manual has been prepared to assist in the administration of the HOA-FA 
Program.  It will serve as a guide to the program staff, Homeowner Associations and 
Owners of affordable homes.   
 
This manual describes the basic content and operation of the program, examines program 
purpose and provides the guidelines for implementing the program.  It has been prepared 
with a flexible format allowing for periodic updates of its sections, when required, due to 
revisions in regulations and/or procedures. 
 
This manual explains the steps in the HOA-FA Program process.  It describes the 
eligibility requirements for participation in the program, program criteria, funding terms 
and conditions, contract payments and overall program administration. 
 
The program requirements are subject to change and grant funding is subject to 
availability. The following represents the procedures developed to implement the HOA-
FA Program. 
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III. PROGRAM DESCRIPTION 
 

Demarest will set aside a maximum of $16,000 for HOA assistance. (This amount may 
increase depending on program interest.) The Borough has four existing affordable for-
sale units within the community. The Borough anticipates on providing approximately 
$4,000 in HOA assistance per unit. Assistance will be provided on a first-come, first-
served basis to income-eligible homeowners. This will be a one-time only payment made 
payable to the Homeowner’s Association/Management Company (the “Association”), as 
specified in the homeowner’s documentation. Priority will be given to homeowners 
whose fees are in arrears, but is not a requirement for assistance. Assistance will only be 
provided one-time to the affordable unit/household. However, a change in occupancy 
would allow a new homeowner in a unit to take advantage of the program. 
 
 

IV. Program Requirements 
 
Participation in this program requires: 

A. At the time the unit owner (hereinafter, “the Owner”) is applying for the grant, the 
Owner residing in the affordable home, and the household (including everyone 
living in the affordable home) must be re-certified as having a gross annual 
income that is less than 80% of the Regional Median Income for COAH Region I, 
(AKA “Moderate Income”), pursuant to by N.J.A.C. 5:80-26.1 et seq.  (Owners 
who acquired their units within the prior six months do not need to be re-
certified.) 

The determination of income by the Borough or its Administrative Agent (“AA”) 
during the recertification process will have no impact on the ownership of the 
affordable unit, since there is no limit on income after a home is purchased.  
However, the Owner must be in compliance with the affordable housing 
restrictions in order to take advantage of the funding provided under this program. 

The AA shall recertify Owners using the same process and under the same terms 
and conditions that it uses to certify applicants to purchase Affordable Units in the 
Borough, as set forth by N.J.A.C. 5:80-26.1 et seq. and the procedures set forth in 
the Operating Manual for that purpose. 
 

B. The Owner must be in compliance with the residency requirements of Uniform 
Housing Affordability Controls (NJAC 5:80-25.1 et seq.), including the 
requirement that the Affordable Unit be the principal residence of the Owner. 
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V. Funding and Distribution 
 
The funding projections are detailed in the 2019 Spending Plan. 
 

VI. The Process 
 
A. The Borough will designate a qualified Administrative Agent to prepare the 

documentation and implement this program.   
B. The AA will prepare and mail a letter to the Associations and Owners, announcing 

this program and its parameters.  The letter to the Owners will be accompanied by an 
application form for the program.   

C. Income-eligibility for the HOA-FA Program is based on the recertification form and 
accompanying documentation, sufficient for the AA to certify the gross annual 
income of the applicant pursuant to N.J.A.C. 5:80-26.1 et seq., and as set forth in the 
applicable Operating Manual of the Borough. 

D. Verification of ownership and residency will be based on the submission by the 
owner and review by the AA of the following documents. 

1.  Affordable Housing Deed, Mortgage and Note, and set forth in UHAC 
Certification J.  

2. A Municipal Residency Form, which requires each head of household to 
provide the name and age of every resident of the Unit, and so to certify as to 
its accuracy. 

3. A copy of the property tax assessment and property tax payment for the unit; 
4. A copy of a New Jersey driver's license for every member of the household 

who has been issued a current driver's license; or for every member of the 
household over the age of 16 who has not been issued a current New Jersey 
driver's license, an alternative identification, issued by the State of New 
Jersey, the federal government, or a school district, that clearly includes the 
address of the household member. 

5. A copy of the most recent two (2) utility bills from at least three (3) of the 
following utilities:  water, sewer, gas, electric, TV, phone and internet services 
provided to the Unit. 

6. A signed and notarized statement from every member of the household 18 
years or older that the Unit is their primary residence; that they reside in the 
Unit 260 days or more during the course of each year; that no part of the Unit 
is leased to any other party for any purpose; that no persons outside of the 
household resides in the Unit or uses the Unit address for their residency. 

E. The AA shall inform the Borough and the Owner as to the status of each application 
within 10 days of receipt.  
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F. In the event that an Owner is not approved for the program, an appeal can be made to 
the Borough through the Municipal Housing Liaison. 

G. Once approved and certified for eligibility, the AA will inform the Borough of the 
approval and request a check for the agreed upon funds be issued to the Association 
on behalf of the Owner. 

H. The check for the amount due to eligible owners will be processed and sent directly to 
the Association. 

I. The Association will credit the accounts of the existing owners in an amount that is 
equal to the funding provided to the Association by the Borough. 

J. The Administrative Agent will audit the program by contacting a random number of 
owners and former owners to ensure that the funding has been properly distributed. 

 
VII. PROGRAM LIMITATIONS 

 
The HOA-FA Program will continue, contingent upon the availability of funds within the 
Affordable Housing Trust Fund.  The reduction or elimination of available funds will 
result in a corresponding reduction or elimination of HOA-FA Program grants.  
Notwithstanding anything herein to the contrary, the funding for each Affordable Unit is 
limited to an aggregate of $4,000, and the amount available for each unit in any given 
year is based on the Trust Fund account balance and subject to change without notice.   

 

 

 

 

 

 

 

 

 

 

  



 
 
 
 
 

Borough of Demarest – Bergen County 
 
 
 

 
AFFORDABILITY ASSISTANCE: GREEN 

BUILDING STRATEGIES GRANT PROGRAM 
 
 
 
 

OPERATING MANUAL 
 
 

April 26, 2020 
 
 



Demarest Borough Green Building Strategies Grant Program Operating Manual 2 

DEMAREST BOROUGH – BERGEN COUNTY 
AFFORDABILITY ASSISTANCE: GREEN BUILDING STRATEGIES GRANT 

PROGRAM 
  
 
 
 

I. PREFACE 
 

N.J.A.C. 5:97 – 8.8 (a) states that “.…at least 30 percent of all development 
fees collected and interest earned shall be used to provide affordability assistance to 
low and moderate income households in affordable units included in the 
municipality’s Fair Share Plan.  One-third of the affordability assistance portion shall 
be used to provide affordability assistance to very low income households.  
Affordability assistance programs may include down payment assistance, security 
deposit assistance, low interest loans, rental assistance, assistance with homeowners 
association or condominium fees and special assessments, and assistance with 
emergency repairs.”   

 
It is also important to note that the spending of trust fund money by Demarest 

Borough (the “Borough”), to comply with the required affordability assistance, on 
units described in the Fair Share Plan does not create Fair Housing credits for the 
Borough.  It is noted that there is no formally documented statement that units 
receiving energy assistance must have a competitive bidding, minimum dollar 
amount, affirmative marketing or a major system repaired. 

 
The Borough is entering into an agreement with its Administrative Agent, 

Piazza & Associates, Inc. (“P&A”) to help implement Green Building Strategies 
(“GBS”) and funding that program with funds from the Affordable Housing Trust 
Fund as set forth in the adopted Spending Plan.  To that end, P&A has prepared this 
manual to address the use of affordability assistance funds for energy assistance.  

 
 

II. INTRODUCTION 
 

This Green Building Strategies Grant Program Operating Manual has been 
prepared to assist in the administration of the Demarest Borough Green Building 
Strategies Grant Program.  It will serve as a guide to the program staff and applicants. 

 
This manual describes the basic content and operation of the program, 

examines program purposes and provides the guidelines for implementing the 
program.  It has been prepared with a flexible format allowing for periodic updates of 
its sections, when required, due to revisions in regulations and/or procedures. 

 
This manual explains the steps in the Green Building Strategies process.  It 

describes the eligibility requirements for participation in the program, program 
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criteria, funding terms and conditions, contract payments and overall program 
administration. 

 
P&A will be engaged to provide support services necessary to administer the 

program on behalf of the Borough. 
 
The program funds will be distributed as a grant, and will not be repayable if 

the equipment is delivered, installed, inspected and approved.   
 
The following represents the procedures developed to offer an applicant the 

opportunity to apply for the program. 
 

 
III. PROGRAM DESCRIPTION 

 
Demarest will set aside up to $40,000 to fund one or more solar panel 

installations on 100% affordable developments. Solar panels would reduce the 
building’s utility expenses and make it more affordable for residents living within the 
structure. Assistance will be provided on a first-come, first-served basis to the 
existing 100% affordable facilities. The building owner will be required to submit 
three written estimates with detailed information about all costs. All permit fees will 
need to be included. The building owner and installer will need to abide by all 
Borough and State Regulations. All installations will need to be installed by insured 
entities that will ensure that the solar panel system will meet all code and safety 
standards. 

The Borough will target the existing very-low income developments to ensure 
compliance with the requirement to spend one-third of the affordability assistance on 
very-low income units. 

 
IV. GBS PROGRAM REQUIREMENTS 
 

Participation in this program requires: 
a. The Owner / Tenant must be residing in the affordable home and must be re-

certified as a moderate-income household or less under applicable State 
regulations.  (Owners / Tenants who began their residency within the prior six 
months do not need to be re-certified.) 

b. The property owner will obtain three (3) proposals from qualified contractors and 
can select the contractor, but the Borough will pay the lesser of $50,000 or the 
price of the lowest proposal toward the cost of the solar panels.  (The amount that 
the Borough contributes will be referred to as “the Borough’s Share”), and the 
Owner responsible for paying any remainder (hereinafter, “the Owner’s Share”).   

c. In the event that the Borough’s Share is not sufficient to pay for the entire 
installation project, then the Owner shall be responsible to pay the balance of the 
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cost.  (This shall be referred to as the “Owner’s Share.”) The Owner’s Share shall 
be paid in full before the Borough makes payment to the Contractor.  The 
Borough will not make final payments to the Contractor until after the 
Construction Code Official conducts a final inspection and approves the Work. 

d. The Owner shall fully cooperate with the Borough and P&A, which administers 
portions of this program on behalf of the Borough. 

e. The Owner must enter into an agreement with the Borough in which he or she 
agrees to the terms and conditions outlined, above, and: 
 

i. Releases the Borough and P&A from any claims and agrees to indemnify, 
defend, and hold the Borough and P&A harmless against any and all 
claims for liability.  

ii. Agrees to fully cooperate with the Contractor, Borough, and P&A, 
including making timely arrangement for all inspections. 

iii. Acknowledges that the Contractor is solely responsible for the installation 
and that the Borough and P&A have no responsibility with respect to the 
equipment or its installation and are not guarantors of the Work and agrees 
that communications with respect thereto shall be directed to the 
Contractor and not to the Borough or P&A. 

 
f. The Owner will be required to use a form of contract between the Owner and 

Contractor that will be provided by the Borough and shall contain 
requirements set forth by the Borough to protect its interest. 

 
V. GENERAL REQUIREMENTS 
 

  In order to qualify for the program, the gross annual income of the Owner / 
Tenant must be deemed to be very low-, low- or moderate- income, i.e., less than the 
limits set forth below for moderate-income households in Bergen County.  Please 
note that these limits are subject to change. 

 
MAXIMUM INCOME FOR PARTICIPATION 

 
AHPNJ 2019 1   

Person 
2 

Persons 
3 

Persons 
4 

Persons 
5 

Persons 
6 

Persons 
Moderate $53,286 $60,898 $68,510 $76,122 $82,212 $88,302 

 
The determination of the Borough of the income of the Owner / Tenant during 

the recertification process will have no impact on the ownership or residency of the 
affordable unit, since there is no limit on income after a unit is purchased or leased.  
However, the Owner / Tenant must be in compliance with the affordable housing 
restrictions in order to take advantage of the GBS grants. 
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P&A shall recertify Owners / Tenants using the same process and under the 
same terms and conditions that it uses to certify applicants to purchase/rent affordable 
units in the Borough, as set forth by N.J.A.C. 5:80-26.1 et seq. and the procedures set 
forth in the Operating Manual for that purpose. 

 

VI. EQUIPMENT RESTRICTIONS 
Equipment Requirements: Only new solar panels will be eligible for this 

program. The specifications for the solar panels must be approved by the Borough. 
 

VII. THE PROCESS 
 

a. An introductory letter and application are mailed to the Owners and Landlords of 
affordable units in the Borough. 

b. If interested, the Owners / Landlords may apply for the program, using the 
application form and submit the form, together with the required documentation to 
the P&A for review. 

c. P&A makes a determination of eligibility based on the standards set forth above. 
d. P&A notifies the status of the review as follows: 

i. Incomplete: The Owner / Landlord shall have 5 days to complete the 
application. 

ii. Not approved: The Owner / Landlord may not participate in the program, 
but can re-apply at a later date.  The Owner shall pay $100 for the cost to 
perform a recertification review subsequent to the initial application. 

iii. Complete and Certified: P&A provides the Owner / Landlord with a contract 
between the Owner / Landlord and Borough for the Owner’s / Landlord’s 
review and execution.  

e. The Owner / Landlord signs and returns the Contract between the Owner / Landlord 
and the Borough for execution by an approved representative of the Borough. 

f. P&A provides the Owner with a kit that includes: 
i. A Request for Proposal that the Owner may use to obtain bids from 

contractors; 
ii. Information regarding the operation and benefits of energy efficient 

equipment; 
iii. The specification of the minimum standards of the equipment required;  and 
iv. A form of Agreement between the Owner / Landlord and the Contractor. 

g. The Owner / Landlord selects a Contractor and enters into an agreement pursuant to 
f(v) above. 

h. The Owner / Landlord submits same to Borough for approval. 
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i. Borough returns the fully executed Contract with the Owner / Landlord. 
j. The contractor completes the work. 
k. The Owner / Landlord has the work inspected by the Borough and pays the 

Contractor the Owner’s share. 
l. Borough verifies that the payment was made and pays the Contractor the balance, 

not to exceed the limits set forth above.   
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DEMAREST BOROUGH – BERGEN COUNTY 
AFFORDABILITY ASSISTANCE:  VERY-LOW INCOME 

DEVELOPMENT SUBSIDY PROGRAM 
 
 

I. PREFACE 

 
N.J.A.C. 5:97-8.8(a) states that “…at least 30 percent of all development fees collected 
and interest earned shall be used to provide affordability assistance to low and moderate 
income households in Affordable Units included in the municipality’s Fair Share Plan.  
Affordability assistance programs may include down payment assistance, security deposit 
assistance, low interest loans, sales assistance, assistance with homeowners’ association 
or condominium fees and special assessments, and assistance with emergency repairs.”   
 
To that end, the Borough has prepared a spending plan that includes a Very-Low Income 
Development Subsidy Program (“VLIDS Program”) to assist in the financing of a very-
low income unit within a small development. 
 
 

II. PROGRAM DESCRIPTION 
 

127 Hardenburgh Avenue Very-Low Income Unit. This site will be required to contain 
one very-low income unit. To help balance the development’s pro-forma, the Borough 
will pay the developer a one-time payment of up to $400,000 once the very-low income 
unit receives its certificate of occupancy. At the Borough’s option, half of this payment 
may be released when the building permit is issued. 
 

III. PROGRAM IMPLEMENTATION 
 
Participation in this program requires that the developer plan, build and deliver one very-
low income unit among the affordable units provided at the above-referenced location in 
the Borough.  Upon the issuance of a Certificate of Occupancy for that Very-Low Income 
unit and a fully executed deed restriction on the affordable units, as approved by the 
Borough, the Borough shall issue funds in the amount of four hundred thousand dollars 
($400,000) to the ownership entity of the project.  At the Borough’s option, half of this 
payment ($200,000) may be released when the building permit is issued. 
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DEMAREST BOROUGH – BERGEN COUNTY 
AFFORDABILITY ASSISTANCE: ENERGY EFFICIENCY GRANT PROGRAM 

  
 
 
 

I. PREFACE 
 

N.J.A.C. 5:97 – 8.8 (a) states that “.…at least 30 percent of all development 
fees collected and interest earned shall be used to provide affordability assistance to 
low and moderate income households in affordable units included in the 
municipality’s Fair Share Plan.  One-third of the affordability assistance portion shall 
be used to provide affordability assistance to very low income households.  
Affordability assistance programs may include down payment assistance, security 
deposit assistance, low interest loans, rental assistance, assistance with homeowners 
association or condominium fees and special assessments, and assistance with 
emergency repairs.”   

 
It is also important to note that the spending of trust fund money by Demarest 

Borough (the “Borough”), to comply with the required affordability assistance, on 
units described in the Fair Share Plan does not create Fair Housing credits for the 
Borough.  It is noted that there is no formally documented statement that units 
receiving energy assistance must have a deed restriction or lien, competitive bidding, 
minimum dollar amount, affirmative marketing or a major system repaired. 

 
The Borough is entering into an agreement with its Administrative Agent, 

Piazza & Associates, Inc. (“P&A”) to help implement an Energy Efficiency Grant 
Program (“EEP”) and funding that program with funds from the Affordable Housing 
Trust Fund as set forth in the adopted Spending Plan.  To that end, P&A has prepared 
this manual to address the use of affordability assistance funds for energy assistance.  

 
 

II. INTRODUCTION 
 

This Energy Efficiency Grant Program Operating Manual has been prepared 
to assist in the administration of the Demarest Borough Energy Efficiency Grant 
Program.  It will serve as a guide to the program staff and applicants. 

 
This manual describes the basic content and operation of the program, 

examines program purposes and provides the guidelines for implementing the 
program.  It has been prepared with a flexible format allowing for periodic updates of 
its sections, when required, due to revisions in regulations and/or procedures. 

 
This manual explains the steps in the Energy Efficiency process.  It describes 

the eligibility requirements for participation in the program, program criteria, funding 
terms and conditions, contract payments and overall program administration. 
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P&A will be engaged to provide support services necessary to administer the 

program on behalf of the Borough. 
 
The program funds will be distributed as a grant, and will not be repayable if 

the equipment is delivered, installed, inspected and approved.   
 
The following represents the procedures developed to offer an applicant the 

opportunity to apply for the program. 
 

 
III. PROGRAM DESCRIPTION 

 
The Spending Plan for the Borough of Demarest sets forth three (3) distinct 

uses of funds that target the reduction of energy costs for owners and renters of deed 
restricted affordable housing units by subsidizing equipment that is more energy 
efficient than the existing equipment: the Water Heater Replacement program;  the 
Furnace and Air Conditioning (“HVAC”) Replacement program; and the Energy 
Efficient Door, Window and Insulation  Replacement program.      

A. Water Heater Replacement. Demarest will set aside up to $12,000 to 
replace water heaters in existing units that are more than 8 years old. (This amount 
may increase depending on program interest.) New water heaters are more energy 
efficient and will reduce the affordable households’ utility expenses. Very-low, low 
or moderate income landlords/homeowners applying for this type of assistance will 
be required to submit three written estimates with detailed information about all costs. 
All permit fees will need to be included. Landlord/homeowner and installer will need 
to abide by all Borough and State Regulations. All new water heaters will need to be 
installed by licensed and insured entities that will ensure that the new water heater 
will meet all code and safety standards. Assistance will be provided on a first-come, 
first-served basis to existing income-eligible tenants/homeowners. The Borough will 
provide a maximum amount of $2,000 per unit in assistance. Additionally, all owners 
of 100% affordable developments are also eligible for the program. Assistance will 
only be provided one-time to the certified applicant household and the unit. 

B. Furnace and Air Conditioner Replacement. Demarest will set aside up 
to $40,000 to replace furnaces and air conditioners in existing units that are more than 
10 years old.  (This amount may increase depending on program interest.) New 
furnaces and air conditioners are more energy efficient and will reduce the affordable 
households’ utility expenses. Very-low, low or moderate income 
landlords/homeowners applying for this type of assistance will be required to submit 
three written estimates with detailed information about all costs. All permit fees will 
need to be included. Landlord/homeowner and installer will need to abide by all 
Borough and State Regulations. All furnaces and/or air conditioners will need to be 
installed by licensed and insured entities that will ensure that the new system will 
meet all code and safety standards. Assistance will be provided on a first-come, first-
served basis to existing income-eligible tenants/homeowners. The Borough will 
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provide a maximum amount of $8,000 per unit in assistance. Additionally, all owners 
of 100% affordable developments are also eligible for the program. Assistance will 
only be provided one-time to the certified applicant household and the unit. 

Energy Efficiency Door, Window and Insulation Replacement.  Demarest 
will set aside up to $33,000 to replace doors, windows, and/or insulation in existing 
units that are more than 10 years old.  (This amount may increase depending on 
program interest.)  New doors, windows, and/or insulation are more energy efficient 
and will reduce the affordable households’ utility expenses.   Very-low, low or 
moderate income landlords/homeowners applying for this type of assistance will be 
required to submit three written estimates with detailed information about all costs.  
All permit fees will need to be included.  Landlord/homeowner and installer will need 
to abide by all Borough and State Regulations.  All windows/doors/insulation will 
need to be installed by licensed and insured entities that will ensure that all code and 
safety standards are met.  Assistance will be provided on a first-come, first-served 
basis to existing income-eligible tenants/homeowners. The Borough will provide a 
maximum amount of $5,000 per unit in assistance.  Additionally, all owners of 100% 
affordable developments are also eligible for the program.  Assistance will only be 
provided one-time to the certified applicant household and the unit. 

The Borough will target the existing very-low income developments to ensure 
compliance with the requirement to spend one-third of the affordability assistance 
funds on very-low income units. 

By replacing existing heating /cooling (HVAC) systems and/or water heaters 
with new, high energy efficiency standards, the goal of this program is to save energy 
and reduce the operating costs, while maintaining a high level of comfort. 

 
IV. EEP PROGRAM REQUIREMENTS 
 

Participation in this program requires: 
a. The equipment to be replaced must be at least 8 years old in the case of a water 

heater and 10 years old in the case of an HVAC system, doors, windows and 
insulation.  

b. The Owner / Tenant must be residing in the affordable home and must be re-
certified as a moderate-income household or less under applicable State 
regulations.  (Owners / Tenants who began their residency within the prior six 
months do not need to be re-certified.) 

c. New Equipment Requirements: 
i. Hot water heaters, doors, windows and insulation must be Energy Star 

certified.  
ii. In the case of HVAC equipment, an A.F.U.E. rating of at least 95-percent-

efficiency with a condensing unit rated at least 15 SEER and R410A 
refrigerant or better is required. 
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iii. For homes with heat pumps, a rating of at least 14 SEER, with R410 or 
better refrigerant shall be required. 

d. For all of the programs set forth, herein, only those contractors who are licensed 
by the State of New Jersey may be utilized.  

e. Contractors must take out and maintain a comprehensive general liability insurance 
policy insuring the Owner, the Borough and Piazza as additional insureds and loss 
payees against claims of bodily injury, including death, and property damage 
occurring during the course of the Work in amounts of $1,000,000 for each claim 
with respect to bodily injury or death and for property damage relating to any one 
occurrence. Contractor agrees to take out and maintain workers’ compensation 
insurance and employer’s liability insurance, each in the amount of $500,000 per 
occurrence. All contractors must provide evidence of insurance.  

f. The property owner will obtain three (3) proposals from qualified contractors and 
can select the contractor, but the Borough will pay the lesser of $2,000 or the 
price of the lowest proposal toward the cost of the Water Heater; the lesser of 
$8,000 or the price of the lowest proposal toward the cost of the HVAC system; 
and the lesser of $5,000 or the price of the lowest proposal toward the cost of the 
window, doors and/or insulation.  (The amount that the Borough contributes will 
be referred to as “the Borough’s Share”), and the Owner shall be responsible for 
paying any remainder (hereinafter, “the Owner’s Share”).  The maximum 
combined grant available to any one affordable home will be $15,000. 

g. In the event that the Borough’s Share is not sufficient to pay for the entire 
replacement project, then the Owner shall be responsible to pay the balance of the 
cost.  (This shall be referred to as the “Owner’s Share.”) The Owner’s Share shall 
be paid in full before the Borough makes payment to the Contractor.  The 
Borough will not make final payments to the Contractor until after the 
Construction Code Official conducts a final inspection and approves the Work. 

h. The Owner shall fully cooperate with the Borough and P&A, which administers 
portions of this program on behalf of the Borough. 

i. The Owner must enter into an agreement with the Borough in which he or she 
agrees to the terms and conditions outlined, above, and: 
 

i. Releases the Borough and P&A from any claims and agrees to indemnify, 
defend, and hold the Borough and P&A harmless against any and all 
claims for liability.  

ii. Agrees to fully cooperate with the Contractor, Borough, and P&A, 
including making timely arrangement for all inspections. 

iii. Acknowledges that the Contractor is solely responsible for the installation 
and that the Borough and P&A have no responsibility with respect to the 
equipment or its installation and are not guarantors of the Work and agrees 
that communications with respect thereto shall be directed to the 
Contractor and not to the Borough or P&A. 
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j. The Owner will be required to use a form of contract between the Owner and 
Contractor that will be provided by the Borough and shall contain 
requirements set forth by the Borough to protect its interest. 

 
V. GENERAL REQUIREMENTS 
 

  In order to qualify for the program, the gross annual income of the Owner / 
Tenant must be deemed to be very low-, low- or moderate- income, i.e., less than the 
limits set forth below for moderate-income households in Bergen County.  Please 
note that these limits are subject to change. 

 
MAXIMUM INCOME FOR PARTICIPATION 

 
AHPNJ 2019 1   

Person 
2 

Persons 
3 

Persons 
4 

Persons 
5 

Persons 
6 

Persons 
Moderate $53,286 $60,898 $68,510 $76,122 $82,212 $88,302 

 

 
The determination of the Borough of the income of the Owner / Tenant during 

the recertification process will have no impact on the ownership or residency of the 
affordable unit, since there is no limit on income after a unit is purchased or leased.  
However, the Owner / Tenant must be in compliance with the affordable housing 
restrictions in order to take advantage of the Energy Efficiency Program grants. 

P&A shall recertify Owners/Tenants using the same process and under the 
same terms and conditions that it uses to certify applicants to purchase/rent affordable 
units in the Borough, as set forth by N.J.A.C. 5:80-26.1 et seq. and the procedures set 
forth in the Operating Manual for that purpose. 

 

VI. EQUIPMENT RESTRICTIONS 
 
The minimum age of the current equipment to be eligible for replacement is 8 

years in the case of a water heater and 10 years in the case of an HVAC system, 
windows, doors and insulation.  If Owners are unsure as to the age of their equipment, 
they are advised to contact the Demarest Borough Building Department to determine 
if their appliance/window/door/insulation meets the age requirements set forth in the 
program.  

 

VII. THE PROCESS 
 

a. An introductory letter and application are mailed to the Owners and Landlords of 
affordable units in the Borough. 
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b. If interested, the Owners / Landlords may apply for the program, using the 
application form and submit the form, together with the required documentation to 
the P&A for review. 

c. P&A makes a determination of eligibility based on the standards set forth above. 
d. P&A notifies the status of the review as follows: 

i. Incomplete: The Owner / Landlord shall have 5 days to complete the 
application. 

ii. Not approved: The Owner / Landlord may not participate in the program, 
but can re-apply at a later date.  The Owner shall pay $100 for the cost to 
perform a recertification review subsequent to the initial application. 

iii. Complete and Certified: P&A provides the Owner / Landlord with a contract 
between the Owner / Landlord and Borough for the Owner’s / Landlord’s 
review and execution.  

e. The Owner / Landlord signs and returns the Contract between the Owner / Landlord 
and the Borough for execution by an approved representative of the Borough. 

f. P&A provides the Owner with a kit that includes: 
i. A Request for Proposal that the Owner may use to obtain bids from 

contractors; 
ii. Information regarding the operation and benefits of energy efficient 

equipment; 
iii. The specification of the minimum standards of the equipment required;  and 
iv. A form of Agreement between the Owner / Landlord and the Contractor. 

g. The Owner / Landlord selects a Contractor and enters into an agreement pursuant to 
f(iv) above. 

h. The Owner / Landlord submits same to Borough for approval. 
i. Borough returns the fully executed Contract with the Owner / Landlord. 
j. The contractor completes the work. 
k. The Owner / Landlord has the work inspected by the Borough and pays the 

Contractor the Owner’s share (if any is required). 
l. Borough verifies that the payment was made and pays the Contractor the balance, 

not to exceed the limits set forth above.   







Appendix N | 2026 Spending Plan  
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Appendix O | Intent to Bond Resolution  
 

  



Resolution of the Demarest Governing Bond 

Resolution No. _______-25 

May 12, 2025 

 

Council 
Member Motion Second Yes No Abstain Absent 

Jiang       
Fox       
Marks       
Slowikowski       
Collins       

 

TITLE:  RESOLUTION OF INTENT TO BOND IN THE EVENT THAT THERE IS A SHORTFALL IN 
FUNDING TO EFFECTUATE CERTAIN AFFORDABLE HOUSING MECHANISMS IN ITS HOUSING 
ELEMENT AND FAIR SHARE PLAN 

====================================================================== 

WHEREAS, the Council of the Borough of Demarest desires to create a realistic opportunity for the creation of 
affordable housing within the Borough; and 

WHEREAS, the Borough voluntarily brought a timely declaratory judgment action pursuant to the procedures 
set forth by Administrative Directive #14-24 seeking approval of a Housing Element and Fair Share Plan that 
satisfies/addresses the Borough’s obligation to provide for its fair share of the regional need of low- and moderate-
income housing; and 
 

WHEREAS, the Demarest Planning Board has adopted a Housing Element and Fair Share Plan for the Fourth 
Round pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-1, et seq., which addresses the requirements of 
N.J.A.C. 5:93-1, et seq., as amended and supplemented, N.J.A.C. 5:80-26.1, et seq. as amended and supplemented, 
and the New Jersey Fair Housing Act; and  

 
WHEREAS, the Housing Element and Fair Share Plan provides for a municipally-sponsored accessory apartment 

ordinance and a 100% affordable development at 127 Hardenburgh Avenue, in addition to other developer-funded 
mechanisms; and 

WHEREAS, the Borough has adopted a Development Fee Ordinance in order to generate revenue for the 
Borough’s Affordable Housing Trust Fund; and 

WHEREAS, the Borough of Demarest anticipates that monies collected and deposited in the Affordable Housing 
Trust Fund, along with other permitted funding sources, will be sufficient to effectuate the above-referenced 
mechanisms; and 

WHEREAS, the Borough of Demarest is committed to securing judicial approval of its Housing Element and 
Fair Share Plan; and 

WHEREAS, the Borough of Demarest acknowledges the affordable rules and regulations that provide that, 
although utilization of a mandatory development fee ordinance is an appropriate mechanism to raise money for the 
purpose of off-setting the expenses incurred in connection with the Housing Element and Fair Share Plan, there must 
be an alternative funding source in the event that insufficient monies are derived from the mandatory development fee 
ordinance or other resources, or the funds are not received in a timely fashion, for the purpose of effectuating the 
municipally-sponsored accessory apartment program and 100% development at 127 Hardenburgh Avenue; and 



WHEREAS, the Borough of Demarest wishes to express its commitment to cover such funding shortfalls and to 
fully implement the mechanisms set forth in its Housing Element and Fair Share Plan through bonding or other lawful 
means. 

NOW, THEREFORE, BE IT RESOLVED by the Council of the Borough of Demarest, County of Bergen, State 
of New Jersey, that the Borough of Demarest does hereby confirm its intent that in the event that the projected funding 
from the mandatory development fee ordinance the Borough has adopted is insufficient to complete the 
aforementioned affordable housing mechanisms, it is the intention of the Council of the Borough of Demarest to adopt 
appropriate bond ordinances in order to provide the requisite funding in an appropriate time frame. 

BE IT FURTHER RESOLVED that this resolution shall take effect immediately.   

 APPROVED: 
  
  
 Mayor Brian Bernstein 

 

CERTIFICATION 

I, Julie Falkenstern, Acting Borough Clerk of the Borough of Demarest, in the County of Bergen and the State of New 
Jersey, do hereby certify that the foregoing Resolution is a true copy of the original resolution duly passed and adopted 
by the Governing Body at a meeting held on May 12, 2025. 

  
  
 Julie Falkenstern, Acting Borough Clerk 
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Appendix P | Municipal Housing Liaison Resolution  
 

  





Appendix Q | Administrative Agent Resolution   
 

  





















Appendix R | County Level Order Entering Fourth 
Round Obligation   
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Appendix S | Planning Board Resolution Adopting 
HEFSP 

  











Appendix T | Council Resolution Endorsing HEFSP 
 









Appendix U | Council Resolution No. 222-25 and 
Mediation Agreement with FSHC and 232 County 

Development, LLC 
  

































Appendix V | Amendment #3 and Draft Amendment 
of the Downtown Redevelopment Plan 

  



DOWNTOWN                 
REDEVELOPMENT PLAN 

For 23 properties.  

 

 

 

Bergen County, New Jersey 

 
 

 

 

October 6, 2025 

Amendment #3 

Borough of Demarest 
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1. INTRODUCTION 

In February of 2017, the Mayor and Council requested that Maser Consulting 
undertake a study to determine if certain block and lots along Hardenburgh 
Avenue could qualify as an Area in Need of Rehabilitation, pursuant to the 
New Jersey Local Redevelopment and Housing Law (hereafter “LRHL”), N.J.S.A. 
40A:12A-1 et seq.  The Mayor and Council and the Planning Board received 
a report dated March 7, 2017 and revised through March 15, 2017 from 
Maser Consulting, which indicated that more than half of the housing stock in 
the Study Area is greater than 50 years old and that the Study Area can be 
deemed an Area in Need of Rehabilitation. 

Based on Maser Consulting’s report, the Planning Board found that the Study 
Area satisfied the statutory criteria to be designated as an Area in Need of 
Rehabilitation.  However, they adopted a Resolution on July 10, 2017 
recommending the Mayor and Council designate only designate Block 23, Lots 
9, 10, 12, 13, 14, 16, 16, 17.01, 17.02, 19, 20, 21 and 23; Block 49, Lots 
50, 51 and 52; and Block 49.01, Lots 42, 43.01, 43.02, 44, 45, 47.01 and 
47.02.  Then on July 24, 2017, the Mayor and Council adopted a Resolution, 
which rejected the recommendation of the Planning Board and designated all 
23 tax lots within the Study Area as an Area in Need of Rehabilitation.  The 
reason outlined in the Resolution was that an asymmetrical zone boundary was 
impractical and inefficient.   

This Redevelopment Plan is essentially a master plan with “teeth” – a planning 
document that merges the vision of a master plan with the authority of a zoning 
ordinance.  The required components of a Redevelopment Plan are described 
in the following section. 

1.1.   REQUIRED PLAN COMPONENTS 

This document has been prepared in accordance with Section 40A:12A-7a of 
the LRHL, which requires redevelopment plans to include an outline for the 
planning, development, redevelopment or rehabilitation of the designated 
parcels.  Specifically, the following components are required: 

1. The Redevelopment Plan’s relationship to definite local objectives as to 
appropriate land uses, density of population and improved traffic and 

public transportation, public utilities, recreational and community 
facilities and other public improvements. (See Chapter 4.) 
 

2. Proposed land uses and building requirements in the project area.  (See 
Chapter 6.) 
 

3. Adequate provisions for the temporary and permanent relocation, as 
necessary, of residents in the project area, including an estimate of the 
extent to which decent, safe and sanitary dwelling units affordable to 
displaced residents will be available to them in the existing local housing 
market.  (See Chapter 6.) 
 

4. An identification of any property within the area, which is proposed to 
be acquired in accordance with the redevelopment plan.  (See Chapter 
6.) 
 

5. Any significant relationship of the redevelopment plan to the master 
plans of contiguous municipalities; the master plan of the county in which 
the municipality is located; the State Development and Redevelopment 
Plan adopted pursuant to the “State Planning Act”, P.L. 1985, c.398 
(C.52:18A-196 et al.).  (See Chapter 5.) 
 

6. As of the date of the adoption of the resolution finding the area to be 
in need of redevelopment, an inventory of all housing units affordable 
to low- and moderate-income households, as defined pursuant to section 
4 of P.L.1985, c.222 (C.52:27D-304), that are to be removed as a result 
of implementation of the redevelopment plan, whether as a result of 
subsidies or market conditions, listed by affordability level, number of 
bedrooms, and tenure.  (See Chapter 6.) 

 
7. A plan for the provision, through new construction or substantial 

rehabilitation of one comparable, affordable replacement housing unit 
for each affordable housing unit that has been occupied at any time 
within the last 18 months, that is subject to affordability controls and that 
is identified as to be removed as a result of implementation of the 
redevelopment plan.  Displaced residents of housing units provided 
under any State or federal housing subsidy program, or pursuant to the 
“Fair Housing Act,” P.L.1985, c.222 (C.52:27D-301 et al.), provided 
that they are deemed to be eligible, shall have first priority for those 
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replacement units provided under the plan; provided that any such 
replacement unit shall not be credited against a prospective municipal 
obligation under the “Fair Housing Act,” P.L.1985, c.222 (C.52:27D-301 
et al.), of the housing unit which is removed had previously been credited 
toward satisfying the municipal fair share obligation. To the extent 
reasonably feasible, replacement housing shall be provided within or in 
close proximity to the redevelopment area. A municipality shall report 
annually to the Department of Community Affairs on its progress in 
implementing the plan for the provision of comparable, affordable 
replacement housing required pursuant to this section. (See Chapter 6.) 
 

8. Proposed locations for public electric vehicle charging infrastructure 
within the project area in a manner that appropriately connects with an 
essential public charging network.  (See Chapter 6.) 
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2. STUDY AREA  

The Rehabilitation Area totals 11.23 acres and is centered along Hardenburgh 
Avenue. The Rehabilitation Area, shown on the following page, is bound by 
Borough-owned property and residences. The eastern boundary is located 
along Park Street and the railroad right-of-way, while Christie Street creates 
the western boundary.  

Currently, the Rehabilitation Area contains 23 tax lots which are occupied by 
a variety of uses. It should be noted that there are 23 tax lots according to the 
tax records, but the County MOD-IV GIS tax data indicates there are 28 
“parcels” within the Rehabilitation Area. Where more than one parcel is 
located on a tax card, the parcels are listed on the same line below.  The 
following tax lots comprise the Study Area: 

 Block 23, Lot 9 – 109 Hardenburgh Ave. 
 Block 23, Lot 10 – 119 Hardenburgh Ave. 
 Block 23, Lot 12 – 123 Hardenburgh Ave. 
 Block 23, Lot 13 & 14 – 127 Hardenburgh Ave. 
 Block 23, Lot 15 – 129 Hardenburgh Ave. 
 Block 23, Lot 16 – 39-41-43 Park St. 
 Block 23, Lot 17.01 – 27 Park St. 
 Block 23, Lots 17.02, 19, 20 & 23 – 118 Serpentine Rd. 
 Block 23, Lot 21 – 110 Serpentine Rd. 
 Block 46, Lot 664 – 2 Christie St. 
 Block 46, Lot 760 – 108 Hardenburgh Ave. 
 Block 46, Lot 764 – 112 Hardenburgh Ave. 
 Block 49, Lot 39.01 – 3 Wakelee Dr. 
 Block 49, Lot 40.01 & 41.02 – 7 Wakelee Dr. 
 Block 49, Lot 41.01 – 15 Wakelee Dr. 
 Block 49, Lot 50 – 122 Hardenburgh Ave. 
 Block 49, Lot 51 – 118 Hardenburgh Ave. 
 Block 49, Lot 52 – 114 Hardenburgh Ave. 
 Block 49.01, Lot 43.01 – Wakelee Dr. 
 Block 49.01, Lot 43.02 – 126-132 Hardenburgh Ave. 
 Block 49.01, Lot 44 – 140 Hardenburgh Ave. 

 
1 http://demarestnj.net/Borough/Ordinances/Borough%20Code%20-%20Part%20II%20-
%20General%20Legislation%20-%202%20(3-7-17).pdf  

 Block 49.01, Lot 45 – 134 Hardenburgh Ave. 
 Block 49.01, Lot 47.02 – Wakelee Dr. 

2.1.   THE PARCELS 

The following pages provide information on each parcel and its current zoning 
designation.1 

BLOCK 23, LOT 9 

Lot 9 is situated at 109 Hardenburgh Avenue.  This lot is located in the 
Residence D District.  A church currently occupies the parcel. 

BLOCK 23, LOT 10  

Lot 10 is located at 119 Hardenburgh Avenue. This parcel is located in the 
Residence D District.  The parcel contains a single-family detached home. 

BLOCK 23, LOT 12  

This parcel is located at 123 Hardenburgh Avenue and is located in the 
Residence D District. The parcel contains a two-family home. 

BLOCK 23, LOTS 13 & 14  

According to tax records, Lot 13 and 14 is a Borough-owned property located 
in the Residential D District.  The lots are vacant. 

 

 

http://demarestnj.net/Borough/Ordinances/Borough%20Code%20-%20Part%20II%20-%20General%20Legislation%20-%202%20(3-7-17).pdf
http://demarestnj.net/Borough/Ordinances/Borough%20Code%20-%20Part%20II%20-%20General%20Legislation%20-%202%20(3-7-17).pdf
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BLOCK 23, LOT 15  

Lot 15 is located at 129 Hardenburgh Avenue and situated on the corner of 
Hardenburgh Avenue and Park Street. It is located in the Community Business 
District1 (hereafter “CB-I”).  The property houses the Bank of America building.  
See photo below. 

 

BLOCK 23, LOT 16  

This lot is situated at 39, 41 and 43 Park Street. It is located within the CB-I 
District. This property contains a two-family home according to the tax card.   

BLOCK 23, LOT 17.01  

This parcel is situated at 27 Park Street and located within the CB-I District.  A 
one-story commercial building currently occupies the parcel, which contains 
multiple tenants.  See photo top right.   

 

BLOCK 23, LOT 17.02, 19, 20 AND 23  

This combination of four Borough-owned parcels totals 1.39 acres in size and 
is located at 118 Serpentine Road. Lots 17.02, 19 and 20 are located in the 
CB-I District while Lot 23 is located in the Residence D District. Lot 23 is 
undeveloped and has no street frontage.  The municipal building straddles Lots 
19 and 20.  A portion of the parking lot is on Lot 17.02. 

BLOCK 23, LOT 21 

This property is located at 110 Serpentine Road and is in the Residence D 
District. The parcel contains a single-family detached home owned by the 
Borough. 

BLOCK 46, LOT 664  

Located at 2 Christie Street, on the northeast corner of Hardenburgh Avenue 
and Christie Street, Lot 664 sits in the Residence D District. A single-family 
detached home occupies the parcel.  (See the image on the following page.) 
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BLOCK 46, LOT 760 

Lot 760 is located at 108 Hardenburgh Avenue within the Residence D District. 
A single-family detached home sits on the lot. 

BLOCK 46, LOT 764 

This parcel is located at 112 Hardenburgh Avenue, on the corner of 
Hardenburgh Avenue and Achilles Street. Lot 764 is located in the Residence 
D District. The property contains a single-family detached home.  

BLOCK 49, LOT 39.01 

Lot 39.01 is situated at 3 Wakelee Drive in the Residence D District. A single-
family detached home occupies the property. 

 

BLOCK 49, LOT 40.01 & 41.02 

Lots 40.01 and 41.02 are located at 7 Wakelee Drive in the Residence D 
District.  The property is occupied by a single-family detached home. 

BLOCK 49, LOT 41.01 

Lot 41.01 is located at 15 Wakelee Drive in the Residence D District. A single-
family detached home sits on the lot.  See photo below. 

 

BLOCK 49, LOT 50 

This property is located on the corner of Hardenburgh Avenue and Wakelee 
Drive in the Residence D District and is situated at 122 Hardenburgh Avenue. 
The lot has a single-family detached home. 
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BLOCK 49, LOT 51 

Located at 118 Hardenburgh Avenue, Lot 51 is located in the Residence D 
District.  The property contains a single-family detached home. 

BLOCK 49, LOT 52 

Lot 52 is located at 114 Hardenburgh Avenue and is a corner lot on Achilles 
Street.  This single-family detached home is located in the Residence D District. 

BLOCK 49.01, LOT 43.01 

This lot is located along Wakelee Drive. It is 58,370 square feet, or 1.34 acres, 
in area.  This parcel is located in the CB-I District.  The lot contains an ambulance 
building, some accessory structures and a parking lot.  

BLOCK 49.01, LOT 43.02 

Lot 43.02 is located in the CB-I District at 126-132 Hardenburgh Avenue.  The 
lot contains a one- and three-story building with commercial uses on the first 
floor and residential units above.  See photo top right. 

 

 

BLOCK 49.01, LOT 44 

Lot 44 is located within the CB-I District at 140 Hardenburgh Avenue.  The site 
contains a one-story commercial building. 

BLOCK 49.01, LOT 45 

Lot 45 is a small lot located at 134 Hardenburgh Avenue and is within the CB-
I District.  The parcel contains a two-story mixed-use building with commercial 
on the first floor and residential units above.  

BLOCK 49.01, LOT 47.02 

This parcel is the smallest within the Study Area. It is located at the intersection 
of Hardenburgh Avenue and Wakelee Drive. It has roughly 14 feet of frontage 
on Hardenburgh Avenue and 126 feet on Wakelee Drive and an area of 
approximately 2,336 square feet. The lot is used as on-street parking for the 
post office.  
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3. PLAN GOALS  

This chapter provides the goals of the Hardenburgh Avenue Redevelopment 
Plan, which are as follows: 

1. To encourage redevelopment within the Rehabilitation Area that is in 
keeping with the village-style “downtown”. 
 

2. To improve the aesthetics of the village center and to create an 
inviting atmosphere that is pedestrian-friendly. 
 

3. To expand the retail and service offerings within the Borough. 
 

4. To create the opportunity for apartments and condominiums, within 
the Rehabilitation Area, to diversify the Borough’s housing stock. 
 

5. To fulfill a portion of the Borough’s affordable housing obligation. 
 

The pictures below and to the right are illustrative photos of the vision for the 
Rehabilitation Area. 
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4. RELATIONSHIP TO LOCAL OBJECTIVES  

This chapter analyzes the relationship of the Downtown Redevelopment Plan to 
local objectives, specifically existing master plan goals, objectives and 
recommendations.    Demarest has three planning documents from 1959, 2001 
and 2010, which have been examined.  Also reviewed is the Redevelopment 
Plan’s relationship to the Borough’s existing zoning.  

4.1.   1959 MASTER PLAN 

Page 4 of the 1959 Master Plan lists Principles and Objectives for the Borough 
to follow. Two of the eight Objectives listed would be advanced by the 
development and/or redevelopment of the Rehabilitation Area: 

4) Confine business development to that type which will serve the resident 
population of the Borough with local day-to-day goods and services. 

5) Assure that business development will be located in convenient and 
harmonious relation to residential development, with adequate off-street 
parking and with emphasis on good design. 

Additionally, the report contains a section entitled “Public Facilities Plan”.  
Within this text is a sub-section entitled “Civic Center”.  The Civic Center section 
recommends the development of a civic center at the existing location of the 
Borough Hall. The 1959 plan envisioned a center that provides a space for all 
governmental functions that would be connected to Hardenburgh Avenue via a 
“shopper’s mall” that would have businesses fronting upon the mall with parking 
facilities at the rear of the stores.2  The municipal building would be the visual 
terminus of the “shopper’s mall” looking south from Hardenburgh Avenue. 

This Redevelopment Plan concurs with the concept of stores along the street and 
parking in the rear to create a pedestrian-friendly atmosphere within the 
village core. 

 

 

 
2 1959 Master Plan received from the Borough Clerk. 

4.2.   2001 MASTER PLAN 

In 2001 Demarest adopted a Master Plan: Housing Plan Element and Fair 
Share Plan.  Due to the ongoing litigation surrounding affordable housing and 
the substantial changes that have occurred since 2001, this document is no 
longer valid.  

4.3.   2010 MASTER PLAN REEXAMINATION 

The Borough’s most recent master plan reexamination document is entitled 
2010 Master Plan Reexamination Report. Page 17 of the 2010 Master Plan 
Reexamination Report does not contain any recommendations which pertain to 
the Rehabilitation Area.  However, due to the increased use of pervious 
surfaces by applicants, such as pervious pavers, the Planning Board was 
concerned that over time, such surfaces would become impervious from lack of 
maintenance. It was recommended that a control be put in place to limit the 
total improved lot coverage. Such regulation has not yet been established. 

In response to this recommendation, this report does include a limitation on the 
total improved (impervious) lot coverage. 

4.4.   ZONING ORDINANCE 

The 23 tax lots are located in one of two zones, the Residence D District or the 
CB-I District. A total of 14 lots are located in the Residence D District while nine 
are located in the CB-I District. The permitted uses and bulk standards for each 
of these zones is outlined below. 

Permitted principal uses in the Residence D District include: 

 One-family dwelling and associated accessory buildings 
 Professional or business practices within a dwelling, confined to one 

floor of the dwelling 

Conditional uses permitted in the Residence D District include: 

 Churches or houses of worship 
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 Parks, playgrounds and open space areas with associated 
improvements 

Bulk regulations for the Residence D District are as follows: 

 Minimum lot area – 10,000 square feet 
 Minimum lot width – 100 feet 
 Minimum lot depth – 100 feet 
 Minimum front yard setback – 25 feet 
 Minimum side yard setback – 10 feet 
 Minimum rear yard setback – 30 feet 
 Maximum number of families per building - 1 
 Maximum building coverage – 20% 
 Maximum permitted building height – 30 feet 
 Maximum livable floor area – 30% 
 Maximum permitted impervious coverage – 30% 

Permitted principal uses in the CB-I District include: 

 Uses permitted within Residence Districts 
 Retail shops 
 Personal service shops 
 Banking, commercial, professional or governmental offices 
 Laundry and/or dry-cleaning services 

The ordinance does not require a minimum lot area, width, depth or front yard 
setback requirement for this zone.  Bulk regulations for the CB-I District are as 
follows: 

 Minimum side yard setback – 15 feet 
 Minimum rear yard setback – 30 feet 
 Maximum number of families per building – None 
 Maximum building coverage – 50% 
 Maximum permitted building height – 30 feet and 2 stories 
 Maximum livable floor area – None 
 Maximum permitted impervious coverage – 90% 

This document has utilized the bulk standards found in the CB-1 District as a 
springboard in crafting the dimensional regulations for this Redevelopment 
Plan.   

4.5.   PLAN RELATIONSHIP TO ZONING  

This Redevelopment Plan supersedes the underlying zoning for the 23 parcels 
noted in this document.  The vision for the Rehabilitation Area is to expand the 
village-style “downtown” and upgrade existing commercial buildings.   

The bulk standards proposed for these 23 properties may not precisely 
conform to the standards prescribed in the current zoning, but have utilized the 
CB-I District’s bulk standards as a basis in developing the Rehabilitation Area’s 
bulk standards. 

4.6.   CONCLUSION 

The Downtown Redevelopment Plan as proposed is consistent with Demarest’s 
two master plan documents.  It implements the vision to create a “downtown” 
with shops and facilities that serve the Borough’s residents.  
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5. RELATIONSHIP TO OTHER PLANS 

This chapter of the report describes the relationship to the master plans of 
adjacent communities and Bergen County as well as the report’s relationship to 
the State Development and Redevelopment Plan. 

5.1.   PLANS OF ADJACENT COMMUNITIES 

There are no adjacent municipalities that abut the Rehabilitation Area. The 
proposed Redevelopment Plan, because of its location and limited nature, will 
have little to no impact on adjacent municipalities. 

5.2.   BERGEN COUNTY MASTER PLAN 

The most recent Bergen County Master Plan is over 40 years old and is 
considered outdated. A new plan is in the process of being prepared. As part 
of this process a visioning component of the Master Plan was prepared in June 
2011 and a document entitled “Vision Bergen” was released. This document 
notes that “Because Bergen is a mature county in terms of its development 
pattern, future growth will primarily occur through redevelopment and infill”.3  
The proposed Redevelopment Plan is consistent with this trend. 

5.3.   NEW JERSEY STATE PLAN  

The State Strategic Plan is the revision to the 2001 State Development and 
Redevelopment Plan.  The document sets forth a vision for the future of New 
Jersey along with strategies to achieve that vision.  The State Strategic Plan 
was intended to be adopted by the State Planning Commission in November 
2012, but was postponed due to Super Storm Sandy.   The Commission is 
revising the document to incorporate disaster planning goals in light of Super 
Storm Sandy.  

 

3http://togethernorthjersey.com/wp-content/uploads/2012/12/Bergen-County-Master-Plan-
Visioning-Component.pdf, page 24. 

The draft final State Strategic Plan has four overarching goals along with ten 
“Garden State Values”.  This Redevelopment Plan has the ability to advance 
four of the ten values: 

 Prioritize redevelopment, infill and existing infrastructure – prioritize 
redevelopment and the reuse of existing sites and structures. 
 

 Create high-quality, livable places – create healthy places to live, 
work and recreate.  Enhance community character and design. 
 

 Advance Equity – consider the equity of property owners during 
planning and implementation. Improve access to opportunity, housing, 
jobs and schools for all New Jersey residents. 

 
 Diversity housing opportunities – support construction and 

rehabilitation of homes that meet the needs of households of all sizes 
and income levels. 4 

  

4http://nj.gov/state/planning/final-plan/final_spp_november%208_pub.pdf, pages 8-9.  

http://togethernorthjersey.com/wp-content/uploads/2012/12/Bergen-County-Master-Plan-Visioning-Component.pdf
http://togethernorthjersey.com/wp-content/uploads/2012/12/Bergen-County-Master-Plan-Visioning-Component.pdf
http://nj.gov/state/planning/final-plan/final_spp_november%208_pub.pdf
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6. REDEVELOPMENT PLAN 

This chapter of the Downtown Redevelopment Plan provides the general 
provisions, including review process, as well as land use and design 
requirements for the potential development/redevelopment of the 23 parcels. 

6.1.   GENERAL PROVISIONS 

RELOCATION 

There are 15 residential units between the one- and two-family dwellings 
located within the Rehabilitation Area.  There are also six multi-family units in 
mixed-use buildings.  It is the intention of this Plan that the redevelopment of 
the Rehabilitation Area will occur over time between an agreeable buyer and 
seller contract.  Therefore, no relocation assistance is necessitated by the 
Downtown Redevelopment Plan. 

PROPERTIES TO BE ACQUIRED 

This Redevelopment Plan does not propose the acquisition of any property 
through eminent domain. Following this document’s approval, a property may 
be developed by its current owner or a designated redeveloper. Additionally, 
the Borough does not have the power of eminent domain since the area was 
designated an Area in Need of Rehabilitation. 

AFFORDABLE HOUSING 

Within the Rehabilitation Area there are no deed-restricted affordable housing 
units.  Therefore, this document does not need to provide for any replacement 
of affordable housing units or relocation of affordable households. 

CHARGING INFRASTRUCTURE 

The LRHL was recently amended to require redevelopment plans to identify 
locations of public electric vehicle charging infrastructure within the 
Rehabilitation Area in a manner that appropriately connects with an essential 

public charging network.  This Downtown Redevelopment Plan does not require 
the installation of electric vehicle charging stations.   

DEVIATIONS FROM REDEVELOPMENT PLAN REQUIREMENTS 

The Planning Board of the Borough of Demarest may, after review of a site 
plan that is in one or more aspects inconsistent with the Redevelopment Plan, 
grant deviations from the strict application of the regulations contained in this 
Redevelopment Plan in accordance with the provisions for bulk variances in 
N.J.S.A. 40:55D-70c. Notwithstanding the above, no deviations shall be 
granted that would permit any of the following:  

 a use or principal structure that is not otherwise permitted by this 
Redevelopment Plan;  

 an increase in the maximum permitted floor area ratio; or 
 an increase in the maximum permitted height of a principal structure 

by more than 10 feet or 10%, whichever is less. 

PARKING AUTHORITY  

Due to the small size of many of the parcels within the Rehabilitation Area, the 
creation of a Parking Authority is necessary.  The Borough owns Block 49.01, 
Lot 43.01, which can be reorganized and transformed into a public parking 
lot.  This plan envisions that property owners who cannot locate all or a portion 
of their required parking on-site, would obtain parking from the Parking 
Authority in charge of Lot 43.01. 

6.2.   LAND USE & DEVELOPMENT REQUIREMENTS 

This section of the report is divided into three categories: 

 Definitions 
 Use and Bulk Requirements 
 Architectural Standards  
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DEFINITIONS 

Adult daycare – a non-residential facility that supports the health, nutritional, 
social and daily living needs of adults in a professionally staffed facility.  No 
overnight facilities are provided. 

Awning – a roof-like covering of canvas or cloth that is attached to a frame, 
which projects from the wall of a building and is supported entirely by the 
building.   

Building coverage – the area of a lot or site which is occupied or proposed to 
be occupied by a building. 

Child care center - any facility which is maintained for the care, development 
or supervision of six or more children under six years of age who attend for 
less than 24 hours per day and which is licensed by the New Jersey Department 
of Human Services. 

Community Residence -  a facility licensed pursuant to P.L. 1977, c.448 
(C.30:11B-1 et seq.) providing food, shelter and personal guidance under such 
supervision as required, to no more than 15 developmentally disabled or 
mentally ill persons, who require assistance, temporarily or permanently, in 
order to live in the community, and shall include, but not be limited to group 
homes, halfway houses, intermediate care facilities, supervised apartment 
living arrangements, and hostels. Such a residence shall not be considered a 
health care facility within the meaning of Health Care Facilities Planning Act, 
P.L. 1971, c.136 (C. 26:2H-1 et al.) 

Gas station - an establishment used for the retail dispensing or sales of 
vehicular fuels.  

Half story - a space under a sloping roof that has the line of intersection of the 
roof and wall face not more than 3 feet above the floor level and in which 
space the possible floor area with head room of 5 feet or less occupies at least 
40 percent of the total floor area of the story directly beneath. 

Impervious surface - any material which generally reduces or prevents 
absorption of stormwater into previously undeveloped land. Retention and 
detention basins and dry wells allowing water to percolate directly into the 
ground shall not be considered as "impervious surfaces." 

Instructional use - uses for the teaching and practice of dance, drama, art, 
language, martial arts, music, aerobics, sports, fitness, photography and the 
like.  These uses may, from time to time, hold group events, such as birthday 
parties. 

Linear business frontage - the frontage measured in feet along a business’ 
street-facing façade. 

Logo - any symbol, shape, graphic or picture that a company uses to represent 
itself as a branding tool. 

Lot coverage - that portion of one lot or more than one lot which is improved 
or is proposed to be improved with the buildings and structures, including but 
not limited to driveways, parking lots, pedestrian walkways, signs and other 
man-made improvements on the ground surface which are more impervious 
than the natural surface. 

Medical office - the office of a licensed medical or health care practitioner 
providing health care services to a person for the purpose of maintaining or 
restoring a person's physical or mental health, including but not limited to a 
physician, dentist, chiropractor, podiatrist, osteopath, acupuncturist, 
optometrist, orthotist, occupational or speech therapist and psychologist. The 
term "licensed" is defined in the New Jersey Administrative Code.  

Multi-family residential – a building on one lot, containing separate living units 
for two or more families, having separate or joint entrances, which includes 
apartments and condominiums.   

Neighborhood retail – establishments engaged in selling goods or merchandise 
to the surrounding neighborhood for personal or household consumption and 
rendering services incidental to the sale of such goods.   

Professional office – a room or group of rooms used for conducting the affairs 
of a business, profession, industry or government and generally furnished with 
desks, tables, files and communication equipment. 

Restaurant – an establishment where food and drink are prepared, served and 
consumed primarily within the principal building. 

http://ecode360.com/15932377#15932377
https://ordinance.com/ordinances/34/013/060/D-34013060-gl.html#G41
https://ordinance.com/ordinances/34/013/060/D-34013060-gl.html#G91
https://ordinance.com/ordinances/34/013/060/D-34013060-gl.html#G91


 

 

C
ha

pt
er

: R
ed

ev
el

op
m

en
t P

la
n 

  14 
 

Outdoor dining – a designated area of a restaurant, but outside the principal 
building, and where patrons may sit at tables while consuming food and 
beverages. 

Parapet - a short vertical extension of a wall that rises above roof level, hiding 
the roof’s edge and any roof-mounted mechanical equipment. 

Personal service – establishments primarily engaged in providing services 
involving the care of a person or his or her personal goods or apparel.  
Examples include dry cleaners, salons, barber shops, travel agencies and the 
like. 

Tavern – an establishment used primarily for the serving of liquor to the general 
public and where food or packaged liquors may be served or sold only as 
accessory to the primary use. 

Sign - any object, device, display or structure, or part thereof, situated outdoors 
or indoors, permanent or temporary in nature, which is used to advertise, 
identify, display, direct or attract attention to an object, person, institution, 
organization, business, product, service, event or location by any means, 
including words, letters, figures, design, symbols, logos, fixtures, colors, 
illumination or projected images. 

Sign area - the entire space within a single continuous perimeter enclosing the 
extreme limits of a sign or where a sign consists of individual letters or logos, 
the space bounded by the maximum horizontal and vertical dimensions of the 
lettering/logo.  For double-sided identical signs, only one side constitutes total 
sign area.    See example to the upper right:  

 

Sign, Directional – On-site signage that provides direction or information to 
pedestrians or vehicular traffic that is related to the movement of pedestrians 
and/or vehicular traffic on the premises (e.g. “entrance”, “exit”, “one-way”, 
and the like). 

Sign, Directory - a sign, parallel and attached to the building that contains 
listings of one or more commercial establishments located on the upper floors 
of a building that share a common entrance. 

Sign, Hanging - a sign that is wholly or partly supported by a building wall 
and projects perpendicularly 12 or more inches from the building wall.   

Sign, Street Address – a sign denoting the street address of the premises on 
which it is attached or located. 

Sign, Wall - all flat signs of solid-face construction and/or individual letters 
which are placed against a building or other structure and attached to the 
exterior front, rear or side wall of any building or other structure, so that the 
display surface is parallel with the plane of the wall. Signs painted on an 
exterior wall shall be deemed to be wall signs subject to all applicable 
requirements. 

Sign, Window - a window sign is any sign temporarily or permanently affixed 
to the glass of a window or door of a business or that is visible through a 
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window or door and placed on a permanent basis within two (2) feet of the 
glass.  

USE & BULK REQUIREMENTS  

A. Principal Permitted Uses 
1. Neighborhood retail. 
2. Personal services. 
3. Professional or medical offices. 
4. Banks, which many include drive-through facilities. 
5. Restaurants and taverns. 
6. Instructional uses. 
7. Child care center. 
8. Adult daycare. 
9. Municipal offices and uses. 
10. Multi-family residential limited to the upper floors. 
11. Single-family detached homes. 
12. Community residence.  
13. Two or more of the aforementioned uses in one building. 

 
B. Permitted Accessory Uses 

1. Open space facilities, including, but not limited to walkways, 
courtyards and plazas. 

2. Off-street parking and loading.   
3. Parking incorporated into the building design. 
4. Signs. 
5. Outdoor dining associated with permitted restaurants. 
6. Fences and walls. 

 
C. Permitted Conditional Uses 

1. First floor multi-family residential, subject to the following conditions: 
(a) A maximum of one residential unit shall be permitted on the 

first floor. 
(b) The unit shall be situated in the rear half of the building. 

 
5 Parcels containing more than 30,000 square feet shall have a maximum impervious coverage of 
80%. 

(c) The unit shall be accessed from the side or rear of the building. 
(d) The residential unit shall comprise no more than 30% of the 

total ground floor area. 
2. Stand-alone multi-family residential, subject to the following 

conditions: 
(a) Minimum lot area – 0.50 acres 
(b) Maximum front yard setback – 26 feet 
(c) Minimum side yard setback – 10 feet 
(d) Minimum rear yard setback – 30 feet 
(e) Maximum building coverage – 70% 
(f) Maximum impervious coverage – 90%5 
(g) Maximum permitted density– 40 units per acre. 
(h) A minimum of 50% of the units shall be reserved for affordable 

households and meet the requirements of Section L. below. 
(i) Surface parking may be located under the building or on the 

ground floor of the building.  If parking is located on the 
ground floor of the building, it shall be screened from public 
view in accordance with Section F.6(a). 

 
D. Prohibited Uses 

1. Any use not specifically permitted shall be prohibited. 
2. Automobile repair stations. 
3. Gas stations.  
4. New or used car lots.  
5. Tattoo parlors. 
6. Adult uses. 
7. Drive-through facilities associated with retail or restaurant uses. 

 
E. Area and Bulk Regulations 

1. Minimum lot area – 3,500 square feet 
2. Minimum front yard setback – 0 feet 
3. Maximum front yard setback – 10 feet 
4. Minimum side yard setback (commercial or mixed-use) – 0 feet6 
5. Minimum side yard setback (residential only) – 10 feet 
6. Minimum rear yard setback – 30 feet 
7. Maximum building coverage – 60% 

6 However, a setback of 10 feet shall be required along the boundary of a Residence B or D 
District. 

http://www.ordinance.com/ordinances/34/021/065/D-34021065-gl.html#G173
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8. Maximum impervious coverage – 90%, but for lots containing more 
than 20,000 square feet, 85% 

9. Maximum Density 
(a) Lots containing less than 12,000 square feet – 25 units per acre 
(b) Lots between 12,000 and 20,000 square feet – 30 units per 

acre 
(c) Lots containing more than 20,000 square feet – 35 units per 

acre 
10. Maximum Height - 3 stories and 35 feet 

 
F. Off-Street Parking 

1. General Provisions 
(a) All parking spaces shall measure no less than nine (9) feet in 

width by eighteen (18) feet in length and be delineated by 
hairpin striping. 

(b) All lighting for off-street parking areas shall be so arranged 
and shielded as to reflect the light downward and prevent any 
light from shining directly on adjoining streets, residential zones 
and residential buildings. 

(c) Parking lot lighting shall provide a maintained minimum 
average of 0.5 footcandles. 

2. Parking Ratios.  The following off-street parking shall be provided: 
(a) Neighborhood retail uses -1 space per 350 square feet of gross 

floor area 
(b) Personal service uses - 1 space per 200 square feet of gross 

floor area 
(c) Medical and dental office - 1 space per 142 square feet of gross 

floor area 
(d) Office uses other than medical and dental - 1 space per 250 

square feet of gross floor area 
(e) Banks – 1 space per 400 square feet of gross floor area 
(f) Restaurants and taverns - 1 space per 3 seats and 1 space per 

2 employees during the peak shift 
(g) Instructional uses – 1 space for each 120 square feet of public 

area for uses with less than 5,000 square feet of public area. For 
uses with 5,000 or more square feet of public area, the parking 
requirement shall be determined based maximum fire occupancy 

(h) Child care center and adult daycare – 1 space per 300 square 
feet of gross floor area 

(i) Residential units – RSIS.  However, licensed group homes shall 
only be required to provide three (3) parking spaces, supportive 
housing units shall only be required to provide 0.25 spaces per 
unit, and senior units shall only be required to provide one (1) 
space per unit. 

3. Shared parking.  Nothing in the above requirements or in this sub-
section shall be construed to prevent the employment of shared 
parking, which may be implemented in one of two manners: 
(a) On-site shared parking. For parcels containing a mixed-use 

building, on-site shared parking maybe implemented. 
(1) A 50% shared parking allowance shall be permitted for 

combining weekday uses with evening/weekend uses in the 
same building. Office and retail uses are considered to be 
weekday uses, while residential and restaurant uses are 
considered to be evening/weekend uses. 

(2) 50% of the parking requirement of the evening/weekend 
use of the building may be met through parking already 
provided for the weekday use. For example, a building 
contains office space that requires 30 parking spaces and 
residential units that require 16 parking spaces. The 
residential parking is permitted to be reduced by 50% or 8 
parking spaces. Therefore, the development would only be 
required to construct 38 parking spaces instead of 46. 

(b) Off-site shared parking. For parcels that cannot accommodate 
all or a portion of their required parking spaces, the differential 
parking requirement is exempted if there is a Borough-owned 
public parking lot within the Rehabilitation Area and the property 
owner contributes $2,000 per space per year to a fund 
dedicated by the Borough for the purpose of constructing and 
maintaining public parking facilities.  

4. Access.  Interconnected parking lots and cross-access easements for 
adjacent lots are encouraged. 

5. Location 
(a) Off-street parking shall be provided in the side or rear yard. 
(b) Off-street parking may be located under the building on the 

ground floor. 
6. Screening 

(a) Off-street parking that is located under the building or on the 
ground floor shall be designed in such a manner to be screened 

http://www.ordinance.com/ordinances/34/035/095/D-34035095-gl.html#G34
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from public view or from adjacent residential uses by use of the 
building or landscaping.  If landscaping is utilized, it shall consist 
of a 10-foot-wide buffer with two rows of staggered evergreen 
shrubs, which are a minimum of 6 feet high. 

(b) Surface off-street parking shall be screened from public view by 
installing evergreen shrubs, which are a minimum of 3 feet high. 

(c) Surface off-street parking shall be screened from any existing 
residential uses by: 
(1) A six-foot-tall solid fence, or 
(2) A landscape buffer 10 feet wide with two rows of staggered 

deciduous shrubs, which are a minimum of 6 feet high.  Said 
buffer shall effectively form a screen. 

7. Landscaping 
(a) Within surface parking lots 1 landscape island shall be provided 

for every 15 parking spaces. 
(b) Said landscape island shall contain a minimum of 160 square 

feet. 
(c) Half of the landscape islands shall contain a shade trees and 

other landscaping; the other half shall contain shrubs.   
 

G. Loading 
1. Facilities for loading shall be provided on the property in other than 

the front yard.  Each parcel shall demonstrate the adequacy of the 
proposed loading area(s) to meet the requirements of the proposed 
use.  Alternatively, if no loading area is proposed, the 
applicant/owner shall provide testimony and/or proof to the Planning 
Board that the use can function without a dedicated loading area.  

2. Loading areas shall be buffered from existing residential uses by: 
(a) A six-foot-tall solid fence, or 
(b) A landscape buffer 10 feet wide with two rows of staggered 

deciduous shrubs, which are a minimum of 6 feet high.  Said 
buffer shall effectively form a screen. 
 

H. Pedestrian Accessibility 
1. Sidewalks shall be provided to connect all new development with 

existing development along the public rights-of-way.   
2. All sidewalks shall be a minimum of 4 feet wide and shall be durably 

paved and smoothly surfaced to provide for the free movement of 
pedestrians.   

3. All sidewalks must be designed to provide access for the physically 
disabled.  Access ramps shall be conveniently placed and sloped to 
provide easy connection to streets and sidewalks, in conformance with 
the Americans with Disabilities Act. 

4. The Borough is encouraged to utilize Block 23, Lot 23 to create a 
pedestrian pathway that would parallel Hardenburgh Avenue and 
link the two ends of the Rehabilitation Area.  
 

I. Trash 
1. Trash receptacles shall be located in the rear yard and shall be 

enclosed with a solid fence.  No trash receptacle shall be visible from 
any public street. 

2. Such facilities shall be designed so that they fit within an overall 
project design. 

3. Provisions for the collection, disposition and recycling of recyclable 
materials shall be subject to any other applicable ordinances of the 
Borough of Demarest 

4. Trash may be alternatively stored inside the building. 
 

J. Stormwater.  All applications for development shall conform to the 
stormwater regulations contained in the Borough of Demarest’s code.   

 
K. Signage.  The following standards shall apply to all signs in the 

Rehabilitation Area.  No sign type other than those identified below shall 
be permitted. 
1. Wall signage 

(a) One wall sign shall be permitted per ground floor business per 
public street frontage. 

(b) The following types of wall signs shall be permitted: 
(1) Back-lit raised letters with concealed ballast.  Example on 

the following page. 
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(2) Signage board with or without gooseneck lighting.  
Example on below. 

 

(3) Individual cut letters with gooseneck lighting.  Example to the 
upper right. 

 

(c) The maximum sign area shall be 95% of the linear business 
frontage, with a maximum area of 30 square feet.  For example, 
if the linear business frontage is 20 feet, the maximum sign area 
shall be 19 square feet.   

(d) The horizontal dimension of the sign shall not exceed 80% of the 
width of the building frontage occupied by the use. 

(e) Wall signs shall not be permitted above the roofline or the 
bottom of any second-floor windows, whichever is lower. 

2. Street address signage 
(a) Street address signage shall be provided on each building or for 

each individual tenant. 
(b) Street address number shall have a maximum height of 8 inches. 

3. Hanging signage 
(a) One hanging sign shall be permitted for each business on the first 

floor of a commercial building. 
(b) The maximum sign area shall be 6 square feet. 
(c) The lower edge of a hanging sign shall be at least 8 feet above 

the sidewalk or grade.   
(d) Hanging signs may be externally illuminated, but are prohibited 

from being internally illuminated. 
4. Directory signage 

(a) Where a building has upper story non-residential uses, 1 
directory sign shall be permitted per entrance to said upper story 
establishments 

(b) The maximum sign area shall be 4 square feet. 

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://alanwhitesigns.com/portfolio/&ei=rnu2VPHcN4HSggTXl4P4BA&bvm=bv.83640239,d.cWc&psig=AFQjCNHN8tZXXUnuaKIG8Dm5hBlKxIlIrg&ust=1421331606067596
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://esignsunlimited.com/blog/2012/06/&ei=H3y2VIyLG4yYNuL4g_gF&bvm=bv.83640239,d.cWc&psig=AFQjCNH6c8yQpjGrPT7MykEjuxd7ezNZrQ&ust=1421331848134843
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(c) Directory signage shall be located next to the exterior entrance 
to the upper story establishment(s).  The top edge of the sign shall 
be no higher than 7 feet above the sidewalk or grade. 

5. Directional signage 
(a) Directional signage shall be permitted at driveways that abut 

public streets. 
(b) The maximum sign area shall be 3 square feet. 
(c) The maximum sign height shall be 3 feet from grade. 
(d) Directional signage may be internally illuminated. 

6. Temporary window signage advertising special sales or events shall 
be permitted, subject to the following limitations: 
(a) One or more temporary window signs may be displayed at the 

same time. 
(b) Temporary window signs shall not cover more than 25% of the 

glass surface.   
(c) Temporary window signs shall not be displayed for a period 

longer than 20 days. 
7. Temporary grand opening signs, subject to the following limitations: 

(a) One temporary grand opening or coming soon sign may be 
displayed for the grand opening of a business, relocation of a 
business or to announce the approaching arrival of a new 
business.   

(b) Said sign shall not exceed a maximum of 20 square feet. 
(c) Said sign shall be located within the window of the commercial 

establishment or on the exterior of the building no higher than the 
roofline. 

(d) A temporary grand opening sign shall not be displayed for a 
period longer than 45 days. 

8. Temporary real estate signage 
(a) For each parcel, 1 temporary real estate sign for each street 

frontage may be displayed. 
(b) Temporary real estate signs shall be removed within 7 days 

following the closing or settlement of a sale, lease or rental of 
the real estate that was offered for sale, lease or rent. 

 
L. Affordable Housing Standards 

1. Any application within the Rehabilitation Area providing for five or 
more residential units shall be required to reserve at least 20% of the 
units as affordable housing units.   

2. Affordable housing units shall meet the bedroom distribution 
requirements contained in the Uniform Housing Affordability Controls. 

3. The units shall meet the low/moderate income distribution requirement 
contained in the Uniform Housing Affordability Controls.  At least 13% 
of the units shall be reserved for very-low-income units. 

4. All units shall be deed restricted in accordance with the Uniform 
Housing Affordability Controls. 

5. The developer shall be responsible for retaining a qualified 
Administrative Agent to administer the units, subject to the Borough’s 
approval. 

6. Non-residential development shall be subject to the State-wide Non-
Residential Development Fee Act. 

ARCHITECTURAL DESIGN STANDARDS 

M. Purpose 
1. The purpose of the architecture design standards is to establish a set 

of principles and requirements to guide future redevelopment.  These 
principles will enhance the Rehabilitation Area and encourage 
redevelopment at a scale that is pedestrian-oriented.  The guidelines 
work to provide standards that allow for flexibility and creativity 
while encouraging high-quality development.  High-quality 
development is long-lasting and will increase property values.  The 
goal is to create buildings that are attractive and enliven the 
streetscape. 

 
N. Massing 

1. Building wall offsets, including both projections and recesses, shall be 
provided along any street-facing building wall measuring greater 
than 50 feet in length in order to provide architectural interest and 
variety to the massing of a building and relieve the negative visual 
effect of a single, long wall.  

2. The maximum spacing between such vertical offsets shall be 36 feet. 
The minimum projection or depth of any individual vertical offset shall 
not be less than 8 inches. 

3. Vertical offsets can include pilasters, projecting bays, changes in 
façade materials and balconies. 
 

http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
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O. Articulation 
1. All street-facing building walls shall have a clearly defined base, 

body and cap. 
2. The base of the building shall align with either the kickplate or sill 

level of the first story. 
3. The body section of a building may be horizontally divided at floor, 

lintel or sill levels with belt courses. 
4. The architectural treatment of a façade shall be completely continued 

around all street facing façades of a building. All sides of a building 
shall be architecturally designed to be consistent regarding style, 
materials, colors and details. 

 
P. Roof 

1. The maximum building height shall be as stated in E.10 above, except 
that this specified height shall not apply to church steeples and 
chimneys.  The height of elevator shafts, ventilators, air conditioning 
and any other apparatus which may be carried on the roof level shall 
be screened and shall be no higher than 5 feet above the permitted 
height.   Said roof-top equipment shall not be visible from surrounding 
properties or streets. 

2. The shape, pitch and color of a roof shall be architecturally 
compatible with the style, materials and colors of such building. 

3. If the building has a flat roof, a parapet shall project vertically to 
hide any roof-mounted mechanical equipment.  Additionally, a cornice 
shall project out horizontally from the façade and shall be 
ornamented with moldings, brackets or other details. 

4. Pitched roofs are encouraged to have dormers, chimneys, cupolas and 
other similar elements to provide architectural interest.  These elements 
shall be compatible with the style, materials, colors and details of the 
building. 

5. Roofline offsets shall be provided along any gable roof measuring 
more than 40 feet in length to provide architectural interest and 
articulation to a building. 

6. Roof top heating, ventilating and air-conditioning (HVAC) systems, 
exhaust pipes and stacks, satellite dishes and other 
telecommunications receiving devices shall be screened or otherwise 
specially treated to be inconspicuous as viewed from the street and 
adjacent properties.  

 
Q. Transparency 

1. Ground floor non-residential uses in the Rehabilitation Area shall have 
large pane display windows.  Such windows shall be framed by the 
surrounding wall and shall be a minimum of 70% of the total ground 
level facade area.   A building’s “ground level façade area” is the 
area bounded by the side edges of the building and the plane 
coincident with the internal floor of the building and the internal ceiling 
of the building. 

2. Transoms above display windows in the Rehabilitation Area are 
encouraged. 

3. Windowsills shall not be more than 3 feet above the sidewalk in the 
Rehabilitation Area.  Base panels or bulkheads are encouraged 
between the sidewalk and the windowsills. 

4. Windows shall be vertically proportioned (taller than wider) where 
possible. 

5. Buildings of architectural styles that normally have windows with 
muntins (vertical dividers) or divided lites shall utilize those types of 
windows. 

6. Glass blocks are not permitted on façades that abut a public street. 
7. Exterior security grates are prohibited.   

 
R. Entrances 

1. All entrances to a building shall be defined and articulated by 
utilizing such elements as lintels, pediments, pilasters, columns, porticos, 
porches, overhangs, railings, balustrades and other such elements, 
where appropriate. 

 

  

http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G255
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
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S. Materials 
1. Building façades visible from a public street shall consist of durable, 

long-lasting materials.   
2. Appropriate materials include brick, stone, cast stone, Hardieplank or 

other high-quality material. 
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7. RELATIONSHIP TO ZONING 

7.1. ZONING PROVISIONS 

EFFECT OF PLAN 

The Downtown Redevelopment Plan supersedes the existing zoning for all 23 
tax parcels and the applicable provisions of the Borough of Demarest’s Land 
Use Ordinance as provided in Chapter VI above. 

TERMS & DEFINITIONS 

Any terms or definitions not addressed within this Redevelopment Plan shall 
rely on the applicable terms and conditions set forth in Chapter 175, Zoning 
Ordinance.  

OTHER APPLICABLE DESIGN & PERFORMANCE STANDARDS 

Any design or performance standards not addressed within this Redevelopment 
Plan shall rely on the applicable design and performance standards set forth 
in Chapter 175, Zoning Ordinance.  

CONFLICT 

If any word, phrase, clause, section or provision of this plan, is found by a court 
or other jurisdiction to be invalid, illegal or unconstitutional; such word, phrase, 
section or provision shall be deemed severable and the remainder of the 
Redevelopment Plan shall remain in full force and effect.  

7.2. ZONING MAP REVIS ION 

This Redevelopment Plan supersedes the underlying zoning, which requires the 
Official Zoning Map to be amended for all 23 tax parcels.  The Zoning Map 
is hereby amended to illustrate the following block and lots as the “Downtown 
Redevelopment Plan” or “DRP” District: 

 Block 23, Lot 9 
 Block 23, Lot 10 
 Block 23, Lot 12 
 Block 23, Lots 13 & 14 
 Block 23, Lot 15 
 Block 23, Lot 16 
 Block 23, Lot 17.01 
 Block 23, Lots 17.02, 19, 20 & 23 
 Block 23, Lot 21 
 Block 46, Lot 664 
 Block 46, Lot 760 
 Block 46, Lot 764 
 Block 49, Lot 39.01 
 Block 49, Lot 40.01 & 41.02 
 Block 49, Lot 41.01 
 Block 49, Lot 50 
 Block 49, Lot 51 
 Block 49, Lot 52 
 Block 49.01, Lot 43.01 
 Block 49.01, Lot 43.02 
 Block 49.01, Lot 44 
 Block 49.01, Lot 45 
 Block 49.01, Lot 47.02 
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8. AMENDMENTS & DURATION 

8.1. AMENDMENTS TO THE REDEVELOPMENT PLAN 

This plan may be amended from time to time in accordance with the procedures 
of the LRHL.  To the extent that any such amendment materially affects the 
terms and conditions of duly executed redevelopment agreements between 
one or more redevelopers and the Borough of Demarest, the provisions of the 
redevelopment plan amendment will be contingent upon the amendment of the 
redeveloper agreement to provide for the plan amendment.   

8.2. RECOMMENDATIONS FOR REDEVELOPMENT AGREEMENT 

PROVISIONS 

While this Redevelopment Plan provides an outline for the rehabilitation and 
redevelopment of the designated Rehabilitation Area, the details of how the 
redevelopment will be implemented will need to be specified in a 
redevelopment agreement that is negotiated between the Borough and the 
redeveloper(s).  No development shall proceed to the Demarest Planning 
Board for subdivision or site plan approval until after a redevelopment 
agreement is executed by the Borough of Demarest in accordance with Section 
9 of the LRHL.  The redevelopment agreement shall conform to the provisions 
of this Redevelopment Plan.  The only exception to this would be an application 
related to a single or two-family home. 

8.3. CERTIFICATES OF COMPLETION & COMPLIANCE 

Upon the inspection and verification by the Mayor and Council that the 
redevelopment of a parcel subject to a redeveloper agreement has been 
completed, a Certificate of Completion and Compliance will be issued to the 
redeveloper and such parcel will be deemed no longer in need of 
rehabilitation.  

This Redevelopment Plan will remain in effect until Certificates of Completion 
have been issued for the designated parcels, or until the Redevelopment Plan 
is deemed no longer necessary for the public interest and repealed by 
Ordinance of the Mayor and Council. 

8.4. SEVERABILITY 

The provisions of this Redevelopment Plan are subject to approval by 
Ordinance.  If a Court of competent jurisdiction finds any word, phrase, clause, 
section or provision of this Redevelopment Plan to be invalid, illegal or 
unconstitutional; the word, phrase, clause, section or provision shall be deemed 
severable and the remainder of the Redevelopment Plan and implementing 
Ordinance shall remain in full force and effect. 

8.5. SELECTION OF REDEVELOPER(S) 

In order to assure that the vision of the Downtown Redevelopment Plan will be 
successfully implemented in an effective and timely way and in order to 
promptly achieve the goals of the Plan, the Mayor and Council, acting as the 
Redevelopment Entity, will designate the redeveloper(s) for any 
redevelopment project in the area governed by this Redevelopment Plan.  All 
redeveloper(s) will be required to execute a redevelopment agreement 
satisfactory to the Mayor and Council as one of the requirements to be 
designated as the redeveloper(s).  

It is anticipated that the implementation of this Redevelopment Plan may utilize 
a process for the competitive selection of one or more redeveloper(s).  The 
intent of this section of the Redevelopment Plan is to set forth the procedural 
standards to guide redeveloper selection. The Mayor and Council, acting as 
the Redevelopment Entity may, at any time, proactively solicit potential 
redevelopers by utilizing appropriate methods of advertisement and other 
forms of communication, or may, in its discretion, entertain an unsolicited 
proposal from a prospective redeveloper(s) for redevelopment of the 
Rehabilitation Area.  

The selection of a redeveloper by the Mayor and Council, acting as the 
Borough of Demarest’s Redevelopment Entity for the Rehabilitation Area, may 
be based on a competitive selection process.  Under a competitive selection 
process, which may be undertaken from time to time at the discretion of the 
Mayor and Council, an applicant for selection as a redeveloper will be 
required to submit materials to the Mayor and Council that specify their 
qualifications, financial resources, experience and design approach to the 
property in question.  The competitive selection process will likely include the 
submission of some or all of the following materials (additional submission 
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materials may be requested by the Mayor and Council as deemed 
appropriate to the lands in question):  

 Conceptual plans and elevations sufficient in scope to demonstrate that 
the design approach, architectural concepts, number and type of 
development, parking, traffic circulation, landscaping and other 
elements are consistent with the objectives and standards of this 
Redevelopment Plan.  
 

 Anticipated construction schedule, including estimated pre-construction 
time period to secure permits and approvals. 
 

 Documentation evidencing the financial responsibility and capability 
with respect to carrying out any necessary site environmental 
remediation, the proposed redevelopment and/or rehabilitation 
including but not limited to: type of company or partnership, disclosure 
of ownership interest, list of comparable projects successfully completed, 
list of references with name, address and phone information, list of any 
general or limited partners, and financial profile of the redeveloper 
entity.  

The following provisions regarding redevelopment are hereby included in 
connection with the implementation of this Redevelopment Plan and the 
selection of a redeveloper(s) for any property included in the Redevelopment 
Plan and shall apply notwithstanding the provisions of any zoning or building 
ordinance or other regulations to the contrary:  

1. The redeveloper, its successor or assigns shall develop the property in 
accordance with the uses and building requirements specified in the 
Redevelopment Plan.  
 

2. Until the required improvements are completed and a Certificate of 
Completion is issued by the Redevelopment Entity, the redeveloper 
covenants provided for in N.J.S.A. 40A:12A-9 and imposed in any 
redeveloper agreement, lease, deed or other instrument shall remain in 
full force and effect.  
 

3. The redevelopment agreement(s) shall contain provisions to assure the 
timely construction of the redevelopment project, the qualifications, 

financial capability and financial guarantees of the redeveloper(s) and 
any other provisions to assure the successful completion of the project.  
 

4. The designated redeveloper(s) shall be responsible for any installation 
or upgrade of infrastructure related to their project whether on-site or 
off-site.  Infrastructure items include, but are not limited to gas, electric, 
water, sanitary and storm sewers, telecommunications, recreation or 
open space, streets, curbs, sidewalks, street lighting and street trees or 
other improvements.  The extent of the designated redeveloper’s 
responsibility will be outlined in the redeveloper’s agreements with the 
Borough.  All utilities shall be placed underground.  
 

5. All infrastructure improvements shall comply with applicable local, state 
and federal law and regulations, including the Americans with 
Disabilities Act and the Prevailing Wage Law, where applicable.  

 
6. In addition to the provision of the infrastructure items set forth herein, 

the Redevelopment Agreement may provide that the redeveloper(s) will 
agree to provide amenities, benefits, fees and payments in addition to 
those authorized under the Municipal Land Use Law. 
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1. INTRODUCTION 

In February of 2017, the Mayor and Council requested that Maser Consulting 
undertake a study to determine if certain block and lots along Hardenburgh 
Avenue could qualify as an Area in Need of Rehabilitation, pursuant to the 
New Jersey Local Redevelopment and Housing Law (hereafter “LRHL”), N.J.S.A. 
40A:12A-1 et seq.  The Mayor and Council and the Planning Board received 
a report dated March 7, 2017 and revised through March 15, 2017 from 
Maser Consulting, which indicated that more than half of the housing stock in 
the Study Area is greater than 50 years old and that the Study Area can be 
deemed an Area in Need of Rehabilitation. 

Based on Maser Consulting’s report, the Planning Board found that the Study 
Area satisfied the statutory criteria to be designated as an Area in Need of 
Rehabilitation.  However, they adopted a Resolution on July 10, 2017 
recommending the Mayor and Council designate only designate Block 23, Lots 
9, 10, 12, 13, 14, 16, 16, 17.01, 17.02, 19, 20, 21 and 23; Block 49, Lots 
50, 51 and 52; and Block 49.01, Lots 42, 43.01, 43.02, 44, 45, 47.01 and 
47.02.  Then on July 24, 2017, the Mayor and Council adopted a Resolution, 
which rejected the recommendation of the Planning Board and designated all 
23 tax lots within the Study Area as an Area in Need of Rehabilitation.  The 
reason outlined in the Resolution was that an asymmetrical zone boundary was 
impractical and inefficient.   

This Redevelopment Plan is essentially a master plan with “teeth” – a planning 
document that merges the vision of a master plan with the authority of a zoning 
ordinance.  The required components of a Redevelopment Plan are described 
in the following section. 

1.1.   REQUIRED PLAN COMPONENTS 

This document has been prepared in accordance with Section 40A:12A-7a of 
the LRHL, which requires redevelopment plans to include an outline for the 
planning, development, redevelopment or rehabilitation of the designated 
parcels.  Specifically, the following components are required: 

1. The Redevelopment Plan’s relationship to definite local objectives as to 
appropriate land uses, density of population and improved traffic and 

public transportation, public utilities, recreational and community 
facilities and other public improvements. (See Chapter 4.) 
 

2. Proposed land uses and building requirements in the project area.  (See 
Chapter 6.) 
 

3. Adequate provisions for the temporary and permanent relocation, as 
necessary, of residents in the project area, including an estimate of the 
extent to which decent, safe and sanitary dwelling units affordable to 
displaced residents will be available to them in the existing local housing 
market.  (See Chapter 6.) 
 

4. An identification of any property within the area, which is proposed to 
be acquired in accordance with the redevelopment plan.  (See Chapter 
6.) 
 

5. Any significant relationship of the redevelopment plan to the master 
plans of contiguous municipalities; the master plan of the county in which 
the municipality is located; the State Development and Redevelopment 
Plan adopted pursuant to the “State Planning Act”, P.L. 1985, c.398 
(C.52:18A-196 et al.).  (See Chapter 5.) 
 

6. As of the date of the adoption of the resolution finding the area to be 
in need of redevelopment, an inventory of all housing units affordable 
to low- and moderate-income households, as defined pursuant to section 
4 of P.L.1985, c.222 (C.52:27D-304), that are to be removed as a result 
of implementation of the redevelopment plan, whether as a result of 
subsidies or market conditions, listed by affordability level, number of 
bedrooms, and tenure.  (See Chapter 6.) 

 
7. A plan for the provision, through new construction or substantial 

rehabilitation of one comparable, affordable replacement housing unit 
for each affordable housing unit that has been occupied at any time 
within the last 18 months, that is subject to affordability controls and that 
is identified as to be removed as a result of implementation of the 
redevelopment plan.  Displaced residents of housing units provided 
under any State or federal housing subsidy program, or pursuant to the 
“Fair Housing Act,” P.L.1985, c.222 (C.52:27D-301 et al.), provided 
that they are deemed to be eligible, shall have first priority for those 
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replacement units provided under the plan; provided that any such 
replacement unit shall not be credited against a prospective municipal 
obligation under the “Fair Housing Act,” P.L.1985, c.222 (C.52:27D-301 
et al.), of the housing unit which is removed had previously been credited 
toward satisfying the municipal fair share obligation. To the extent 
reasonably feasible, replacement housing shall be provided within or in 
close proximity to the redevelopment area. A municipality shall report 
annually to the Department of Community Affairs on its progress in 
implementing the plan for the provision of comparable, affordable 
replacement housing required pursuant to this section. (See Chapter 6.) 
 

8. Proposed locations for public electric vehicle charging infrastructure 
within the project area in a manner that appropriately connects with an 
essential public charging network.  (See Chapter 6.) 
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2. STUDY AREA  

The Rehabilitation Area totals 11.23 acres and is centered along Hardenburgh 
Avenue. The Rehabilitation Area, shown on the following page, is bound by 
Borough-owned property and residences. The eastern boundary is located 
along Park Street and the railroad right-of-way, while Christie Street creates 
the western boundary.  

Currently, the Rehabilitation Area contains 23 tax lots which are occupied by 
a variety of uses. It should be noted that there are 23 tax lots according to the 
tax records, but the County MOD-IV GIS tax data indicates there are 28 
“parcels” within the Rehabilitation Area. Where more than one parcel is 
located on a tax card, the parcels are listed on the same line below.  The 
following tax lots comprise the Study Area: 

 Block 23, Lot 9 – 109 Hardenburgh Ave. 
 Block 23, Lot 10 – 119 Hardenburgh Ave. 
 Block 23, Lot 12 – 123 Hardenburgh Ave. 
 Block 23, Lot 13 & 14 – 127 Hardenburgh Ave. 
 Block 23, Lot 15 – 129 Hardenburgh Ave. 
 Block 23, Lot 16 – 39-41-43 Park St. 
 Block 23, Lot 17.01 – 27 Park St. 
 Block 23, Lots 17.02, 19, 20 & 23 – 118 Serpentine Rd. 
 Block 23, Lot 21 – 110 Serpentine Rd. 
 Block 46, Lot 664 – 2 Christie St. 
 Block 46, Lot 760 – 108 Hardenburgh Ave. 
 Block 46, Lot 764 – 112 Hardenburgh Ave. 
 Block 49, Lot 39.01 – 3 Wakelee Dr. 
 Block 49, Lot 40.01 & 41.02 – 7 Wakelee Dr. 
 Block 49, Lot 41.01 – 15 Wakelee Dr. 
 Block 49, Lot 50 – 122 Hardenburgh Ave. 
 Block 49, Lot 51 – 118 Hardenburgh Ave. 
 Block 49, Lot 52 – 114 Hardenburgh Ave. 
 Block 49.01, Lot 43.01 – Wakelee Dr. 
 Block 49.01, Lot 43.02 – 126-132 Hardenburgh Ave. 
 Block 49.01, Lot 44 – 140 Hardenburgh Ave. 

 
1 http://demarestnj.net/Borough/Ordinances/Borough%20Code%20-%20Part%20II%20-
%20General%20Legislation%20-%202%20(3-7-17).pdf  

 Block 49.01, Lot 45 – 134 Hardenburgh Ave. 
 Block 49.01, Lot 47.02 – Wakelee Dr. 

2.1.   THE PARCELS 

The following pages provide information on each parcel and its current zoning 
designation.1 

BLOCK 23, LOT 9 

Lot 9 is situated at 109 Hardenburgh Avenue.  This lot is located in the 
Residence D District.  A church currently occupies the parcel. 

BLOCK 23, LOT 10  

Lot 10 is located at 119 Hardenburgh Avenue. This parcel is located in the 
Residence D District.  The parcel contains a single-family detached home. 

BLOCK 23, LOT 12  

This parcel is located at 123 Hardenburgh Avenue and is located in the 
Residence D District. The parcel contains a two-family home. 

BLOCK 23, LOTS 13 & 14  

According to tax records, Lot 13 and 14 is a Borough-owned property located 
in the Residential D District.  The lots are vacant. 

 

 

http://demarestnj.net/Borough/Ordinances/Borough%20Code%20-%20Part%20II%20-%20General%20Legislation%20-%202%20(3-7-17).pdf
http://demarestnj.net/Borough/Ordinances/Borough%20Code%20-%20Part%20II%20-%20General%20Legislation%20-%202%20(3-7-17).pdf
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BLOCK 23, LOT 15  

Lot 15 is located at 129 Hardenburgh Avenue and situated on the corner of 
Hardenburgh Avenue and Park Street. It is located in the Community Business 
District1 (hereafter “CB-I”).  The property houses the Bank of America building.  
See photo below. 

 

BLOCK 23, LOT 16  

This lot is situated at 39, 41 and 43 Park Street. It is located within the CB-I 
District. This property contains a two-family home according to the tax card.   

BLOCK 23, LOT 17.01  

This parcel is situated at 27 Park Street and located within the CB-I District.  A 
one-story commercial building currently occupies the parcel, which contains 
multiple tenants.  See photo top right.   

 

BLOCK 23, LOT 17.02, 19, 20 AND 23  

This combination of four Borough-owned parcels totals 1.39 acres in size and 
is located at 118 Serpentine Road. Lots 17.02, 19 and 20 are located in the 
CB-I District while Lot 23 is located in the Residence D District. Lot 23 is 
undeveloped and has no street frontage.  The municipal building straddles Lots 
19 and 20.  A portion of the parking lot is on Lot 17.02. 

BLOCK 23, LOT 21 

This property is located at 110 Serpentine Road and is in the Residence D 
District. The parcel contains a single-family detached home owned by the 
Borough. 

BLOCK 46, LOT 664  

Located at 2 Christie Street, on the northeast corner of Hardenburgh Avenue 
and Christie Street, Lot 664 sits in the Residence D District. A single-family 
detached home occupies the parcel.  (See the image on the following page.) 
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BLOCK 46, LOT 760 

Lot 760 is located at 108 Hardenburgh Avenue within the Residence D District. 
A single-family detached home sits on the lot. 

BLOCK 46, LOT 764 

This parcel is located at 112 Hardenburgh Avenue, on the corner of 
Hardenburgh Avenue and Achilles Street. Lot 764 is located in the Residence 
D District. The property contains a single-family detached home.  

BLOCK 49, LOT 39.01 

Lot 39.01 is situated at 3 Wakelee Drive in the Residence D District. A single-
family detached home occupies the property. 

 

BLOCK 49, LOT 40.01 & 41.02 

Lots 40.01 and 41.02 are located at 7 Wakelee Drive in the Residence D 
District.  The property is occupied by a single-family detached home. 

BLOCK 49, LOT 41.01 

Lot 41.01 is located at 15 Wakelee Drive in the Residence D District. A single-
family detached home sits on the lot.  See photo below. 

 

BLOCK 49, LOT 50 

This property is located on the corner of Hardenburgh Avenue and Wakelee 
Drive in the Residence D District and is situated at 122 Hardenburgh Avenue. 
The lot has a single-family detached home. 
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BLOCK 49, LOT 51 

Located at 118 Hardenburgh Avenue, Lot 51 is located in the Residence D 
District.  The property contains a single-family detached home. 

BLOCK 49, LOT 52 

Lot 52 is located at 114 Hardenburgh Avenue and is a corner lot on Achilles 
Street.  This single-family detached home is located in the Residence D District. 

BLOCK 49.01, LOT 43.01 

This lot is located along Wakelee Drive. It is 58,370 square feet, or 1.34 acres, 
in area.  This parcel is located in the CB-I District.  The lot contains an ambulance 
building, some accessory structures and a parking lot.  

BLOCK 49.01, LOT 43.02 

Lot 43.02 is located in the CB-I District at 126-132 Hardenburgh Avenue.  The 
lot contains a one- and three-story building with commercial uses on the first 
floor and residential units above.  See photo top right. 

 

 

BLOCK 49.01, LOT 44 

Lot 44 is located within the CB-I District at 140 Hardenburgh Avenue.  The site 
contains a one-story commercial building. 

BLOCK 49.01, LOT 45 

Lot 45 is a small lot located at 134 Hardenburgh Avenue and is within the CB-
I District.  The parcel contains a two-story mixed-use building with commercial 
on the first floor and residential units above.  

BLOCK 49.01, LOT 47.02 

This parcel is the smallest within the Study Area. It is located at the intersection 
of Hardenburgh Avenue and Wakelee Drive. It has roughly 14 feet of frontage 
on Hardenburgh Avenue and 126 feet on Wakelee Drive and an area of 
approximately 2,336 square feet. The lot is used as on-street parking for the 
post office.  
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3. PLAN GOALS  

This chapter provides the goals of the Hardenburgh Avenue Redevelopment 
Plan, which are as follows: 

1. To encourage redevelopment within the Rehabilitation Area that is in 
keeping with the village-style “downtown”. 
 

2. To improve the aesthetics of the village center and to create an 
inviting atmosphere that is pedestrian-friendly. 
 

3. To expand the retail and service offerings within the Borough. 
 

4. To create the opportunity for apartments and condominiums, within 
the Rehabilitation Area, to diversify the Borough’s housing stock. 
 

5. To fulfill a portion of the Borough’s affordable housing obligation. 
 

The pictures below and to the right are illustrative photos of the vision for the 
Rehabilitation Area. 
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4. RELATIONSHIP TO LOCAL OBJECTIVES  

This chapter analyzes the relationship of the Downtown Redevelopment Plan to 
local objectives, specifically existing master plan goals, objectives and 
recommendations.    Demarest has three planning documents from 1959, 2001 
and 2010, which have been examined.  Also reviewed is the Redevelopment 
Plan’s relationship to the Borough’s existing zoning.  

4.1.   1959 MASTER PLAN 

Page 4 of the 1959 Master Plan lists Principles and Objectives for the Borough 
to follow. Two of the eight Objectives listed would be advanced by the 
development and/or redevelopment of the Rehabilitation Area: 

4) Confine business development to that type which will serve the resident 
population of the Borough with local day-to-day goods and services. 

5) Assure that business development will be located in convenient and 
harmonious relation to residential development, with adequate off-street 
parking and with emphasis on good design. 

Additionally, the report contains a section entitled “Public Facilities Plan”.  
Within this text is a sub-section entitled “Civic Center”.  The Civic Center section 
recommends the development of a civic center at the existing location of the 
Borough Hall. The 1959 plan envisioned a center that provides a space for all 
governmental functions that would be connected to Hardenburgh Avenue via a 
“shopper’s mall” that would have businesses fronting upon the mall with parking 
facilities at the rear of the stores.2  The municipal building would be the visual 
terminus of the “shopper’s mall” looking south from Hardenburgh Avenue. 

This Redevelopment Plan concurs with the concept of stores along the street and 
parking in the rear to create a pedestrian-friendly atmosphere within the 
village core. 

 

 

 
2 1959 Master Plan received from the Borough Clerk. 

4.2.   2001 MASTER PLAN 

In 2001 Demarest adopted a Master Plan: Housing Plan Element and Fair 
Share Plan.  Due to the ongoing litigation surrounding affordable housing and 
the substantial changes that have occurred since 2001, this document is no 
longer valid.  

4.3.   2010 MASTER PLAN REEXAMINATION 

The Borough’s most recent master plan reexamination document is entitled 
2010 Master Plan Reexamination Report. Page 17 of the 2010 Master Plan 
Reexamination Report does not contain any recommendations which pertain to 
the Rehabilitation Area.  However, due to the increased use of pervious 
surfaces by applicants, such as pervious pavers, the Planning Board was 
concerned that over time, such surfaces would become impervious from lack of 
maintenance. It was recommended that a control be put in place to limit the 
total improved lot coverage. Such regulation has not yet been established. 

In response to this recommendation, this report does include a limitation on the 
total improved (impervious) lot coverage. 

4.4.   ZONING ORDINANCE 

The 23 tax lots are located in one of two zones, the Residence D District or the 
CB-I District. A total of 14 lots are located in the Residence D District while nine 
are located in the CB-I District. The permitted uses and bulk standards for each 
of these zones is outlined below. 

Permitted principal uses in the Residence D District include: 

 One-family dwelling and associated accessory buildings 
 Professional or business practices within a dwelling, confined to one 

floor of the dwelling 

Conditional uses permitted in the Residence D District include: 

 Churches or houses of worship 
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 Parks, playgrounds and open space areas with associated 
improvements 

Bulk regulations for the Residence D District are as follows: 

 Minimum lot area – 10,000 square feet 
 Minimum lot width – 100 feet 
 Minimum lot depth – 100 feet 
 Minimum front yard setback – 25 feet 
 Minimum side yard setback – 10 feet 
 Minimum rear yard setback – 30 feet 
 Maximum number of families per building - 1 
 Maximum building coverage – 20% 
 Maximum permitted building height – 30 feet 
 Maximum livable floor area – 30% 
 Maximum permitted impervious coverage – 30% 

Permitted principal uses in the CB-I District include: 

 Uses permitted within Residence Districts 
 Retail shops 
 Personal service shops 
 Banking, commercial, professional or governmental offices 
 Laundry and/or dry-cleaning services 

The ordinance does not require a minimum lot area, width, depth or front yard 
setback requirement for this zone.  Bulk regulations for the CB-I District are as 
follows: 

 Minimum side yard setback – 15 feet 
 Minimum rear yard setback – 30 feet 
 Maximum number of families per building – None 
 Maximum building coverage – 50% 
 Maximum permitted building height – 30 feet and 2 stories 
 Maximum livable floor area – None 
 Maximum permitted impervious coverage – 90% 

This document has utilized the bulk standards found in the CB-1 District as a 
springboard in crafting the dimensional regulations for this Redevelopment 
Plan.   

4.5.   PLAN RELATIONSHIP TO ZONING  

This Redevelopment Plan supersedes the underlying zoning for the 23 parcels 
noted in this document.  The vision for the Rehabilitation Area is to expand the 
village-style “downtown” and upgrade existing commercial buildings.   

The bulk standards proposed for these 23 properties may not precisely 
conform to the standards prescribed in the current zoning, but have utilized the 
CB-I District’s bulk standards as a basis in developing the Rehabilitation Area’s 
bulk standards. 

4.6.   CONCLUSION 

The Downtown Redevelopment Plan as proposed is consistent with Demarest’s 
two master plan documents.  It implements the vision to create a “downtown” 
with shops and facilities that serve the Borough’s residents.  
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5. RELATIONSHIP TO OTHER PLANS 

This chapter of the report describes the relationship to the master plans of 
adjacent communities and Bergen County as well as the report’s relationship to 
the State Development and Redevelopment Plan. 

5.1.   PLANS OF ADJACENT COMMUNITIES 

There are no adjacent municipalities that abut the Rehabilitation Area. The 
proposed Redevelopment Plan, because of its location and limited nature, will 
have little to no impact on adjacent municipalities. 

5.2.   BERGEN COUNTY MASTER PLAN 

The most recent Bergen County Master Plan is over 40 years old and is 
considered outdated. A new plan is in the process of being prepared. As part 
of this process a visioning component of the Master Plan was prepared in June 
2011 and a document entitled “Vision Bergen” was released. This document 
notes that “Because Bergen is a mature county in terms of its development 
pattern, future growth will primarily occur through redevelopment and infill”.3  
The proposed Redevelopment Plan is consistent with this trend. 

5.3.   NEW JERSEY STATE PLAN  

The State Strategic Plan is the revision to the 2001 State Development and 
Redevelopment Plan.  The document sets forth a vision for the future of New 
Jersey along with strategies to achieve that vision.  The State Strategic Plan 
was intended to be adopted by the State Planning Commission in November 
2012, but was postponed due to Super Storm Sandy.   The Commission is 
revising the document to incorporate disaster planning goals in light of Super 
Storm Sandy.  

 

3http://togethernorthjersey.com/wp-content/uploads/2012/12/Bergen-County-Master-Plan-
Visioning-Component.pdf, page 24. 

The draft final State Strategic Plan has four overarching goals along with ten 
“Garden State Values”.  This Redevelopment Plan has the ability to advance 
four of the ten values: 

 Prioritize redevelopment, infill and existing infrastructure – prioritize 
redevelopment and the reuse of existing sites and structures. 
 

 Create high-quality, livable places – create healthy places to live, 
work and recreate.  Enhance community character and design. 
 

 Advance Equity – consider the equity of property owners during 
planning and implementation. Improve access to opportunity, housing, 
jobs and schools for all New Jersey residents. 

 
 Diversity housing opportunities – support construction and 

rehabilitation of homes that meet the needs of households of all sizes 
and income levels. 4 

  

4http://nj.gov/state/planning/final-plan/final_spp_november%208_pub.pdf, pages 8-9.  

http://togethernorthjersey.com/wp-content/uploads/2012/12/Bergen-County-Master-Plan-Visioning-Component.pdf
http://togethernorthjersey.com/wp-content/uploads/2012/12/Bergen-County-Master-Plan-Visioning-Component.pdf
http://nj.gov/state/planning/final-plan/final_spp_november%208_pub.pdf
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6. REDEVELOPMENT PLAN 

This chapter of the Downtown Redevelopment Plan provides the general 
provisions, including review process, as well as land use and design 
requirements for the potential development/redevelopment of the 23 parcels. 

6.1.   GENERAL PROVISIONS 

RELOCATION 

There are 15 residential units between the one- and two-family dwellings 
located within the Rehabilitation Area.  There are also six multi-family units in 
mixed-use buildings.  It is the intention of this Plan that the redevelopment of 
the Rehabilitation Area will occur over time between an agreeable buyer and 
seller contract.  Therefore, no relocation assistance is necessitated by the 
Downtown Redevelopment Plan. 

PROPERTIES TO BE ACQUIRED 

This Redevelopment Plan does not propose the acquisition of any property 
through eminent domain. Following this document’s approval, a property may 
be developed by its current owner or a designated redeveloper. Additionally, 
the Borough does not have the power of eminent domain since the area was 
designated an Area in Need of Rehabilitation. 

AFFORDABLE HOUSING 

Within the Rehabilitation Area there are no deed-restricted affordable housing 
units.  Therefore, this document does not need to provide for any replacement 
of affordable housing units or relocation of affordable households. 

CHARGING INFRASTRUCTURE 

The LRHL was recently amended to require redevelopment plans to identify 
locations of public electric vehicle charging infrastructure within the 
Rehabilitation Area in a manner that appropriately connects with an essential 

public charging network.  This Downtown Redevelopment Plan does not require 
the installation of electric vehicle charging stations.   

DEVIATIONS FROM REDEVELOPMENT PLAN REQUIREMENTS 

The Planning Board of the Borough of Demarest may, after review of a site 
plan that is in one or more aspects inconsistent with the Redevelopment Plan, 
grant deviations from the strict application of the regulations contained in this 
Redevelopment Plan in accordance with the provisions for bulk variances in 
N.J.S.A. 40:55D-70c. Notwithstanding the above, no deviations shall be 
granted that would permit any of the following:  

 a use or principal structure that is not otherwise permitted by this 
Redevelopment Plan;  

 an increase in the maximum permitted floor area ratio; or 
 an increase in the maximum permitted height of a principal structure 

by more than 10 feet or 10%, whichever is less. 

PARKING AUTHORITY  

Due to the small size of many of the parcels within the Rehabilitation Area, the 
creation of a Parking Authority is necessary.  The Borough owns Block 49.01, 
Lot 43.01, which can be reorganized and transformed into a public parking 
lot.  This plan envisions that property owners who cannot locate all or a portion 
of their required parking on-site, would obtain parking from the Parking 
Authority in charge of Lot 43.01. 

6.2.   LAND USE & DEVELOPMENT REQUIREMENTS 

This section of the report is divided into three categories: 

 Definitions 
 Use and Bulk Requirements 
 Architectural Standards  
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DEFINITIONS 

Adult daycare – a non-residential facility that supports the health, nutritional, 
social and daily living needs of adults in a professionally staffed facility.  No 
overnight facilities are provided. 

Awning – a roof-like covering of canvas or cloth that is attached to a frame, 
which projects from the wall of a building and is supported entirely by the 
building.   

Building coverage – the area of a lot or site which is occupied or proposed to 
be occupied by a building. 

Child care center - any facility which is maintained for the care, development 
or supervision of six or more children under six years of age who attend for 
less than 24 hours per day and which is licensed by the New Jersey Department 
of Human Services. 

Community Residence -  a facility licensed pursuant to P.L. 1977, c.448 
(C.30:11B-1 et seq.) providing food, shelter and personal guidance under such 
supervision as required, to no more than 15 developmentally disabled or 
mentally ill persons, who require assistance, temporarily or permanently, in 
order to live in the community, and shall include, but not be limited to group 
homes, halfway houses, intermediate care facilities, supervised apartment 
living arrangements, and hostels. Such a residence shall not be considered a 
health care facility within the meaning of Health Care Facilities Planning Act, 
P.L. 1971, c.136 (C. 26:2H-1 et al.) 

Gas station - an establishment used for the retail dispensing or sales of 
vehicular fuels.  

Half story - a space under a sloping roof that has the line of intersection of the 
roof and wall face not more than 3 feet above the floor level and in which 
space the possible floor area with head room of 5 feet or less occupies at least 
40 percent of the total floor area of the story directly beneath. 

Impervious surface - any material which generally reduces or prevents 
absorption of stormwater into previously undeveloped land. Retention and 
detention basins and dry wells allowing water to percolate directly into the 
ground shall not be considered as "impervious surfaces." 

Instructional use - uses for the teaching and practice of dance, drama, art, 
language, martial arts, music, aerobics, sports, fitness, photography and the 
like.  These uses may, from time to time, hold group events, such as birthday 
parties. 

Linear business frontage - the frontage measured in feet along a business’ 
street-facing façade. 

Logo - any symbol, shape, graphic or picture that a company uses to represent 
itself as a branding tool. 

Lot coverage - that portion of one lot or more than one lot which is improved 
or is proposed to be improved with the buildings and structures, including but 
not limited to driveways, parking lots, pedestrian walkways, signs and other 
man-made improvements on the ground surface which are more impervious 
than the natural surface. 

Medical office - the office of a licensed medical or health care practitioner 
providing health care services to a person for the purpose of maintaining or 
restoring a person's physical or mental health, including but not limited to a 
physician, dentist, chiropractor, podiatrist, osteopath, acupuncturist, 
optometrist, orthotist, occupational or speech therapist and psychologist. The 
term "licensed" is defined in the New Jersey Administrative Code.  

Multi-family residential – a building on one lot, containing separate living units 
for two or more families, having separate or joint entrances, which includes 
apartments and condominiums.   

Neighborhood retail – establishments engaged in selling goods or merchandise 
to the surrounding neighborhood for personal or household consumption and 
rendering services incidental to the sale of such goods.   

Professional office – a room or group of rooms used for conducting the affairs 
of a business, profession, industry or government and generally furnished with 
desks, tables, files and communication equipment. 

Restaurant – an establishment where food and drink are prepared, served and 
consumed primarily within the principal building. 

http://ecode360.com/15932377#15932377
https://ordinance.com/ordinances/34/013/060/D-34013060-gl.html#G41
https://ordinance.com/ordinances/34/013/060/D-34013060-gl.html#G91
https://ordinance.com/ordinances/34/013/060/D-34013060-gl.html#G91
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Outdoor dining – a designated area of a restaurant, but outside the principal 
building, and where patrons may sit at tables while consuming food and 
beverages. 

Parapet - a short vertical extension of a wall that rises above roof level, hiding 
the roof’s edge and any roof-mounted mechanical equipment. 

Personal service – establishments primarily engaged in providing services 
involving the care of a person or his or her personal goods or apparel.  
Examples include dry cleaners, salons, barber shops, travel agencies and the 
like. 

Tavern – an establishment used primarily for the serving of liquor to the general 
public and where food or packaged liquors may be served or sold only as 
accessory to the primary use. 

Sign - any object, device, display or structure, or part thereof, situated outdoors 
or indoors, permanent or temporary in nature, which is used to advertise, 
identify, display, direct or attract attention to an object, person, institution, 
organization, business, product, service, event or location by any means, 
including words, letters, figures, design, symbols, logos, fixtures, colors, 
illumination or projected images. 

Sign area - the entire space within a single continuous perimeter enclosing the 
extreme limits of a sign or where a sign consists of individual letters or logos, 
the space bounded by the maximum horizontal and vertical dimensions of the 
lettering/logo.  For double-sided identical signs, only one side constitutes total 
sign area.    See example to the upper right:  

 

Sign, Directional – On-site signage that provides direction or information to 
pedestrians or vehicular traffic that is related to the movement of pedestrians 
and/or vehicular traffic on the premises (e.g. “entrance”, “exit”, “one-way”, 
and the like). 

Sign, Directory - a sign, parallel and attached to the building that contains 
listings of one or more commercial establishments located on the upper floors 
of a building that share a common entrance. 

Sign, Hanging - a sign that is wholly or partly supported by a building wall 
and projects perpendicularly 12 or more inches from the building wall.   

Sign, Street Address – a sign denoting the street address of the premises on 
which it is attached or located. 

Sign, Wall - all flat signs of solid-face construction and/or individual letters 
which are placed against a building or other structure and attached to the 
exterior front, rear or side wall of any building or other structure, so that the 
display surface is parallel with the plane of the wall. Signs painted on an 
exterior wall shall be deemed to be wall signs subject to all applicable 
requirements. 

Sign, Window - a window sign is any sign temporarily or permanently affixed 
to the glass of a window or door of a business or that is visible through a 
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window or door and placed on a permanent basis within two (2) feet of the 
glass.  

USE & BULK REQUIREMENTS  

A. Principal Permitted Uses 
1. Neighborhood retail. 
2. Personal services. 
3. Professional or medical offices. 
4. Banks, which many include drive-through facilities. 
5. Restaurants and taverns. 
6. Instructional uses. 
7. Child care center. 
8. Adult daycare. 
9. Municipal offices and uses. 
10. Multi-family residential limited to the upper floors. 
11. Single-family detached homes. 
12. Community residence.  
13. Two or more of the aforementioned uses in one building. 

 
B. Permitted Accessory Uses 

1. Open space facilities, including, but not limited to walkways, 
courtyards and plazas. 

2. Off-street parking and loading.   
3. Parking incorporated into the building design. 
4. Signs. 
5. Outdoor dining associated with permitted restaurants. 
6. Fences and walls. 

 
C. Permitted Conditional Uses 

1. First floor multi-family residential, subject to the following conditions: 
(a) A maximum of one residential unit shall be permitted on the 

first floor. 
(b) The unit shall be situated in the rear half of the building. 

 
5 Parcels containing more than 30,000 square feet shall have a maximum impervious coverage of 
80%. 

(c) The unit shall be accessed from the side or rear of the building. 
(d) The residential unit shall comprise no more than 30% of the 

total ground floor area. 
2. Stand-alone multi-family residential, subject to the following 

conditions: 
(a) Minimum lot area – 0.50 acres 
(b) Maximum front yard setback – 26 feet 
(c) Minimum side yard setback – 10 feet 
(d) Minimum rear yard setback – 30 feet 
(e) Maximum building coverage – 70% 
(f) Maximum impervious coverage – 90%5 
(g) Maximum permitted density– 40 units per acre. 
(h) A minimum of 50% of the units shall be reserved for affordable 

households and meet the requirements of Section L. below. 
(i) Surface parking may be located under the building or on the 

ground floor of the building.  If parking is located on the 
ground floor of the building, it shall be screened from public 
view in accordance with Section F.6(a). 

3. First floor multi-family residential, limited to Block 49, Lots 39.01, 
40.01, 41.01, and 41.02, subject to the following condition: 

(a) Minimum lot area – 0.30 acres 
 

 
D. Prohibited Uses 

1. Any use not specifically permitted shall be prohibited. 
2. Automobile repair stations. 
3. Gas stations.  
4. New or used car lots.  
5. Tattoo parlors. 
6. Adult uses. 
7. Drive-through facilities associated with retail or restaurant uses. 

 
E. Area and Bulk Regulations 

1. Minimum lot area – 3,500 square feet 
2. Minimum front yard setback – 0 feet 
3. Maximum front yard setback – 10 feet 

http://www.ordinance.com/ordinances/34/021/065/D-34021065-gl.html#G173
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4. Minimum side yard setback (commercial or mixed-use) – 0 feet6 
5. Minimum side yard setback (residential only) – 10 feet 
6. Minimum rear yard setback – 30 feet 
7. Maximum building coverage – 60% 
8. Maximum impervious coverage – 90%, but for lots containing more 

than 20,000 square feet, 85% 
9. Maximum Density 

(a) Lots containing less than 12,000 square feet – 25 units per acre 
(b) Lots between 12,000 and 20,000 square feet – 30 units per 

acre 
(c) Lots containing more than 20,000 square feet – 35 units per 

acre 
10. Maximum Height - 3 stories and 35 feet 

 
F. Off-Street Parking 

1. General Provisions 
(a) All parking spaces shall measure no less than nine (9) feet in 

width by eighteen (18) feet in length and be delineated by 
hairpin striping. 

(b) All lighting for off-street parking areas shall be so arranged 
and shielded as to reflect the light downward and prevent any 
light from shining directly on adjoining streets, residential zones 
and residential buildings. 

(c) Parking lot lighting shall provide a maintained minimum 
average of 0.5 footcandles. 

2. Parking Ratios.  The following off-street parking shall be provided: 
(a) Neighborhood retail uses -1 space per 350 square feet of gross 

floor area 
(b) Personal service uses - 1 space per 200 square feet of gross 

floor area 
(c) Medical and dental office - 1 space per 142 square feet of gross 

floor area 
(d) Office uses other than medical and dental - 1 space per 250 

square feet of gross floor area 
(e) Banks – 1 space per 400 square feet of gross floor area 

 
6 However, a setback of 10 feet shall be required along the boundary of a Residence B or D 
District. 

(f) Restaurants and taverns - 1 space per 3 seats and 1 space per 
2 employees during the peak shift 

(g) Instructional uses – 1 space for each 120 square feet of public 
area for uses with less than 5,000 square feet of public area. For 
uses with 5,000 or more square feet of public area, the parking 
requirement shall be determined based maximum fire occupancy 

(h) Child care center and adult daycare – 1 space per 300 square 
feet of gross floor area 

(i) Residential units – RSIS.  However, licensed group homes shall 
only be required to provide three (3) parking spaces, supportive 
housing units shall only be required to provide 0.25 spaces per 
unit, and senior units shall only be required to provide one (1) 
space per unit. 

3. Shared parking.  Nothing in the above requirements or in this sub-
section shall be construed to prevent the employment of shared 
parking, which may be implemented in one of two manners: 
(a) On-site shared parking. For parcels containing a mixed-use 

building, on-site shared parking maybe implemented. 
(1) A 50% shared parking allowance shall be permitted for 

combining weekday uses with evening/weekend uses in the 
same building. Office and retail uses are considered to be 
weekday uses, while residential and restaurant uses are 
considered to be evening/weekend uses. 

(2) 50% of the parking requirement of the evening/weekend 
use of the building may be met through parking already 
provided for the weekday use. For example, a building 
contains office space that requires 30 parking spaces and 
residential units that require 16 parking spaces. The 
residential parking is permitted to be reduced by 50% or 8 
parking spaces. Therefore, the development would only be 
required to construct 38 parking spaces instead of 46. 

(b) Off-site shared parking. For parcels that cannot accommodate 
all or a portion of their required parking spaces, the differential 
parking requirement is exempted if there is a Borough-owned 
public parking lot within the Rehabilitation Area and the property 
owner contributes $2,000 per space per year to a fund 

http://www.ordinance.com/ordinances/34/035/095/D-34035095-gl.html#G34
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dedicated by the Borough for the purpose of constructing and 
maintaining public parking facilities.  

4. Access.  Interconnected parking lots and cross-access easements for 
adjacent lots are encouraged. 

5. Location 
(a) Off-street parking shall be provided in the side or rear yard. 
(b) Off-street parking may be located under the building on the 

ground floor. 
6. Screening 

(a) Off-street parking that is located under the building or on the 
ground floor shall be designed in such a manner to be screened 
from public view or from adjacent residential uses by use of the 
building or landscaping.  If landscaping is utilized, it shall consist 
of a 10-foot-wide buffer with two rows of staggered evergreen 
shrubs, which are a minimum of 6 feet high. 

(b) Surface off-street parking shall be screened from public view by 
installing evergreen shrubs, which are a minimum of 3 feet high. 

(c) Surface off-street parking shall be screened from any existing 
residential uses by: 
(1) A six-foot-tall solid fence, or 
(2) A landscape buffer 10 feet wide with two rows of staggered 

deciduous shrubs, which are a minimum of 6 feet high.  Said 
buffer shall effectively form a screen. 

7. Landscaping 
(a) Within surface parking lots 1 landscape island shall be provided 

for every 15 parking spaces. 
(b) Said landscape island shall contain a minimum of 160 square 

feet. 
(c) Half of the landscape islands shall contain a shade trees and 

other landscaping; the other half shall contain shrubs.   
 

G. Loading 
1. Facilities for loading shall be provided on the property in other than 

the front yard.  Each parcel shall demonstrate the adequacy of the 
proposed loading area(s) to meet the requirements of the proposed 
use.  Alternatively, if no loading area is proposed, the 
applicant/owner shall provide testimony and/or proof to the Planning 
Board that the use can function without a dedicated loading area.  

2. Loading areas shall be buffered from existing residential uses by: 

(a) A six-foot-tall solid fence, or 
(b) A landscape buffer 10 feet wide with two rows of staggered 

deciduous shrubs, which are a minimum of 6 feet high.  Said 
buffer shall effectively form a screen. 
 

H. Pedestrian Accessibility 
1. Sidewalks shall be provided to connect all new development with 

existing development along the public rights-of-way.   
2. All sidewalks shall be a minimum of 4 feet wide and shall be durably 

paved and smoothly surfaced to provide for the free movement of 
pedestrians.   

3. All sidewalks must be designed to provide access for the physically 
disabled.  Access ramps shall be conveniently placed and sloped to 
provide easy connection to streets and sidewalks, in conformance with 
the Americans with Disabilities Act. 

4. The Borough is encouraged to utilize Block 23, Lot 23 to create a 
pedestrian pathway that would parallel Hardenburgh Avenue and 
link the two ends of the Rehabilitation Area.  
 

I. Trash 
1. Trash receptacles shall be located in the rear yard and shall be 

enclosed with a solid fence.  No trash receptacle shall be visible from 
any public street. 

2. Such facilities shall be designed so that they fit within an overall 
project design. 

3. Provisions for the collection, disposition and recycling of recyclable 
materials shall be subject to any other applicable ordinances of the 
Borough of Demarest 

4. Trash may be alternatively stored inside the building. 
 

J. Stormwater.  All applications for development shall conform to the 
stormwater regulations contained in the Borough of Demarest’s code.   

 
K. Signage.  The following standards shall apply to all signs in the 

Rehabilitation Area.  No sign type other than those identified below shall 
be permitted. 
1. Wall signage 

(a) One wall sign shall be permitted per ground floor business per 
public street frontage. 
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(b) The following types of wall signs shall be permitted: 
(1) Back-lit raised letters with concealed ballast.  Example 

below. 

 

(2) Signage board with or without gooseneck lighting.  
Example below. 

 

(3) Individual cut letters with gooseneck lighting.  Example to the 
upper right. 

 

(c) The maximum sign area shall be 95% of the linear business 
frontage, with a maximum area of 30 square feet.  For example, 
if the linear business frontage is 20 feet, the maximum sign area 
shall be 19 square feet.   

(d) The horizontal dimension of the sign shall not exceed 80% of the 
width of the building frontage occupied by the use. 

(e) Wall signs shall not be permitted above the roofline or the 
bottom of any second-floor windows, whichever is lower. 

2. Street address signage 
(a) Street address signage shall be provided on each building or for 

each individual tenant. 
(b) Street address number shall have a maximum height of 8 inches. 

3. Hanging signage 
(a) One hanging sign shall be permitted for each business on the first 

floor of a commercial building. 
(b) The maximum sign area shall be 6 square feet. 
(c) The lower edge of a hanging sign shall be at least 8 feet above 

the sidewalk or grade.   
(d) Hanging signs may be externally illuminated, but are prohibited 

from being internally illuminated. 
4. Directory signage 

(a) Where a building has upper story non-residential uses, 1 
directory sign shall be permitted per entrance to said upper story 
establishments 

(b) The maximum sign area shall be 4 square feet. 

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://alanwhitesigns.com/portfolio/&ei=rnu2VPHcN4HSggTXl4P4BA&bvm=bv.83640239,d.cWc&psig=AFQjCNHN8tZXXUnuaKIG8Dm5hBlKxIlIrg&ust=1421331606067596
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&ved=0CAcQjRw&url=http://esignsunlimited.com/blog/2012/06/&ei=H3y2VIyLG4yYNuL4g_gF&bvm=bv.83640239,d.cWc&psig=AFQjCNH6c8yQpjGrPT7MykEjuxd7ezNZrQ&ust=1421331848134843
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(c) Directory signage shall be located next to the exterior entrance 
to the upper story establishment(s).  The top edge of the sign shall 
be no higher than 7 feet above the sidewalk or grade. 

5. Directional signage 
(a) Directional signage shall be permitted at driveways that abut 

public streets. 
(b) The maximum sign area shall be 3 square feet. 
(c) The maximum sign height shall be 3 feet from grade. 
(d) Directional signage may be internally illuminated. 

6. Temporary window signage advertising special sales or events shall 
be permitted, subject to the following limitations: 
(a) One or more temporary window signs may be displayed at the 

same time. 
(b) Temporary window signs shall not cover more than 25% of the 

glass surface.   
(c) Temporary window signs shall not be displayed for a period 

longer than 20 days. 
7. Temporary grand opening signs, subject to the following limitations: 

(a) One temporary grand opening or coming soon sign may be 
displayed for the grand opening of a business, relocation of a 
business or to announce the approaching arrival of a new 
business.   

(b) Said sign shall not exceed a maximum of 20 square feet. 
(c) Said sign shall be located within the window of the commercial 

establishment or on the exterior of the building no higher than the 
roofline. 

(d) A temporary grand opening sign shall not be displayed for a 
period longer than 45 days. 

8. Temporary real estate signage 
(a) For each parcel, 1 temporary real estate sign for each street 

frontage may be displayed. 
(b) Temporary real estate signs shall be removed within 7 days 

following the closing or settlement of a sale, lease or rental of 
the real estate that was offered for sale, lease or rent. 

 
L. Affordable Housing Standards 

1. Any application within the Rehabilitation Area providing for five or 
more residential units shall be required to reserve at least 20% of the 
units as affordable housing units.   

2. Affordable housing units shall meet the bedroom distribution 
requirements contained in the Uniform Housing Affordability Controls. 

3. The units shall meet the low/moderate income distribution requirement 
contained in the Uniform Housing Affordability Controls.  At least 13% 
of the units shall be reserved for very-low-income units. 

4. All units shall be deed restricted in accordance with the Uniform 
Housing Affordability Controls. 

5. The developer shall be responsible for retaining a qualified 
Administrative Agent to administer the units, subject to the Borough’s 
approval. 

6. Non-residential development shall be subject to the State-wide Non-
Residential Development Fee Act. 

ARCHITECTURAL DESIGN STANDARDS 

M. Purpose 
1. The purpose of the architecture design standards is to establish a set 

of principles and requirements to guide future redevelopment.  These 
principles will enhance the Rehabilitation Area and encourage 
redevelopment at a scale that is pedestrian-oriented.  The guidelines 
work to provide standards that allow for flexibility and creativity 
while encouraging high-quality development.  High-quality 
development is long-lasting and will increase property values.  The 
goal is to create buildings that are attractive and enliven the 
streetscape. 

 
N. Massing 

1. Building wall offsets, including both projections and recesses, shall be 
provided along any street-facing building wall measuring greater 
than 50 feet in length in order to provide architectural interest and 
variety to the massing of a building and relieve the negative visual 
effect of a single, long wall.  

2. The maximum spacing between such vertical offsets shall be 36 feet. 
The minimum projection or depth of any individual vertical offset shall 
not be less than 8 inches. 

3. Vertical offsets can include pilasters, projecting bays, changes in 
façade materials and balconies. 
 

http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
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O. Articulation 
1. All street-facing building walls shall have a clearly defined base, 

body and cap. 
2. The base of the building shall align with either the kickplate or sill 

level of the first story. 
3. The body section of a building may be horizontally divided at floor, 

lintel or sill levels with belt courses. 
4. The architectural treatment of a façade shall be completely continued 

around all street facing façades of a building. All sides of a building 
shall be architecturally designed to be consistent regarding style, 
materials, colors and details. 

 
P. Roof 

1. The maximum building height shall be as stated in E.10 above, except 
that this specified height shall not apply to church steeples and 
chimneys.  The height of elevator shafts, ventilators, air conditioning 
and any other apparatus which may be carried on the roof level shall 
be screened and shall be no higher than 5 feet above the permitted 
height.   Said roof-top equipment shall not be visible from surrounding 
properties or streets. 

2. The shape, pitch and color of a roof shall be architecturally 
compatible with the style, materials and colors of such building. 

3. If the building has a flat roof, a parapet shall project vertically to 
hide any roof-mounted mechanical equipment.  Additionally, a cornice 
shall project out horizontally from the façade and shall be 
ornamented with moldings, brackets or other details. 

4. Pitched roofs are encouraged to have dormers, chimneys, cupolas and 
other similar elements to provide architectural interest.  These elements 
shall be compatible with the style, materials, colors and details of the 
building. 

5. Roofline offsets shall be provided along any gable roof measuring 
more than 40 feet in length to provide architectural interest and 
articulation to a building. 

6. Roof top heating, ventilating and air-conditioning (HVAC) systems, 
exhaust pipes and stacks, satellite dishes and other 
telecommunications receiving devices shall be screened or otherwise 
specially treated to be inconspicuous as viewed from the street and 
adjacent properties.  

 
Q. Transparency 

1. Ground floor non-residential uses in the Rehabilitation Area shall have 
large pane display windows.  Such windows shall be framed by the 
surrounding wall and shall be a minimum of 70% of the total ground 
level facade area.   A building’s “ground level façade area” is the 
area bounded by the side edges of the building and the plane 
coincident with the internal floor of the building and the internal ceiling 
of the building. 

2. Transoms above display windows in the Rehabilitation Area are 
encouraged. 

3. Windowsills shall not be more than 3 feet above the sidewalk in the 
Rehabilitation Area.  Base panels or bulkheads are encouraged 
between the sidewalk and the windowsills. 

4. Windows shall be vertically proportioned (taller than wider) where 
possible. 

5. Buildings of architectural styles that normally have windows with 
muntins (vertical dividers) or divided lites shall utilize those types of 
windows. 

6. Glass blocks are not permitted on façades that abut a public street. 
7. Exterior security grates are prohibited.   

 
R. Entrances 

1. All entrances to a building shall be defined and articulated by 
utilizing such elements as lintels, pediments, pilasters, columns, porticos, 
porches, overhangs, railings, balustrades and other such elements, 
where appropriate. 

 

  

http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G255
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
http://www.ordinance.com/ordinances/34/023/050/D-34023050-gl.html#G41
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S. Materials 
1. Building façades visible from a public street shall consist of durable, 

long-lasting materials.   
2. Appropriate materials include brick, stone, cast stone, Hardieplank or 

other high-quality material. 
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7. RELATIONSHIP TO ZONING 

7.1. ZONING PROVISIONS 

EFFECT OF PLAN 

The Downtown Redevelopment Plan supersedes the existing zoning for all 23 
tax parcels and the applicable provisions of the Borough of Demarest’s Land 
Use Ordinance as provided in Chapter VI above. 

TERMS & DEFINITIONS 

Any terms or definitions not addressed within this Redevelopment Plan shall 
rely on the applicable terms and conditions set forth in Chapter 175, Zoning 
Ordinance.  

OTHER APPLICABLE DESIGN & PERFORMANCE STANDARDS 

Any design or performance standards not addressed within this Redevelopment 
Plan shall rely on the applicable design and performance standards set forth 
in Chapter 175, Zoning Ordinance.  

CONFLICT 

If any word, phrase, clause, section or provision of this plan, is found by a court 
or other jurisdiction to be invalid, illegal or unconstitutional; such word, phrase, 
section or provision shall be deemed severable and the remainder of the 
Redevelopment Plan shall remain in full force and effect.  

7.2. ZONING MAP REVIS ION 

This Redevelopment Plan supersedes the underlying zoning, which requires the 
Official Zoning Map to be amended for all 23 tax parcels.  The Zoning Map 
is hereby amended to illustrate the following block and lots as the “Downtown 
Redevelopment Plan” or “DRP” District: 

 Block 23, Lot 9 
 Block 23, Lot 10 
 Block 23, Lot 12 
 Block 23, Lots 13 & 14 
 Block 23, Lot 15 
 Block 23, Lot 16 
 Block 23, Lot 17.01 
 Block 23, Lots 17.02, 19, 20 & 23 
 Block 23, Lot 21 
 Block 46, Lot 664 
 Block 46, Lot 760 
 Block 46, Lot 764 
 Block 49, Lot 39.01 
 Block 49, Lot 40.01 & 41.02 
 Block 49, Lot 41.01 
 Block 49, Lot 50 
 Block 49, Lot 51 
 Block 49, Lot 52 
 Block 49.01, Lot 43.01 
 Block 49.01, Lot 43.02 
 Block 49.01, Lot 44 
 Block 49.01, Lot 45 
 Block 49.01, Lot 47.02 
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8. AMENDMENTS & DURATION 

8.1. AMENDMENTS TO THE REDEVELOPMENT PLAN 

This plan may be amended from time to time in accordance with the procedures 
of the LRHL.  To the extent that any such amendment materially affects the 
terms and conditions of duly executed redevelopment agreements between 
one or more redevelopers and the Borough of Demarest, the provisions of the 
redevelopment plan amendment will be contingent upon the amendment of the 
redeveloper agreement to provide for the plan amendment.   

8.2. RECOMMENDATIONS FOR REDEVELOPMENT AGREEMENT 

PROVISIONS 

While this Redevelopment Plan provides an outline for the rehabilitation and 
redevelopment of the designated Rehabilitation Area, the details of how the 
redevelopment will be implemented will need to be specified in a 
redevelopment agreement that is negotiated between the Borough and the 
redeveloper(s).  No development shall proceed to the Demarest Planning 
Board for subdivision or site plan approval until after a redevelopment 
agreement is executed by the Borough of Demarest in accordance with Section 
9 of the LRHL.  The redevelopment agreement shall conform to the provisions 
of this Redevelopment Plan.  The only exception to this would be an application 
related to a single or two-family home. 

8.3. CERTIFICATES OF COMPLETION & COMPLIANCE 

Upon the inspection and verification by the Mayor and Council that the 
redevelopment of a parcel subject to a redeveloper agreement has been 
completed, a Certificate of Completion and Compliance will be issued to the 
redeveloper and such parcel will be deemed no longer in need of 
rehabilitation.  

This Redevelopment Plan will remain in effect until Certificates of Completion 
have been issued for the designated parcels, or until the Redevelopment Plan 
is deemed no longer necessary for the public interest and repealed by 
Ordinance of the Mayor and Council. 

8.4. SEVERABILITY 

The provisions of this Redevelopment Plan are subject to approval by 
Ordinance.  If a Court of competent jurisdiction finds any word, phrase, clause, 
section or provision of this Redevelopment Plan to be invalid, illegal or 
unconstitutional; the word, phrase, clause, section or provision shall be deemed 
severable and the remainder of the Redevelopment Plan and implementing 
Ordinance shall remain in full force and effect. 

8.5. SELECTION OF REDEVELOPER(S) 

In order to assure that the vision of the Downtown Redevelopment Plan will be 
successfully implemented in an effective and timely way and in order to 
promptly achieve the goals of the Plan, the Mayor and Council, acting as the 
Redevelopment Entity, will designate the redeveloper(s) for any 
redevelopment project in the area governed by this Redevelopment Plan.  All 
redeveloper(s) will be required to execute a redevelopment agreement 
satisfactory to the Mayor and Council as one of the requirements to be 
designated as the redeveloper(s).  

It is anticipated that the implementation of this Redevelopment Plan may utilize 
a process for the competitive selection of one or more redeveloper(s).  The 
intent of this section of the Redevelopment Plan is to set forth the procedural 
standards to guide redeveloper selection. The Mayor and Council, acting as 
the Redevelopment Entity may, at any time, proactively solicit potential 
redevelopers by utilizing appropriate methods of advertisement and other 
forms of communication, or may, in its discretion, entertain an unsolicited 
proposal from a prospective redeveloper(s) for redevelopment of the 
Rehabilitation Area.  

The selection of a redeveloper by the Mayor and Council, acting as the 
Borough of Demarest’s Redevelopment Entity for the Rehabilitation Area, may 
be based on a competitive selection process.  Under a competitive selection 
process, which may be undertaken from time to time at the discretion of the 
Mayor and Council, an applicant for selection as a redeveloper will be 
required to submit materials to the Mayor and Council that specify their 
qualifications, financial resources, experience and design approach to the 
property in question.  The competitive selection process will likely include the 
submission of some or all of the following materials (additional submission 
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materials may be requested by the Mayor and Council as deemed 
appropriate to the lands in question):  

 Conceptual plans and elevations sufficient in scope to demonstrate that 
the design approach, architectural concepts, number and type of 
development, parking, traffic circulation, landscaping and other 
elements are consistent with the objectives and standards of this 
Redevelopment Plan.  
 

 Anticipated construction schedule, including estimated pre-construction 
time period to secure permits and approvals. 
 

 Documentation evidencing the financial responsibility and capability 
with respect to carrying out any necessary site environmental 
remediation, the proposed redevelopment and/or rehabilitation 
including but not limited to: type of company or partnership, disclosure 
of ownership interest, list of comparable projects successfully completed, 
list of references with name, address and phone information, list of any 
general or limited partners, and financial profile of the redeveloper 
entity.  

The following provisions regarding redevelopment are hereby included in 
connection with the implementation of this Redevelopment Plan and the 
selection of a redeveloper(s) for any property included in the Redevelopment 
Plan and shall apply notwithstanding the provisions of any zoning or building 
ordinance or other regulations to the contrary:  

1. The redeveloper, its successor or assigns shall develop the property in 
accordance with the uses and building requirements specified in the 
Redevelopment Plan.  
 

2. Until the required improvements are completed and a Certificate of 
Completion is issued by the Redevelopment Entity, the redeveloper 
covenants provided for in N.J.S.A. 40A:12A-9 and imposed in any 
redeveloper agreement, lease, deed or other instrument shall remain in 
full force and effect.  
 

3. The redevelopment agreement(s) shall contain provisions to assure the 
timely construction of the redevelopment project, the qualifications, 

financial capability and financial guarantees of the redeveloper(s) and 
any other provisions to assure the successful completion of the project.  
 

4. The designated redeveloper(s) shall be responsible for any installation 
or upgrade of infrastructure related to their project whether on-site or 
off-site.  Infrastructure items include, but are not limited to gas, electric, 
water, sanitary and storm sewers, telecommunications, recreation or 
open space, streets, curbs, sidewalks, street lighting and street trees or 
other improvements.  The extent of the designated redeveloper’s 
responsibility will be outlined in the redeveloper’s agreements with the 
Borough.  All utilities shall be placed underground.  
 

5. All infrastructure improvements shall comply with applicable local, state 
and federal law and regulations, including the Americans with 
Disabilities Act and the Prevailing Wage Law, where applicable.  

 
6. In addition to the provision of the infrastructure items set forth herein, 

the Redevelopment Agreement may provide that the redeveloper(s) will 
agree to provide amenities, benefits, fees and payments in addition to 
those authorized under the Municipal Land Use Law. 
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AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
For Affordable Housing in (REGION 1) 

 
I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 
 
Administrative Agent Name, Address, Phone Number 
Frank Piazza 
Piazza and Associates 
201 Rockingham Row 
Princeton, NJ 08540 
609-786-1100 
 

Development or Program Name, Address 
 
TBD 
 
 

Number of: 
 
Affordable Units Total 
 

Affordable Rental Units        Affordable For-Sale Units      
TBD TBD 

Affordable Age Restricted Units 
 

TBD TBD 

Affordable Non-Age Restricted Units 
 

TBD TBD 

Affordable Supportive Housing Units 
 

TBD TBD 

Price or Rental Range 
 
From:  TBD 
      
To:            TBD 

Approximate Starting Dates 
  
Advertising:               TBD                  Occupancy:      TBD 

Counties: 
Bergen, Hudson, Passaic, Sussex 

Preferences, if any: (veteran, regional, NJ) 
TBD 

Accessibility Features, if any: 
 
TBD 
 
Managing/Sales Agent’s Name, Address, Phone Number 
 
TBD 
 
 
Application Fees (if any): 
 

Attach a copy of the pricing calculator and a spreadsheet with information about all units, 
including number of bedrooms, income level, accessibility features, and square footage to this 
plan.   
 
(Sections II through IV should be consistent for all affordable housing developments and programs within the municipality 
and with the municipal Affordable Housing Ordinance.  Sections that differ must be described in the approved contract 
between the municipality and the administrative agent and in the approved Operating Manual.) 

 
II. RANDOM SELECTION 
 
Describe the random selection process that will be used once applications are received. 
 
1. RENTAL PROCESS: 

 
A. An initial deadline date, no less than 60 days after the start of the marketing process, will be established.  All 

of the preliminary applications received by Piazza & Associates, on or before the initial deadline date, shall 
be deemed received on that date. 
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B. Households that apply for very low-income housing will be prescreened by Piazza & Associates for 
preliminary income eligibility by comparing their total income and household size to the very low-income 
limits pursuant to the New Jersey Fair Housing Act, N.J.S.A. 52:27-D-304 (“NJFHA”).  Households that 
apply for low and moderate-income housing will be prescreened by Piazza & Associates for preliminary 
income eligibility by comparing their total income and household size to the low and moderate-income limits 
pursuant to the Uniform Housing Affordability Controls, 5:80-26.1 et seq. (“UHAC”).  All households will 
be notified as to their preliminary status. 
 

C. A drawing will be held under the direction of Piazza & Associates to determine the priority order of the pre-
qualified applications received on or before the initial deadline date.  All preliminary applications received 
after the initial deadline, will be processed on a “first come, first served” basis. 
 

D. In order to ensure an adequate supply of qualified applicants, the advertising phase will continue until there 
are at least ten (10) pre-qualified applicants for each low and moderate-income unit available, or until all of 
the low and moderate income units within the development have been rented. 
 

E. Final applications will be mailed by Piazza & Associates to an adequate number of pre-qualified applicants, 
in priority order, for each available very low, low and moderate-income unit.  The final application will 
require the applicants to supply documents to verify their identity and household composition as well as their 
income and assets. 
 

F. Completed final applications will be forwarded to Piazza & Associates. Piazza & Associates will make a 
determination as to their eligibility for a low or moderate-income unit. Applicants will receive a letter from 
Piazza & Associates with respect to the status of their application each time a review is performed. 
 

G. At the same time, applicants will also be subject to any criteria set forth by the Owner, pursuant to the Tenant 
Selection Criteria, attached. The criteria shall comply with all fair housing standards and be set forth in a 
policy statement made available to all applicants in the leasing office. The Owner will be responsible for the 
assessment of all criteria beyond the income and household size criteria set forth in “C” above. 
 

H. Subsequent to the initial rent-up period, a list of pre-qualified applicants will be maintained by Piazza & 
Associates for each type of very low, low and moderate-income unit. 
 

2.  SALE PROCESS: 
 

A. An initial deadline date, no less than 60 days after the start of the marketing process, will be established. All 
of the preliminary applications received by Piazza & Associates, on or before the initial deadline date, shall 
be deemed received on that date. 
 

B. Households that apply for low and moderate income housing will be prescreened by Piazza & Associates for 
preliminary income eligibility by comparing their total income and household size to the low and moderate 
income limits adopted by COAH or its successors and other program restrictions that may apply. All 
households will be notified as to their preliminary status. 
 

C. A drawing will be held under the direction of Piazza & Associates to determine the priority order of the 
prequalified applications received on or before the initial deadline date. All preliminary applications received 
after the initial deadline will be processed on a "first come, first served" basis after the applicants who were 
in the initial random selection. 
 

D. In order to ensure an adequate supply of qualified applicants, the advertising phase will continue until there 
are at least ten (10) pre-qualified applicants for each low and moderate income unit available, or until all of 
the low and moderate income units within the development have been sold. 
 

E. Final applications will be mailed by Piazza & Associates to an adequate number of pre-qualified applicants, 
in priority order, for each available low and moderate income unit. The final application will require the 
applicants to supply documents to verify their identity and household composition as well as their income and 
assets.  
 

F. Completed final applications will be forwarded to Piazza & Associates. Piazza & Associates will make a 
determination as to their eligibility for a low or moderate income unit. Applicants will receive a letter from 
Piazza & Associates with respect to the status of their application each time a review is performed. 
 

G. When submitting final applications, applicants will also be asked to provide a pre-qualification letter from a 
qualified lending institution. 
 



 3 

H. Certified applicants will be given 15 days to sign a sales agreement with the developer. Mortgage 
contingencies may not be an acceptable term of the agreement. 
 

I. The sales agreement may also limit closing to a reasonable time to be approved by Piazza & Associates in 
advance of the process. 

 
3. RESALE PROCESS:   
 

A. The Seller submits a Preliminary Notice with a copy of their recorded deed in order to determine the 
maximum resale price. 

 
B. We will respond to the Seller in writing, explaining some of the details of the process and informing the 

Seller of the Maximum Sales Price (based on the change in median income as set forth by the New Jersey 
Dept. of Community Affairs) as well as the Maximum Income allowed for potential purchasers, as adjusted 
for family size.  A form, entitled, “Notice of Intent to Sell”, is attached. 

 
C. We will also send a “Notice of Availability” to households on our waiting list for an affordable home of the 

same size and income category. We will include about 20 copies of Preliminary Applications, specifically 
marked with the address of the affordable home at the top, to the Seller. The Notice will ask interested 
households to contact the Seller or their agent, directly, to make an appointment to see the affordable home 
within a two-week time frame. The Seller may want to prepare a flyer for us to distribute with our notice of 
availability. We reserve the right to limit the number of notices that are mailed, based on the chronological 
order in which the prequalified applications were received. If the notices are limited in this way, applicants 
receiving notices will have a priority over those who do not. 

 
D. With permission of the Seller, we automatically place a notification of the availability on NJHRC.gov. The 

Seller or their agent may also want to advertise. Ads should include the “Equal Housing Opportunity” logo 
and should be sent to our office for review prior to distribution. 

 
E. The Seller or their agent, upon showing the home, provides potential buyers with a copy of the Preliminary 

Application (which may be duplicated if necessary). All interested parties must receive a specially marked 
Preliminary Application, whether or not they have already submitted an application to our office or are on our 
waiting list. Also, the Seller or their agent must keep a record of the name, address and telephone number of 
everyone who viewed the home. 

 
F. At the end of the two-week time period, our office collects all of the Preliminary Applications submitted for a 

particular home. They are prioritized on the basis of a blind selection process or lottery. Preference may be 
given to households that can utilize all of the bedrooms, as well as handicap accommodations, when 
applicable. 

 
G. The first two applicants on the prioritized list are sent a letter which requires them to complete a final 

application within seven days. 
 

H. When an applicant is approved, the Seller may begin to negotiate a contract with the potential Buyer at this 
time, but there must be a contingency clause in the contract which voids the contract, without penalty to the 
buyer, if the potential buyer is not able to obtain financing within 30 days. 
 

I. The remaining applicants are maintained on the waiting list for this home or other homes in the same size and 
income categories. In the event that the potential buyer is not able and/or willing to purchase the affordable 
home, the next applicant on the prioritized list is notified pursuant to the process described above. 
 

J. When an applicant is in second priority position to purchase an affordable home (the original home), and 
another home of the same size and type in the same municipality (the next home) becomes available within 
90 days of the lottery date of the original home, the applicant will have the option to transfer priority from 
the original home to the next home. The following conditions will apply: This opportunity only applies to the 
next home of the same bedroom number and income category as the original home that becomes available 
within the 90-day period. This offer will be made only one time and only for the next home. It does not apply 
to other similar homes that become available. The applicant must have completed a final application and be 
pre-qualified for the original home in order to be considered. The applicant will be notified by phone that an 
alternate home is available. The applicant will then have 3 business days in which to view the next home and 
make the determination if he/she would like to pursue that purchase. If so, the applicant would relinquish the 
secondary priority position for the original home. Once the decision to transfer to the next home is made, the 
applicant cannot be reinstated to the secondary position for the original home if he/she is unable or unwilling 
to purchase the next home. Conversely, once the decision is made to remain in the secondary position for the 
original home, the applicant cannot then transfer to the next home if he/she is unable or unwilling to purchase 
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the original home. 
 

K. The Seller must sell the affordable home with the same or comparable appliances and amenities that were in 
the home when it was first sold as an affordable home. 
 

L. The Seller may NOT charge more than the Maximum Selling Price for any reason, except the addition of a 
room, the installation of central air conditioning (where there was none before) or comparable upgrade, but 
ONLY with prior written approval from us. For the most part, condominiums in this program are NOT 
eligible for such upgrades and/or adjustments to the selling price. The cost of broker fees; municipal 
inspections and required repairs that may be necessary to receive a Certificate of Occupancy; new appliances, 
carpeting or other flooring upgrades; and decorating and remodeling projects are NOT eligible costs for an 
increase in the Maximum Sales Price. 
 

M. A copy of the Sales Contract must be submitted to our office prior to closing. 
 

N. During the final stages of the process, it will be necessary for the Buyer to make arrangement for the 
Affordable Housing Agreement and Mortgage Note to be satisfied with respect to the Seller and new 
documents filed with respect to the Buyer. Our office typically provides the Buyer’s attorney with the name 
and phone number of the attorney who can address these issues.  
 

O. A copy of the HUD Closing Statement or Closing Disclosure form required by the TILA-RESPA Integrated 
Disclosure Rule, as appropriate, must be submitted to our office after the sale of the home. 
 

P. Note: We do not guarantee that the Buyer can sell an affordable home for the Maximum Sales Price. An 
affordable home is also susceptible to market conditions, and the Fair Market Value of an affordable home 
may be lower than the Maximum Selling Price. In this case, the Seller may not be able to sell the home for 
more than its Fair Market Value.  
 

Q. This outline is meant to describe the process utilized prior to the expiration of the deed restrictions. It is not 
meant to be a legal representation of the rights or responsibilities of any party, nor is it meant to modify the 
Affordable Housing Agreement, Mortgage Note or other Deed Restrictions. Buyers and Sellers are 
encouraged to seek legal counsel for specific questions in this regard. 
 

R. Our office is available to both the Seller and the Buyer throughout the process to answer any questions that 
they may have. 
 
 

III. MARKETING 
Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the housing 
without special outreach efforts because of its location and other factors) 

□ White (non-Hispanic        X Black (non-Hispanic)      X  Hispanic          □ American Indian or Alaskan Native 

                               X Asian or Pacific Islander                                       □ Other group:  
 
REQUIRED 
5:80-26.16(g)1 requires you to advertise your project on the New Jersey Housing Resource Center for at least 
sixty days before conducting the random selection.  

X HOUSING RESOURCE CENTER (www.njhousing.gov)  A free, online listing of affordable housing         
 
 

Regional Newspapers 
5:80-26.16(g)3 requires you to advertise your project in at least one regional newspaper (either online or in 
print). You may also select several papers with partial regional coverage, as long as all counties in the region 
are covered. 
TARGETS ENTIRE HOUSING REGION 1 

X The Record https://www.northjersey.com/ Bergen, Hudson, Passaic 

□ Herald News https://www.njherald.com/ Passaic 

X New Jersey Herald https://www.njherald.com/ Sussex 

http://www.njhousing.gov/
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TARGETS PARTIAL HOUSING REGION 1 

□ Bergen County Review https://www.bergenreview.com/bergen-
county-blog 

Bergen 

□ Hudson County View https://hudsoncountyview.com/ Northern Bergen 

□ Jersey City Times https://jcitytimes.com/ Hudson 

□ The Observer 
 

https://www.theobserver.com/ Hudson 

□ RLS Media https://www.rlsmedia.com/ Passaic 

□ Township Journal 
 

https://www.townshipjournal.com/ Hudson/Sussex 

 

Housing Search Websites 
5:80-26.16(g)4 requires you to advertise your project on at least one housing search website in addition to the 
NJHRC. This can include the AA website. List below all housing search websites to be used: 
 
 
https://www.piazzanj.com/affordable-housing/  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
If you selected a print newspaper(s) as your regional paper above, select TWO additional strategies below with 
AT LEAST ONE NON-DIGITAL MARKETING STRATEGY. 
  
If you selected a digital newspaper(s) as your regional paper above, select AT LEAST TWO NON-DIGITAL 
MARKETING STRATEGIES below. 

X Specific Radio and Television Stations 
5:80-26.16(e)1 lists specific radio stations, and television stations throughout the housing region as marketing 
opportunities. If choosing this option, make sure your proposed stations cover the entire region. You may add 
more if desired. List the selected publications below or attach a list from the Marketing Outreach Tool. 

X WNJP 88.5 – Sussex County 

X WBGO 88.3 – Bergen, Hudson, Passaic Counties 

□  

□  

Paid Targeted Digital Advertising  
5:80-26.16(e)1 offers paid targeted digital advertising as an option. Some common platforms are listed below. 

□ Google Ads 

□ Microsoft Ads 

□ Bing Ads 

https://www.piazzanj.com/affordable-housing/
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□ Other (please list) 

□ Specific Newspapers and Other Publications 
5:80-26.16(e)2 lists “specific newspapers and other publications circulated within the housing region” as an 
option, including neighborhood-oriented weekly papers, religious publications, and organizational newsletters. 
If choosing this option, make sure your proposed publications cover the entire region. You may add more if 
desired. List the selected publications below or attach a list from the Marketing Outreach Tool. 

□  

□  

□  

□  

□  

□ Employers Throughout the Housing Region 
5:80-26-16(e)3 offers outreach to regional employers as an option. A comprehensive and regularly updated list 
of employers is available in the Marketing Outreach Tool. Please reach out to each listed employer in the 
region; you may add more if desired. If an employer no longer exists or has moved, please inform DCA.  

X Community Organizations Throughout the Housing Region 
5:80-26-16(e)4 offers community and regional organizations as an option, including nonprofit, religious, 
governmental, fraternal, civic, and other organizations. A comprehensive and regularly updated list of 
organizations is available in the Marketing Outreach Tool. Please reach out to each listed organization in the 
region. You may add more if desired. If an organization no longer exists or has moved, please inform DCA.  
 
FSHC 

Latino Action Network 

Bergen County NAACP 

Bergen Urban League 

Bergen County Housing Coalition 

Supportive Housing Association 

X Municipal and County Websites 
5:80-26-16(e)5 offers municipal and county website advertising as an option. Insert the URL for the 
municipality.  
Municipality: https://demarestnj.gov/government/affordable-housing  

□ Social Media 
5:80-26.16(e)6 offers social media as an option. Some common platforms are listed below. You may place ads 
on these platforms or market for free on your own page. 

□ Facebook 

□ TikTok 

□ Instagram 

□ Reddit 

https://demarestnj.gov/government/affordable-housing


 7 

□ YouTube 

□ Snapchat 

□ Other (please list)  

 
IV. APPLICATIONS 
 
Applications for affordable housing or notices thereof, if offered online, for the above units will be available in all 
County Administration Buildings and Libraries for all counties in the housing region 

 BUILDING LOCATION 

X 
Sussex County Administration Building 1 Spring Street, Newton, NJ 07860 (973)579-0200 

X Sussex County Main Library 125 Morris Turnpike, Newton, NJ 07860 (973)948-
3660 

X 
Hudson County Administration Building  595 Newark Avenue, Jersey City, NJ 07306 (201) 

795-6000 

X 
Passaic County Administration Building   401 Grand Street, Paterson, NJ 07505 

(973) 225-3632 

X Passaic County Library 195 Gregory Avenue, Passaic, NJ 07055 (973) 779-
0474 

X 
Bergen County Administration Building  One Bergen County Plaza, Hackensack, NJ 07601  

(201)336-6000 

X Bergen County 21-00 Route 208 South, Suite 130, Fair Lawn, NJ 
07410 bccls@bccls.org 

4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 

Municipal Building, 118 Serpentine Road, Demarest, NJ 07627, Julie Falkenstern, MHL 

Demarest Free Library, 90 Hardenburgh Avenue, Demarest, NJ 07627 
4c. Sales/Rental Office for units (if applicable) 
TBD 
 
 
V. CERTIFICATIONS AND ENDORSEMENTS 
 
I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that 
knowingly falsifying the information contained herein may affect the (select one: Municipality’s substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI/CHOICE funding). 
 
 
____________________________________________________________________________________________ 
Name (Type or Print) 
 
 
____________________________________________________________________________________________ 
Title/Municipality 
 
 
____________________________________________________________________________________________ 
Signature                                                                                                               Date 
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