


Supportive/Affordable Housing 

& Municipal Partnerships: 

Models For Success



Kevin Abernethy
Township Administrator

Millstone Township

Chris Pugliese
Director of Housing Development

Affordable Housing Alliance

McKinley Mertz
PP, AICP, LEED Green Associate

Heyer, Gruel, & Associates



Millstone Township

X



Millstone Township
▪ Western Monmouth County

 - Middlesex, Mercer and Ocean to the 

North, West, and South

▪ Rural – Over 400 farms on Tax Rolls

▪ Centrally Located between the Parkway and 

Turnpike – Roughly one  hour from New York City and 
Philadelphia

▪ Seven Different Waterways Originate

▪ 37.18 Square Miles

▪ 10,376 Residents

▪ $156,890 Median Household Income

▪ 7,280 Acres of Preserved Land

▪ Two Properties on the National Historic Registry
▪ 244 Miles of Road Lanes



Affordable Housing Alliance

▪ 501c3 organization formed in 1990

▪ Developed, Own, and Manage about 600 apartments 

throughout Monmouth County

▪ All apartments are affordable and many serve a 

Special Needs population

▪ Provide a variety of Housing Stability Based Services

 - Homeownership Counseling, Financial Counseling, Emergency Shelter, 

Homeless Prevention Assistance, Rapid Rehousing and Utility Assistance



Heyer Gruel & Associates

▪ Planning Consultant in over 40 municipalities

▪ 50+ Years of Experience

▪ 300+ Redevelopment Studies and Plans Prepared

▪ 200+ Master Plans Developed

▪ 100+ Affordable Housing Plans Prepared

▪ Millstone’s Affordable Planner since 2015

▪ Regular Coordination between Millstone and AHA



Partnership

- Millstone and AHA have worked together for 

over 20 years

- 5 Existing Housing Sites

- Multiple Populations Served

 - Developmental Disabilities

 - Very Low to Moderate Income Seniors

 - Very Low Income Formerly Homeless 

 - Other Low Income Individuals

- 3 New Sites in the Pipeline

- Housing Rehabilitation Program



Willing Municipal Partner

- Relationship began before anyone on this 

panel

- Land Donations

- Monetary Donations through the Affordable 

Housing Trust Fund

- Township Engineer Assistance on Design

- Regular COAH Call among all parties to stay 

up to date on Town Obligations

- Participation in Resident Meetings



Burnt Tavern Group Home



Burnt Tavern Group Home

Single Residency Occupancy Building

- Low Income Residents with Developmental 

or Physical Disabilities

- AHA Developed in 2013

- Lease to Ladacin – who manages and 

provide services

- Six Bedrooms



Burnt Tavern Group Home

- $694,244 Project

- Millstone Contributed

 - $91,799 Trust Fund

 - 3% PILOT

 - Land

- Other sources NJHMFA Special Needs 

Housing Loan, NJ Department of 

Developmental Disabilities, and 

Neighborworks America



8 Novad Court Group Home



8 Novad Court Group Home

Single Residency Occupancy 

Building

- Low Income Residents with 

Developmental or Physical 

Disabilities

- AHA Developed in 2013

- Lease to Ladacin – who manages 

and provide services

- Six Bedrooms



8 Novad Court Group Home

- $660,000 Project

- Millstone Contributed

 - $92,000 Trust Fund

 - Tax Exemption

 - Land

- Other sources NJHMFA 

Special Needs Housing Loan, 

and Neighborworks America



Millstone House



Millstone House

Single Residency Occupancy 

Building

- Low Income Residents

- Originally Built in 1930

- Lease to AHA in 2003

- Ten Bedrooms



Millstone House

- $895,000 Project

- Millstone Contributed

 - Tax Exemption

 - Land ($1) Lease

- Other sources NJ State and 

Monmouth County HOME 

Funds, and Federal Home Loan 

Bank of NY



Allen House 



Allen House

Multifamily Apartments 

- Very Low to Moderate Income 

Seniors

- AHA Developed in 2014, Opened 

2016

- AHA Owns and Manages

- 10 One Bedroom Apartments



Allen House 

- $2,156,701 Project

- Millstone Contributed

 - 3% PILOT

 - Land Donation

- Other sources HUD Section 

202 Grant, Federal Home Loan 

Bank of NY, and Neighborworks 

America



Millstone Place



Millstone Place

Multifamily Apartments 

- Very Low Income 

Individuals/Families who’ve 

experienced Homelessness

- AHA Developed in 2019, Opened in 

2020

- AHA Owns and Manages

- 4 One, Two, Three Bedroom 

Apartments



Millstone Place

- $1,235,000 Project

- Millstone Contributed

 - Tax Exemption

 - Land Donation

- Other sources NJDCA National 

Housing Trust Fund, TD Bank 

Grant and Construction Loan, 

and AHA Internal Funds
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The Future



6 Novad Court

- Featuring 3 Two Bedroom Apartments

- Housing Individuals or Families Experiencing or Previously Experiencing 

Homelessness

- Units feature spacious living rooms, kitchens, bathrooms, bedrooms, 

patios, and will be built to Energy Star Standards

- Committed Funding Sources include:

o NJDCA National Housing Trust Fund - $1,000,000

o Monmouth County HOME American Rescue Plan - $441,000

- Project Team Includes:

o Gregory Ralph Architect

o Leon S. Avakian, Inc Engineering

o Collaborative Support Programs (CSP)



6 Novad Court

Municipal Assistance

-     Municipally Sponsored Project - Zoning

- Land Donation

- Tax Exemption



6 Novad Court



6 Novad Court



Allen House II
- Featuring 10 One Bedroom Apartments – Twin Site to Allen House

- Housing Very Low to Moderate Income Seniors

- Units feature spacious living rooms, kitchens, bathrooms, bedrooms, and will be built to 

Energy Star Standards

- Committed Funding Sources include:

o NJDCA Affordable Housing Trust Fund - $2,074,000

o Monmouth County HOME - $443,000

o Federal Home Loan Bank of NY - $400,000

o Township of Millstone - $300,000 plus Land

- Project Team Includes:

o Feldman & Feldman Architects

o Leon S. Avakian, Inc Engineering

o Amboy Bank



Allen House II

Municipal Assistance

-     Municipally Sponsored Project - Zoning

- Land Donation

- Tax Exemption

- $300,000 Trust Fund Commitment



Allen House II



Allen House II



- Featuring 67 One, Two, and Three Bedroom Apartments

- Population

o Very Low to Moderate Income Families

o Includes a 5 unit set aside for homeless/formerly homeless individuals or families

o 1 Super’s Unit

- Units feature spacious living rooms, kitchens, bathrooms, bedrooms, patios, and will be built to Energy 

Star Standards and Zero Energy Ready

- Funding Sources projected to include:

o NJ Affordable Housing Production Fund – Applied for $9,600,000

o NJHMFA Permanent Financing – Applied for $13,000,000

o 4% Low Income Housing Tax Credits 

- Project Team Includes:

o Enterprise Community Investment

o Clarke Caton Hintz Architects

o Leon S. Avakian, Inc Engineering

o MidAtlantic Engineering

o Citizens Bank

o Collaborative Support Programs (CSP)

27 Burnt Tavern Road



27 Burnt Tavern Road

Municipal Assistance

-     Land Donation

- 6.28% PILOT

- $1,000,000 Trust Fund Commitment



27 Burnt Tavern Road



27 Burnt Tavern Road



The Future



Q & A



Thank you!!!!!
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