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Companies i

Sept enber 18, '1984

Les Nebenzahl, P.P, AICP:
Townshi p Pl anner

Public Wrks Center

455 Hoes Lane :
Pi scat away Muinicipal Conpl ex

Pi scataway, NJ 08854

RE Application of Societ?/ HIl
at Piscataway - Calculation
of Affordable Sales Prices’

Dear Les:

Pursuant to our discussion of September 18, 1984, please find enclosed
a copy of n}/ menor andum dated Septenber 14, 1984 containing the cal cul ations
and nethodol ogy used for determning the affordable sales prices and rental
-charges to be used for the approximtely 110 Affordabl e Condom niuns in
Society HII at Piscataway. ‘ :

If | can be of any further assistance, please do not hesitate to

contact ne. ‘
Very truly yours,
K HO/NANI AN COMPANIES CF NEW JERSEY, INC
Donal d R Dairies
Associate Legal Counsel
DRD: j ac

Encl osure:



%’[MEMORANDUM | @

RE: Cal culation of "M. Laurel" Sales Prices
Pi scat anay

FROM Don Daines ]/'
DATE: Septenber 14, 1984

1. Income Limts as of My 11, 1984 for M ddl esex County, PVBA

# - of Bedroons Famly Size Mbder at e 28% Low 28%
. 2 . 4 27,000 7,560 16,900 4,732 7
3 5 ' 28, 700 8, 036 18,200 5,096 (
2. Factors to be used: 4
I nt erest Mor t gage Property Home Oamners  Condomnium  Tota
Rat e P&l Taxes | nsurance Dues Fact or
8 . . 07186 . 0225 . 002 . 005 . 10136
9 07925 . 0225 .002 . 005 . 10875
10 . 08960 . 0225 . 002 . 005 .1191
11 . 09478 . 0225 . 002 . 005 . 12428
12 . 10285 . 0225 .002 . 005 . 13235
13 . 11109 . 0225 . 002 . 005 . 14059
14 11947 - . 0225 . 002 . 005 . 14897

(Mortgage and I nsurance factors from Al an Mailach's expert report in the Uban
League vs. Carteret, et. al. Home Oaners insurance is being included because
Iscataway 1S In the same Trtigation against the Uban League as was East Brunswick)

Expl anation of Fact oré:

Mrtgage factor = 90%of nortgage constant to reflect 10% downpayment

Property taxes = property taxes per $100 assessed tines equalization ratio
. (different for each municipality), ie, $4.75 per $100 tines -
.54 equal ization ratio = .0225 '

Hone Oaners Insurance = estimte $20 per $10,000 value = .002, ie., $40,000
unit yields $80 per premum
Condomi ni um Associ ation = 33%of market condominium dues, estimte $150 Ber
' : $10,000 per year, ie., $70,000 unit yields $1,000
- per year or $83 per nonth - factor =

150 _
10000 - o 015X _33= _005

3. . Methodol ogy from Al an Ml | ach' s expert report:

(a) (Income Limt) (.28) * Total Factor = MaximumPrelimnary Sales Price

(b) (Maximum Prelimnary Sales Price) (.90) = Actual Maxinmum Sales Price
(required in East Brunsw ck)



" Page 2 n> &
Septenber 14, 1984 } '
RE: Calculation of "M. Laurel" Sales Prices - .Piscataway

4,  Calculations of Sales prices using methodol ogy.

Two_Bedr oom Moderate INncome  Three Bedroom Moderate |ncome

Interest (Prelimnary) (Final) i m i
Rate  Selling Price . Selling Price '(SF;ﬁﬂlngmB?i”é)e Sel(llzilrr:gl%’rice

14% 50, 750 45, 670

13% 53, 770 48, 400 27 160 87’ 240
12% 57,120 - 51, 410 60, 720 54, 650
L1 60, 830 54, 750 64 660 58 190
10% 63, 480 57, 130 67, 470 60, 730

Al nunbers rounded to nearest $10.00

Two Bedroom Low | ncome Three Bedroom Low | ncone
Maxi mum Act ual Maxi mum Act ual
Interest (Prelimnary) (Final) (Prelimnary) (Final)
Rate  Selling Price Selling Price Selling Price Selling Price
14% 31,770 28, 590 34, 210 30, 790
13% 33, 660 30, 290 36, 250 32,620
12% 35, 750 32,180 38, 500 34, 650
11% 38, 080 34,270 41, 000 36, 900-
10% 39, 730 35, 760 42,790 38,510

Al'l nunbers rounded to nearest $10.00

5. Calculation of rental charges:
Met hodol ogy from Al an Mal | ach' s report

[(I'ncome Limt) (30%] * 12 = Goss nonthly rental X 90%= Actual Goss Mnthly
Actual Goss Mnthly Rental less utilities = Actual Mnthly Rental

Lc;;/T/ | ncone

FajnilyTf e lncome Limt
4 22 B?; 16,900 X .30 = 5,070 * 12 = 423 X.9 = 381- 70 = $311
5 (3 BR . 18,200 X .30.= 5,460 * 12 = 455X.9 = 410- 90 = $320
~ )

g’ |

4 27,000 X .30 = 8,100T12 = 675- 70 = $605

L5 = 8,610T12 = 718- 90 = $628

28,700 X .30

X, S
-'\w/

)




STATE:
PREPAREO

MSA

MSA

PMSA:

PIVBA,

PMSA:

PMSA:

PMSA

PMSA:

PMSA:

PMSA:

PMSA:

NEW JERSEY
3184

ALLENTOWN- BETHLEHEH, PA-NJ

Warren’ >

ATLANTIC CITY
Cape May

BERGEN- PASSAI C. NJ

3
JERSEY CI TY, 'NJ

Hudson

M DDLESEX- SOMERSET- HUNTERDON

MONMOUTH- OCEAN.  NJ

NEWARK, NJ
Essex,
Sussex

NJ

Uni on, Morris

PHI LADELPHI A, PA-NJ

Hurlinglon, Cnnulcu,

Gloucester
TRENTON, NJ
Mercer

VI NELAND- M LLVI | LE- DRI OGCTON, NJ

’kﬁagaQLtﬁ$}FMEcwE

Qunber | and

W LM NGTON. DE-NJ- MO

Sal em

‘e

EFFECTIVE JuLY |, (98% FOoR PUBLIC Ho

{

XMCOME LIMITS -

EFFECTIVE

MAY

" 1984 | -~ JUNT 8;199,4'

" 'VERY LOW IN*"CME
o

_LOACR INCOME| -
*-VCRY LOW INCOME «

i' VERY LOW | NCOVE

j tOAER | NCOME

PROGRAM

LOAER | NCOMVE ",

VERY LON | NCOMVE.

[
LONER | NOOME
VERY LOW | NCOME
il

. vl
LOWER INCOME!

'

LOAER | NCOVE

VERY LOW | NCdME
‘NJ Vo
-LOVER | NCOVE

* VERY LOW | NCOME

"' LOVER | NCOMVE

VERY LOW | NCOVE

LONER | NCOVE

{
o8
!
s
)

VERY LON | NOOME ©

LOVER | NCOMVE
VERY LOW | NCOVE

....... 1 NCOME

LI MI

T S......:

PERSON 2 PERSON 3 PERSON 4 PERSON 5 PERSON 6 PERSON / PERSON 8+PERSON

t5) 700

: 17900 20150

19J300 . 11200 12600

. 14850 -+ ' 16950 19100

79800 * ' 10600 11900

15300 1 7500 19650

91550 10900 12300
-(v : .

" 13850 15800  , 17750
0G50 9900 11100
': S
1@900‘ ‘21600 . 24300
1t'800 13500 15200
I'#700 20250 22750
1i bno 12650 ‘14200

o S .
mood ' 70600 23150
11450 - 13100- © 14700

‘[ .
15600 17850 20050
9830 11300 , 12700

B .
17,430 | 19950 22450
10900 .- ..12500 14050

| ot 1, . 1 (3

N .

: 1l700' © 15700 17650
0600 9BOO 11000
16450 18800 21150
10300 11750 13250

i
UsSING

22400
14000

21200
13250

21850
13650

197S0
12350

/27000
" 16900

25300
15800

25750
16350

22300
14100

o

. 24350

15600

19600
12250

23500
14700

23800
15100

22550
14300

23200
14750

21000
13350

28700
18200

26900
17050

27350
17650

' 23700

15250

26500
16850

20850
13250

24950
15900

28200
16250

23850
15350

24600
15850

22200
14350

304(
19550!

28450
18350

28950
18950

25100
16350

28050

18100

22050
14200

26450
17050

26600
17350

25200
16450

25930
16950

23450
15300

32050
20900

30050
19600

30600

20250 -

26500
17500

29650
19350

23300
15200

27900
18250

28000
18500

26500
17500

27300

18000

24700
16300

33750
22250

.31650

20850

32200
21600

27900
18600

31200
20600

24500
16150

29400
19400

Iy




L ETT TR K. HOVNANIAN COMPANIES OF NEW JERSEY, INC.
 &T fovnanian

‘ﬁ, £ Companies / 10 HIGHWAY 35, PO. BOX 500, RED BANK, NEW JERSEY 07701 D (201) 747-7800
2 s 8
September 19, 1934 2n 2F A

M. Lﬁst er| Nebenzahl '
Townshi p Pl anner S S0
Public Works Center . SE% 0 =7
. Piscataway Municipal Conplex =5 o %
455 Hoes Lane : 36 o 79
Piscataway, New Jersey 08854 =) - =
zZ 5 2

Dear Les:

Bé way of supplenment to the Affordable Housing Plan, and the nenmorandum
dated September 14, 1984 previously forwarded to you, please be advised as

fol Lows:

1. The calculation of ‘the rental charges for Mderate |ncone
condom ni ums should be corrected to rea as follows:

Fam |y Size ‘ '
4 22 BR; 127,000 X .30 = 8,100 + 12 « 675 X .9 = $608 - 70 - $538 7
5 (3 BR 28,700 X .30 = 8,610 * 12 - 718 X .9 = $646 - 90 = $556

My calculations in the Memorandum failed to reflect the 90% adj ust-
ment. The Affordable Housing Plan will be corrected to show these

correct rental charges.
2. Use of 4 person famly for 2 bedroomunits:

W understand that Carl a Lerman's Fair Share Report of March 7, 1984

- prepared for the Uhan League of Geater New Brunswick v. Carteret
et al. states on pa?e 23 that the HID s maximum Incone for a tnree
Berson household wi T be used for a 2 bedroomunit. This has not
een followed in any subsequent [itigation or actual plans.

In the settlenent terns for the Township of East Brunswick which was
apFroved by the Honorable Eugene Serpentelli, J.S.C by Oder dated
July 12, 1984, the income |imt for a famly of 3.5 persons was used
in connection with a 2 bedroomunit. = On August 14, 1984, the Borough
of Lincoln Park adopted anendments to its zoning ordinances which
inplenent the terns and conditions of the settlenment entered in the
I|1|ﬁat|_on against Lincoln Park to provide for affordable housing in
which Lincoln Park provides,in part, that the incone limts of a 4
Berson houshol d is to he used in determning qualifying income for a

bedroomunit. A hearing is schedul ed before the Honorable Stephen .
Skillman, J.S.C, during which Judge Skillman will render his decision |- >
in connection with this settlement. W have also submtted simlar ef 7 ik
;%I ans showi ng 4 Ipersons for a 2 bedroomunit in Somerset and Bernards.. Y ol A
he Bedm nster plan (a copy of which.is enclosed for your reference) [

fails to even specify a famly size.



Page 2
September 19, 1984
Lester Nebenzahl

In addition, Alan Mallach's regort on page 54 refers to HUD m ni mum
standards which provide for a 2 bedroom unit of 660 square feet and

a 3 bedroomunit of 800 square feet. Section 401-31. The 5302, two
bedroom bei ng proposed for Society HIl at Piscataway contains approx-
imtely 1,173 square feet.

The decisions subsequent to Ms. Lerman's ref)_ort of March, 1984 have
failed to use the 3 person fanmly and we believe there is anple support
and authority for using a four person famly for a 2 bedroom unit.

3. Use of 80% PVSA nedian incone for noderate and 50% of PMVBA
medi an income for low(adjusted for famly size.) M. Lerman's report
uses "regional " nedian incone rather _than PMSA nmedian incone for
calculating fair share allocation. This use of regional nedian
incone for calcurating fair sharelallocation was followed in the

~ recent decision concerning tne rownsnip of Varren decided by Judge
Serpentelli on July 16, 1984

Nei ther Ms. Lerman's repor_f;nor Judge Serpentelli used the regional w/&’"‘f
medi an income for determning affordable sales prices.

In the aforementioned settlement involvi ngl East Brunswi ck, the :
Court determned that East”Brunswick's nedian incone was higher than
the Mddlesex County PVBA nmedian incone. The settlenment, "therefore, | gopr=
used 94% of the PMBA nedian income"before 7/31/90 and 96% of the PMBA | pmf

medi an incone after 7/31/90 as the median incone for East Brunsw ck.

It is our position-that the median income of Pi scatavva?/ is equal to
the nedian incone for the Mddlesex County PMGA, therefore, no such
adjustment is necessary. The use of the PMBA income rather than
regional nedian income to determine affordable sales prices is con-
sistent with Alan Mallach's expert report, our submttals in
Somerset and Bernards and East Brunswi ck. ,_,J

4, CGeneral. The Affordable Housing Plan for Society HII at

Pi scataway combines the Mderate Incone Housing Plan for Society
HIl East in East Brunswick and the plan by the HIls Devel opnent
Conpany for the Bedmnster devel opnent. Both of these plans were
approved by Judge Serpentelli, the Society HII East plan in
connection with the settiement with the Urban League, and the
Bedm nster plan in connection with the Allan Deane Corporation et
al. v. Township of Bedmnster as noted in paragraph 15.03, page 41
of the Bedmnster plan.

W feel that this Affordable Housing Plan presents a workable plan

in conformance with the Erecepts of M. Laurel 11 and the recent

decisions fol | ow n? M. Laurel Il. W would be agreeable to re-

ceiving an approval containing the condition that the Affordable

Housing Plan, as with the Master Deed and By-Laws, be prepared to

}\thte satisfaction of the Township Planner and the Planning Board
orney. .
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Septenber 19, 1984
Lester  Nebenzahl

| ~hope that this augments and supplenents the Affordable Housing P an,
If you need additional information, please do not hestitate to contact ne.

Very truly yours,
K.~ HOVNANI AN COMPANIES OF NEW JERSEY, [INC

Donald R Dai nes
Associate Legal Counse

DRD: j ac
Encl osur e
cc:  Angeio Dalto.Esq.



