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,'FAIR,SHARE HOUSING;ALLCCATICN ANALYSI S FOR PRI HCETOH TOWNSHI P
H‘Alan Hal | ach

The 'follomjng anal ysis of Princeton Township's fair ‘share
housi ng allocation under the doctrine set forth by the New Jersey

Supreme Court in the Hount Laurel |1 decision has been . prepared
using the method set forth by Eugene Serpentelli J.S C in his
recent decision in AHG et al. v. Township of Warren. This decision

sets forth all of the allocation factors, as well as the definition
of need, wused below. It should be noted, however, that the subject

of . *credits*\ _i.e., the nunber of uiits that can be subtractedj
~from a nunicipality's fair share jbased on present or past
performance, - was not addressed .in the \drretl - decision. The
di scussion of credits that appears in this report, therefore is:

based on the best judgenment of the author as to how t hat subj ect
should be treated in a manner consistent with the Mwunt laurel
deci si on. ) :

Before presenting the actual allocation procedure, a brief.

di scussion on the subject of fair share, and the locus of fair
share responsibilities under the Munt lLaurel |l doctrine ia
appropri ate. =

. THE MUNI Cl PAL FAI R SHARE OBLI GATI ON

A fair share obligation is, sinply stated, a quantification
of the lower incone housing units that a nmunicipality should seek
to have provided, over a fixed period of tine. Under -the Mount.
Laurel Il doctrine, a central part of the process of neeting | ower
income  housing needs is the determnation of a fair share
obligation for each conmunity. The "nunberl ess" approach suggested

in the Madi son decision has been superseded; the underlying 1logic

of the nore recent decision is that a precise nunber is necessary
to serve as a basis for a conmunity to develop an explicit and
concrete program which will indeed create the realistic opportunlty
for lower income housing which the Court is seeking.
Wi' hin B wunyci al¥toveral |l obligation are two :'elenetltsA~
WhICh jill X Ibe 3ef|ne*r i rmor e-detail - bel ow The muni ci pality's
ndlgenous need, !which is the need createdLhy househol ds already

JUyH1CL within the municipality5 a” t” _nfnicipality’s fair share
of ~ reglonal ~needs. the Court was epr|C|t W th regard to the | ocus -

- of respon3|b|I|ty for the firsts

Every nun|C|paI|ty s land use regul ati ons should
provide a realistic opportunity for decent housing for at
| east sonme part of it® resident poor who now occupy dil -
api dated housing.. (92 NJ at 214) _

The Court then indicates ‘- -ae s@ of circunstances under mhlch this
obligation can be |imted}

.Each municipality nmust provide a realistic
opportunity for decent housing for its indigenous poor
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- except where they represent a disproportionately |arge
segnent - of the popul ation pas conpared with the rest
of the region (at 214-215) » .

This, the court notes, is nmeant to apply principally to the core
cities of the state, such as Newark or TTentoramy It clearly has no
application to Pri ncet on Townshi p.

: The Court then turns to the second category, the fglr share
of pengnel needs. after making clear that the 'developing
nuni cipal i t ¥ standard adopted by trial courts fromthe first Munt
Laurel decisionis no |onger applicable, the Court states:

The Efair share] obligation extends.... to
muni ci pality, any portion of which is designated by
the St at e, through the State Devel opnent Cui de Plan, as
a "growh area", " (at 215)

Thus, none of the tests previously used in litigation - rapid
grow h, vacant land, etc. - are relevant. The only threshol d test
of whether a nunicipality does or does not have a regional fair
share al |l ocation |s whether it is located, in any part, in an SDG&

growt h ar ea.
Il. THE FAIR SHARE ALLOCATI ON PROCESS

‘ In thls di scussion we will seek to provide a step-by-step
descrlptlon of the fair share housing allocation process, and a

t hunbnai | definition of each category of housing need, or
al l ocation factor. The rationale for defining need in the
parti cul ar manner chosen, and for selecting the particular
allocation factors, is long and detailed. Those interested in

reviewing the rationale for the different elenents in the

met hodol ogy . are urged to read the Wrren decision, in which a
cogent statement of the rationale, as well as some discussion of
rej ected alternatlve approaches i's provided.

The fa|r ‘share allocation ‘prlocess is made up of threc
el erent s: 7(9& the determnation " thja J*ojisiJis_needs to b"
al | ocat ed; (2) the identification and quantification of allocation
factors or criteria; é; and (3) the ffanlng of a formula by which
those criteria are use to al[ocate 1omer i ncone housing needs to
‘any nunicipaljity.

A Need Factors |
There are three need factors in the allocation process:

iﬁa”igemu&::-heus&ng need, ahd two-separate-components of —regional
housing need. ' :
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(1> LiLﬂdLQenQus_J&xﬂi5 “Thi's 7eed Ml eroent is the number ~of

.households in the comunity I|V|ng i n deri M ent. hou5|n% condltlons
~Inorder to quantify this need, using Census data ree neasures
‘were  usedL -as_ surrogates of _housing def|C|ency general |l y:
;overcromdlng ] deficient plunblng,1 and deficient treat|lng*- These
surrogat es wer e t hen adj usted :~to ref 1 ect t he tsnarit)” nunber hf non-
| ower income househol ds I|V|n% I n such substandard conditions,
estinmated to be 18%of all such househol ds- | ndi genous housi ng need
in Princeton Township, based on 198® Census data, after

elimnation of the overlap between categories, is as follows:

Overcrowded, not otherw se deficient - -~ 48

| nadequat e pl unbi ng, not over cr owded ' 29

| nadequat e heating, not overcrowded 1;2
i

| ess non-I| ower i ncone households in .

subst andard housing (18%of total) (35)

'TOTAL I NDI GENQUS HOUSI NG NEED | 161 UNITS

(£ Reallocated Present Needs This represents the nunber of .

units reallocated out fromcore cities, for the reasons given 'in

the Munt Laurel 11 decision and cited earlier. The region in which
Princeton Township is located, for the purpose of determning
present need, is nmade up of Burlington, GCaraden, { oucester, and

Mercer Counties- The total regional present need to be reall ocated
i S 489f units. : ; ;

<3) - Prospective Housi no Need: Prospective housing need
represents the nunber of additional [lower incone househol ds
projected to be added to the-total nunber of households within the
“region between 1980 and 199® It is determned by projecting the
total nunber of households, and dividing that total between | ower
incone and non-lower incone households on the basis of the 198®
househol d i ncome distribution--The projection used for this purpose
is the average of the two "preferred” projections of the Ofice of
denographi ¢ and Economc Analysis in the New Jersey Departnent of
Labor. The region used for purposes of altc>ca*£«tr\Wwspective-nead
is what is known as a cofitnukershed-region® inthis case, it 1is
defined . as t he”"ol erf Aarry’eCNyy—-any part of - whxch “can - bea
r eaches! Ual_fCt""»—a “driving = time of . .3@--minutes  from - Princeton
Township- Inthis case, this includes the counties of Burlington,
Hunterdon, Mercer, Mddlesex* Mnraouth and Sonerset. The total
r egi onal prospectlve hojusna - need tx> 199® to be al | ocated anmong t he
muni cipalities inthis reg|on | s 7#,3S8 unit s5

Princeton Townshi p''s indi genous h0u5|ng need, conbined with
its fa|r share of each of - the two regional housing need conponents,

represents the nunicipality's total fair share housing obligation
under the Mount Laurel 11 doctrine-

T e e o o SRR S, L A i et e
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Altocat+(Jt-Faetors.

Three allocation factors are used to al l ocate both _present
.and prospective housing. needs :

G owt h-"area-"acreage, . The acreage w thin the SDGP Gowt h
area located within the nmunicipality, which reflects the

- physical capacity of the community to acconodate growth.

| Enpl oynent * - The total .nunber of jobs within the muni -
ci Eal Ity, as reported by the New Jersey Departnent of
Labor . '

Eﬁian inc 3 The ratlo bet ween the medi an
- househol d T ncome in the nunici pality and that in the
region, which reflects wealth and fiscal capacity.

"A fourth factor, enploynent growth from 197S to 198S. is used only
in the prospective need allocation process. These factors are
consistent with the language in Munt Laurel .II. which notes thats

CFair share] formulas that accord substantial weight
to enpl oynent opportunities in the nunicipality, especially
new enpl oynent acconpani ed by substantial rateables, shall
be favored (at £56). . E

Wth regard to growth area acreage, -enpl oynent, and enpl oynent, the

procedure to be followed is to determne the regional total, the
total for Princeton Township, and the percentage of the regi onal
total represented by the Township- Wth regard to median 1ncone,
the ratio between the nedi an household income in the Township, as
determ ned by th© 1980 Census, and that of each of the two regions
is determned, and utilized in the formula. The actual data for
each factor is shown in the table on the follow ng page.

C pilocation Formula

In addition to application of the allocation factors, the

formula adds three elenents which affect the final fair share

al l ocation figure:

Phasing of reallocated present need: Since it can be
-expected that the r"ap' 4"ca#*©rr"of “pr"serrtr nee’\"froW‘t he

_phases it over Ihree Si X- year al I ocation peri ods / Thus
*onl y 1/3 of the reallocated present need is included in
‘the 199® fal r share allocation. L :

Adj ustment _for re-allocation of falr share: Since '
many nunicipalities wll Tack enough vacant land to accom
odate their fair share, each allocation is increased by
20* to provide dlrectly in the fornmula for the realloc-
ation that would otherw se be necessary, but which would
be technically unfeasible.

*}g B
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TABLE OF PRI NCETON TOWNSHI P FAI R SHARE ALLOCATI ON FACTORS
1. NUVERI CAL COEFFI Cl ENTS |

PRI NCETON PRESENT NEED PROSPECTI VE

TOWNSHI P REG ON NEED REGQ ON
Gowh Area .- 7446 Acres 379, 867 Acr es 630, 011 Acres
1982 Enploynent -~ 2899 Jobs 324,485 Jobs 580, 032 Jobs
1972-1982 average
annual enpl oynent : , _ : v
i'ncrease (note) @ j obs NA ' NA
‘Medi an househol d T ‘
i ncome - $31602 $20885 $23388

11, PERCENTAGES/ RATI OS (PRI NCETON TOMNSHI P PERCENTAGE/ RATI O

PRESENT NEED  PRCSPECTI VE

REG ON NEED REGQ ON
Gowh area 106 ‘ - 1.18%
1982 enpl oynent @89+ 0. 58%
1972-1982 enbl oynent
I ncrease NA 0
“Medi an i ncome RATI O 1-51 to 1 1.35t0 1

Ad| ustnent  for vacancy rates A further 3% is added to
each allocation conponent to allow for a mnimum vacancy

rate within the pool of housing to be provided.

The actual formula calculations are presented on the followng

page. It will be noted that the initial 'run* of the formula is to
determ ne the adjustnent that nust be made to the fornula for the
medi an income factor? i.e.,, to convert the ratio given above to a

percentage. The fornula is then rerun with the incone adjustmnent
included. Al of the coefficients cone either fromthe tabl e above,
or fromthe thr ee adj ust ment s described above.

The faiall- a y| elds the fatrfflire all odat Ton ~for Princeton

- Township=prior— any aecotnfeing of credits ”® for = Llower - income-

housing _provi dedW| t& n therownship”.*a matter whist*is-discussad
in the JMtowi ng section” 5f this Report.
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~ COVPUTATI ON OF PRI NCETON TOAKSHI P FAI R SHARE ALLOCATI ON
| NDI GENOUS NEED ‘ ' 161

Calculation of reallocation of'present needs

1.96 + 0.89 / 2 = 1.425 x 1.51 =2.15

1.96 + 0.89 + 2.15 A3 =1.667 x 4892 « 82

82/ 3 « 27 x 1.2 » 32 x 1.03 - 33

REALLOCATED PRESENT NEED ‘ 33

_ CaICUIatidn»of“prOspedtive needs

0.50 + 1.18%a/ 3" 0.56 x 1.35 -0.76
0.50 + 1.18 + 0 + 0.76 V 4 - 0.61

0.61 x 70388 = 429 x 1.2 « 515 x 1.03 « 530

PROSPECTI VE- NEED AL QCATION. - _530
TOTAL FAIR SHARE HOUSI NG ALLOCATION ' =724

LLI"ADJUSTVENTS TO FAIR SHARE <CREPIT| >

The availability of potential adjustments, specifically in

the formof credit for prior provision of |ower income housing, to

the fair share is explicitly recognized in the Warren-decisions

It Che fair share nethodol ogy! acknow edges that
some towns have made inclusionary efforts - and so re-
war ds them through the use of the nedian incone factor
and by direct credits where appropriate (at 77)

Prior to 1980, Prlnceton Townshi p has permitted a substanti al

nunber of |ower income subsidized housing units to come into being.

Al t hough these unlts cannot be counted on a 1 to 1 basis toward
Pri nceton Townshi p’s post-1980 fair share obligation, to the extent
t hat trurrraverrr T \he ‘fﬁ”ﬁ,af“SuEszd*‘ﬁd housrﬂg~makesﬂiower'incnﬁé
housiy —— °° Availabhle duving the fair strar”™p er TAd—through 19995
they can reasonably be counted- Any |ower |ncone subsi di zed housijng
units provided subsequent to .1980 woul d, of course, be counted
toward the fair share goal on a 1 to 1 basis.

This "tcredity however, is  subject | to _one_|Xnitation.-
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"PfoSbeCtive housing need, in the fair share formula, is nade up of

the npet increnment in |ower incone households wthin the region -
during the fair share period. In order to meet the full extent of -~

‘prospective housing need, conmmon sense dictates that there nust be
~an increnment of lower income housing units equal to or greater than

t he increnment in househol ds. Since the prospective need projection
“period began in 198® only un Ny to the lower incomeé housing/

sttscfc since. 1980 Tepresent contrlbutloH to that net incremert” ItT

is ‘tner& ore notappropriate~to taRe credits Tor turnover of pre-

198® wunits in excess of the nunicipality's present need, both

‘i ndi genous and real |l ocat ed*. B ‘

A. Federal | y—Subsi di zed Units

In Princeton Township there are 339 Federally-subsidized

-l ower income housing units, 16® in Redding Terrace, and 239 in

~Princeton Community Vlllage fin analysis of turnover in public

housing in Princeton durlngjtm$ past three years, provitiecl by—the -7 -

- Housing Authority, yi el ded “~n*"nua| T"blirn"v eAArate ~of 5. 831**.;,}
. Applying that rate to 3AaTun|ts we obtai n: L o

339 x .C533::19;8 <E® units per year

Over the ten year period froom 1980 through 199® therefore, the
projected turnover fromthe Federally-subsidized housing units is
20@ units. Al of these units will be occupied by |ower incone
households, - and therefore, subject 'to the Ilimtation above,
represent a legitimate credit against the Township fair share
al | ocati on. ,

T e LR
i B University Housing [A

There AB three ,types of university housing . in Princeton
‘Townships -dormtories, faculty/staff housing, and nmarried/famly
gr aduat e student~housing.

(1) Dormitories are considered group quarters for purposes of
Census classification, and the residents of dormtories, along with
ot her institutionalized populations, are not considered nenbers of
househol ds. Since the fair share need assessment includes only the:
househol ds in need of housing, they are not appropriately included

*|f the sum of available <credits exceeds the present need
al location, the Township may be able to credit the excess against
that part of the reallocated present need which, under the Marren
formula, has been deferred beyond 199®

'**Separate data for Prlnceton Cbnnunlty Village has not been
“obtained. It is unlikely to be significantly different than that
appllcable to the public housing in the Townshi p.
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In any. event, nany if not mpst of the Princeton dormtory
residents are actually nenbers of non-lower inconme households,
whose househol d heads resi de el sewhere. ‘

(2) Faculty/staff housing is housing in the sense of the
Census definitions, but it is unknown whether the residents of this
housing are Jlower income households.  Absent reliable data
confirmng both current and long-term |ower incone occupancy of
this housin?, these units should not be considered credits to the
Township's fair share.

3) L] mly raduate student housing is housing
subsi di zed by the University, wth rents ranging from $189 to $254
per nonth in the Butler Tract, to $320 to $383 per nonth in the
Law ence Apartnments. Excluding superintendent wunits and units
undergoi ng renovation, there are 393 such units in the Township
Although it is unlikely that all graduate students living in these
units are |ower Incone households, it is reasonable to assune that
a | arge nunber, and arguably a majority, are independent househol ds
of |low or noderate incone. .

It is inpossible to arrive at a scientifically precise nunber of

; graduate student units to treat as a credit. As far as turnover is
! concerned, given the nature of the populat|on it is likely to be
100% or nore during a ten(year period, and even that nmuch wthin
the shorter six year period from 1984 to 1990. |If we assune, for

the sake of argument, that 1/3 of the households are not . |ower
incone by virtue of their own efforts (as woul d be the case where
the student's spouse holds a fuiltlnme job); that 1/3 are supported
by parents or others, the remainder would be 1/3 of the total or
131 units. This could be adj usted, of course, if precise data were
to be nade avail abl e. -

, The summary of potential adjustnments to the fair share;, or
credits, is as fol I ows:

FAIR SHARE HOUSI NG ALLCCATI ON 724
Less Federal | y- Subsi di zed housi ng turnover (200)
~-Less 1/3 graduate student housing turnover (131)

Adjusted allocation (before limtation) 393

Since, aa discussed above, that nunber is smaller then 530, which
is the prospective need al l ocation for the Townshi p, THE RESULTI NG
FALR SHARE ALLOCATI ON AFTER ADJUSTMENTS _FOR PRI

SHOULD BE 530 UNITS. The p035|b|I|ty of crediting the excess 109
un|ts after 1990 rena|ns : .
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