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INTRODUCTION 

 
This 2026 spending plan addresses the Fourth-Round Housing Element and Fair 

Share Plan (HEFSP) mechanisms and components and accounts for the funds already 

deposited, and to be deposited through 2035, into the City’s Mount Laurel Trust Fund; and 

(2) demonstrates the manner in which the City intends to expend the funds to advance the 

interests of the region’s low- and moderate-income households. 

 

This Spending Plan is prepared in accordance with the provisions of the amended Fair 

Housing Act under N.J.S.A. 52:27D-301 et seq., the Fair Housing Act Regulations at N.J.A.C. 

5:99 et seq., and is subject to all laws, regulations, ordinances, codes of the New Jersey 

Department of Community Affairs and the Municipality. 

 

In 2018, the City of Sea Isle prepared, adopted, and endorsed an Affordable Housing 

Plan (“2018 Plan”) to address its Affordable Housing Obligation.  The 2018 Affordable 

Housing Plan included the Mount Laurel compliance techniques through which the City will 

satisfy its Prior Round and Third-Round obligation.  The City obtained a Judgment of 

Compliance and Repose, which approved the City’s 2018 HEFSP and 2018 Spending Plan, on 

August 28, 2018, after a duly noticed Compliance Hearing held on June 1, 2018.     This Plan 

amends the approved 2018 Spending Plan to provide for projections through 2035. 

 

 

 

 

 

 

 

 

 



 

City of Sea Isle Spending Plan       Page 3 
March 2026                                              Prepared by:  Tiffany A. Cuviello, PP, LLC 
 

 

SPENDING PLAN 
 

A development fee ordinance creating a dedicated revenue source for affordable 

housing was adopted by the municipality under Ordinance 1628 on November 27, 2018.  The 

ordinance establishes the City of Sea Isle’s affordable housing trust fund for which this 

Spending Plan is prepared. 

 

This Spending Plan has been prepared in accordance with the provisions of the 

amended Fair Housing Act under N.J.S.A. 52:27D-301 et seq., the Fair Housing Act 

Regulations at N.J.A.C. 5:99 et seq., and has been submitted to the Program for approval as 

part of the City’s compliance certification as required. 
 

Revenues for Certification Period 
 

To calculate a projection of revenue anticipated during the period relevant to the 

City’s Fourth Round HEFSP (2025-2035), the City of Sea Isle considered the following: 

 

• Development fees: 

o Projects which have had development fees imposed upon them at the time of 

development approvals; 

o All projects currently before the planning and zoning boards for development 

approvals that may apply for certificates of occupancy; and 

o Future development that is likely to occur based on historical rates of 

development and/or projected development in accordance with COAH 

projections.  

o Revenues from the 2.5 non-residential, for all commercial development  

• Other funding sources:  No other funds have been or are anticipated to be collected. 
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• Projected interest: Interest on the projected revenue in the municipal affordable 

housing trust fund based upon the average amount earned on prior years.  This is 

subject to change as interest rates change and the account balance will fluctuate with 

approved spending.   
 

 

SOURCE OF 
FUNDS 

PROJECTED REVENUES-HOUSING TRUST FUND  
2025 THROUGH 2035 

$85,541.18 
Starting Balance 
(March 1, 2026) 

 
2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 

(a)Projected 
Development 
fees: 

10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 

(b) Payments 
in Lieu of 
Construction 

0 0 0 0 0 0 0 0 0 0 

(c) Other 
Funds  

0 0 0 0 0 0 0 0 0 0 

(d) Interest – 
estimated 

500 500 500 500 500 500 500 500 500 500 

Totals 10,500 10,500 10,500 10,500 10,500 10,500 10,500 10,500 10,500 10,500 

TOTAL PROJECTED REVENUES  
AND INTEREST 2025-2035 

 

TOTAL PROJECTION STARTING BALANCE 
AND PROJECTIONS 

 

$105,000.00 

 

$190,541.18 

 

The above projected revenues are based upon projected non-residential 

development growth rates from prior years.  All funds deposited into the AHTF were from 

non-residential developments.  The City does not collect funds from residential 

developments.   

 

Non-Residential Development Fees in the City have been generated from five 

developments over a nine-year period.  Based on recent Planning Board approvals and 

expected new applications the City is projecting deposits of $100,000 from non-residential 

development fees spread across the next ten-year period through 2035.   
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All interest earned on the account shall accrue to the account to be used only for the 

purposes of affordable housing.  The projected interest through 2035 is $5,000, when added 

to the estimated deposits the City will realize an estimated $105,000 in additional deposits 

(including interest). 

Administrative Mechanism to Collect and Distribute Funds 
 

The following procedural sequence for the collection and distribution of development 

fee revenues shall be followed by the City of Sea Isle: 

 

• Collection of development fee revenues shall be consistent with the City’s 

development fee ordinance for residential developments in accordance with the 

rules and regulations at N.J.A.C. 5:99-3.1 et. seq. and for non-residential 

development consistent with N.J.S.A. 52:27D-329 et. seq. and N.J.S.A. 40:55D-8.1 

through 8.7. 

 

• Distribution of development fee revenues.  The City of Sea Isle’s Municipal 

Housing Liaison shall recommend to the governing body the expenditure of 

development fee revenues as set forth in this Spending Plan. The governing body 

shall then review the request and, assuming for consistency with the Spending 

Plan, shall authorize the expenditure by resolution. 

 

• The release of funds requires the adoption of the governing body resolution in 

accordance with the City’s approved amended spending plan. Once a request is 

approved by resolution, the Chief Financial Officer shall release the requested 

revenue from the Affordable Housing Trust Fund for the specific use approved in 

the governing body’s resolution referenced immediately above.  
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• Requests to expend affordable housing trust funds on emergent affordable 

housing opportunities not included in the municipal fair share plan shall be made 

to the Division and shall be in the form of a governing body resolution. Any 

request shall be consistent with N.J.A.C. 5:99-4.1. and as provided for herein. 
 

Accounting of Affordable Housing Funds 
 

As of February 2026, the City has collected just over $85,000 in development fees and 

interest.  The City has not expended any funds.  The current balance in the AHTF  will be used 

for future housing activity in accordance with the provisions of this Spending Plan.  The 

following table identifies required/expected future expenditures of funds to be further 

addressed throughout this Spending Plan.   

 

The City has a starting balance of $85,541.18 entering the Fourth Round.  This 

Spending Plan provides for expenditures of this balance and projected balances in 

accordance with the current regulations.  It includes the required expenditures for 

affordability assistance and provides funds for programs identified in the City’s 2025 Fourth 

Round HEFSP. 
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Anticipated Use Of Affordable Housing Funds 
 
 Regulations permit the use of revenues generated by a Development Fee Ordinance 

for activities that address the municipal fair share obligation including, but not limited to, 

rehabilitation, new construction, improvement to land, roads, and infrastructure for 

affordable housing, assistance to render units more affordable, and administrative costs of 

housing plan implementation.  In accordance with N.J.A.C. 5:99-2.2(f) funds may not be used 

for the following purposes: 

 

• To reimburse the municipality for activities that occurred prior to the authorization 

of a municipality to collect development fees; 

 

• On attorney fees or court costs to obtain a judgment of compliance or order of repose, 

including any associated administration costs; 

TABLE 1 
Account Activity Through February 2026 

Income collected through February 2026  $85,541.18 
Available Funds February 2026  $85,541.18 

   
Required Affordability Assistance Expenditures 
(MINIMUM 30% of Total Income)   

$25,662.35 
   

Permitted Administrative Expenditures (MAXIMUM 
20% of Total Income)   

$17,108.24 
   

Available Funds Remaining After Required 
Affordability Assistance and Permitted Administrative 
Expenses  

 
 
 

$42,770.59 
 

Anticipated Account Activity through 2035 
Estimated Income through 2035  $105,000.00 

Less Required Affordability Assistance - $31,500.00 
Less Permitted Administrative Expenses - $21,000.00 

Additional Estimated Available Funds for Housing 
Activity through 2035 

= $52,500.00 
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• On any costs in connection with a challenge to a determination of the municipality’s 

fair share obligation; or 

 

• On any costs in connection with a challenge to the municipality’s obligation, housing 

element, or fair share plan. 

 

New construction programs and projects (N.J.A.C. 5:99-2.3) 
 

The City of Sea Isle will dedicate an estimated $95,270 of funds (current and projected 

through 2035) to the creation of new affordable housing units or the rehabilitation of 

existing housing units.  The City of Sea Isle will implement a market to affordable program 

which would subsidize existing units to make them affordable to low-income households.  

Additional funding may be provided through the Affordability Assistance program to 

designate these units for very low-income households.  The City currently does not have 

sufficient funds in their Trust Fund to support this program and is expecting to either partner 

with a developer and/or seek additional grants or funding from other sources.  If the 

projected deposits into the Trust Fund exceed the estimates the City will use those funds, 

after accounting for the required affordability assistance, for a market to affordable program 

 

 

 

 

 

 

 

 

 

 

 

 

TABLE 2 
New Construction Expenditure Estimates 

Available Funds for New Construction Programs as of 
February 2026 (Table 1)  $42,770.59 

Projected New Construction Funds Available  
2026-2035 (Table 1) + $52,500.00 

Total Available/Projected New Construction Funds  
through 2035 = $95,270.59 

 
New Construction Program Estimates (Current Funds) 

Market to Affordable Program  $42,770.59 
Total New Construction Estimates = $42,770.59 
   

Projected Fund Estimates 
Market to Affordable Program  $52,500.00 

Total Projected New Construction  = $52,500.00 
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Affordability Assistance N.J.S.A. 52:27D-392.2.c.(3) and N.J.A.C. 5:99-2.5 
 

The City shall provide affordability assistance in accordance with the rules and 

requirements of the Fair Housing Act.  The City of Sea Isle will dedicate a minimum of 30% 

of the total collected fees from the Affordable Housing Trust Fund to render units more 

affordable, including a minimum of 1/3rd of the required 30% to render units more 

affordable to households earning 30 percent or less of median income by region.   These 

funds will go to existing affordable housing units and future affordable housing units.   

 

The City has prepared an affordability assistance manual which is included in the 

Appendix of this Plan.  As provided for under N.J.A.C. 5:99-2.5 affordability assistance 

includes the following: 

 

• A municipality shall set aside a portion of all development fees collected and 

interest earned for the purpose of providing affordability assistance to very low-, 

low- and moderate-income households in affordable units included in the 

municipality’s fair share plan. 

 

• Affordability assistance for very-low-income households may include offering a 

subsidy to developers of inclusionary or 100 percent affordable housing 

developments or buying down the cost of low- or moderate-income units in a 

municipal fair share plan to make them affordable to very low-income 

households, including special needs and supportive housing opportunities. 

 

• A municipality may contract with a private or public entity to administer any part 

of its housing element and fair share plan, including the requirement for 

affordability assistance, or any program or activity for which the municipality 

expends development fee proceeds. 
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Administrative Expenses N.J.S.A. 52:27D-392.2.c.(5)  and N.J.A.C. 5:99-2.4 
 

The City of Sea Isle is permitted to expend a maximum of 20% of the collected 

revenues from the Affordable Housing Trust Fund to be used for administrative purposes.  

As provided for under N.J.A.C. 5:99-2.4 Administrative expenses are limited to the following 

items:   

 

• Administrative expenses may include costs reasonably related to the 

determination of the fair share obligation and the development of a municipal 

housing element and fair share plan and may include fees necessary to develop or 

implement affordable housing programs, an affirmative marketing program, 

and/or expenses that are reasonably necessary for compliance with the processes 

of the Program, including, but not limited to, the costs to the municipality of 

resolving a challenge pursuant to the Program. 

 

TABLE 3 
Affordability Assistance Expenditure Estimates 

Required Affordability Assistance Expenditures 
(MINIMUM 30% of Total Income)  $25,662.35 

Projected Affordability Assistance Funds Available  
2026-2035 (Table 1) + $31,500.00 

Total Affordability Assistance Funds  
Estimated as required through 2035 = $57,162.35 

 
REQUIRED MINIMUM Very Low-Income 
Affordability Assistance Requirement through February 
2026 

 $8,554.12 

PROJECTED  MINIMUM Very Low-Income 
Affordability Assistance Requirement through 2035 

+ $10,500.00 

TOTAL MINIMUM Very Low-Income Affordability 
Assistance Requirement through 2035  
Required and Projected 

= $19,054.12 
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• Administrative expenses may also include costs associated with functions carried 

out in compliance with UHAC, including activities related to the marketing 

program and waitlist management, administering the placement of occupants in 

housing units, income qualification of households, monitoring the turnover of sale 

and rental units, preserving existing affordable housing, and compliance with the 

Division’s monitoring requirements. 

 

• The proportion of a municipal employee’s salary related to the MHL or RCA 

administrator functions and fees for required educational programs, may be paid 

as an administrative expense from the municipal affordable housing trust fund. 

 
 

 

 
 
 
 
 
 
 
 

 

Expenditure Schedule  
 

The City of Sea Isle intends to use Affordable Housing Trust Fund revenues for the 

creation of new affordable housing units through a market to affordable program and/or to 

address the City’s rehabilitation requirement if necessary.  The following summarizes the 

use of the funds as required: 

 

 

 

 
 

TABLE 4 
Administrative Expenditures Estimates 

Permissible Funds for Administrative Expenses as of 
February 2026 (Table 1)  $17,108.24 

Estimated Available Funds for Administrative Expenses  
2026-2035 (Table 1) + $21,000.00 

Total Available Funds for Administrative Expenses 
through 2035 = $38,108.24 
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Expedited Approval of Expenditures for Emergent Opportunities to Create 
Affordable Housing  
 

In accordance with N.J.A.C. 5:99-4.1 the City may consider expenditures for affordable 

housing opportunities which are not in the adopted HEFSP.  The City may request 

authorization from the Division for expenditure of excess affordable housing trust funds on 

emergent affordable housing opportunities not included in the municipal fair share plan.   In 

order to be considered a request shall be consistent with the Fair Housing Act and shall not 

remove or reduce any approved affordable housing delivery mechanisms. 

 

Emergent affordable housing opportunities may include, but are not limited, to, those 

activities permitted pursuant to N.J.A.C. 5:99-2.3.  A request to utilize excess affordable 

housing trust funds on emergent affordable housing opportunities shall be in the form 

of a resolution from the governing body of the municipality and shall include the following: 

 

• Documented proof that the excess funds are not accounted for in the municipality’s 

spending plan approved by the Program or a court of competent jurisdiction; 

• A description of the affordable housing activity; 

TABLE 5 
Expenditure Schedule 

Available Funds February 2026  $85,541.18 
Less Required Affordability Assistance Expenditures 
(MINIMUM 30% of Total Income) - $25,662.35 

Less Permitted Additional Administrative Expenditures 
(MAXIMUM 20% of Total Income) - $17,108.24 

Available Funds for Housing Activity including: 
Market to Affordable Units 

 
- 

 
$42,770.59 

 
Anticipated Account Activity through 2035 

Estimated Income through 2035  $105,000.00 
Less Required Affordability Assistance - $31,500.00 
Less Permitted Administrative Expenses - $21,000.00 
New Housing Activity through 2035 

Market to Affordable Units 
 

- 
 

$52,500.00 
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• Documentation demonstrating that the entire municipal trust fund balance will be 

spent and/or committed for expenditure within four years, as set forth at N.J.A.C. 

5:99-5.5; and 

• A certification that the affordable housing opportunity is consistent with the Act and 

include a description of the proposed affordable housing mechanism. The 

certification shall demonstrate that the proposal does not alter the spending plan 

approved by the Program or court of competent jurisdiction. 

 

FOUR YEAR SPENDING PLAN: 
 

In accordance with N.J.S.A. 52:27D-329.2.d  and N.J.A.C. 5:99-5.5 development fees 

collected are required to be committed for expenditure within four years of the date of 

collection.  In accordance with N.J.A.C. 5:99-5.5(b) funds are expended, or committed for 

expenditure, if one of the following standards has been met: 
 

• The funds have been spent on a housing activity in accordance with N.J.A.C. 5:99-2.3; 

 

• The Division has been provided with an executed contract or legally enforceable 

agreement funding the implementation of an allowable housing activity in 

accordance with N.J.A.C. 5:99-2.3, and the following, as applicable:  

 

o a municipal resolution or ordinance creating the affordable housing program, 

a policy and procedures manual, and completion of affordable housing trust 

fund and unit monitoring, indicating units completed or rehabilitated,  

 

o or the municipality has otherwise demonstrated a firm and binding obligation 

to spend such funds in a manner consistent with addressing its respective 

affordable housing obligation. 
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• For affordability assistance expenses, the Division has been provided with the 

following: 

 
o demonstration of a firm and binding obligation to spend such funds in a 

manner consistent with addressing the affordability assistance obligation 

required by the Act; or  

 
o a municipal resolution or ordinance and an executed contract or agreement 

for expenses related to providing affordability assistance to existing low- and 

moderate-income households, a policies and procedures manual for any 

affordability assistance program executed by the municipality, and a contract 

with an administrative agent to carry out the program if applicable. 

 
• For administrative expenses, the Division has been provided with the following:  

 
o a municipal resolution or ordinance and an executed contract or agreement 

for expenses related to administering affordable housing. 

 
As of February 2026, the Affordable Housing Trust Fund had a balance of $85,541.18.  

This money must be committed for use within four years of collection.  The City commits to 

utilize funds as follows: 
 

TABLE 6 
Four Year AHTF Expenditure Schedule 

Available Funds February 2026  $85,541.18 
Less Required Affordability Assistance Expenditures 
(MINIMUM 30% of Total Income) - $25,662.35 

Less Permitted Additional Administrative Expenditures 
(MAXIMUM 20% of Total Income) - $17,108.24 

Available Funds for Housing Activity including: 
Market to Affordable Units 

 
- 

 
$42,770.59 

 
Anticipated Account Activity through 2035 

Estimated Income through 2035  $105,000.00 
Less Required Affordability Assistance - $31,500.00 
Less Permitted Administrative Expenses - $21,000.00 
New Housing Activity through 2035 

Market to Affordable Units 
 

 
 

$52,500.00 
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The City has adopted an Affordability Assistance Manual.  The Affordability 

Assistance Manual is included in the Appendix of this Plan and was adopted by resolution of 

the Governing Body.   This meets the requirement of committing the $25,662.35 of existing 

funds and $31,500.00 of projected funds for affordability assistance through 2035.  As new 

funds are collected the City will continue to utilize the same programs further committing 

the required funds for affordability assistance.   

 

 The City has proposed to implement a Market to Affordable Program committing the 

existing funds of $42,770.59 and projected funds of $52,500.00 to the creation of new market 

to affordable units.  The City will implement this program through partnerships or with other 

funding sources if the projected deposits into the Trust Fund are not sufficient to support the 

program.   

 

 In accordance with the above the Borough has “Committed” the AHTF for 

expenditure as required under the Fair Housing Act and the Fair Housing Act Regulations.   

 
SUMMARY 
 

The City of Sea Isle intends to spend affordable housing trust fund revenues as 

approved by the court pursuant to the Fair Housing Act and consistent with the housing 

programs outlined in the Housing Element and Fair Share Plan.   
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APPENDIX – AFFORDABILITY ASSISTANCE MANUAL 
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Affirmative Marketing Plan 

 

A. The Affirmative Marketing Plan is a regional marketing strategy designed to attract buyers 
and/or renters of all majority and minority groups, regardless of race, creed, color, 
national origin, ancestry, English-speaking ability, marital or familial status, gender, 
affectional or sexual orientation, disability, age or number of children, source of lawful 
income, or any other characteristic described in the New Jersey Law Against 
Discrimination, to housing units which are being marketed by a developer or sponsor of 
affordable housing.  The Affirmative Marketing Plan is also intended to target those 
potentially eligible persons who are least likely to apply for affordable units in that region.  
It is a continuing program that directs all marketing activities toward the Housing Region 
in which the municipality is located and covers the entire period of the deed restriction 
for each restricted housing unit.  The Borough of Woodbine is located in Housing Region 
6, consisting of Atlantic, Cape May, Cumberland and Salem Counties. 

B. The Borough of Woodbine has a plan to address both its Prior Round Obligation (1987-
2025) and its Fourth Round Obligation (2025-2035).  This Affirmative Marketing Plan shall 
apply to all developments that contain or will contain very low-, low- and moderate-
income units, including those that are part of the municipality’s Housing Element and Fair 
Share Plan, and those that may be constructed in future developments not yet anticipated 
by the Housing Element and Fair Share Plan. 

C. The Affirmative Marketing Plan shall be implemented by the Administrative Agent under 
contract to the Borough of Woodbine, or the Administrative Agent of any specific 
developer approved by the municipality.   

D. All of the costs of advertising and affirmatively marketing affordable housing units shall 
be borne by the developers/sellers/owners of affordable unit(s), and all such advertising 
and affirmative marketing shall be subject to approval and oversight by the designated 
Administrative Agent. 

E. The implementation of the Affirmative Marketing Plan for a development that includes 
affordable housing shall commence at least 120 days prior to expected occupancy.  The 
implementation of the Affirmative Marketing Plan shall continue until all very low-, low- 
and moderate-income housing units are initially occupied and for as long as the affordable 
units remain deed restricted such that qualifying new tenants and/or purchasers 
continues to be necessary.  

F. The Affirmative Marketing Plan is a continuing program that shall be followed throughout 
the entire period of affordability restrictions. In implementing the Affirmative Marketing 
Plan, the Administrative Agent, whether acting on behalf of the Borough of Woodbury 
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Heights or on behalf of a specific developer, shall meet the following requirements at a 
minimum: 

1. The primary marketing and advertising must be employed at the start of the 
marketing program and continue until all units are leased or sold or until the 
number of applications received is at least three times the number of units.  
Additional advertising and publicity shall be on an "as needed" basis.  The 
developer/owner shall disseminate all public service announcements and pay for 
display advertisements.  The developer/owner shall provide proof of all 
publications to the Administrative Agent.  All press releases and advertisements 
shall be approved in advance by the Administrative Agent.     

2. The advertisements shall, at a minimum, include: 

a. The name and location of the housing project; 

b. An address sufficient to find directions to the housing units; 

c. A range of prices or rents for the affordable housing units; 

d. The sizes, as measured in number of bedrooms of the affordable housing units; 

e. The types (that is, family, age-restricted, or supportive) and number of 
affordable units available;   

f. The number of units available to very low-, low-, and moderate-income 
households;  

g. The accessibility features, if any, of the affordable housing units;   

h. The maximum income permitted to qualify for the affordable housing units;  

i. The population(s), if any, given preference in the selection process pursuant 
to N.J.A.C. 5:80-26.17(k)2; 

j. Where applications (paper and online) for the affordable housing units may be 
found;  

k. The expected lease-up/closing date(s) for the affordable housing units; 

l. The expected date of the random selection; 

m. The business hours when interested households may obtain paper 
applications for the affordable housing units;  

n. Contact information, including an email address and phone number that are 
regularly monitored by the administrative agent; 

o. The name of the sales agent and/or rental manager; and 

p. Application fees, if any. 

3. Affirmative fair marketing of affordable units must be completed in accordance 
with the requirements set forth in UHAC at N.J.A.C. 5:80-26.16 in all media and 
outlets required by the rules. 
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4. Each affordable housing development must complete worksheet substantially in 
the form of the model affirmative marketing worksheet published by the state.  

5. Affordable units must be listed on the New Jersey Housing Resource Center’s 
website (www.njhrc.gov) in accordance with N.J.A.C. 5:80-26.16(f)1 at least 60 
days before the random selection. 

6. Applications, or notices thereof, used as part of the affirmative marketing program 
must be available in the following locations: 

a. Atlantic County Administration Building, 1333 Atlantic Avenue, Atlantic City, 
NJ 08401 

Cape May County Administration Building, 4 Moore Road, Cape May 
Courthouse, NJ 08210 

Cumberland County Administration Building, 164 W. Broad Street, Bridgeton, 
NJ 08302 

Salem County Administration Building, 110 Fifth Street, Salem, NJ 08079 

b. Atlantic County Library Headquarters, 40 Farragut Avenue, Mays Landing, NJ 
08330 

Cape May County Library Headquarters, 30 Mechanic Street, Cape May 
Courthouse, NJ 08201 

Cumberland County Library Headquarters, 800 East Commerce Street, 
Bridgeton, NJ 08302 

Salem County Library Headquarters, 12 W. Broadway, Salem, NJ 08079 

 

7. Additional outreach efforts, as dictated by the Settlement Agreement, will 
include the following organizations:  

a. Fair Share Housing Center; 

b. The New Jersey State Conference of the NAACP  

c. The Latino Action Network; 

d. Atlantic, Cape May, Cumberland and Salem County Branches of the NAACP; 

e. Senior Citizens United Community Services; and 

f. Supportive Housing Association 

8. The municipality’s Administrative Agent, or the Administrative Agent of a specific 
developer, shall comply with all requirements set forth in N.J.S.A. 52:27D-321.3 
et seq. with regard to the affirmative marketing of affordable housing units.  

G. The municipality’s Administrative Agent shall develop, maintain and update a list of 
community contact person(s) and/or organizations(s) in Atlantic, Cape May, Cumberland, 
and Salem Counties that will aid in the affirmative marketing program with particular 

http://www.njhrc.gov/
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emphasis on contacts that will reach out to groups that are least likely to apply for housing 
within the region, including major regional employers. 

H. The municipality’s Administrative Agent shall develop, maintain and update a list of major 
employers in Atlantic, Cape May, Cumberland and Salem Counties that will aid in the 
affirmative marketing program.  

I. A random selection method to select occupants of very low-, low- and moderate-income 
housing will be used by the municipality’s Administrative Agent, or the Administrative 
Agent of any specific developer, in conformance with N.J.A.C. 5:80-26.16(d). This 
Affirmative Marketing Plan provides a state-wide and/or regional preference for very low-
, low-, and moderate-income households that live and/or work in Housing Region 6, which 
is comprised of Atlantic, Cape May, Cumberland and Salem Counties. Pursuant to the New 
Jersey Fair Housing Act (C.52:27D-311), a preference for very low-, low- and moderate-
income veterans duly qualified under N.J.A.C. 54:4-8.10 may also be exercised, provided 
an agreement to this effect has been executed between the developer or landlord and 
the municipality prior to the affirmative marketing of the units. 

J. All developers/owners of very low-, low- and moderate-income housing units shall be 
required to undertake and pay the costs of the marketing of the affordable units in their 
respective developments, subject to the direction and supervision of the municipality’s 
Administrative Agent. 
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Determining How Much to Spend on a Market Rate Unit 

 

Each new unit will receive a subsidy to help income eligible applicants purchase market rate 

housing units by writing down the cost of the unit to an affordable price. The amount of the 

subsidy will be up to $50,000.  The Administrative Agent will determine whether the unit can be 

a low or a moderate-income sale unit, dependent on the initial pricing of the market rate unit.  

The municipality shall provide a minimum of $25,000 per unit to subsidize a moderate-income 

unit and/or $30,000 per unit to subsidize each low-income unit. 

 

Sea Isle City will find units that are appropriately priced on the market so as not to spend over 

the net amount.  In order to accomplish this, the municipality will developed illustrative prices 

for affordable homes based on the local tax rate, equalization ratio, current interest rates and 

condominium fees as applicable.  These affordable prices, plus the maximum subsidy, less any 

anticipated soft costs associated with the transfer of the property will give the municipality the 

maximum sales prices for the market rate homes.  

 

Finding a Unit 

 

The municipality may employ any number of methods to find units suitable for the Market to 

Affordable (MTA) program.  The number of bedrooms in a unit shall not be a factor in the 

determination of whether to include a unit in the Program.  Sea Isle City will use the following 

techniques to find units to use for this program: 

 

• Search the real estate listings to find units  

• Employ a real estate agent to search MLS listings for appropriately priced units each 

month 

• Advertise the program locally to find interested sellers 

• Look for local foreclosures and visit Sheriff sales to bid on units 

 

Once an eligible unit has been identified, Sea Isle City will work through the real estate process 

to purchase the unit.  The municipality will negotiate the sale, either through a municipal 

attorney or a real estate agent.  The municipality will secure a third party appraisal for the unit 

prior to the sale to ensure that the market rate price is accurate.  Title will be transferred first to 

the municipality, a designated non-profit or other housing entity, then to an income-eligible 

household.  Funds from the Affordable Housing Trust Fund will be used to purchase the unit. 

 

 

 

 

 

 

MARKET TO AFFORDABLE PROGRAM 

GUIDELINES 



  

Inspection and Rehabilitation 

 

The City’s code inspector will perform an inspection of the unit prior to sale to determine if any 

rehabilitation needs to be done in order to make the unit habitable and bring it up to code.  If it is 

determined that rehabilitation is necessary, the unit will be placed in the municipality’s 

rehabilitation program immediately upon transfer of title to the municipality.  Money for the 

rehabilitation must be provided through funds allocated to this Program and not through 

rehabilitation funds.  This unit will not be eligible for a rehabilitation credit in addition to the 

new construction credit.  Once rehabilitation is completed, the unit will be made available to an 

income-eligible buyer and sold pursuant to the Uniform Housing Affordability Controls (UHAC, 

N.J.A.C. 5:80-26.1 et seq.).   

 

 

Pricing and Selling the Unit 

 

The unit will be priced according to the number of bedrooms, its designation as either low or 

moderate-income, and whether there are any condominium or homeowner’s association fees for 

the unit.  The maximum sales price for a moderate-income unit shall be affordable to households 

earning no more than 70 percent of median income and the maximum sales price for a low-

income unit shall be affordable to households earning no more than 40 percent of median 

income.  The initial purchase price shall be calculated so that the monthly carrying costs of the 

unit, including principal and interest (based on a mortgage loan equal to 95 percent of the 

purchase price and the Federal Reserve H15 rate of interest), taxes, homeowner and private 

mortgage insurance and condominium or homeowner association fees do not exceed 28 percent 

of an eligible household’s income.   

 

Once the price has been established, the AA will use procedures outlined in UHAC and the 

Municipal Operating Manual for For Sale Units to affirmatively market the unit and identify an 

income-eligible buyer.  Upon closing, proper deed and mortgage documents from UHAC will be 

placed on the unit, which will ensure its continued affordability.  Proceeds from the sale of the 

unit will be placed in the Affordable Housing Trust Fund. 

 

 

Administration 

 

Sea Isle City’s Market to Affordable Program will be administered by the City’s Administrative 

Agent.  Interested sellers may contact the City Clerk’s office to get more information on the 

Program.  Interested purchasers may contact the City Clerk’s office to learn more about how to 

apply for the Program.   
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