James Solomon’s Plan to Bring Down Housing Costs and Force Developers to Pay Their
Fair Share

The cost of housing in Jersey City is a crisis. In the last decade, the average rent in Jersey City
has increased 50%, or roughly $1,100 more per month. And while the increases in property
values should theoretically benefit homeowners, many residents are struggling to stay in their
homes because of the dramatic increases in property taxes that have resulted. The idea of buying
a home in Jersey City is now falling out of reach for all but the wealthiest.

How has this happened? First, as housing costs have exploded in New York City and throughout
the region, many people have looked to Jersey City, driving massive demand for housing. There
simply is not enough housing in the region. Even though Jersey City has built tens of thousands
of new market-rate units—vastly more than New York City and the rest of Hudson County—our
rents are still increasing faster than everywhere else. The graphs below from a recent Regional
Plan Association report show this dynamic clearly:
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The evidence is now clear—Jersey City can’t just build its way out of a regional housing crisis
by giving developers free reign to maximize the development of market rate units. Jersey City
should continue to do its part to add the additional housing capacity that the region needs, but it
should no longer try to fix New York City’s housing supply crisis on its own. Councilman
Solomon believes instead that the City must instead use the tools it has to maximize smart,
inclusionary development, with new housing that is affordable for residents, and protections to
help current renters and homeowners stay in their homes.

Developers and politicians have profited massively from the current system, at our expense. In
the last two decades, developers—including Jared Kushner and his father Charlie
Kushner—have made millions of dollars of campaign contributions to local officials and their
Super PACs. In exchange, they have been allowed to build housing that only the highest income
residents can afford, with almost no requirements for affordable housing or requirements for
units suitable for families. In the prior decade, developers also got huge tax breaks from the City
for these buildings for barely anything in return, further padding their bottom line at the expense
of our taxpayers who foot the bill for the schools, sewers, water infrastructure, and other services
needed to support the new development. Meanwhile, property taxes rose over 40% in just two
years on Jersey City homeowners who do not have tax abatements.

Enough is enough. As a Councilman, James Solomon has been one of the only local politicians
to stand up against these failed policies, fighting for stronger affordable housing requirements on
new developments, uncovering illegal rent increases on tenants, and successfully passing a right
to legal counsel for tenants facing illegal action from their landlords.

As Mayor, Solomon will work to bring down housing costs by forcing developers to pay their
fair share and provide housing that is affordable for our residents, protecting the rights of tenants
against outrageous rent increases and substandard living conditions, and promoting
homeownership for working class and middle class residents.

Developers hope that the times of making easy money off the City will continue, and they know
that James is the only candidate in this race with the credibility and independence to deliver on
these promises. That’s why the Kushner Family is one of the biggest financial backers of
Jim McGreevey in this Mayoral race, and why developers have collectively donated over
$300,000 to James’s major opponents. By contrast, James is the only candidate in this race
who has committed from the outset to take zero dollars in campaign contributions from Jersey
City developers.

1. Make developers pay their fair share for affordable housing.
2. Create robust tenant protections.
3. Keep communities together by supporting homeownership.



1. Make developers pay their fair share for affordable housing.

Require developers to build much more affordable housing across the City, and eliminate
the loopholes in current law. Over the last 15 years, local officials have given developers free
reign, and so they have built tens of thousands of units exclusively targeting the most lucrative,
high-end of the market, creating almost zero housing that is affordable for the average Jersey
City resident. Since 2010, roughly 30,000 new units have been built in Jersey City, fewer than
500 of which qualify as affordable housing. With huge effort and advocacy by Councilman
Solomon and others, Jersey City finally passed an Inclusionary Zoning Ordinance (IZO) in 2021,
requiring affordable housing, but even this was a compromise. As Mayor, Solomon will impose
serious demands on developers, requiring that all new significant developments have at least
20% affordable units city-wide (up from only 10-15% currently), and deploy the City’s financing
tools in a fair and unbiased way to make those inclusionary developments financially viable. He
will also make sure that any development on land owned or sold by the City includes the
maximum viable affordable or workforce housing. Critically, Solomon is the only mayoral
candidate so far who will apply this heightened affordability requirement to all new
developments governed by the existing redevelopment plans that cover large portions of the
City—right now these developments are effectively exempt from affordable housing
requirements. Solomon will not hesitate to defend the City against any developers that try to sue
so that they don’t have to provide housing that is affordable.

Use Affordable Housing Trust Funds to create more units that are deeply affordable, with
rents under $1,000 per month. The greatest need for affordable housing in Jersey City are
homes affordable at very low-incomes, defined as at or below 30% of Area Median Income. As
Mayor, Solomon will use funds collected from development impact fees to “buy-down” more
existing or newly constructed units to this level of affordability, resulting in more housing
available with rents at $1,000 per month or less.

End the current pay-to-play system that rewards developers with tax breaks, and conduct
forensic of audits of all tax abatements every year. Property tax breaks on new
developments—known as ‘“Payments In Lieu of Taxes” (PILOTs)—are supposed to be used
carefully by the City to make developments that provide a big benefit possible when they
otherwise wouldn’t be financially viable. A good example is the Bayfront Project, which will
provide thousands of new affordable housing units and help grow the West Side of the City,
thanks in part to a tax abatement. Unfortunately, in Jersey City this has been the exception and
not the norm. Instead, developers who donate to local politicians have gotten lucrative tax breaks
for luxury projects they would have built anyway, in exchange for nothing at all or for



“community benefits” that cost them pennies on the dollar. For instance, Jared and Charlie
Kushner got a multi-million dollar abatement for constructing 65 Bay Street—originally known
as “Trump Bay Street”—a 50-story downtown luxury building where one-bedroom units rent for
over $5,000 per month. As Mayor, Solomon will comprehensively review every existing PILOT
agreement and immediately terminate any where the developer is out of compliance. He will
implement annual forensic audits of all PILOT agreements going forward. And he will issue
strict minimum requirements that ensure any developer receiving a PILOT provides adequate
affordable housing and infrastructure investment for the City, aggressively negotiating any new
agreements to get the best possible deal for the City from the developer, instead of the old way of
just giving them out to the developers who contributed to campaigns.

Fight so Jersey City gets its fair share of State funding for affordable housing. The State of
New Jersey provides large amounts of funding for affordable housing through the Low Income
Housing Tax Credit (LIHTC) Program, and other programs like the Economic Development
Authority’s Aspire Program. But Jersey City barely gets any of it, compared to huge allocations
for similarly sized cities like Newark. Jersey City is not only one of the largest and most diverse
cities in New Jersey, it is also taking the brunt of the housing crisis, absorbing newcomers who
would otherwise be looking to the rest of the state. Solomon will be the first Mayor to fight for
getting our fair share of State affordable housing, working to change the scoring criteria for State
LIHTC funding to make allocations fairer for Jersey City, and advocating for more State support
for Jersey City projects through the Aspire Program and other programs.

With these policies, Jersey City will build many more affordable homes than the current
baseline. If Solomon’s affordable housing proposals had already been in effect over the last
decade, by now the City would likely have gotten approximately 5,000 more affordable units
than we currently have. Even now, there are only about 1,000 affordable units already in the
City’s pipeline to be developed in the coming years, out of a total of roughly 15,000 units
approved to come online (effectively a 6% inclusionary housing ratio). By dramatically
increasing the ratio of new affordable units built into new construction across the city, Solomon
anticipates that we would be able to complete or approve for construction at least several
thousand new affordable units by the end of his first term.

Hold developers accountable for providing the services and infrastructure that new
residents will need. New Jersey state law requires that significant new residential developments
meet certain water supply, sewer, flooding, and other infrastructure requirements. Unfortunately,
Jersey City has frequently allowed favored developers to cut corners and avoid these standards,
with huge impacts on residents and taxpayers. This is everything from the simple failure of
developers to repave roads that have been torn up during the construction of their buildings, to
the refusal to provide promised new infrastructure like the new park that was supposed to be
built in Liberty Harbor, to the fact that Jersey City has only gotten a single new public school



facility as almost 30,000 units have been added. Solomon will hold developers accountable to
these basic requirements to provide for the health and safety of our community.

2. Create robust tenant protections.

Stop egregious rent hikes by defining unconscionable rent increases. Given that Jersey City
ranks second in the nation for highest rents, it is no surprise that almost 60% of Jersey City renter
households pay more than a third of their income in rent, and almost 20% of residents pay more
than half of their income in rent. Still, Jersey City renters regularly face enormous, double-digit
rent increases that far outpace inflation and even housing market trends. To stop extreme and
unfair rent increases, James will pass a local law making any rent increase unconscionable, and
therefore presumptively illegal, if it increases rent by more than 7% plus the Consumer Price
Index (a standard metric for local prices). This will apply to all residential buildings, including
those not covered by rent control, with limited exemptions. The law will include carve-outs for
landlords who have made significant improvements to their properties, to make sure property
owners always have the opportunity and incentive to improve housing quality. The law will also
exempt new construction, to permit new developers to recoup their investment in housing and
identify appropriate market rates for their new units, and owner-occupied properties with four or
fewer units. The law will also require all landlords to include a straightforward notice of tenants
rights under the law attached to every lease, so all Jersey City tenants understand whether their
rent increases are legal or not. Landlords who fail to comply will not be permitted any rent
increases and the City will seek maximum penalties for violations. Additionally, to further assist
tenants struggling to afford rent, James will allocate fees on new development, which he
championed in 2023, to develop city-wide rental assistance programs.

Revitalize rent control by creating a public database of rent-controlled buildings,
aggressively enforcing rent control, and charging maximum penalties to landlords who
break the law. Jersey City’s rent control standards are relatively strong—on paper. But Jersey
City tenants know that historically rent control has been a false promise, because landlords do
not abide by rent control rules and the city has done little to enforce rent control or help tenants
understand their rights. To make strong rent control a reality in Jersey City, James will invest in
transparency and enforcement. As a first step, tenants need to know whether or not their building
is lawfully rent controlled. When renters do not know the rent-control status of their building,
landlords benefit at renters’ expense. Renters should not have to hire expensive attorneys or issue
public records requests to find out. James will conduct a city-wide audit to determine which
buildings are subject to rent control, and will then create a searchable public database of all
properties in the city, so that any tenant can look up the rent control status of their building, along
with other critical information about the building’s age, owners, and history of inspections and
code violations. Second, James will aggressively enforce the current requirement—which has
gone ignored for decades—that landlords of all rent-controlled units must present tenants with a



rent control “registration statement,” including information about previous and current rental
rates. Where landlords ignore this requirement, or pretend not to be subject to rent control, James
will instruct the municipal prosecutor to pursue maximum fines under the law. When
law-breaking landlords violate rent control rules, it should be them—not tenants—who pay the
price. James will also demand more regular meetings of the rent levelling board so that tenants
will not have to wait for a hearing about rent control complaints.

Force landlords to fix habitability issues, use City dollars to immediately fix problems that
bad landlords willfully ignore, and make repeat-offender landlords pay triple the cost.
James Solomon understands that many Jersey City tenants have endured egregious habitability
issues—Ilike no heat in winter, no hot water, broken elevators, pest infestations, and more—for
months or even years. In many cases, landlords refuse to address the issue, and instead wait for
tenants to move out so that they can significantly increase rents after solving the problem. James
will immediately address city-wide habitability issues that landlords have refused to address: In
2023, James championed local legislation that imposed a fee on all new development, which
must be spent to support affordable housing. At no cost to taxpayers, James will use these City
funds to pay for repairs directly, when landlords refuse to fix habitability problems. Then, the
City, rather than rent-burdened tenants, can work to recoup costs from landlords, and place a lien
on properties if they refuse. In order to remove the lien, landlords will need to repay the
city—with triple damages and interest—and make affordability commitments, for example, no
rent increases for a certain term. James will also invest in expanding the Office of
Landlord-Tenant Relations by hiring additional inspectors, enforcement officers, and hearing
officers, to ensure that when tenants report a housing code violation, the city has resources to
investigate and take action.

Ban algorithmic rent-setting to prevent landlords from conspiring to jack up rents. In 2024,
the federal Department of Justice sued RealPage—a property management software that lets
landlords across the country algorithmically set rents—along with dozens of real estate
companies, for colluding to unlawfully price-fix rents, at the expense of renters and working
people. Using rent-setting algorithms, landlords across the country and in Jersey City have
colluded by sharing sensitive commercial information about rental prices, to coordinate to keep
rents as high as possible and dynamically, in real-time maximize rents. Studies show that
rent-setting algorithms have led to higher rates of eviction. To shut down this unfair and
anti-competitive practice, James will introduce legislation this spring to ban landlords from using
rent-setting algorithms or providing sensitive commercial information about rental prices to any
algorithmic rent-setting software. This law will force landlords to actually compete for tenants
through fair rental prices and high-quality housing, rather than relying on automated systems to
maximize their profits. The law will give tenants and the City attorney the authority to enforce
the law in court and recover damages, restitution, maximum penalties under law, and attorney’s
fees and costs for violations.



Ban forced brokers fees. Rising rent costs in Jersey City are exacerbated when landlords force
tenants to pay for broker fees, which are often equal to 10 or even 15% of the annual rent cost.
Brokers should be paid for their services, but it should be landlords—who select and retain the
broker—who pay those fees, while tenants will pay for brokers only if they retain their services.
This is the norm in most of the country, but in high-cost housing markets like the New York City
area, including Jersey City, landlords have managed to foist these expenses onto renters for too
long. James will follow New York City and Boston in passing a law requiring that whoever
utilizes the services of a broker in listing an apartment, such as a landlord, must be the one to pay
the broker’s fee for their services. Landlords that violate the law will face triple damages and
maximum penalties under the law.

Ban all junk fees in renting, including brokers fees, application fees, amenity fees, moving
fees, extra key fees, parking fees, and more. As if the costs of rent were not enough of a
burden on Jersey City tenants, many tenants face additional junk fees, including undisclosed or
duplicative fees. Renters can face application fees, many of which exceed the costs of
background checks, when seeking housing. And then, tenants may face multiple, additional
monthly fees, like “amenity fees,

29 ¢ 99 ¢¢ 2 ¢¢

convenience fees,” “cleaning fees,” “trash fees,” “key fees,”
and more. But Jersey City renters deserve to know up-front what their total monthly rental costs
are. James will ban all junk fees in leasing, which will require landlords to honestly advertise a
single price for their units. Landlords will be encouraged to identify all of the services, including
amenities, keys, and more, that are priced into the monthly rent, but they will not be permitted to
tack on endless fees. Landlords that violate the law will face triple damages and maximum
penalties under the law. The law will also cut down on exploitative late fees by requiring lease
agreements to include the amount, timeframe, and conditions for any late fees.

Empower tenants through outreach and education, support tenant unions city-wide, and
increase tenants’ access to legal advocates. In addition to expanding and enforcing protections
for renters, James will invest in empowering tenants through outreach and know-your rights
education. Specifically James will establish a your-know-rights tipline for all Jersey City tenants
to provide information about tenant’s rights and resources. He will also invest in a city-wide
education campaign to inform tenants about their rights and resources in places that Jersey City
residents interact with daily, like bus shelters, government offices, hospitals, schools and more.
James will also work with local partners and organizers to prepare additional know-your-rights
materials, trainings, and events. Second, James will support all tenants unions in the city,
including a city-wide tenants union. James will commit to meeting regularly with all tenants
unions, to ensure renters always have a direct line of communication with city leadership. James
will also make both space and funding available to tenants unions, through the Office of Right to
Counsel, to ensure renters have the ability to organize. Lastly, James will continue to expand
tenants’ access to legal representation through the Office of Right to Counsel, which James



fought to create in 2023, and he will allocate additional funding towards Right To Counsel
services for tenants facing hardship.

3. Keep communities together by supporting homeownership.

Build workforce housing for first responders, teachers, and healthcare workers on vacant
and dilapidated properties. Even with all of the development that has happened in Jersey City,
there remain vacant city-owned properties, abandoned properties, and dilapidated homes that
could be developed into housing for public servants. Unfortunately, recent deals for development
on City property have been sweetheart deals for developers, leaving hundreds of more affordable
units on the table, even though the City is giving the developer the land for free. As Mayor,
James Solomon will ensure that vacant City properties that are suitable for residential homes are
reserved for development as workforce housing for firefighters, police officers, nurses, EMTs,
and teachers. These professionals form the backbone of our community, and they deserve to be
able to live in the City that they serve everyday. To make this happen, the City will agree to
convey vacant or abandoned properties to non-profit or for-profit developers, who in exchange
will be required to build workforce housing suitable for families on the site, incorporating
additional subsidy as needed to make the housing affordable.

Stop Wall Street investors from buying up homes for families. At least 15% of Jersey City
residential property is already owned by predatory investors like Wall Street private equity firms,
and data from nearby cities suggests that as many as half of new sales of 1-4 unit buildings may
be going to such investors. Homes in Jersey City should be in the hands of families, not Wall
Street banks. As Mayor, James Solomon will explore several measures to restrict investor
purchases of family homes, including waiting periods before institutional investors are permitted
to make an offer on any 1-4 unit building that comes on the market in Jersey City, requirements
that potential owner-occupants or non-profits be given the opportunity to match an institutional
investor’s offer before a home is sold, and limits on the number of properties a given investment
firm can own in the city.

Provide down-payment assistance for residents to afford their first home, and home
improvement assistance to help keep residents in their homes. With skyrocketing housing
costs and increases in interest rates, first-time homebuyers in Jersey City often need help with
their down-payments. And for current homeowners, sometimes as little as $10,000 in repairs or
rehabilitations can be the difference between whether they get to stay in their home or have to
abandon it. To fill these gaps, the City will create a loan program to provide certain first-time
homebuyers with zero-interest loans to make a downpayment on a new house, and provide
qualifying middle- and low-income homeowners to make needed repairs to stay in their homes.
These loans would be capped and would be repaid to the City over time.



Stabilize property taxes so residents can afford to stay in their homes and communities.
Property taxes in Jersey City have increased at an astounding rate, driven by fiscal
mismanagement, increases in property values, and draconian cuts in state funding to the City’s
schools. For many longtime residents, these increases require them to pay money they don’t have
just so they can stay in their treasured homes and communities, forcing them to move away or
take out reverse mortgages on homes that they were planning to pass down to their families. In
the coming months, James Solomon will release his plan to get control of the City’s finances and
stabilize property taxes, so that Jersey City residents do not have to leave their homes.



