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National Disabil ity Institute (NDI)  

• Our Vision: The disability community is diverse. National Disability Institute is committed to 
being intentionally inclusive of all people with disabilities in our research, programs & 
partnerships.

• We envision a society in which people with disabilities have the same opportunities to 
achieve financial stability and independence as people without disabilities.

• Our Mission: We collaborate and innovate to build a better financial future for people with 
disabilities and their families.

NationalDisabilityInstitute.org

http://nationaldisabilityinstitute.org/
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New Jersey Disability Statistics

• 10.8% of the overall population in New Jersey report having a disability;

• 8% of the working-age adult population (age 16 – 64) have a disability;

• 43% of adults with disability are employed compared to 79% of those without a 
disability;

• Median income of a Household with a member with a disability is $86,700, compared 
to Households without a disability $119,700;

• 19% of people with a disability live in poverty;

• 23% receive Supplemental Security Income (SSI)

Source: Cornell University: DisabilityStatistics.org

Source: Best and Worst States for People With Disabilities

http://disabilitystatistics.org/
https://www.aaastateofplay.com/the-best-and-worst-us-states-for-people-with-disabilities/#:~:text=The%20Top%205%20U.S.%20States%20Based%20on,*%20New%20Jersey:%2019.00%25%20*%20Colorado:%2019.40%25


Slide 5

Extra Costs of  Living with a Disabil ity

Households containing a working-age adult with a disability require, on 

average, 29% more income (or an additional $18,322 a year at the median 

household income) to obtain the same standard of living as a comparable 

household without a member with a disability.*

• An ABLE account can cover many of these extra expenses, including assistive 

technology and services.

*Source: Morris, McGarity, & Goodman

https://journals.sagepub.com/doi/10.1177/10442073211043521
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The Promise of the Americans with 
Disabilities Act (ADA) 1990

“…the Nation's proper goals regarding individuals with 
disabilities are to assure equality of opportunity, full 

participation, independent living, and economic self-
sufficiency for such individuals…”
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The Importance of Making a Paradigm Shift

It is key to acknowledge that public benefits in exchange for a life of poverty is 
a bad deal for all.

• Individuals with disabilities live in poverty at higher rates than any other 
group in America. 

• Discussing a paradigm shift from poverty to financial well-being and financial 
empowerment is a new conversation that may seem counter-intuitive at 
points but is the only way to ensure equal opportunity and full participation.



Slide 8

Disabil ity Rights NJ:  

Person First Investigation and Legal Analysis 

• "All persons are by nature free and independent, and have certain natural and 

unalienable rights, among which are those enjoying and defending life and 

liberty. . ..and of pursing and obtaining safety and happiness." 

New Jersey Constitution, Article I, 1. 

• Individuals with IDD have the Right to have housing options that are not 

limited only to nursing homes."

https://disabilityrightsnj.org/wp-content/uploads/Revised-Nursing-Home-Report-May-2024.pdf
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Individuals with Disabil it ies Have the Right to 
Less Restrictive Housing Options 

• The State of New Jersey does not have an accurate count of the number of 

people with IDD living in nursing homes, nor does it have important 

information on these individuals with disabilities. 

• How is this happening? Is there is housing gridlock in NJ?

• Are people with disabilities informed of the full range of housing options?

• What can be done to position people with disabilities to be able to afford 

housing options?
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NDI 5 Key Strategies:  Asset Development
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Financial  Education vs.  
Financial  Capabil ity vs.  Financial  Wellness

Financial Capability

(Positive Actions)

Financial Wellness

(Outcomes)

Financial Wellness

(Outcomes)

Financial Education

(Knowledge & Skills)
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ABLE Savings and Investment 
Accounts
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Why Save in an ABLE Account? ( S l i d e  1  o f  3 )

Up to $100,000 in savings is disregarded as a resource and will NOT affect Supplemental 
Security Income (SSI).

Any amount of ABLE savings up to the plan’s limit, currently between $235,000 - $596,925 
depending on the plan, will NOT affect eligibility for:

o Free Application for Federal Student Aid (FAFSA), 
o Housing Assistance - Housing and Urban Development programs (HUD), 
o Supplemental Nutrition and Assistance Program (SNAP), 
o Social Security and Disability Insurance (SSDI), or 
o Medicare (Entitlement to Parts A, B, C, or D)
o Medicaid benefits including Medicaid Waiver Services and Medicare Savings Programs.

ABLE Decision Guide: Understanding ABLE Account Savings and Public Benefits

https://www.ablenrc.org/understanding-able-account-savings-and-public-benefits/
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Why Save in an ABLE Account? ( S l i d e  2  o f  3 )

ABLE account tax advantages:

• Many ABLE plans have a variety of investment options within the ABLE 
account. ABLE investment growth is tax-free;

• Direct contributions into an ABLE account from family, friends, a Special 
Needs or Pooled Trust or a 529 College Savings Plan rollover, do not count 
as income by federally funded means-tested benefit programs (unlike many 
other types of savings / investment accounts).

• For example, withdrawals from a 403(b), 401(k), or IRA plans are considered countable 
income for means-tested benefits like HUD, SSI and Medicaid.
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ABLE Accounts and Housing

A Qualified Disability Expense (QDE) is any expense related to the ABLE 

account owner’s disability that assists them in increasing and/or maintaining 

their health, independence, and/or quality of life.

Housing expenses are considered “Qualified Disability Expenses”

ABLE NRC Homeownership Guide

ABLE Home Inheritance Guide

https://www.ablenrc.org/wp-content/uploads/2024/07/ABLE-Homeowership-Guide.pdf
https://www.ablenrc.org/wp-content/uploads/2024/06/ABLE-Home-Inheritance-Guide.pdf
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ABLE Accounts and Housing for Benefits:  
Who is El igible?

The money saved in 

an ABLE account can 

be used to pay for

o Apartment Costs (Rent, Security Deposit, etc.)

o Utilities

o Property Taxes

o Renter’s or Homeowner’s Insurance

o Maintenance Costs

o Home Purchase

o Mortgage
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NDI Financial  Education Success Stories ( S l i d e  1  o f  2 )

Individuals who have disabilities are:

• Setting financial goals for themselves; sharing their goals with family, friends 
and service providers;

• Opening an ABLE account and using savings to purchase homes in 
coordination with Section 8 Home Buyer Programs, Habitat for Humanity, 1st 
Time Home Buyer Programs; and are 

• Having trust funds deposited into ABLE accounts to afford ongoing housing 
expenses;

• Purchasing homes, working to their fullest abilities and qualifying for NJ 
Property Tax Relief Programs;
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NDI Financial  Education Success Stories ( S l i d e  2  o f  2 )

Individuals who have disabilities are:

• Modifying their homes for accessibility, energy efficiency and climate 
resilience with grants and loans; 

• Paying for transportation to commute to jobs, health care facilities and to 
recreate in their communities;

• Using SSA work supports: Student Earned Income Disregard, IRWEs, PASS and 
Subsidies to work to their fullest abilities while retaining eligibility for Medicaid 
Waiver, Medicaid Work Ability and Medicare; 

• Saving regularly in ABLE accounts. Average savings is $12,600.

https://www.ablenrc.org/able-and-the-student-earned-income-exclusion-work-support-for-transition-age-youth/
https://www.ssa.gov/ssi/spotlights/spot-work-expenses.htm
https://www.ssa.gov/disabilityresearch/wi/pass.htm
https://www.ssa.gov/disabilityresearch/wi/subsidies.htm#:~:text=This%20is%20true%20whether%20or,information%20to%20make%20a%20determination.
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NJ Inclusive Healthy Communit ies

National Disability Institute 4-Part Webinar Series: 1:00 – 2:00 PM ET

• 1/28/26 Why Financial Empowerment Matters/Financial Inclusion 101

• 2/25/26 Five Key Strategies to Achieving Financial Wellness

• 3/25/26 Disability Benefits From SSA

• 4/29/26 Extra Costs of Living with a Disability

http://bit.ly/ndijan28
http://bit.ly/ndifeb25
http://bit.ly/ndimarch25
http://bit.ly/ndiapril29


Slide 20

Financial  Wellness of  People with Disabil it ies -
NJ Inclusive Healthy Communities

Financial Wellness Train the Trainer Event

• What is it? A free, 3-day in-person training that equips disability service providers with the 

knowledge and skills needed to deliver financial wellness education to people with 

disabilities in their communities.

• The training covers financial empowerment strategies, such as creating a spending plan, 

building credit, protecting yourself against identity theft and scams, and saving for the 

future.

• Training will take place in Sept of 2026. For more information contact Becky MacDicken at 

bmacdicken@ndi-inc.org.

mailto:bmacdicken@ndi-inc.org
mailto:bmacdicken@ndi-inc.org
mailto:bmacdicken@ndi-inc.org
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ABLE NRC Toolkits

• Employer Toolkit

• Home Ownership Guide

• Home Inheritance Guide 

• Service Provider Toolkit

• Youth Transition Toolkit

• ABLE NRC Media Toolkit

• Coming soon: Veterans Toolkit

https://www.ablenrc.org/employers/employer-toolkit/
https://www.ablenrc.org/employers/employer-toolkit/
https://www.ablenrc.org/home-ownership-guide/
https://www.ablenrc.org/home-ownership-guide/
https://www.ablenrc.org/home-inheritance-guide/
https://www.ablenrc.org/home-inheritance-guide/
https://www.ablenrc.org/service-provider-toolkit/
https://www.ablenrc.org/service-provider-toolkit/
https://www.ablenrc.org/the-able-youth-transition-toolkit/
https://www.ablenrc.org/the-able-youth-transition-toolkit/
https://www.ablenrc.org/media-toolkit/
https://www.ablenrc.org/media-toolkit/
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NDI Resources

• National Disability Institute

• American Dream Employment 

Network (ADEN)

• Assistive Technology Loan 

Programs’ AFP National List 

• NDI Financial Resilience Center

• NDI Small Business Hub

https://www.nationaldisabilityinstitute.org/
https://www.nationaldisabilityinstitute.org/
https://www.nationaldisabilityinstitute.org/aden/
https://www.nationaldisabilityinstitute.org/aden/
https://www.nationaldisabilityinstitute.org/aden/
https://www.nationaldisabilityinstitute.org/financial-wellness/assistive-technology-loan-program/
https://www.nationaldisabilityinstitute.org/financial-wellness/assistive-technology-loan-program/
https://www.nationaldisabilityinstitute.org/financial-wellness/assistive-technology-loan-program/
https://www.nationaldisabilityinstitute.org/financial-resilience-center/
https://www.nationaldisabilityinstitute.org/financial-resilience-center/
https://www.disabilitysmallbusiness.org/
https://www.disabilitysmallbusiness.org/
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INTRODUCTION
Our agency, the Central Jersey Housing Resource Center (CJHRC) is a 

non-profit organization which was established in 1987. Annually we serve 

approximately 1,550 new clients in addition to approximately existing 

clients. Each year, 90-95% of our clients are very low, low or moderate 

income.  

Our Mission

CJHRC is a HUD-approved nonprofit housing counseling agency whose 

mission is to empower very low-,low, and moderate-income households 

with information to make informed decisions that help them achieve their 

housing and financial goals. 

Our experienced, compassionate counselors assist clients with a wide 

range of services including: Hosing search and application support, 

financial literacy including tri-merge credit report review (soft pull), 

navigation of federal, state and local programs and so much more.  

CJHRC is well recognized in the region for providing housing information, 

referral services and public educational programs.  We are also the Fair 

Housing Office for Somerset County NJ.  All client services are offered at 

“no cost.”  24
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Accessibility 

CJHRC strives to make services easily 

available by providing bilingual 

counseling (50% of staff is bilingual; 

additional languages are supported) 

and our barrier-free office, located two 

blocks from the train station and directly 

on a bus line, ensures easy access for 

clients with transportation or mobility 

challenges.  

Fair Housing 

CJHRC also administers approximately 

1000 units of State of NJ Very Low, Low 

& Moderate-Income properties in 

Somerset and Hunterdon County under 

our Fee for Service Program.  



DISCLAIMER

The materials contained in this presentation are for 

informational purposes only and should not be relied upon as a 

substitute for legal, financial, or other professional advice.

While we believe the content and information provided 

(including handouts) to be accurate, it is general in nature and 

does not address the full complexity of every topic, situation, or 

decision you may face.

All information is provided “as is,” without any warranties, 

express or implied, including but not limited to implied 

warranties of accuracy, completeness, or applicability to 

specific circumstances.

26



GENERAL INFORMATION
The topic of housing — including affordable housing, available programs, options, 

and related issues — is extensive. Today’s presentation will briefly cover some 

housing-related programs and information.

After the presentation, I’ll be happy to answer any questions. If we run out of time, 

please feel free to contact me by phone or email.

Sharon M. Clark, Executive Director

Central Jersey Housing Resource Center Corp. (CJHRC)

92 East Main Street, Suite 407, Somerville, NJ 08876

Phone: 908-446-0036 Email: 2cjhrc@gmail.com

Website: www.cjhrc.org

CJHRC is on Facebook and Instagram. Help us spread the word about our free programs and 

services by liking or following our pages:

Facebook: Central Jersey Housing Resource Center                 Instagram:cjhrc_housing

27



OVERVIEW: Not Enough Housing 

While you may drive around and think there is 

already plenty of affordable housing, and more 

continues to be built, the fact is it is still not enough. 

The #1 issue in NJ is finding housing.

Market rate options are not affordable, especially for 

very low- and low-income people. Demand for 

housing for people on limited income is significant 

and options are limited.  Applicants must meet 

criteria and compete for the limited number of 

affordable housing stock (both to rent or buy). Most 

who meet the criteria must be in a random selection 

(lottery) due to the limited and rarity of units.
28



OVERVIEW: Common Rental Problems

❖ In NJ, about 74% of renter households with incomes below 

$75,000 are cost-burdened (rent + utilities >30% of income) 

and 42% are severely cost-burdened (>50% of income)

❖ Statistics estimate approximately 49% of renters in our area of 

NJ cannot afford a 1BR apartment and 71% of renters are 

unable to afford a 2 BR apartment    

❖ Many do not have the 1st month rent & security

❖ Applicants do not realize a poor credit score is 550-649 and fa 

fair credit score is 650-699

❖ Limits for voucher recipients are often lower than price    rentals 

available

❖ The average 1BR very low/low affordable rental unit in 

Somerset County is $900 a month
29



OVERVIEW: HOW MUCH $ IS NEEDED?

30

Take the monthly rent being advertised and 
divide it by 35% (.35) or 40% (.40) for age 

restricted units. Gives you a monthly figure 
to earn. 

Multiply monthly figure by 
12 (most leases are 12 

months) and that shows 
how much gross annual 

income an applicant needs 
to earn to afford that unit.

Calculations with examples:
Rent is $1,000 a month divided by 35% (.35) = $2857.14 which is the gross monthly 
income needed.  If that figure is multiplied by 12  = $34,285.68 is the gross annual 
income needed.

Rent is $1,550 a month divided by 35% (.35) = $4428.57 which is the gross monthly 
income needed.  If that figure is multiplied by 12 = $53,142.84 is the gross annual 

income needed 



OVERVIEW: Affordable Housing Units

31

People want to live near their jobs, loved ones, and communities. Most 

don’t realize that a single person earning up to $85,920 (gross annual 

income) may qualify for these programs.

Meeting the criteria is no small task.

To qualify for an affordable rental applicants often must:

• Have no late payments (on anything) for the past 2 years

• Maintain a low debt-to-income ratio

• Pass credit and background checks

• Have at least $3,750 in savings (first month + 1.5x security deposit)

Note: Utilities are typically not included.

Why Affordable Housing Programs Matter

It’s not just strangers — it’s our neighbors, coworkers, 

children and parents.



OVERVIEW: Common Purchase Problems
❖ Average housing cost is $695,000 for a home in Somerset County. There 

continues to be an inventory shortage in Somerset County. Only 7 homes 

were MLS listed in 2024 in Somerset County for $300,000 or less. 

❖ To purchase under $300,000, households usually need to purchase 

through State of NJ Low/Moderate Income Program or Habitat for 

Humanity Program

❖ Interest rates 6% or more for First Time Homebuyers

❖ Size is often Small – the majority of units in the NJ program are one 

bathroom, condo’s and average 900 square feet

❖ Most affordable housing developers are building affordable rental units 

and very few sale units in Somerset County

❖ Difficult to save for down payment or closing cost funds, especially if 

paying high rent or on fixed income

❖ Cannot apply or be approved for most down payment and closing cost 

grants until buyers have a contract of sale, have had counseling and 

house meets all quality control standards for health and safety.   
32



OVERVIEW: Common Purchase Problems 

(Continued)

33

➢ Lotteries are Common.
Due to high demand and limited inventory, affordable units almost always are 

awarded through a random lottery, as the number of income-certified households 

far exceeds available affordable homes.

➢ Homeowners Association (HOA) fees are usually not reduced.
Affordable buyers are typically required to pay the full market-rate HOA fees, which 

can average around $320/month — and these fees are not income-adjusted.

➢ Financing is limited due to deed restrictions.
Buyers must secure pre-approval from a lender that accepts the property’s 

restrictive covenants, which currently remain in place even through foreclosure.

As a result, government-backed loans (e.g., FHA, VA, USDA, Fannie Mae) are 

generally not accepted. Most buyers will need a conventional or portfolio loan

from a lender familiar with affordable housing regulations.



New Jersey’s 

Very Low, Low & Moderate Income Housing
(some refer to it as Mount Laurel Housing) 

To qualify all individuals and households must meet the 
following criteria:

❖ Be a US Citizen or permanent resident alien

❖ Be at least 18 years old

❖ Have sufficient income to afford the rental rate or to 
finance the purchase

❖ Meet income requirements

❖ Submit required documents (taxes, paystubs, bank 
statements, documentation verifying other income, if 
purchasing a pre-approval letter is required) 

34



Current Affordable Housing Regional Income Limits (as of 05/16/2025) 

by Household Size 

Region 3 Limits 

Somerset, Hunterdon & Middlesex Counties 

The above chart is for anyone who wants to live in Somerset, Hunterdon or 

Middlesex Counties in New Jersey.  These are the highest limits in the State 
of NJ. For anyone interested in other Regions of NJ please go to: 
New_Jersey_State_Income_Limits.pdf (cjhrc.org)

35

Family Size 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person

Median     100% $107,400 $122,800 $138,100 $153,400 $165,700 $178,000

Moderate 80% * $85,920 $98,240 $110,480 $122,720 $132,560 $142,400

Low             50% $53,700 $61,400 $69,050 $76,700 $82,850 $89,000

Very Low  30% $32,220 $36,480 $41,430 $46,020 $49,710 $53,400

https://www.cjhrc.org/images/New_Jersey_State_Income_Limits.pdf


PROCESS: Locating an Affordable Unit 

to Rent?

◼ Finding how to apply can sometimes be confusing and slightly difficult.

◼ There is NOT one application per town, county or state. Each property that offers 

very low/low/moderate income units can have a separate application or pre-application. 

At times, several properties in the same town can have different Administrative Agents 

and an applicant(s) will need to complete numerous applications or pre-applications 

from different entities.

◼ HUD Housing Counselors may also be able to help you or direct you to housing 

options in the program. 

◼ CJHRC can provide information on how to apply to Somerset or Hunterdon County 

properties or viewing CJHRC’s Monthly Availability list (Somerset County Municipal 

Housing Officers (cjhrc.org).

◼ The State of NJ has a website that contains all very low/low/moderate income 

properties throughout the State and it is organized by County.  Go to New Jersey 

Housing Resource Center (nj.gov), click on “find housing” then “Rentals” to view   units 

for rent. 36

https://www.cjhrc.org/images/Purchase_Unit_Availability.pdf
https://www.cjhrc.org/images/Purchase_Unit_Availability.pdf
https://nj.gov/njhrc/
https://nj.gov/njhrc/


How Long Does it Take to Process 

Applications? 

➢ From the time an application is received at CJHRC 

with all required documentation (it is date stamped 

and entered into our client management system), it 

takes approximately 6 weeks.

➢ Those households that are missing items—results in 

processing delays. 

37



This is an impossible question to answer due to several factors: 

◼ Current tenants often renew their leases, and there is no way to predict 

when a unit will become vacant.

◼ For new construction, move-in dates are uncertain and can be delayed by 

construction timelines, inspections, or other unforeseen issues.

◼ If a lottery or random selection process is used, it continues until a 

selected applicant completes all requirements, signs the lease, and moves 

in.

◼ Property managers and administrative agents do not have advance 

notice of exactly when a unit will be available. Their role is to encourage all 

interested and income-eligible households to:

◼ Apply, Submit required documentation, and Remain in the process until 

they either: Choose another property, decide not to move, or are selected for 

an available unit.

38

PROCESS: How Long Does it Take 

to be Offered an Affordable Unit?



Purchase Success Story –

Utilizing a Special Needs Irrevocable Trust

(also known as a Supplemental Needs Trust)

◼ In April 2025, CJHRC had a 39-year-old applicant 

(Kathleen), who wanted to purchase in the affordable 

housing program. She was disabled and her only source of 

income was SSD and significant funds ($900,000) held in a 

trust.  The applicant submitted documentation showing she 

was currently renting and using a Section 8 voucher.  The 

sister, Laura, was the Trustee and felt buying was a better 

long-term solution for Kathleen. Laura (Trustee) felt it was 

in the best interest of Kathleen (Beneficiary) to purchase 

an affordable unit and to stop renting with the Section 8 

voucher. 

39



Purchase Success Story 

◼ When we first looked at the applicant who had over $900,000 in the 

trust we thought she was over the $300,000 asset limit and could not 

buy affordable housing. 

◼ What we learned was applying the trust funds toward an assessment 

of Kathleen’s net asset limit is improper. Kathleen’s trusts are 

specifically designed to help her preserve her benefits for programs 

such as Affordable Housing or Section 8. The funds contained within 

her trusts are not counted toward her net asset limit. This is true both 

under the terms of the trust and under the law.

◼ In addition to the beneficiary information, the trustee’s contact 

information, a copy of the full trust document, the name of the 

attorney who will be required if selected to purchase an affordable 

unit, along with current trust account statements.  



Purchase Success Story

■Laura, as Trustee, intended to purchase a home via the funds in the 

trust on behalf of the applicant Kathleen.  The funds in the trust were to 

be used to pay the acquisition costs, and the trust itself would be the 

owner of the affordable home. The applicant, Kathleen, would continue 

to be eligible for Affordable Housing on this basis. Since the funds in the 

trust are not counted toward her net asset limit, she has no other 

significant assets, and she otherwise meets the income threshold.

■ Under the terms of the irrevocable trust, no funds are accessible to 

Kathy, and she has no right to exercise control over the funds or to 

determine how they are spent. They trust is, to use a term of art, “fully 

discretionary”, meaning that the trustees cannot be compelled by 

anyone, but specifically not Kathleen, to make or withhold a 

distribution. Since it is fully discretionary, the corpus of the trust is also 

not countable against Kathleen because she does not own or control 

the assets.

41



WHAT TO KNOW

Under the law, the trust is exempt. The term “net Assets Limit” 

referred to in the UHAC 2025 Affordable Housing Guideline 

can be found defined at N.J.A.C. 5:80-26.17(b)(3). Turning to 

that section of the NJ Administrative code, the definition 

references 24 CFR 5.603(b). Turning to that section of the 

Code of Federal Regulations, irrevocable trusts of the type this 

applicant had, are specifically excluded from being counted 

toward Net Asset Limit. Specifically, these trusts are not 

revocable by or under the control of a member of the family 

(i.e., the applicant family – in this case there is only one 

member of the applicant family, namely Kathleen), and 

therefore the trust fund is not a family asset so long as the 

assets continue to remain in the trust. 

42



WHAT TO KNOW 
◼ The applicants (beneficiary of trust) information must be 

submitted for documentation of income and assets just like 

any other affordable housing applicant and the process is 

the same. 

◼ In addition to the beneficiary information the trustee contact 

information and copy of the full trust document must be 

submitted at time of application including the attorney they 

will use if selected to purchase an affordable unit.

◼ The Trust can buy an affordable unit. In this case, the 

trustee felt it was in the best interest of the beneficiary to 

purchase an affordable unit and stop renting with the 

Section 8 voucher the beneficiary had.  

43



WHAT TO KNOW  

Special Needs Irrevocable Trust

(also known as a Supplemental Needs Trust)

◼ The intent of the Irrevocable Trust is to 

supplement any benefits received for 

(name of disabled person) through or from 

various governmental assistance 

programs, and not to supplant any such 

benefits. This includes benefits like 

purchase low-income housing.

44



WHAT TO KNOW

◼ The applicant is not considered (has no control) 

to access the income and/or principal of the trust. 

She has no power to direct the Trustee to make 

distributions of income and/or principal to her. 

Client is also known as “the beneficiary”.

◼ The Trustee has absolute discretion to distribute 

income and principal to or for the benefit of the 

beneficiary. The affordable housing 

Administrative Agent (AA) will need to work 

closely with the Trustee, not the client.

45



SUCCESS

The applicant submitted all documents in early 

April and was certified by CJHRC in mid-May 2025 

for a 1-bedroom low but due to funds in the trust 

the trust asked to be considered for other 

categories such as 1 or 2BR Moderate units as 

well.  In July a 2BR Moderate unit came on the 

market for $239,969.05. All larger size households 

did not choose to go to contract of sale for the 

affordable unit.  Kathleen was selected first from 1 

person households in a random selection (lottery) 

and did see the unit with the trustee and the Trust 

went to contract of sale in early July.  

46



SUCCESS

The applicant submitted all required documents in early 

April and was certified by CJHRC in mid-May 2025 for a 

1BR low-income unit. However, due to the funds in the trust, 

the Trustee requested that the applicant also be considered 

for other categories, such as 1 or 2BR moderate-income 

units.

In July, a 2BR Moderate unit came on the market for 

$239,969.05. All larger size households did not choose to 

go to contract of sale for the affordable unit.  Kathleen was 

selected first from 1 person households in a random 

selection (lottery) and did see the unit with the trustee and 

the Trust went to contract of sale in early July and closed on 

August 22, 2025. The affordable unit purchased is only  only

3 miles from the Trustee’s home in Bernards, NJ.
47



Some Other Housing Programs 
for New Jersey Residents

48
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➢TENANT BASED: housing assistance (vouchers) are tied to people.

▪ Housing choice vouchers are administered locally by public housing 

agencies (PHAs).  See Somerset County List of PHA on next slide.

▪ Households must constantly monitor the DCA website in order to apply 

when the list opens.  A Public Notice will be provided on the DCA Website 

and in newspapers. (www.nj.gov/dca/vouchers.html)

▪ When issued a voucher, the household must find a suitable housing unit 

that meets the rate given by the field representative and the apartment 

complex/owner agrees to rent under the program.

▪ Tenants pays 30% of the rent or 30% of their gross monthly income 

(whichever is cheaper).

▪ List of NJ Public Housing Authorities:  

https://www.hud.gov/sites/dfiles/PIH/documents/PHA_Contact_Report_NJ.p

df

HUD’s Housing Choice Voucher Fact Sheet:  https://www.hud.gov/topics/housing_choice_voucher_program_section_8#hcv03

http://www.nj.gov/dca/vouchers.html
https://www.hud.gov/sites/dfiles/PIH/documents/PHA_Contact_Report_NJ.pdf
https://www.hud.gov/sites/dfiles/PIH/documents/PHA_Contact_Report_NJ.pdf
https://www.hud.gov/topics/housing_choice_voucher_program_section_8#hcv03
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County Office 75 Veteran Memorial Drive, Suite 202

Somerville, NJ  08876

908-707-9010

Local PHAs Franklin Housing Authority

1 Parkside Street

Somerset, NJ 08873

732-545-9430 ext. 10

Local PHA Somerville Housing Authority

25 West End Avenue 

Somerville, NJ 08876

908-725-2300

Local PHA Manville Housing Authority

325 N Main Street, Manville, NJ

908-725-9478, press 6

Public Housing Authorities in 

Somerset County
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Housing Choice Vouchers (aka Section 8)

➢ PROJECT/PLACE BASED housing assistance not portable, 

Affordability stays with the rental unit not the client/household.  

Somerset County Project Based Buildings 

(Seniors 62 or older only)
Centerbridge I (Bridgewater)

908-725-7899

Cooperative Housing Cooperation

908-526-8130

Hidden Brook at Franklin (Somerset)

732-560-1751

Parkside Senior Housing (Somerset)

732-545-9430

Ridge Oak Senior Housing (Basking Ridge)

908-221-0266

Somerville Senior Citizen’s Housing 

(Somerville)

908-722-4254

The Lena & David T. Wilentz Senior 

Residence (Franklin)

732-873-3888
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State Rental Assistance Program (SRAP)

➢ This is a state funded program that provides housing subsidies for extremely 

low-income persons – tenants pays 30% of the rent or 30% of their gross 

monthly income, whichever is cheaper. 

➢ You must be a New Jersey Resident for at least 6 months.

➢ This voucher will be available for up to five years unless a Housing Choice 

Voucher becomes available.  

➢ There is NO TIME LIMIT for elderly/disabled applicants receiving an     

SRAP subsidy.

➢ When the list is open, apply at: NJ Department of Community Affairs

https://njdca.onlinepha.com/
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➢ Market rate housing prices increased 

20% in 2021; 

➢ Inventory shortage (Somerset County 

53% less than last year)

➢ Interest rates are inching up



2025 SHA Annual Conference

Private and Confidential.

Sofi Cordero

First Vice President

Community Mortgage Officer

scordero@valley.com

201-428-8052 

mailto:scordero@valley.com


Residential Mortgage Team 

Is Everywhere!

Committed to Outreach!

In 2017 Valley’s Residential Mortgage Director created the role of Community Mortgage Officers. CMO’s work

in partnership with retail and CRA teams to meet the bank’s CRA goals. Valley Bank received outstanding 

OCC ratings in 2019 and 2022. We are patiently awaiting the results from 2025 exam!



Presentation title | Private and confidential.

Relationship focused to 

meet nonprofit’s goals!
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➢ Credit Lines to rehab rental units serving individuals with disabilities.

➢ Federal Home Loan Bank of New York’s 2025 Small Business Recovery 
Grant (SBRG) Program to further support our nonprofit partners with 
additional grant funding as a member bank. The organizations supported 
through this grant are focused on creating homeownership opportunities.

➢ Collaboration with organizations who created Land Trust Model programs to 
increase homeownership opportunities.



Presentation title | Private and confidential.

Operations Team creating opportunities 

by being locally available to our 

borrowers and partners. 
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➢ Down Payment Assistance Programs-from 2022 – 2024 closed loans with 73 different grants for 

a total $762,000.00.

➢ Approved loans with more than one down payment programs-mortgage loans closed with 2-3 

liens. (creates AFFORDABILITY) 

➢ Exceptions approved with a holistic approach.

➢ Flexible Checking account products with low to zero monthly fees and low initial deposits.



Valley’s First-time Homebuyer Mortgages

58 Private and Confidential.



Federal Home Loan Bank of New York Programs

59 Private and Confidential.

Affordable Housing Program (AHP)

Each year since 1990, the FHLBNY has set aside 10% of its private 

earnings to support the creation and preservation of housing for lower 

income families and individuals through the Affordable Housing 

Program. AHP grant funds are awarded to members who submit 

applications on behalf of project sponsors who are planning to 

purchase, rehabilitate, or construct affordable homes or apartments. 

Homebuyer Dream Program Suite (HDP)

The Homebuyer Dream Program provides down payment assistance  

for first-time homebuyers. FHLBNY member banks, such as Valley, 

have access to the funds, which are the allocated to eligible first-time 

homebuyers. 

(over 100 households closed since 2019-assistance based on purchase 

price not max grant guidelines by FHLBNY)



© 2025 Valley Bank. All rights reserved. Please see www.valleybank.com for further details.

Thank You.

Sofi Cordero

First Vice President

Community Mortgage Officer

201-428-8052

scordero@valley.com 

Private and Confidential.
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