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EXECUTIVE SUMMARY 

This amendment to the third round housing element and fair share plan has 
been prepared for South Brunswick Township, Middlesex County, in accordance 
with the rules of the New Jersey Council on Affordable Housing (hereinafter 
“COAH”) at NJAC 5:93 et seq.  This plan is an amendment to the prior third round 
plan adopted by the Planning Board and endorsed by the Township Council in 
December 2008.   

This amendment will serve to include the “Princeton Orchards” site – 
inclusionary rental housing development into the Township’s housing element and 
fair share plan.  The inclusion of the Princeton Orchard site is in response to the 
Court-approved Settlement Agreement between the Township and Princeton 
Orchards Associates, LLC.  No other revisions have been made to either the 
Township’s 2008 housing element and fair share plan and the 2017 amendment or 
the 2008 spending plan and the 2017 spending plan amendment at this time.  
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SOUTH BRUNSWICK’S THIRD ROUND PLAN AMENDMENT 

While the NJ Supreme Court, in its March 10, 2015 decision, pointed to the 
use of COAH’s second round rules, it did not calculate each municipality’s 
affordable housing obligation, leaving that to the Superior Court.     

 
The Township has fully satisfied its 841-unit prior round obligation through 

prior cycle credits, completed inclusionary housing developments, completed 100% 
affordable developments, completed alternative living arrangements, completed 
write-down/buy-down units, and rental bonuses that have produced affordable 
family sale and rental units, affordable senior rental units, and special needs and 
supportive housing.  
 

The limited plan amendment identifies the Princeton Orchard site as an 
additional means to address the Township’s third round fair share obligation in 
response to the Court-approved Settlement Agreement between the Township and 
Princeton Orchards Associates, LLC.   
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Third Round Obligation 

Inclusionary Development 

Princeton Orchards 

Princeton Orchards Associates, LLC (“POA”) is the owner of the real 
property located on Route 522, Ridge Road and Griggs Drive and designated as 
Block 31, Lots 30.012 and 35.09 (the “Property”), consisting of approximately 49 
acres, with a 24-acre portion of the Property developed for 120 two-bedroom 
apartments, known as “Princeton Orchards”, and the remaining 25 acres fronting on 
Route 522 being currently vacant.  The Township had previously acquired title to 
certain property adjoining the existing Princeton Orchards apartments known as 
368 Ridge Road, Dayton, NJ, and designated as Block 31, Lots 35.712 and 35.811, 
consisting of approximately 6.04 acres, and commonly referred to as the “Stover 
Tract”.  

The Township and Princeton Orchards Associates, LLC (“POA”) executed a 
Settlement Agreement (“Agreement”) on March 19, 2018 (see Exhibit 1).  Under the 
Agreement the Township, the Planning Board and POA have negotiated a resolution 
of the development of a combined 55-acre tract including the development of a new 
multi-family inclusionary family rental project as an expansion of an existing multi-
family rental complex (“Princeton Orchards”) along Ridge Road and the 
development of commercial uses along Route 522. There will be the construction of 
184 new multi-family apartments with a 25% affordable housing set-aside resulting 
in 46 affordable family rental units including ten (10) very-low income family rental 
units. The affordable housing production from the new inclusionary development is 
to provide the Township with affordable family rental credits to apply towards the 
Township’s third round affordable housing obligation including the ‘gap’ (1999–
2015) and prospective need (2015-2025) third round fair share. In addition, the 
commercial development will pay a mandatory non-residential development fee 
pursuant to N.J.S.A. 40:55D-8.1. 

The entire 55-acre tract includes an approximately six (6) acre site known as 
the ‘Stover Tract’ (Block 31/Lots 35.712 and 35.811) with frontage along Ridge Road. 
The Stover tract is owned by the Township and is to be transferred to POA. The 
overall 55-acre tract also includes an approximately 49 acre site (Block 31.00, Lots 
30.012 and 35.09) which has an existing multi-family rental complex developed on 
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24 of the 49 acres and the 25-acre balance will be developed as a portion of the new 
184-unit inclusionary family rental development on 16 acres and nine (9) acres will 
be developed for commercial uses. In addition to the 16 acres noted above, the site of 
the new 184-unit inclusionary family rental development will also include the six (6) 
acres of the Stover Tract for a total of approximately 22 acres.    

The new inclusionary family rental development on approximately 22 acres 
has frontage on Ridge Road and will have access to Ridge Road through the existing 
Princeton Orchards development (see Exhibit 2 - concept sketch prepared by POA’s 
Architect/Planner Looney Ricks Kiss). The inclusionary site will also have access to 
Route 522 through the approximately 9-acre commercial tract owned by POA, which 
pursuant to the agreement is developed/will be developed for commercial purposes. 
As the 9-acre commercial tract has frontage along both Route 522 and Route 130, 
this portion of the property is most appropriate for development of non-residential 
uses because of the high volume of car and truck traffic on both roads. Although the 
existing Princeton Orchards rental complex and the proposed new inclusionary 
family rental development have frontage along Griggs Drive, there will be no 
vehicular access to Griggs Drive from either the existing or future residential 
development.1  

The larger 55-acre tract is bounded by County Route 522 to the north near 
the intersection with NJ State Highway Route 130 and commercial uses to the north 
across Route 522; Griggs Drive and single-family dwellings to the east which back-
up to commercial uses fronting Route 130; Ridge Road and single-family dwellings 
to the south; and Summerfield Plaza, multi-family attached units along Blossom 
Circle, and single-family dwellings along Larkspur Drive to the west. The site is 
located in Planning Area 2 of the 2001 State Plan, the preferred location of 
inclusionary development. 

The new inclusionary family rental development will be built as an 
expansion of the existing 120-unit Princeton Orchards family rental complex and all 
new residents of the 184-unit inclusionary family rental development will have 
access to the existing amenities at Princeton Orchards which include an existing 
clubhouse, pool, tennis courts, basketball court and walking path. At least one new 
play lot will be provided for use by all residents of the existing and proposed 
development. Also, a new system of walking paths will be provided including a 

                                                        
1 The existing Maul Electric business within the nine-acre portion of the commercial tract 
along Route 522 has vehicular access to Griggs Drive which will remain.  
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walking path to commercial uses at the corner of Ridge and Georges Road and a 
pedestrian path to the adjacent Super Stop and Shop grocery store and the other 
commercial uses at the Summerfield Plaza. 

The Agreement was subject to a Fairness Hearing on May 22, 2018 to 
determine whether the terms of the Agreement were fair and reasonable to low and 
moderate income households.  The Honorable Arthur Bergman, J.S.C., approved 
the Agreement at the Fairness Hearing, see attached order (see Exhibit 3).    

As stated in NJAC 5:93-5, affordable housing sites shall be available, 
approvable, developable, and suitable, as those terms are defined in NJAC 5:93-1.3, 
for the production of low- and moderate-income housing.  As stated below, the 
Princeton Orchard site meets these criteria: 

 Site Control – The site is available as defined at NJAC 5:93-1.3. POA has 
represented that the site has a clear title and has no encumbrances 
which would preclude its development with an inclusionary 
development.  The Township represents that the portion of the tract 
known as the ‘Stover Tract’ also has clear title and has no encumbrances 
which would preclude its development with an inclusionary 
development. 

 Approvable – The site is approvable as defined in COAH’s second round 
rules, NJAC 5:93-1.3.  The Township and Planning Board have agreed to 
development regulations PRD VI (Mixed Development Zone) which are 
attached to the settlement agreement and were approved by the Court.  
The site appears to be in compliance with Residential Site Improvement 
Standards (“RSIS”) requirements and the parties will cooperate in order 
to permit POA to receive outside agency approvals from DEP, the 
County, etc. 

 Developable – The proposed development is located in Planning Area 2 
(Suburban Planning Area) of the State Plan which is the preferred 
location for affordable housing, is located in a DEP-approved Township 
sewer and water service area and is proposed to connect to public 
utilities. According to the 2017 Sanitary Sewer System Capacity and Flow 
Study (“2017 Sewer Capacity Study”), prepared by Richard A. Alaimo 
Associates, dated April 19, 2018, the site flows into the Route 130 
Interceptor which has capacity for this project (see Exhibit 4). While the 
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2017 Sewer Capacity Study did not identify a pro rata project share of 
infrastructure improvement costs for this project, the Agreement 
commits POA to provide for on-site sewer infrastructure or 
improvements required for the development at the sole cost and expense 
of POA and may require POA to provide a pro rata contribution for any 
such sewer improvements that are off-site. 

 Site Suitability – The site is suitable and developable as defined at NJAC 
5:93-1.3.  The new inclusionary development is adjacent to compatible 
land uses such as the existing multi-family Princeton Orchards 
apartments and other multi-family development as well as commercial 
uses that will provide shopping opportunities to the residents of the new 
inclusionary development. Access to the site will be provided along 
Ridge Road through the existing Princeton Orchards apartment complex 
and to Route 522 through the proposed commercial portion of the tract. 

While County, DEP and other outside agency approvals are required, the 
parties do not anticipate major issues regarding access to the residential 
uses.  According to POA’s site suitability analysis, dated August 11, 2016, 
prepared by Art Bernard, P.P., “With regard to environmental issues, the 
site is almost constraint free. There is a small wetland area near a 
drainage basin on the existing Princeton Orchards site. Other than that, 
there are no wetlands, flooding, stream buffer requirements, slope 
issues or historic structures impacted…” As a term to the Agreement, the 
parties acknowledge that both the Stover Tract and the undeveloped 
portions of the tract require soil remediation to address historic pesticide 
contamination from prior use as an orchard. POA shall be solely 
responsible for all site remediation. The Agreement also permits a 
comprehensive storm water management system for the entire 
inclusionary development, regardless of internal lot configuration, and 
allows all existing impervious cover and associated storm water 
management facilities serving the existing Princeton Orchards 
Apartments to remain and no additional storm water requirements are 
required for the existing improvements.     

 The site will be designed in accordance with RSIS, where applicable.   

 Accessibility – All units at the site will comply with the Barrier Free 
Subcode at NJAC 5:23-7. 
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 Administrative Entity – Pursuant to the Agreement, POA will contract 
with the Township’s experienced administrative agent for the 
administration of the affordable units and shall have the obligation to 
pay all costs associated with properly deed-restricting and the long-term 
administration of the affordable units in accordance with NJAC 5:93, et 
seq. and the Uniform Housing Affordability Controls (“UHAC”) per 
NJAC 5:80-26.1. 

 Very Low/Low/Moderate Income Split – The Court-approved Agreement 
requires the developer to provide 10 very-low income affordable family 
rental units which is substantially more than the 13% statutory 
requirement.  21.7% of the units in the project will be reserved as very 
low-income units; at least 28.3% of the units will be reserved as low-
income units; and the balance of 50% of the units may be moderate-
income units with rents set no higher than 60% of the median income 
per NJAC 5:93-2.20 and the UHAC at NJAC 5:80-26.1.   

 Affirmative Marketing – POA will contract with the Township as 
administrative agent to affirmatively market the units in accordance with 
NJAC 5:93 et seq. and the UHAC per NJAC 5:80-26.1 and pursuant to the 
Court-approved settlement agreement. 

 Controls on Affordability – POA will place minimum 30-year 
affordability control deed restrictions on the units in accordance with 
NJAC 5:93 et seq. and the UHAC per NJAC 5:80-26.1. 

 Bedroom Distribution – POA will follow the UHAC requirements in 
developing the bedroom breakdown of the affordable units in accordance 
with NJAC 5:80-26.3(d) and will provide nine (9) one-bedroom units, 27 
two-bedroom units, and ten (10) three-bedroom units. 

Regarding unit integration, pursuant to COAH’s regulations at N.J.A.C. 
5:93-5.6(f), developers of inclusionary developments are encouraged to integrate 
affordable units with market units.  The proposed ordinance indicates that one (1) 
and three (3) bedroom affordable units will be integrated into the new proposed 
housing and the two (2) bedroom units will be dispersed within the existing 
Princeton Orchards buildings.  The two-bedroom units located within the existing 
Princeton Orchard buildings are required to be renovated prior to being deed 
restricted as affordable units such that the units shall be certified to be in sound 
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condition as a result of an inspection by a licensed building inspector and brought 
up to code as necessary with rehabilitation costs to be borne by POA. 

Regarding phasing, the proposed ordinance requires affordable units phased 
with market units to comply with COAH’s rules.  Pursuant to COAH regulations at 
N.J.A.C. 5:93-5.6(d), affordable housing units within inclusionary developments 
shall be built (receive a certificate of occupancy or a continuing certificate of 
occupancy for the existing units at Princeton Orchards) in accordance with the 
following schedule: 

 
Minimum Percentage of 

Affordable Units Completed 
 Percentage of Market 

Housing Units Completed 
0  25 
10  25 + 1 unit 
50  50 
75  75 

100  90 
  100 

 

In the Special Master’s Report  - Site Suitability Ranking, dated September 
2016, prepared by the Superior Court’s Special Master Christine A. Nazzaro-Cofone, 
AICP, PP, Ms. Cofone had raised concerns with the Richardson Fresh 
Ponds/Princeton Orchards Associates site and determined that “This site meets 
Judge Wolfson’s criteria, including, the site is more likely to result in actual 
construction than other projects lower in the ranking, has available infrastructure, is 
proximate to goods and services, has regional accessibility, and the property 
possesses environmental suitability and compatibility with neighboring land uses. 
The site also meets the secondary COAH’s site suitability criteria.” The Township’s 
Settlement Agreement with POA resolves all of the concerns expressed by the 
Special Master in her report and otherwise confirms the Special Master’s earlier 
findings of site suitability. 

POA will be constructing 184 new multi-family apartments with a 25% 
affordable housing set-aside resulting in 46 affordable family rental units.  As such, 
the Township is eligible for credit for 46 affordable family rental units and will be 
eligible for up to 46 rental bonuses.  In addition, the commercial development will 
pay a mandatory non-residential development fee pursuant to N.J.S.A. 40:55D-8.1.   
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Affordable Units Meeting the Third Round Obligation 

Pursuant to this plan amendment, the Princeton Orchards project will result 
in 46 affordable family rental units.  The project will provide more than 13% very-
low income units.  The site will also assist the Township in addressing its third 
round rental obligation and third round family affordable unit obligation.  Lastly, the 
Princeton Orchards site will also contribute a non-residential development fee on 
the future commercial development.  

 

SUMMARY  

South Brunswick Township has made substantial progress on meeting its 
third round obligation.  The Township will continue to address its third round 
obligation with the Court-approved inclusionary housing development at the 
Princeton Orchards site.   

 



  

 

                                                                                                               

 

EXHIBIT 1 

SOUTH BRUNSWICK TOWNSHIP / PRINCETON ORCHARDS 
SETTLEMENT AGREEMENT















































































  

 

                                                                                                               

 

EXHIBIT 2 

PRINCETON ORCHARDS CONCEPT PLAN 



DEVELOPMENT PROGRAM

Residential A:

   2-Bedroom Units    74 du

Additional Units in Existing
Princeton Orchards Apartments:
 
   2-Bedroom Units    10 du

Residential B:

   1-Bedroom Units    60 du
   2-Bedroom Units    28 du
   3-Bedroom Units    12 du

TOTAL   184 du

Number of parking spaces provided to meet 
or exceed minimum required pursuant to RSIS.

COMMERCIAL AREA     9 ac
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PRINCETON ORCHARDS

Block 31- Existing Lots 30.013, 35.091, 35.712 & 35.811    South Brunswick Township, New Jersey 
February 2, 2018   Project Number: 03.13018.00

REVISED CONCEPT SKETCH PLAN



  

 

                                                                                                               

 

EXHIBIT 3 

COURT ORDER APPROVING SETTLEMENT AGREEMENT 
BETWEEN SOUTH BRUNSWICK TOWNSHIP AND 

PRINCETON ORCHARDS ASSOCIATES, LLC



MID-L-004433-17   05/21/2018 6:31:57 PM  Pg 1 of 4 Trans ID: LCV2018889363 

MAY 22 2018

MID L 004433-17      05/22/2018          Pg 1 of 4 Trans ID: LCV20181361218 

abigail.hoglundshen
Filed



MID-L-004433-17   05/21/2018 6:31:57 PM  Pg 2 of 4 Trans ID: LCV2018889363 

22nd                                 May

MID L 004433-17      05/22/2018          Pg 2 of 4 Trans ID: LCV20181361218 



MID-L-004433-17   05/21/2018 6:31:57 PM  Pg 3 of 4 Trans ID: LCV2018889363 

to the extent applicable to these parties
/

MID L 004433-17      05/22/2018          Pg 3 of 4 Trans ID: LCV20181361218 



MID-L-004433-17   05/21/2018 6:31:57 PM  Pg 4 of 4 Trans ID: LCV2018889363 

XXXXXXXXXXXXX
of the date of posting to eCourts.

X

MID L 004433-17      05/22/2018          Pg 4 of 4 Trans ID: LCV20181361218 



  

 

                                                                                                               

 

EXHIBIT 4 

2017 SEWER CAPACITY STUDY  
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