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EXECUTIVE SUMMARY 
 

This Amended Third Round Housing Element and Fair Share Plan has been 
prepared for Delanco Township, Burlington County in accordance with the NJ Fair 
Housing Act (“FHA”) N.J.S.A. 52:27D-310 and the rules of the New Jersey Council on 
Affordable Housing (“COAH”) at N.J.A.C. 5:93 et seq. This plan is an amendment to 
the prior Third Round plan adopted by the Joint Land Use Board and endorsed by the 
Township Committee on December 15, 2008 and submitted to the Courts on 
December 30, 2008 (subsequently amended on October 5, 2010 and submitted to the 
Superior Court on November 17, 2010). This amended plan will serve as the 
foundation for the Township’s submission to the Honorable Ronald E. Bookbinder, 
A.J.S.C., for a Judgment of Compliance and Repose.  
 
There are three components to a municipality’s affordable housing obligation: the 
Third Round rehabilitation share, the Prior Round obligation and the Third Round 
prospective need. As discussed in detail below the Township entered into a 
settlement agreement with the Fair Share Housing Center (“FSHC”) to establish the 
Township’s Third Round affordable housing obligations as follows: 
 

• Third Round Rehabilitation Share: 23 units  
 

• Prior Round Obligation: 61 units 
 
• Third Round Prospective Need: 131 units 
 

Regarding rehabilitation, the Township will continue its rehabilitation program 
participation with the County, institute a local rehabilitation program if necessary and 
will, if subsequently required by the Court, provide funding from the affordable 
housing trust fund necessary to supplement the cost to satisfy its rehabilitation 
obligation. 
 
The Township has fully satisfied its Prior Round obligation through completed 
affordable housing units (COAH and Court - approved) including a mix of off-site 
sale and rental affordable units by the developer of Russ Farm, on-site affordable sale 
units at River’s Edge inclusionary housing development, the Creekside inclusionary 
development which includes affordable rental units, the 100% affordable housing 
development at Zurbrugg Mansion, a regional contribution agreement (“RCA”) with 
the Borough of Palmyra and Prior Round rental bonuses.  
 
The Third Round prospective need will be more than satisfied through the use of 
existing, completed affordable housing units including the remaining family and 
senior rentals units not utilized for Prior Round credit (Zurbrugg Mansion and 
Creekside), 17 senior affordable rental units (senior cap) and 20 special needs rental 
units at the 100% affordable Abundant Life/Living Springs project and a Prior Round 
credit surplus. The Township has approved 63 affordable family rental units at the 
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Rhawn/Cornerstone at Delanco development and may receive funding or off-site 
production of three (3) affordable units from the High Point development. 
Additionally, the Township is eligible for Third Round rental bonuses.  
 
AFFORDABLE HOUSING JUDICIAL AND LEGISLATIVE BACKGROUND 

 
Providing affordable housing within each municipality was found to be a 
constitutional obligation by the New Jersey Supreme Court in its landmark 1975 
decision now referred to as Mount Laurel I. The Court found that developing 
municipalities have a constitutional obligation to provide a realistic opportunity for 
the construction of low and moderate income housing.1 In its 1983 Mount Laurel II 
decision, the Supreme Court extended the obligation to all municipalities with any 
“growth area” as designated in the State Development Guide Plan (NJDCA 1978).  
Subject to a number of limitations, Mt. Laurel II also gave developers under 
appropriate circumstances the opportunity to secure a “builder’s remedy”.2 A 
builder’s remedy is where a developer is granted the right to develop what is typically 
a multi-family project on land that was not zoned to permit this use or at densities 
desired by the developer at the time of the suit and where a “substantial” percentage 
of the units are reserved for low and moderate income households. 
 
In 1985, the Legislature enacted the Fair Housing Act (“FHA”)3 in response to Mount 
Laurel II. The FHA created the Council on Affordable Housing (“COAH”) as an 
administrative alternative to municipal compliance in a court proceeding. The 
Legislature conferred “primary jurisdiction” on the agency and charged COAH with 
promulgating regulations: (i), to establish housing regions; (ii), to estimate low and 
moderate income housing needs; (iii), to set criteria and guidelines for municipalities 
to determine and address their fair share numbers, and (iv) to create a process for the 
review and approval of appropriate housing elements and fair share plans. As will be 
seen, COAH has been declared a moribund agency which has forced the NJ Supreme 
Court to reactivate a judicial process in the review and approval of affordable housing 
plans. This document is being created to submit to the judicial process for 
determining affordable housing allocations and responses and ultimately, to receive a 
Third Round Judgment of Repose for a 10-year period. 
 
First and Second Round Methods 
 
COAH created the criteria and guidelines for municipalities to determine and 
address their respective affordable housing obligation4, or number of affordable 
dwellings. Following guidelines established by the U.S. Dept. of Housing and Urban 
Development (“HUD”), COAH defined affordable housing as dwellings that could be 
occupied by households making 80% or less of the regional household income – 

                                                 
1 - Southern Burlington NAACP v. Twp. of Mt. Laurel, 67 NJ 151 (1975) 
2 - Southern Burlington NAACP v. Twp. of Mt. Laurel, 92 NJ 158 (1983) 
3 - N.J.S.A. 52:27D-301 
4  - Also called a municipality’s “fair share” of affordable housing. 
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typically from 38-41% of the total population. COAH originally established a formula 
for determining municipal affordable housing obligations for the six-year period 
between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the “First 
Round.” The First Round rules established an existing need where sub-standard 
housing was being occupied by low and moderate income households (variously 
known as “present need” or “rehabilitation share”) and future demand to be satisfied 
with new construction (“prospective need” or “fair share”). 
 
The First Round formula was superseded by COAH regulations in 1994 (N.J.A.C. 
5:93-1.1 et seq.). The 1994 regulations recalculated a portion of the 1987-1993 
affordable housing obligations for each municipality and computed the additional 
municipal affordable housing need from 1993 to 1999 using 1990 U.S. Census data.  
The regulations COAH adopted in 1994 are known as “the Second Round” or 12-year 
cumulative obligation. In the Third Round, the new construction component from 
any earlier rounds is called either the prior obligation or “Prior Round”.  
 
Third Round Method 

 
On December 20, 2004, COAH’s first version of the Third Round rules became 
effective some five years after the end of Second Round in 1999 (N.J.A.C. 5:94-1 and 
5:95-1). The FHA had originally required housing rounds to be for a six-year period 
but in 2001 was amended to extend the time period to ten year intervals, which 
meant that the Third Round should have been from 1999-2009. However, because 
of the delay, the Third Round was extended by five years to 2014 and condensed into 
an affordable housing delivery period of ten years from January 1, 2004 through 
January 1, 2014. In other words, 15 years of affordable housing activity was to take 
place in 10 years.   
 
The Third Round rules marked a significant departure from the methods utilized in 
COAH’s Prior Rounds. Previously, COAH assigned an affordable housing obligation 
that included the new construction number for each municipality. These Third 
Round rules implemented a “growth share” approach that linked the production of 
affordable housing to future residential and non-residential development within a 
municipality. Each municipality was required to project the amount of residential and 
non-residential growth that would occur during the period 2004 through 2014. Then 
municipalities were required to provide the opportunity of one affordable unit for 
every 8 market rate housing units developed and one affordable unit for every 25 jobs 
created. Jobs were not counted directly but rather by using non-residential building 
square footage as a substitute for employment. The Township prepared a housing 
plan based on these rules as will be discussed below. 
 
This set of rules changed, however, when the New Jersey Appellate Court invalidated 
key elements of the first version of the Third Round rules on January 25, 2007. The 
Court ordered COAH to propose and adopt amendments to its rules within six 
months to address the deficiencies identified by the Court. COAH missed this 
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deadline but eventually issued revised rules effective June 2, 2008 (as well as a 
further rule revision effective on October 20, 2008). It met the Court’s directive to 
provide residential development and job projections for the Third Round. The Third 
Round was expanded again from 2014 out to 2018. COAH retained the growth share 
approach but revised its ratios to require one affordable housing unit for every four 
market rate housing units developed and one affordable housing unit for every 16 
jobs created.   
 
Just as various parties challenged COAH’s initial Third Round “growth share” 
regulations, parties challenged COAH’s 2008 revised Third Round “growth share” 
rules. The Appellate Court issued a decision on October 8, 2010 deciding those 
challenges (see below).     
 
Fair Housing Act Amendments and the NJ Economic Stimulus Act 
 
On July 17, 2008, Governor Corzine signed P.L.2008, c.46, which amended the FHA 
in a number of ways.5  Key provisions of the legislation included the following: 
 
 Establishing a statewide 2.5% nonresidential development fee instead of 

requiring nonresidential developers to provide affordable housing. 
 

 Eliminating RCAs as a means available to municipalities to transfer up 
to 50% of their required affordable housing to a “receiving” municipality. 
 

 Adding a requirement that 13% of all affordable housing units be 
restricted to very low income households (earning 30% or less of median 
income). 
 

 Adding a requirement that municipalities had to commit to spend 
development fees within four years of the date of collection after its 
enactment or initially by July 17, 2012. 
 

On July 27, 2009 Governor Corzine signed the “NJ Economic Stimulus Act of 
2009”,6 which instituted a moratorium on the collection of non-residential affordable 
housing development fees through July 2010. This moratorium was later extended 
until July 1, 2013 (P.L. 2011, c. 122). Since the moratorium has now expired, 
municipalities are obligated to collect the fee of 2.5% of the equalized assessed value 
of a non-residential development. Municipalities were always permitted to impose 
and collect residential development impact fees approved by COAH following a 1990 
NJ Supreme Court decision.7  

 

                                                 
5 - Also known as the “Roberts Bill” after former NJ Assembly Speaker Joseph Roberts who sponsored 

the bill. 
6 - P.L. 2009, c.90. 
7 - Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990). 
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Appellate Court’s 2010 Decision 
 
On October 8, 2010 the Appellate Division issued a decision on the legal challenges 
to the second iteration of COAH regulations.8 The Appellate Division affirmed the 
COAH regulations that assigned rehabilitation and Prior Round numbers to each 
municipality, but invalidated the regulations by which the agency allocated affordable 
housing obligations in the Third Round. Specifically, the Appellate Division ruled 
that COAH could not allocate obligations through a “growth share” formula and 
directed COAH to use similar methods to those previously used in the First and 
Second Rounds. Other highlights of the Appellate Court’s decision include: 
 
 To be credited, municipally-sponsored or 100% affordable housing sites 

must show site control, site suitability, and a proposed source of 
funding.  
 

 COAH’s rules did not provide sufficient incentive for the private 
construction of inclusionary developments (market-rate and affordable 
units).  Clearly defined percentages supported by economic data must be 
provided. The Court noted that a 20% affordable housing set-aside was 
typical. 
 

 The Court invalidated Prior Round rental bonuses for developments that 
were not built within a reasonable time-frame.   
 

 Bonuses for smart growth and redevelopment activities were upheld; 
however, the Court invalidated Third Round compliance bonuses. 
 

 The Court upheld its prior ruling on COAH's formula that did not 
reallocate present need obligation from urban aid eligible municipalities 
to other municipalities in the region. The Court also questioned whether 
or not urban aid municipalities should be assigned an allocation for 
future growth. 
 

Judicial Activity from 2011 to 2014  
 

COAH sought a stay from the NJ Supreme Court regarding the March 8, 2011 
deadline the Appellate Division had imposed in its October 2010 decision for the 
agency to issue new Third Round housing numbers. The Supreme Court granted 
COAH’s application for a stay on January 18, 2011 and on March 31, 2011, the Court 
granted petitions and cross-petitions to all of the various challenges to the Appellate 
Division’s 2010 decision. However, the Supreme Court did not hear oral argument 
on the various petitions and cross petitions until November 14, 2012.    

                                                 
8 -  In the Matter of the Adoption of N.J.A.C. 5:96 and 5:97 by the New Jersey Council on Affordable 

Housing. 
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The NJ Supreme Court decided on the appeal by the executive branch of the 
Appellate Court’s decision of March 8, 2012 that disallowed the dissolution of COAH 
under Governor Christie’s Reorganization Plan No. 001-2011. The Supreme Court 
upheld the lower court’s ruling, finding that the governor did not have the power to 
unilaterally reorganize COAH out of existence. The judges found that such an action 
requires the passage of new legislation. 
 
On September 26, 2013 the NJ Supreme Court upheld the Appellate Court decision 
in In re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable 
Housing, 215 N.J. 578 (2013), and ordered COAH to prepare the necessary rule 
revisions. Subsequent delays in COAH’s rule preparation and ensuing litigation led 
to the NJ Supreme Court, on March 14, 2014, setting forth a schedule for adoption. 
COAH approved draft Third Round rules on April 30, 2014. Although ordered by the 
NJ Supreme Court to adopt revised new rules on or before October 22, 2014, COAH 
deadlocked 3-3 at its October 20 meeting and failed to adopt the draft rules. An initial 
motion to table the rule adoption for 60 days to consider amendments also 
deadlocked at 3-3 and thus also failed.   
 
March 2015 NJ Supreme Court Decision 
 
The failure of COAH to adopt new regulations in November 2014 as ordered by the 
NJ Supreme Court led one of the litigants – FSHC to file a Motion In Aid of Litigants’ 
Rights to compel the government to produce constitutional affordable housing 
regulations. The NJ Supreme Court heard oral arguments on the motion on January 
6, 2015. Much of the justices’ questioning revolved around what means and methods 
could be employed to ensure that affordable housing was produced since the 
Attorney General’s office could offer no assurances as to when the COAH board 
would meet to consider new rules. Two months later, on March 10, 2015, the 
Supreme Court issued its ruling, entitled, In re Adoption of N.J.A.C. 5:96 & 5:97 by 
N.J. Council on Affordable Housing, now known as Mt. Laurel IV.   
 
The decision provides a new direction for the means by which New Jersey 
municipalities are to comply with the constitutional requirement to provide their fair 
share of affordable housing. The Court transferred responsibility to review and 
approve housing elements and fair share plans (e.g., housing plans) from COAH to 
designated Mt. Laurel trial judges. The implication of this is that municipalities may 
no longer wait for COAH to adopt Third Round rules before preparing new housing 
plans and municipalities must now apply to Court, instead of COAH, if they wish to 
be protected from exclusionary zoning lawsuits. These trial judges, likely with the 
assistance of an appointed Special Master to the Court, will review municipal plans 
much in the same manner as COAH previously did. Those towns whose plans are 
approved by the Court will receive a Judgment of Repose, the court-equivalent of 
COAH’s substantive certification. 
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The decision established a 90-day transitional period and then a 30-day filing period 
when municipalities could petition the Superior Court in a Declaratory Judgment 
action seeking confirmation that their means of addressing affordable housing meets 
constitutional muster. Municipalities were also permitted to file motions for 
temporary immunity from builder’s remedy lawsuits. Delanco filed its Declaratory 
Judgment action on July 7, 2015. 
 
The NJ Supreme Court indicated in its ruling that housing plans are to be drawn up 
using similar rules as to those in place during the Second Round as well as Third 
Round housing compliance mechanisms that the justices found constitutional, such 
as smart growth and redevelopment bonuses and extensions of controls. This 
document has been drafted using the Supreme Court’s direction in its decision. 
 
 
AFFORDABILITY REQUIREMENTS 

 
Affordable housing is defined under the FHA as a dwelling, either for sale or rent 
that is within the financial means of households of low or moderate income as 
income is measured within each housing region. Delanco is in COAH’s Region 5, 
which includes Burlington, Camden and Gloucester Counties. Moderate income 
households are those earning between 50% and 80% of the regional median income. 
Low-income households are those with annual incomes that are between 30% and 
50% of the regional median income. In 2008, the State Legislature created an 
additional sub-category of low income – very-low income, which has been defined as 
households earning 30% or less of the regional median income. 
 
Through the Uniform Housing Affordability Controls (“UHAC”) found at N.J.A.C. 
5:80-26.3(d) and (e), et seq., COAH requires that the maximum rent for a qualified 
unit be affordable to households that earn no more than 60% of the median income 
for the region. The average rent must be affordable to households earning no more 
than 52% of the median income. The maximum sale prices for affordable units must 
be affordable to households that earn no more than 70% of the median income. The 
average sale price must be affordable to a household that earns no more than 55% of 
the median income.  
 
The regional median income is defined by COAH using HUD income limits on an 
annual basis. In the spring of each year HUD releases updated regional income 
limits which COAH reallocates to its regions. It is from these income limits that the 
rents and sale prices for affordable units are derived. See Table 1 for 2014 income 
limits for Region 5 and Tables 2 and 3 for illustrative sale prices and gross rents from 
2014 (the latest figures available). The sample rents and sale prices are illustrative 
and are gross figures which do not account for the specified utility allowance for 
rentals. We anticipate that the Superior Court will have to approve updated 2015 and 
2016 income limits and permitted sales and rental increases. 
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Table 1. Sample 2014 Income Limits for Region 5 

 
Household 
Income 
Levels 

1 Person 
Household 

2 Person 
Household 

3 Person 
Household 

4 Person 
Household 

5 Person 
Household 

Moderate $45,640 $52,160 $58,680 $65,200 $70,416 
Low $28,525 $32,600 $36,675 $40,750 $44,010 
Very Low $17,115 $19,560 $22,005 $24,450 $26,406 
Source: NJDCA 2014 Affordable Housing Regional Income Limits 
 

Table 2. Illustrative 2014 Affordable Rents for Region 5 
 
Household Income 
Levels (% of Median 
Income) 

1 Bedroom 
Unit Rent 

2 Bedroom  
Unit Rent 

3 Bedroom  
Unit Rent 

Moderate (60% of 
Median) 

 $917 
 $1,100  $1,271 

Low (46% of Median)  $703  $844  $975 
Very Low (30% of Median)  $458  $550  $636 

 Source: NJDCA 2014 Illustrative Rents 
 

Table 3. Illustrative 2014 Affordable Sales Prices for Region 5 
 

Household Income 
Levels (% of Median 
Income) 

1 Bedroom  
Unit Price 

2 Bedroom  
Unit Price 

3 Bedroom  
Unit Price 

Moderate (70% of 
Median)  $109,802  $131,762  $152,258 
Low (50% of 
Median)  $72,529  $87,034  $100,573 
Very Low (30% of 
Median)  $35,255  $42,306  $48,887 

    Source: NJDCA 2014 Illustrative Sales Prices for New Construction 
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HOUSING ELEMENT AND FAIR SHARE PLAN REQUIREMENTS 
 
In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1, et seq.), a 
municipal master plan must include a housing plan element as the foundation for 
the municipal zoning ordinance (see N.J.S.A. 40:55D-28b(3)). Pursuant to the FHA 
(N.J.S.A. 52:27D-301 et seq.), a municipality’s housing element must be designed to 
provide access to affordable housing to meet present and prospective housing needs, 
with particular attention to low and moderate income housing. Specifically, N.J.S.A. 
52:27D-310 requires that the housing plan element contain at least the following: 

 An inventory of the municipality’s housing stock by age, condition, purchase 
or rental value, occupancy characteristics, and type, including the number of 
units affordable to low and moderate income households and substandard 
housing capable of being rehabilitated;  
 

 A projection of the municipality’s housing stock, including the probable 
future construction of low and moderate income housing, for the next ten 
years, taking into account, but not necessarily limited to, construction 
permits issued, approvals of applications for development, and probable 
residential development trends; 

 
 An analysis of the municipality’s demographic characteristics, including, but 

not necessarily limited to, household size, income level, and age; 
 
 An analysis of the existing and probable future employment characteristics 

of the municipality; 
 
 A determination of the municipality’s present and prospective fair share of 

low and moderate income housing and its capacity to accommodate its 
present and prospective housing needs, including its fair share of low and 
moderate income housing; and 
 

 A consideration of the lands most appropriate for construction of low and 
moderate income housing and of the existing structures most appropriate 
for conversion to, or rehabilitation for, low and moderate income housing, 
including a consideration of lands of developers who have expressed a 
commitment to provide low and moderate income housing.  

 
TOWNSHIP OF DELANCO’S AFFORDABLE HOUSING HISTORY  

 
As background, Delanco Township received a First Round Final Judgment of 
Compliance and Repose on November 22, 1991 from the Honorable Myron H. 
Gottlieb, J.S.C, which granted the Township a six-year period of repose beginning on 
April 22, 1991. The Township’s First Round repose included a settlement of prior 
litigation in the matter Delanco Land Partnership v. Township of Delanco, Docket 
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No. BUR-L-2673-89. Delanco Township’s adopted housing element and fair share 
plan addressed its First Round new construction component of 34 and its 
rehabilitation share of 13 (based on the 1980 census). 
 
To address COAH’s Second Round regulations, the Township adopted a plan 
addressing its Second Round new construction obligation of 61 and its rehabilitation 
obligation of 17 (based on the 1990 census). For the Second Round, Delanco 
petitioned COAH with a housing element and fair share plan on April 18, 1997 and 
received Second Round substantive certification from COAH on October 7, 1998.  
Prior to the expiration of the Township’s Second Round substantive certification 
from COAH, the Appellate Division issued an order pertaining to the manner in 
which extension requests for substantive certification were reviewed. Thereafter, the 
Township filed an action with the court in September 2004 to obtain the court’s 
protection and to submit to the court’s jurisdiction for the Third Round. 
 
On February 28, 2008, the Honorable John A. Sweeney, A.J.S.C. (now retired), 
issued a Stay Order for continued immunity and protection from the filing of any 
Third Round builder’s remedy or exclusionary zoning lawsuits. The Order also 
delayed the submission of the Township’s amended Third Round petition until such 
deadline that “shall be subsequently established by the Court when it becomes clearer 
whether COAH’s revised and re-proposed rules are adopted, appealed, stayed, 
sustained or invalidated.”   
 
On December 15, 2008, Delanco Township adopted a Third Round housing element 
and fair share plan addressing its Third Round growth share obligation of 122 
(reduced from 173 units per eligible exclusions pursuant to N.J.A.C 5:97-2.5), a 61-
unit Prior Round obligation, and rehabilitation obligation of 7 (based on the 2000 
census). On December 30, 2008, the Township submitted the adopted plan and 
petitioned to the NJ Superior Court for a Judgment of Compliance and Repose. 
 
On October 5, 2010, the Township adopted a plan amendment and submitted the 
plan amendment to the Court on November 17, 2010. This amendment removed, at 
the request of the site’s new owner Braga Construction, previously proposed 
inclusionary zoning for the Pellegrino site; counted 13 Prior Round surplus credits 
towards the Third Round growth share; added additional senior affordable units 
totaling 27 units at the completed Zurbrugg Mansion affordable senior housing 
redevelopment; added five (5) additional supportive and special needs affordable 
housing units at the approved Abundant Life (Living Springs) affordable housing 
development; and reduced the number of affordable family rental units required 
from the Rhawn/Cornerstone at Delanco site (contemplated then as an inclusionary 
development site).  
 
On December 14, 2010, Judge Bookbinder issued a Consent Order for a Stay “until 
such time as COAH issues its revised Third Round rules and issues an affordable 
housing number to the Township of Delanco.” Additionally, Judge Bookbinder ruled 
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that the Township “is fully compliant under the First and Second Rounds and the 
units called for in those rounds have actually been constructed” and found that in 
regard to the Third Round “the Township not only provided the realistic opportunity 
for affordable housing within its borders, a significant number of affordable housing 
units have already been constructed and are at or near occupancy.” FSHC was a party 
to the Consent Order along with the Township. 
 
On July 20, 2011, Judge Bookbinder issued an Order of Extended Immunity and 
Repose indicating that “The Township shall remain immune from exclusionary 
zoning challenges and builder’s remedy suits until a period of ninety (90) days after 
new third round rules take effect, whereupon the Township shall be permitted to file 
a new third round declaratory judgment petition and request further immunity and 
repose until it adopts a new compliance plan….”  
 
Pursuant to the NJ Supreme Court’s March 10, 2015 decision, Delanco Township was 
deemed to be a ‘participating’ municipality and, on July 7, 2015, the Township filed 
its Declaratory Judgment action, including a Motion to Reaffirm and Maintain 
Immunity. “Towns that were in participating status before COAH and that pursuant to 
our order now affirmatively come before the courts seeking to obtain approval of an 
affordable housing plan should receive like treatment to that which was afforded by the 
FHA to towns that had their exclusionary zoning cases transferred to COAH when the Act 
was passed.”  
 
Pursuant to a November 19, 2015 Order by Judge Bookbinder, Delanco submitted a 
preliminary plan summary to the Courts by the December 7, 2015 deadline and on 
December 11, 2015, an order was entered granting the Township continued immunity 
while continuing the appointment of Frank Banisch, PP, AICP, as the Courts’ special 
master. By letter dated January 26, 2016, in response to the Township’s motion, 
special master Banisch recommended continued immunity. On April 1, 2016, the 
Court issued a second order further extending immunity and repose. On May 27, 
2016, a third order was issued and at the time of the drafting of this plan, a fourth 
immunity order was pending.  
 
Beginning on a February 1, 2016 phone case management conference and through 
numerous subsequent communications, the parties reached a framework for a 
settlement of this matter. As discussed in detail in this plan, the settlement reached 
between FSHC and the Township establishes the Township’s Third Round 
rehabilitation share, Prior Round obligation and Third Round prospective need as 
well as establishing Township-specific Third Round Compliance standards (Appendix 
M). A joint fairness/compliance hear is scheduled before Judge Bookbinder on 
September 8, 2016 at which time the proposed settlement agreement will be 
analyzed as part of a “fairness hearing” and the Township’s amended Third Round 
housing element and fair share plan will be reviewed as part of the “compliance 
hearing.” 
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HOUSING CONDITIONS 
 

Single-family detached housing comprises 65.9% of Delanco’s housing stock. 
Additionally, the Township contains many single-family attached units (20%), and 3- 
to 4-unit structures (5%). While the Township’s stock of single-family detached 
housing is only marginally greater than that of Burlington County (64.8%), 
approximately 80% of all owner occupied units within the Township are detached. 
Additionally, while the percent of single-family detached units within the Township is 
substantially larger than the percentage (53.7%) state wide, only 16% of all units are 
rental, a number much lower than both State and County levels.  
 
Table 4. Housing Units by Number of Units in Structure and Tenure of Occupant, 2013 

 

Number of 
Units 

Owner 
Occupied 

Percent of 
Total 

Renter 
Occupied 

Percent 
of Total Vacant Total 

1, Detached 1151 80.7% 21 7.0% 71 1,243 

1, Attached 266 18.7% 80 26.8% 32 378 

2 0 0.0% 32 10.7% 0 32 

3 or 4 9 0.6% 85 28.4% 0 94 

5 to 9 0 0.0% 55 18.4% 28 83 

10 to 19 0 0.0% 0 0.0% 30 30 

20 or more 0 0.0% 26 8.7% 0 26 
Mobile 
Home 

0 0.0% 0 0.0% 0 0 

Other 0 0.0% 0 0.0% 0 0 

Total 1,426 75.6% 299 15.9% 161 1,886 

Source: Table B25032: Tenure by Units in Structure, ACS 2009-2013, DP04: ACS 
2009-2013 
 
Just over half of the Township’s housing stock was built between 1950 and 1959 
(20.3%), and 2000 to 2009 (31%). Another 34.9% was built before 1939. The median 
year-built of the Township’s housing units is 1956, making Delanco’s housing stock 
older than those of the County and the State (1974 and 1966, respectively). Much of 
the Township’s older housing stock has been converted to rental units. 
Approximately 43% of all rental units are located in buildings built after 1939. It 
should be highlighted, however, that more than 100 of the Township’s rental units 
were built in the year 2000 or later, representing a third of all renter-occupied units.  
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Table 5. Housing Units by Age, 2013 
 

Year Built Number Percent Owner Renter Vacant 

2010 or later 54 2.90% 0 26 28 

2000 to 2009 585 31.00% 497 80 8 

1990 to 1999 4 0.20% 4 0 0 

1980 to 1989 14 0.70% 14 0 0 

1970 to 1979 45 2.40% 45 0 0 

1960 to 1969 74 3.90% 74 0 0 

1950 to 1959 383 20.30% 327 22 34 

1940 to 1949 69 3.70% 40 0 29 

1939 or earlier 658 34.90% 425 171 62 

Total 1,886 100.0% 1,426 299 161 

Median Year Built 1956 

Sources:  Table B25036: Tenure by Year Structure Built, ACS 2009-2013; Table 
B25037: Median Year Structure Built by Tenure, ACS 2009-2013, DP04: 
Housing Characteristics, ACS 2009-2013 
 

Just over 75% of all housing units have four (4) to eight (8) rooms, whereas units with 
three (3) or fewer rooms account for only 8.6% of all dwelling units. In comparison to 
both Burlington County and the State, these numbers illustrate that while units in 
Delanco are larger than the State average, the differences between the Township and 
County are miniscule.  

 
Table 6. Number of Rooms per Housing Unit, 2013 

 
Rooms Number of Units Percent of Total 

1 30 1.60% 
2 32 1.70% 
3 100 5.30% 
4 214 11.30% 
5 248 13.10% 
6 271 14.40% 
7 425 22.50% 
8 295 15.60% 

9+ 271 14.40% 

Total 1,886 100.0% 

Median 6.6 Rooms 
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Source: Table DP04 Selected Housing Characteristics, 
ACS 2009-2013 

 
While the plurality of housing units in Delanco contains three (3) bedrooms (44.3%), 
74.3% of all units had two (2) or three (3) bedrooms. While Delanco has a larger 
percent of two (2) to three (3) bedroom units when compared to both the State and 
the County, it has fewer units with four (4) or more bedrooms, or one-bedroom and 
efficiency units, proportionate to the overall housing stock.  
 

Table 7. Number of Bedrooms per Housing Unit, 2013 
 

Bedrooms Number of Units Percent of Total 

Efficiency 30 1.6% 
1 105 5.6% 
2 566 30.0% 
3 835 44.3% 
4 310 16.4% 
5+ 40 2.1% 

Total 1886 100.0% 

Source: Table DP04 Selected Housing 
Characteristics, ACS 2009-2013 

 
Between 2000 and 2013, housing values rose substantially in the Township. 
Accounting for inflation, the median home in 2000 was worth approximately 
$150,976 (in 2013 dollars), compared to $227,900 in 2013 (a 51% increase). Without 
adjusting for inflation, the median home value between 2000 and 2013 grew from 
$111,600 to $227,900, representing a 104.2% change (compared to 84.5% across the 
State). The doubling of the unadjusted median may be partially attributed to state and 
national trends, but may also be related to the construction of the River’s Edge and 
Traditions at Newton’s Landing housing developments, which generated a number of 
higher-priced units. In 2013, approximately 60% of all housing units were valued 
below $249,999.  
 
Based on COAH’s 2014 Illustrative Sales numbers, in 2013 approximately 9.5% (136 
units) of for-sale housing units within the Township may be considered affordable to 
low- and moderate-income households. Just under four percent (3.9%, or 55 units) of 
these units may be affordable to low income households, and at 5.7% (81 units) may 
be affordable to moderate income households (excluding those units affordable to low 
income households).  
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Table 8. Value of Owner Occupied Housing Units, 2013 and 2000 
 

Housing Unit Value 2013 Units Percent 2000 Units Percent 

Less than $50,000 0 0.0% 8 .8% 

$50,000 to $59,999 0 0.0% 5 0.5 

$60,000 to $69,999 0 0.0% 13 1.4 

$70,000 to $79,999 9 0.6% 60 6.4% 
$80,000 to $89,999 0 0% 98 10.5% 
$90,000 to $99,999 16 1.1% 158 16.9% 

$100,000 to $124,999 30 2.1% 273 29.1% 

$125,000 to $149,999 81 5.7% 194 20.7% 
$150,000 to $174,999 184 12.9% 62 6.6% 
$175,000 to $199,999 216 15.1% 15 1.6% 
$200,000 to $249,999 317 22.2% 0 0% 
$250,000 to $299,999 244 17.1% 26 2.8% 
$300,000 or more 329 23.1% 25 2.6% 

Total 1,426 937 

Median (dollars) $227,900 $111,600 

Sources: QT-H14 Value, Mortgage Status, and Selected Conditions, 
2000; B25075: Value, ACS 2009-2013 

 
In 2013, the median rent in Delanco was $1,027 dollars, compared to $1,186 across 
Burlington County. Approximately 57% of units rent for between $1000 and $1,999, 
including 24% which rent between $1,000 and $1,249. Based on COAH’s 2014 
illustrative rents, 13 units, or 4.9%, may be affordable to very-low income renters, 
depending on the number of bedrooms being rented. Similarly, 138 units (46.2% of 
rental units) may be affordable to low income renters and 209 units (69.9% of rental 
units) may be affordable to moderate income households, exclusive of those units 
affordable to lower income groups. 
 

Table 9. Gross Rent by Housing Unit in Delanco Township and Burlington County, 
2013 

 

Gross Rent 
Units in 
Delanco Percent 

Units in 
Burlington 

County Percent Difference 

Less than $100 0 0% 7 0% 0.0% 
$100 to $149 0 0.2% 62 0% -0.2% 
$150 to $199 0 0.4% 149 0% -0.4% 
$200 to $249 0 0.5% 197 0% -0.5% 
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Gross Rent 
Units in 
Delanco Percent 

Units in 
Burlington 

County Percent Difference 

$250 to $299 0 0.6% 238 0% -0.6% 
$300 to $349 0 0.3% 119 0% -0.3% 
$350 to $399 13 0.4% 162 4.3% 3.9% 
$400 to $449 0 0.4% 143 0% -0.4% 
$450 to $499 0 0.4% 139 0% -0.4% 
$500 to $549 0 0.7% 261 0% -0.7% 
$550 to $599 0 1.1% 388 0% -1.1% 
$600 to $649 0 1.5% 552 0% -1.5% 
$650 to $699 0 1.9% 690 0% -1.9% 
$700 to $749 0 1.9% 699 0% -1.9% 
$750 to $799 44 2.7% 988 14.7% 12.0% 
$800 to $899 11 7.2% 2,641 3.7% -3.5% 
$900 to $999 70 9.8% 3,600 23.4% 13.6% 
$1,000 to $1,249 61 23.6% 8,631 20.4% -3.2% 
$1,250 to $1,499 10 14.6% 5,342 3.3% -11.2% 
$1,500 to $1,999 25 18.5% 6,779 8.4% -10.1% 
$2,000 or more 55 8.5% 3,132 18.4% 9.8% 
No cash rent 10 4.7% 1,720 3.3% -1.3% 

Total 299 100.0% 36,639 100.0% 
 Median Rent $1,027 $1,186   

Sources: Table B25063 Gross Rent, ACS 2009-2013; Table B25064 Median 
Gross Rent (Dollars), ACS 2009-2013 

 
Housing is generally considered to be affordable if the costs of rents, mortgages, and 
other essential housing costs consume 28% or less of an owner-household’s income 
or 30% or less of a renter-household’s income. Homeowner rates are lower to 
account for the additional home maintenance costs associated with ownership. In 
Delanco, 35.6% of all households in occupied units are expending more than 30% of 
their incomes on housing. The cost burden of housing affects renters more 
commonly than owners, with 65.2% of renter households paying more than 30% of 
their incomes, while the same is true for just 30.6% of homeowner households.  
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Table 10. Housing Affordability, 2013 
 

 
Though the definition of deteriorated housing has evolved over several iterations of 
the State’s affordable housing regulations, the currently accepted criteria for 
determining whether a housing unit is in a deficient state are as follows: (1) the unit 
is overcrowded (contains more than 1 person per room) and is more than fifty years 
old, (2) the unit has inadequate pluming, or (3) the unit has inadequate kitchen 
facilities. While Table 11, Indicators of Deficiency, 2010, demonstrates the percentage 
of units meeting each criterion, it should not be interpreted as reflecting the 
Township’s rehabilitation obligation, as it does not account for double counting units 
containing more than one indicator of deficiency and it only shows overcrowding in 
units built prior to 1950 instead of 1965, due to constraints in available data tables. In 
2010, while there were two (2) housing units in Delanco that were overcrowded 
(more than one (1) person per room) none of them were in structures that were built 
before 1950. There were 26 units that had incomplete kitchen facilities, and 36 units 
with incomplete plumbing.  

 
Table 11. Indicators of Housing Deficiency, 2010 

 

 Indicator Incomplete 
Plumbing 

Incomplete 
Kitchen 

Crowded or Overcrowded, 
and built pre 1950 

Number 
of Units 

36 26 0 

Source: Table B25050 Tenure by Plumbing Facilities by Occupants 
per Room by Year Structure Built, ACS 2006-2010; Table B25051: 
Kitchen Facilities for All Housing Units, ACS 2006-2010.This data 
was not available for the American Community Survey's 3-Year data 
set. 

 
 

 
 
 

Monthly Housing 
Costs as Percent of 
Income 

Owner-
Occupied 

% of 
Total Renter 

% of 
Total 

All 
Occupied 

% of 
Total 

Less than 20 Percent 48 46.5% 4 16.2% 56 42.1% 

20 to 29 Percent 104 22.9% 23 14.2% 133 21.6% 

30 Percent or More 454 30.6% 161 65.2% 616 35.6% 

Total 1,483 100.0% 247 95.6%* 1730 99.3%* 

Source: Table S2503 Financial Characteristics, ACS 2009-2013 
*Remaining percentage has zero or negative income, or paid no cash rent. 
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POPULATION CHARACTERISTICS 
 
Between 1990 and 2010, Delanco grew by 29.2%. When compared to 13.6% growth 
in Burlington County this growth is substantial.  While the Township’s overall 
growth out-paces that of the County, between 1990 and 2000 the Township’s 
population declined (-2.4%).   
 

Table 12. Population Change, 1990 to 2010  
 
Location 1990 2000 % Change 2010 % Change 

Delanco 3,316 3,237 -2.4% 4,283 29.2% 

Burlington 395,066 423,394 7.2% 448,734 13.6% 
Source: U.S. Census 1990, 2000, 2010 

 
Since 2000, age cohorts in Delanco have had significant shifts. While Delanco has 
seen a 22.9% reduction in the number of adults ages 35 to 39, there has been a 
significant increase (143.5%) in the number of older adults and senior citizens, ages 
60 to 64. The 60 to 69 age bracket has seen the most growth, increasing by 397 
persons or 168%, helping to increase Delanco’s median age from 37 to 41.5 – a 12.2% 
jump.  
 

Table 13. Age of Population, 2000 and 2013 
 

Age in 
Years 

Number 
in 2000 Percent 

Number 
in 2013 Percent 

Percent Change 
2000-2010 

Under 5 184 5.7% 176 3.9% 29.9% 
5-9 242 7.5% 225 5.0% -5.0% 

10-14 252 7.8% 259 5.8% -9.9% 
15-19 201 6.2% 318 7.1% 22.4% 
20-24 163 5.0% 228 5.1% 32.5% 
25-29 189 5.8% 316 7.1% 67.2% 
30-34 257 7.9% 292 6.5% 21.4% 
35-39 314 9.7% 355 7.9% -22.9% 
40-44 291 9.0% 250 5.6% -11.7% 
45-49 221 6.8% 309 6.9% 70.1% 
50-54 219 6.8% 309 6.9% 53.0% 
55-59 150 4.6% 371 8.3% 97.3% 
60-64 124 3.8% 380 8.5% 143.5% 
65-69 113 3.5% 254 5.7% 109.7% 
70-74 133 4.1% 178 4.0% 34.6% 
75-79 87 2.7% 114 2.5% 25.3% 
80-84 61 1.9% 31 0.7% 72.1% 
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Age in 
Years 

Number 
in 2000 Percent 

Number 
in 2013 Percent 

Percent Change 
2000-2010 

85+ 36 1.1% 113 2.5% 63.9% 

Total 3,227 100.0% 4,478 100.0% 32.3% 

Median 
Age 

37 Years 41.5 Years  

Source: Table B01001: Sex by Age, ACS 2009-2013; Table B01002: Median Age 
by Sex, ACS 2009-2013; Census 2010 DP-1; Census 2000 Summary File 1 

 
HOUSEHOLD CHARACTERISTICS 

 
A household is defined by the U.S. Census Bureau as those persons who occupy a 
single room or group of rooms constituting a housing unit; however, these persons 
may or may not be related. By comparison, a family is identified as a group of 
persons including a householder and one or more persons related by blood, marriage 
or adoption, all living in the same household. In 2013, there were 1,725 households 
(averaging 2.6 people) and 1,264 families (averaging 3.05 people). Of the total 
households 73.3% were families and 55.9% of all families were married couples, 
13.5% female-headed and 3.9% were male headed. Additionally, of the 461 non-family 
households 87.8% consisted of people living alone.  
 

Table 14. Household Composition, 2013 
 

Household Type 
Number of 

Households Percent 

Family households 1,264 73.3% 
 Married-couple family 964 55.9% 
 With Children 311     18.0% 
 With No Children 653 37.9% 
 Male householder, no spouse present 67 3.9% 
 With Own Children Under 19 0          0% 
 Without Own Children Under 19 67      3.9% 
 Female householder, no spouse present 233 13.5% 
 With Own Children Under 19 129 7.5% 
 Without Own Children Under 19 104 6.0% 

Nonfamily households 461 26.7% 

 Householder living alone 405 23.5% 

Total Households 1,725 100.0% 
Source: Table DP02. Selected Social Characteristics, ACS 2009-2013 
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INCOME CHARACTERISTICS 
 

In 2013, the median household income in Delanco was $73,005, approximately 
$5,441 below the County median. While 38.1% of Delanco households earn between 
$35,000 and $74,999, the same can be said for only 29% of County households. 
While Delanco’s median household income and income distribution would indicate 
that the Township is less affluent than the County as a whole, comparing poverty 
rates tells a slightly different story. While the County has family and individual 
poverty rates of 3.9% and 5.5% respectively, Delanco has poverty rates of 2.0% and 
5.0% respectively.  

 
 

Table 15. Household Income, 2013 
 

Household Income Households Percent 

Less than $10,000 75 4.3% 

$10,000-$14,999 10 0.6% 

$15,000-$24,999 54 3.1% 

$25,000-$34,999 89 5.2% 

$35,000-$49,999 332 19.2% 

$50,000-$74,999 340 19.7% 

$75,000-$99,999 253 14.7% 
$100,000-
$149,999 

354 20.5% 

$150,000-$199,999 137 7.9% 

$200,000+ 81 4.7% 

Total 1,725 99.9%* 

Median Income $ 73,005 

Source: Table DP03 Selected Economic 
Characteristics, ACS 2009-2013 
*Number off due to rounding 

 
Table 16. Individual and Family Poverty Rates, 2013 

 
Location Families Individuals 
Delanco Township 2.0% 5.0% 
Burlington County 3.9% 5.5% 

Source: Table DP03 Selected Economic Characteristics, 
ACS 2009-2013 
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EMPLOYMENT CHARACTERISTICS 
 

The largest industrial sector in the Township, “Educational Services, and Health Care 
and Social Assistance”, employed 28.1% of all residents in the labor force in 2013. 
The next largest sectors were “Finance and Insurance, and Real Estate and Rental and 
Leasing”, “Manufacturing” and “Retail Trade”, respectively employing 11%, 10.7%, 
and 8.2%.  Table 17, Employed Residents by Industry Sector, 2013, below, provides 
the numerical breakdown. 

 
Table 17. Employed Residents by Industry Sector, 2013 

 

Industry Number Percent 

Agriculture, forestry, fishing and hunting, and mining 

0 0.0% 

Construction 135 5.7% 

Manufacturing 253 10.7% 

Wholesale trade 71 3.0% 

Retail trade 193 8.2% 

Transportation and warehousing, and utilities 105 4.4% 

Information 51 2.2% 

Finance and insurance, and real estate and rental and 
leasing 

260 11.0% 

Professional, scientific, and management, and 
administrative and waste management services 

166 7.0% 

Educational services, and health care and social 
assistance 

662 28.1% 

Arts, entertainment, and recreation, and 
accommodation and food services 

183 7.8% 

Other services, except public administration 115 4.9% 

Public administration 166 7.0% 

Civilian employed population 16 years and over 2,360        100% 

Source: Table DPO3 Selected Economic Characteristics, ACS 2011-2013 
 
While Delanco’s workforce is spread across a number of industries, in 2013, 35.1% of 
resident occupations were classified as “Management, Business, Science, and Arts”. 
“Natural Resources, Construction, and Maintenance” was the smallest occupation 
classification in Delanco, accounting for only 5.9% of the labor force. 
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Table 18. Employed Residents by Occupation, 2013 
 

Occupation Number Percent 

Management, Business, Science, Arts 829 35.1% 

Service 392 16.6% 

Sales and Office 725 30.7% 

Natural Resources, Construction, Maintenance 139 5.9% 

Production, Transportation, Material Moving 275 11.7% 

Total  2,360 100.0% 
Source: Table DPO3 Selected Economic Characteristics, ACS 2011-2013 

 
Since the last amendment to Delanco’s Housing Plan (2010), the Township’s labor 
force has seen a steady increase in participation. In 2010, there were 2,303 
individuals in the labor force, while 2,577 were recorded in 2014. While growth in the 
labor force is a certain positive, the unemployment rate has seen only very modest 
improvement, decreasing from 8.6% in 2010 to 8.0% in 2014 (although a recent 
high of 10.9% was seen in 2012).  
 

Table 19. Change in Employment Since 2010 
 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2010 2,303 2,104 199 8.6% 
2011 2,346 2,145 201 8.6% 
2012 2,644 2,355 289 10.9% 
2013 2,603 2,355 248 9.5% 
2014 2,577 2,370 207 8.0% 
Source: NJ Department of Labor and Workforce Development 

 
The New Jersey Department of Labor tracks employment throughout the State. As 
opposed to Table 19, Change in Employment Since 2010, which examines employed 
residents of Delanco, Table 20, Employment, 2014, indicates jobs by location of the 
employer. 
 

Table 20. Employment, 2014 
 

 

Source: New Jersey Department of Labor, Division of 
Planning and Research, Office of Demographic and 
Economic Analysis, NJ Covered Employment Trends.  

Year Delanco Township Burlington County 

 2014 1,556 195,346 



Township of Delanco 
Amended Third Round Housing Element of the Master Plan Adopted August 2, 2016  
 

 

  PAGE 23 

 

 
As illustrated in Table 21, Journey to Work, about 83% of employed residents in 
Delanco and the County drive alone to work. Given that the Township’s 
predominant land use pattern is residential, the high percentage of those driving 
to work is not alarming. While only 4.7% of Delanco residents take transit to work 
this percent is higher than that of the County which may be partially a result of 
the River Line light rail stop in Delanco which serves Camden to Trenton. When 
comparing transit commuting numbers between Delanco and the County to those 
of the state, we can infer that Burlington County residents have comparatively 
limited access to public transit beyond the River Line and NJ Transit buses.  

 
 

Table 21. Journey to Work, 2009-2013 
 

Mode Delanco Burlington County New Jersey 

Drive Alone 83.3% 82.8% 71.9% 

Carpool 4.6% 7.2% 8.4% 

Transit 4.7% 3.4% 10.8% 

Walk 1.5% 1.5% 3.1% 

Other 2.2% 1.1% 1.9% 

Work at Home  3.8% 4.0% 3.9% 

Source: 2009-2013 American Community Survey: Selected 
Economic Characteristics (DP03) 

 
While 65.3% of households in Delanco have more than 2 vehicles, 4.4% of 
households have none. While the Township is served by light rail, and is in close 
proximity to NJ Transit bus lines including the 419 bus, which runs between 
Riverside and Camden and the 409 bus that runs along Rt. 130, the small 
number of residents without a car indicates that use of public transportation is 
limited. While we assume some portion of householders living alone make up the 
population of those with only one car, we cannot assume this to be 100% the case. 
Thus for some households within the Township, limited public transportation 
and a housing stock largely isolated from commercial and social services, presents 
significant mobility challenges. See Table 22, Available Vehicles by Household.      
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Table 22. Available Vehicles by Household, 2009-2013 
 

Vehicles Count Percent 

None 76 4.4% 

One 522 30.3% 

Two 809 46.9% 

Three + 318 18.4% 

Source: 2009-2013 American 
Community Survey: Selected Housing 
Characteristics (DP04) 

 
The most common commuting destination of employed residents is Philadelphia. As 
shown in Table 23, Top Ten Commuting Destinations for Delanco Residents, with 
the exception of Philadelphia, commuting locations are within NJ.  

 
 

Table 23. Top Ten Commuting Destinations for Delanco Residents, 2011 
 

Destination Jobs Percent 

Philadelphia  200 9.6% 
Moorestown Twp. 106 5.1% 

Mount Laurel Twp. 97 4.6% 
Cherry Hill Twp. 94 4.5% 
Delran Twp. 92 4.4% 

Trenton  78 3.7% 
Cinnaminson Twp. 73 3.5% 

Delanco Twp. 57 2.7% 
Willingboro Twp. 56 2.7% 

Burlington Twp. 53 2.5% 

Source: US Census and Center for Economic Studies. 
Longitudinal Employer-Household Dynamics, 2011 

  
POPULATION PROJECTIONS 

 
The Delaware Valley Regional Planning Commission (DVRPC), the Metropolitan 
Planning Organization (MPO) that contains Delanco Township as well as the 
remainder of Burlington County, published population and employment projections 
for the year 2040. DVRPC projects that the Township’s population and employment 
will increase by 20.7%, from 2010 to 2040. As Table 24, Population and 
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Employment Projections, 2010 to 2040 indicates, both employment and population 
growth are expected to exceed that of the County as a whole.  
 

Table 24. Population and Employment Projections, 2010 to 2040 
 

Delanco 
Population 2010 2040 

Percent Change 
2010-2040 

Burlington 
County 2040 

Percent Change 
2010-2040 

4,283 5,171 20.7% 494,732 16.8% 

Delanco 
Employment 2010 2040 

Percent Change 
2010-2040 

Burlington 
County 2040 

Percent Change 
2010-2040 

1,064 1,285 20.7% 239,416 10.2% 

Source: Delaware Valley Regional Planning Commission, 2040 Employment and 
Forecasts 

 
The FHA requires that housing plans include a 10-year projection of new housing 
units based on the number of building permits, development applications approved, 
and probable developments, as well as other indicators deemed appropriate (N.J.S.A. 
52:27D-310.b). Annual building permit issuance for new housing units in Delanco 
during the years 2000 through 2014 averaged approximately 52.8 units annually. 
Table 25 illustrates building permit issuance since the year 2000. 
 
If this rate were to remain relatively constant Delanco may see growth of 
approximately 528 (not factoring in demolitions) units by 2025. However, the 
Township’s Planner does not expect growth to continue at the same rate due to the 
limited available land for redevelopment. It is more realistic to project that 
approximately 20 units will be constructed in addition to 326 approved and 
anticipated units from the projects shown in Table 26. As such, the Township 
projects approximately 350 units in total to be built by 2025. 
 

Table 25. Housing Projections to 2025 
 

Year 
Building Permits 

Issued 

2000 0 
2001 11 
2002 48 
2003 148 
2004 140 
2005 88 
2006 90 
2007 91 
2008 23 
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Year 
Building Permits 

Issued 

2009 122 
2010 4 
2011 20 
2012 4 
2013 3 
2014 0 

Average 52.8 

Ten Year Projection 350 dwellings 
Source: NJDCA Construction Reporter, Building 
Permits, Yearly Summary Data, and Housing Units 
Authorized by Building Permits for New 
Construction 
 

Table 26. Approved and Anticipated Units from Known Development 

 
Unbuilt / Approved Projects Units 

Rhawn / Cornerstone 64 
Crossings @ Delanco Station 105 
Abundant Life / Living Springs 43 

Potential Future Phase(s) 100 
High Point 14 
Total 326 

 
 
CONSIDERATION OF LAND FOR AFFORDABLE HOUSING 

 
Delanco Township has limited developable land that is appropriate for inclusionary 
housing or 100% affordable housing developments. The vast majority of remaining 
large undeveloped tracts of land within the Township are dredge spoil dumping sites, 
surrounded by industrial uses, or otherwise environmentally constrained. 
 
As part of this housing element, while the Township has considered all lands, the 
Township believes that the projects indicated in this document represent the best 
options for affordable housing development. The Township’s main approved 
affordable housing site, the Rhawn/Cornerstone at Delanco, is located within walking 
distance of the light rail stop, which is planned to have one or more signalized 
pedestrian crossings at the platform to improve walkability. It is also near community 
amenities including local schools, parks and services.  
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FAIR SHARE PLAN 
 

Delanco’s Affordable Housing Obligation 
 
In its March 10, 2015 decision, the NJ Supreme Court directed that the methods of 
determining municipal allocation were to follow the calculations of the First and 
Second Round rules; specifically, the present and prospective statewide and 
affordable housing need.  Present need is defined in the Second Round rules as the 
sum of the “indigenous need” and the “reallocated present need”. However, this was 
modified by the Court in that the reallocated present need was no longer to be 
assigned to municipalities in the region. Indigenous need is sub-standard housing 
occupied by low and moderate income households. This is now more commonly 
called the “rehabilitation share”. The reallocated present need that is no longer 
required to be distributed is the technique where excess indigenous need in a 
municipality was reassigned to other municipalities where their need was lower than 
the regional average. COAH’s elimination of the reallocated present need was first 
upheld by the Appellate Court on October 8, 2010.9 

 
As noted earlier, Delanco Township and FSHC will enter into a settlement agreement 
to establish the Township’s rehabilitation share, Prior Round and Third Round 
prospective need as shown below:  
 

• Third Round Rehabilitation Share: 23 units  

• Prior Round Obligation: 61 units 

• Third Round Prospective Need: 131 units 

 
Rehabilitation 
 
While the Courts have yet to set Delanco Township’s Third Round rehabilitation 
share, the Township proposes to move forward by virtue of the settlement agreement 
which establishes the Township’s rehabilitation obligation of 23 units. In the history 
of affordable housing rules and regulations in New Jersey, the rehabilitation share 
was calculated using U.S. Decennial Census indicators of sub-standard housing (see 
Table 11, p. 17) cross-linked to demographic profiles. An example of a sub-standard 
dwelling unit is one lacking a complete kitchen, such as the absence of a stove for 
cooking. Since this information came from the long form Census, since replaced by 
sampling in the American Community Survey (ACS), the traditional snapshot of the 
data has been April 1 of the Census year (1980, 1990, 2000 and 2010).   
 
The 23-unit rehabilitation obligation was determined by estimating that there are zero 
(0) existing older, crowded units (units containing more than 1.01 persons per room 
in structures built before 1960), and that there are 27 units with incomplete 

                                                 
9 - 6 A. 3d 445, 416 NJ Super. 462, Appellate Div.(2010) 
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plumbing facilities alone plus another 27 units with incomplete kitchen facilities. 
Note that these numbers differ from those provided in Table 11 of this Plan, due to a 
difference in sources used, as further detailed in footnote 10, below. From the 54 total 
units fitting these criteria, double counted units (units counted for more than one of 
those criteria) were eliminated to arrive at a total of 40 deficient units. This number 
was cross-tabulated to other demographic data that determined that 57.4% of the 
units were occupied by low or moderate income households and thus the Township 
was assigned a 23 unit rehabilitation component.10  
 
Prior Round  
 
The Prior Round can be defined as the cumulative 1987 through 1999 affordable 
housing obligation. This time period corresponds to the First and Second Rounds of 
affordable housing. COAH previously calculated Delanco’s Prior Round obligation to 
be 61 units (Appendices to the Substantive Rules - N.J.A.C. 5:93).  
 
Third Round Prospective Need Obligation 
 
While the Courts have yet to assign Delanco a Third Round obligation, Delanco’s 
Third Round prospective need obligation will be determined through a settlement 
agreement between the Township and FSHC. The established Third Round 
prospective need of 131 units represents a 30% reduction off the number calculated 
by FSHC. Additionally, as indicated in the settlement agreement, should the Third 
Round prospective need affordable housing obligation of 131 units be reduced beyond 
20% (105 or less) by a court of competent jurisdiction in Burlington County or an 
administrative agency responsible for implementing the FHA, the Township reserves 
the right to apply any additional Third Round credits towards a Fourth Round fair 
share obligation.  
 
DELANCO’S AFFORDABLE HOUSING PLAN 
 
MEANS OF ADDRESSING THE REHABILITATION COMPONENT  
 
COAH’s Second Round rules require that the rehabilitation obligation be satisfied by 
bringing deficient units up to building code standard. A minimum average of 
$10,000 will be expended for actual hard costs as may be determined by the Court 
when it rules on permitted Third Round standards. Delanco will utilize Burlington 
County’s housing rehabilitation program to satisfy its 23-unit rehabilitation 
obligation. The Burlington County Department of Human Services (Community 

                                                 
10 As calculated by FSHC in New Jersey Low and Moderate Income Housing Obligations for 1999-
2025 Calculated Using the NJ COAH Prior Round (1987-1999) Methodology (dated April 16, 2015, 
revised July 2015). FSHC utilized the same data sources that COAH used for the 2014 analyses. Data 
sources included the 2010 Census, the 2008-2012 American Community Survey 5-year estimates and 
the 2007-2011 American Community Survey Public Use Microdata 
Sample (PUMS). 
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Development Division) administers two programs which utilize federal Community 
Development Block Grant (“CDBG”) and HOME Investment Partnership funds. The 
Township will continue its participation with the County as reflected in its ongoing 
Interlocal Services Agreement (Appendix A). Additionally, if required by the special 
master, the Township will provide funding assistance to the County or institute a 
local rehabilitation program if necessary. The Township will provide funding from 
the affordable housing trust fund necessary to supplement the cost to satisfy its 
rehabilitation obligation. 
 
Delanco’s rehabilitation program will adhere to the regulations in N.J.A.C. 5:93-5.2. 
Specifically, all rehabilitated units will comply with the definition of a substandard 
housing unit in N.J.A.C. 5:93-1.3, which states, “a housing unit with health and safety 
code violations that require the repair or replacement of a major system”. Major 
systems include weatherization, roofing, plumbing, heating, electricity, sanitary 
plumbing, lead paint abatement and/or load bearing structural systems. All 
rehabilitated units shall meet the applicable construction code. Additionally, all 
rehabilitated units shall be occupied by low or moderate income households and 
upon completion of the rehabilitation, ten (10) year affordability controls shall be 
placed on the property in the form of a lien or deed restriction.11 
 
In the prior rounds, as noted above, the rehabilitation share of municipal affordable 
housing obligation was reset at each Decennial Census count. Consequently, Delanco 
has established April 1, 2010 as the point in time for counting units towards its Third 
Round rehabilitation obligation.  
 
Should a shortfall in funding occur, the governing body of Delanco Township may 
adopt a resolution of intent to bond that commits to fund or issue debt for any 
shortfall in its rehabilitation program or may choose to perform a structural 
conditions survey to reduce the agreed to 23-unit rehabilitation share.  
 
SATISFACTION OF THE PRIOR ROUND OBLIGATION 
 
As noted above, Delanco’s Prior Round obligation is 61. COAH permits new 
construction credits and bonuses addressing a First or Second Round affordable 
housing obligation to be used to address the Prior Round obligation. All of the 
Township’s Prior Round compliance mechanisms were previously certified by COAH 
or the Courts as part of the Township’s First and Second Round substantive 
certifications and Judgments of Repose. 
 
COAH requires that the Township establish the maximum number of age-restricted 
affordable units12 and the minimum number of affordable rental units13 using the 
following formulas:   

                                                 
11 While N.J.A.C. 5:93 (COAH’s Second Round rules) permits 6-year controls, the County will be required 
to provide 10-year controls or such control period as determined by the Court. 
12 N.J.A.C. 5:93-6.1(b)1 - revised per COAH second round policy 
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Minimum Prior Round Rental Obligation = 16 units 
 

.25((61 + 23) – 23 rehab component) = 15.25, required to round up to 16 
 

 A rental unit available to the general public receives one rental bonus;  
 

 An age-restricted unit receives a 0.33 rental bonus, but no more than 
50 percent of the rental obligation shall receive a bonus for age-
restricted units; and 
 

 No rental bonus is granted in excess of the prior round rental 
obligation. 
 

Maximum Prior Round Age Restricted Units = 11 units 
 

.25((61 + 23) – 23 rehab component – 14 RCAs) = 11.75, required to round down to 
11 

 
As summarized in Table 26, Summary of Credits from Prior Round, 1987-1999, the 
Township has addressed its 61-unit Prior Round obligation with completed 
affordable housing units/transferred RCA payments and Prior Round rental bonuses. 
 

Table 27. Summary of Credits from Prior Round, 1987-1999 
 

Delanco Township’s Prior Round Compliance 
Mechanisms: 61-Unit Prior Round Credits Bonuses Total 

Inclusionary Developments - completed    
Russ Farm – family for-sale off-site - 404 Illinois 
Ave. 

1 0 1 

Russ Farm – family rentals off-site – multiple sites 15 15 30 
Russ Farm – funded RCA with Palmyra 14 0 14 
River’s Edge - family affordable sale units on-site 15 0 15 
River’s Edge/Zurbrugg – senior affordable rentals 
(11 of 27) 

11 0 11 

Creekside – family affordable rentals (1 of 3) 1 1 2 
Total 57 16 73 

Prior Round Surplus   12 
 
 
 
 
 

                                                                                                                               
13 N.J.A.C. 5:93-5.15(a) 
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Inclusionary Developments – Completed 
 

Russ Farm - Affordable Family Rentals and For-Sale Units; RCA (Completed) 
 

As part of its inclusionary development, Russ Farm, LLC, developed 15 off-site 
affordable family rental units and one (1) off-site affordable family sale unit as listed 
below: 
 
232 Rancocas Ave. (1 unit) 
234 Rancocas Ave. (1 unit) 
235 Washington St. (1 unit) 
237 Washington St. (1 unit) 
410 Walnut St. (1 unit) 

404 Illinois Ave. (1 sale unit) 
200 Russ Farm Way (1 unit) 
309-311 Holly St. (2 units) 
708 Burlington Ave. (7 units) 

 
 
 
 
 
 
 
 
 
 
 
        232 Rancocas Ave.                                                          234 Rancocas Ave. 
 
 
 
 
 
 
 
 
 
 
            410 Walnut St.                                                            708 Burlington Ave. 
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        404 Illinois Ave.                                                        309-311 Holly St. 
 
 
 
 
 
 
 
 
 
 
    200 Russ Farm Way                                                      235-237 Washington St.          
 
All 16 off-site affordable units are completed and received certificates of occupancy 
(COs) between October 29, 2002 and July 15, 2005. Ten rental units are administered 
by Moorestown Ecumenical Neighborhood Development (“MEND”) and have 
appropriate affordability controls (Appendix B). Six (6) are administered by Salt and 
Light. With the exception of 404 Illinois Ave, a for-sale unit with 30-year controls, the 
units administered by Salt and Light have only 20-year controls (Appendix B). Salt 
and Light has indicated that it is their intent to seek a second 20-year compliance 
period for a total control period of 40 years (permitted under their original deed 
restriction through the County HOME Investment Partnership Program). If Salt and 
Light should seek the extension of controls, as permitted, the original loan would be 
forgiven in its entirety. Both MEND and Salt and Light are experienced affordable 
housing administrative agents and administer the units in accordance with the 
UHAC at N.J.A.C. 5:80-26.1. Pursuant to N.J.A.C. 5:93-5.15 (d), the 15 off-site 
affordable family rental units are eligible for rental bonuses and all 15 units and 
corresponding rental bonuses will be applied to the Prior Round. The 16 total 
affordable units have a split of eight (8) low-income units including one (1) very low-
income unit, and eight (8) moderate-income units. The unit bedroom mix includes 
four (4) one-bedroom units, six (6) two-bedroom units and six (6) three-bedroom 
units. Additionally, Russ Farm, LLC, funded a regional contribution agreement 
(RCA) and Delanco Township transferred funds for the 14 units to Palmyra Borough.   
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River’s Edge (Completed) 
 

The River’s Edge inclusionary development consists of on-site affordable family for-
sale units and off-site affordable senior rentals (located at Zurbrugg Mansion – see 
project description below). There were 15 affordable family sale units constructed on-
site at River’s Edge (Block 500/Lot 2). The 15 affordable units are completed, have the 
appropriate affordability controls through deed restrictions (Appendix C), received 
CO’s between April 10, 2007 and July 2, 2007 and are administered by Housing 
Affordability Service (“HAS”), an experienced affordable housing administrative 
agent, of the New Jersey Housing and Mortgage Finance Agency (“HMFA”) in 
accordance with UHAC at N.J.A.C. 5:80-26.1. The 15 affordable units have a split of 
eight (8) low-income units and seven (7) moderate-income units and the unit 
bedroom mix includes nine (9) two-bedroom units and six (6) three-bedroom units.  
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

River’s Edge 
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Zurbrugg Mansion (Completed) 
 
The remaining 11 units of the River’s Edge affordable housing obligation were 
transferred to the redevelopment of the Zurbrugg Mansion as approved by the court 
in a ‘Consent Order Modifying Settlement Agreement’ signed by The Honorable 
John A. Sweeney, A.J.S.C. (now retired) on April 23, 2008 (Appendix D).  
 
The consent order required a $1.26 million payment to the Township to cover a 
portion of the purchase price to buy the Township-owned Zurbrugg Mansion 
property through the redevelopment process. Additionally, the consent order viewed 
the prior payment from River’s Edge to purchase the Township-owned property as a 
credit “to the Zurbrugg Partnership, LLC (“Zurbrugg”) to compensate for the 
construction of 11 transferred age-restricted affordable rental housing units as part of 
the redevelopment of the Zurbrugg Mansion. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Zurbrugg Mansion 
 
The Zurbrugg Mansion site located at 531 Delaware Avenue (Block 1202, Lots 1-11) 
was redeveloped for 27 affordable senior rental units. Of the 27 senior affordable 
rental units constructed at Zurbrugg Mansion, 11 are used by the Township to 
address its Prior Round obligation and the balance of 16 affordable senior rental units 
will be used to address the Township’s Third Round obligation. Additionally, 
Zurbrugg Mansion provided 17 low-income units, including five (5) very low-income 
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units, 10 moderate-income units and a unit mix which includes five (5) studio 
apartments, 19 one-bedroom units and three (3) two-bedroom units. 
 
The site is located in Planning Area 1, which is the preferred location for affordable 
housing, a CO was issued October 5, 2010, and all units have 30-year affordability 
controls (Appendix D) and are administered and affirmatively marketed by Zurbrugg 
Partnership, LLC.  
 
Creekside (Completed) 
 
The Creekside inclusionary development is an 18-acre site that fronts on Burlington 
Avenue (County Route 543) and was approved for a total of 28 units, three (3) of 
which are family affordable rental units. The Township intends to have one (1) of 
these credits applied to the Prior Round obligation with the remaining two (2) units 
counted towards the Third Round obligation. 
 
The site is located in Planning Area 1 which is the preferred location for affordable 
housing and has 30-year affordability controls (Appendix E). The affordable housing 
units are located at 2201 (three-bedroom unit), 2203 (two-bedroom unit) and 2205 
(two-bedroom unit) Burlington Avenue (Block 1802.01/Lot 19), and COs were issued 
in 2010. Each affordable family rental unit addressing the Prior Round is eligible for 
a rental bonus per N.J.A.C. 5:93-5.15.  
 
Although as noted in Resolution 2007-14, the Planning Board approved a waiver 
allowing all three (3) affordable units to be moderate income, the Township entered 
into an agreement on August 15, 2011 modifying the low/moderate income split 
requiring the developer to provide two (2) low-income units and one (1) moderate-
income unit. While the three (3) affordable units are currently under the ownership 
of 1st Colonial bank, Triad Associates, an experienced affordable housing 
administrator, was hired to administer the units. Deed restrictions have been filed 
with the County and the Township Attorney is working with the bank regarding the 
units’ future administration and affirmative marketing.  
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Creekside 
 
Prior Round Rental Bonuses 
 
As noted above, Delanco Township more than addressed the minimum 16-unit Prior 
Round rental component through 27 total affordable rental units including 16 
affordable family rentals and 11 affordable senior rentals. As such, the Township is 
eligible for a full rental bonus for 16 of the completed family rental units.  
 
SATISFACTION OF THE THIRD ROUND OBLIGATION 
 
As noted above, the Township will enter into a settlement with FSHC to establish a 
131 unit Third Round prospective need obligation. Additionally, if the Township’s 
final obligation, as determined by the Court, etc. is more than 20% lower than the 
131-unit obligation (105 units or less), the Township’s obligation would be further 
reduced and all remaining credits would be applied towards a future obligation.  
 

Minimum Third Round Rental Obligation = 33 units 
 
.25 (Third Round obligation) = .25(131) = 32.75 rounded up to 33 
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Maximum Third Round Age Restricted Units = 32 units 
 
.25 (Third Round obligation) = .25(131) = 32.75 rounded down to 32 
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Inclusionary Developments  
 
Creekside (See Prior Description) 
 
The Township utilized one (1) of the three (3) completed affordable family rental 
units at Creekside towards the Prior Round obligation while the remaining two (2) 
affordable family rental credits will be applied to the Third Round obligation. In 
addition, the two (2) completed affordable family rental units utilized to address the 
Third Round are eligible for rental bonuses per N.J.A.C. 5:93-5.15.  
 
Zurbrugg Mansion (See Prior Description) 
 
Of the 27 senior affordable rental units constructed at Zurbrugg Mansion, 11 are used 
by the Township to address its Prior Round obligation and the balance of 16 
affordable senior rental units will be used to address the Township’s Third Round 
obligation. Additionally, Zurbrugg Mansion addressed the statutory requirements for 
very-low income housing by providing five (5) very-low income units. 
 
High Point (Approved) 
 
The Township’s Joint Land Use Board approved a subdivision in August 2015 
(Resolution 2015-18). The development is located in the Planned Residential 
Development/Affordable Housing (PRD/AH) District and will consist of 14 age-
restricted building lots and two (2) open space lots.  
 
This 3.1-acre site (Block 2100.01, Lot 50) located at the corner of Creek Road, Emery 
Way and Newton’s Landing Blvd, is currently vacant, is surrounded by the Newton’s 
Landing Development and will become part of that development’s existing 
homeowner’s association. As part of this inclusionary development, the developer 
shall produce three (3) off-site non age-restricted family affordable rental units 
through a market-to-affordable program or make an in-lieu of construction payment 
to the Township. As market-rate units are sold in the primary development, the 
developer shall place at least $11,000 per unit up to a maximum of $150,000 into a 
separate escrow account or trust fund. This fund is intended to be used to implement 
the development of the required units, including acquisition, rehabilitation and 
construction. In the event that the developer cannot satisfy the requirements of the 
Developer’s Agreement (Appendix F), the Township may immediately require the 
developer to release the $150,000 to the Township for a three-unit in-lieu payment, at 
which point the funds will be placed in the Township’s Affordable Housing Trust 
Fund. 
 
If the developer builds/creates off-site affordable units, the developer will retain HAS 
or another experienced affordable housing administrative entity acceptable to the 
Township. The units will have 30-year affordability controls and will be affirmatively 
marketed. The administrative entity will income-qualify applicants and will provide 
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long-term administration of the units in accordance with COAH’s rules at N.J.A.C. 
5:93-9.2 and 5:93-11.1 and UHAC per N.J.A.C. 5:80-26.1. At least half of the affordable 
units developed will be affordable to low income households and an odd number of 
affordable units will always be split in favor of the low income unit per N.J.A.C. 5:93-
2.20 and UHAC per N.J.A.C. 5:80-26. While the Township is not seeking credit for 
this project at this time (awaiting determination by the developer to produce the units 
or provide the in-lieu payment), a signed developer’s agreement between the 
developer and the Township identifies the low-/moderate-income split for the 3 units 
as being 2 low-income units and 1 moderate-income unit. All units will follow UHAC 
requirements in developing the affordable units by providing one 1-bedroom, one 2-
bedroom and one 3-bedroom unit. 
 
100% Affordable Development  

 
Abundant Life/Living Springs - Completed 
 
The Township’s Joint Land Use Board approved a 163-unit development in July 2009 
(Resolution 2009-12). The development is to be built in phases and will ultimately 
include a 100-unit age-restricted rental building (completed), a 20-unit building for 
individuals with special needs (completed), a 43-unit age-restricted rental building 
and approximately 32,000 square feet of commercial space.  
 
 
 
 
 
 
 
 
 
 
 
 

       Living Springs Manor                                                    Living Springs 
 
This 44.83-acre site (Block 2200, Lots 2.01 and 3), part of a larger 52.3-acre tract 
which includes a 7-acre portion in neighboring Edgewater Park Township, is adjacent 
to Pennington Park (a County-owned-park) and is located along Route 130 at its 
intersection with Creek Road. In addition to the buildings discussed above, the site 
contains a church and educational facility (located in Edgewater Park). The completed 
buildings are located in Planning Area 1, the preferred location for affordable 
housing, have at least 30-year affordability controls (Appendix G), and are 
administered and affirmatively marketed by Living Springs Manor, LLC (a subsidiary 
of the Michaels Organization). The 100 (94 of which are affordable/age-restricted 
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rentals) unit building received a CO on May 5, 2011, while the 20-unit special needs 
building (phase two), received a CO on November 16, 2012.  

Based on the 25% senior cap per COAH’s regulations, the Township will be eligible 
for at least 32 senior unit credits plan-wide and the Township intends to have 17 of 
the 94 senior affordable rental units credited from this development to address its 
Third Round obligation. Based on conversations with the leasing manager at Living 
Springs Manor, the 94 affordable senior rental units have an income split of 51 low-
income units (including 10 very low-income units) and 43 moderate-income units 
and a unit bedroom mix which includes 82 one-bedroom units and 12 two-bedroom 
units. As confirmed by the tax credit developer, the 20-unit special needs building 
contains all one-bedroom units, of which 10 are very-low income DDD special 
needs units and 10 are low-income veterans’ special needs units.  
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Crossings at Delanco Station 
 
The Crossings at Delanco Station (Block 2100/Lots 3.01, 3.02, 3.05, 6, 7, 8.01 and 
8.02) is a 36.9- acre site that was to produce on—site affordable units as part of an 
inclusionary development in the Township’s earlier adopted Third Round plans. As 
part of a developer’s agreement, the Township is accepting donation of the Rhawn 
site (see discussion below) as fulfillment of the developer’s fair share affordable 
housing obligation. 
 
Rhawn/Cornerstone at Delanco (Approved) 
 
As part of the Township’s 2008/2010 plans, the Rhawn site was contemplated as an 
inclusionary development with market rate and affordable units to be produced 
through the redevelopment of the site. Subsequently, as noted above, the Township is 
receiving a donation of the Rhawn site and, in turn, the Township is donating the 
Rhawn site to an experienced tax credit developer to construct a 100% affordable 
rental housing complex on the site. The transfer of the land from the owner to the 
Township and, in turn, to the tax-credit redeveloper, is governed by conditions to 
Board approvals and an amended Developer’s Agreement and Redevelopment 
Agreement (collectively referred to by the Township as the “Tri-Party” transaction). 
The 100% affordable housing site complex is now known as “Cornerstone at 
Delanco”.  
 
In July 2015, Delanco Township granted preliminary approval (Appendix H) for 63 
affordable family rental housing units on a 5.37-acre site located at 200 Rhawn Street 
(Block 2100/Lot 1). On November 3, 2015, the developer (the Walters Group) was 
awarded competitive 9% Low Income Housing Tax Credits (LIHTC). The 
development will include 64 total units (63 affordable units) located in eight (8) 
buildings; including one (1) superintendent’s unit, 3,000 square feet of office space, a 
maintenance building, parking and other on-site amenities. The site is directly 
adjacent to the River Line station and will provide direct rail access to employment 
opportunities in Camden, Philadelphia, Trenton, and beyond. As provided by RSIS 
and the zoning ordinance, the application received a 9% reduction in the number of 
required on-site parking spaces (116 spaces, 1.8 spaces per unit). 
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The site is within PAH-3 (Planned Affordable Housing District 3) and a PAH-100 
(Planned Affordable Housing 100 Overlay) zoning districts (as amended by 
Ordinance No. 2015-07) and formerly housed the Rhawn factory (previously 
demolished due to fire). On May 18, 2015, the Township Planning Board authorized 
an investigation to determine whether the area was in need of redevelopment 
pursuant to the New Jersey Local Redevelopment and Housing Law (“LRHL”), 
N.J.S.A. 40A:12A-1 et seq. The Determination of Need Report was prepared by the 
Planning Board for review at the public hearing held on June 16, 2015. 
 
The site received preliminary site plan approval/variance approval on July 7, 2015 
(Appendix H) and on July 13, 2015, pursuant to the LRHL (N.J.S.A. 40A:12A-1 et 
seq.,), a Redevelopment Plan was adopted (Ordinance 2015-9). The project received 
final site plan approval on May 3, 2016.  
 
COAH’s Second Round rules at N.J.A.C. 5:93-5.3 “New construction; site criteria and 
general requirements” and N.J.A.C. 5:93-5.5 “Municipally sponsored construction” 
are addressed as follows: 
 
 Administrative Entity - The Walters Group is an experienced LIHTC 

developer and affordable housing administrator who will affirmatively 
market, income qualify applicants and provide long-term administration of 
the units in accordance with COAH’s rules at N.J.A.C. 5:93-9.2 and 5:93-
11.1 and UHAC per N.J.A.C. 5:80-26.1. Additionally, all units will have 30-
year affordability controls. 

 
 Bedroom Distribution - The Walters Group will follow the UHAC 

requirements in developing the affordable units by providing 12 1-bedroom 
units, 36 2-bedroom units and 16 3-bedroom units (one unit will be for an 
onsite superintendent). 
 

 Construction Schedule – The Walters Group has proposed a construction 
schedule for the site that anticipates construction completion in 2017 as 
required per N.J.A.C. 5:93-5.5(a)4 (Appendix H). The Construction 
Schedule notes each step in the development process many of which are 
already completed), including preparation of a site plan, granting of 
municipal approvals, applications for funding, beginning construction, 
construction completion and lease up.  

 
 Very Low/Low/Moderate Income Split - At least half of the affordable units 

developed by Walters Group will be affordable to low income households 
and an odd number of affordable units will always be split in favor of the 
low income unit per N.J.A.C. 5:93-2.20 and UHAC at N.J.A.C. 5:80-26. A 
July 2015 redevelopment agreement between the Walters Group and the 
Township identifies the low-/moderate-income split for the 63 affordable 
units as being 32 low-income, including 8 very-low income units and 31 
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moderate-income units. Additionally, the redevelopment agreement 
indicates that the project will seek LEED certification. 

 
 Rental Bonus - The 63 affordable family rental units are eligible for a 

rental bonus up to the Township’s maximum number of Third Round 
rental bonuses pursuant to N.J.A.C. 5:93-5.15. 

 
Third Round Rental Bonuses 
 
As noted above, Delanco Township more than addressed the minimum 33-unit Third 
Round rental component through 117 total Third Round affordable rental units 
including 65 affordable family rentals, 20 special needs rentals and 33 affordable 
senior rentals. As such the Township is eligible for rental bonus credits for up to 33 
units based in the units proposed in the Plan.  
 
VERY LOW INCOME UNITS 

 
Pursuant to the 2008 amendments to the FHA, P.L. 2008, c.46, municipalities must 
provide very low income units equal to 13% of the future units satisfying the Third 
Round obligation. Delanco Township intends to more than satisfy its 13-unit very low 
income requirement with at least 24 very-low income units as follows: 
 

a. Five (5) very low income senior rental units at Zurbrugg Mansion; 
 
b. One (1) very-low income family rental unit at Russ Farm; 
 
c. Ten (10) very-low income senior rental units at Living Springs Senior 

Residence; and  
 
d. Eight (8) very-low income family rental units at the 

Rhawn/Cornerstone at Delanco. 
 

AFFORDABLE UNITS MEETING THE THIRD ROUND OBLIGATION 
 

Delanco Township has met its 131-unit Third Round obligation through surplus Prior 
Round credits, affordable family rentals at Creekside and Rhawn/Cornerstone at 
Delanco, affordable senior rentals at Zurbrugg Mansion, affordable senior and 
special needs rentals at Abundant Life/Living Springs, as well as eligible Third 
Round rental bonuses. 
 
 The 49-unit family obligation has been more than satisfied with 63 family rentals 

approved at Rhawn/Cornerstone at Delanco and the balance of 2 affordable family 
rentals at Creekside. [.50(Third Round obligation - proposed bonuses) =.50(131-33) 
=49] 
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 The 33-unit rental obligation has been more than satisfied with 63 family rentals 
approved at Rhawn/Cornerstone at Delanco, the balance of 2 affordable family 
rentals at Creekside, balance of 16 senior affordable rentals at Zurbrugg, 16 units 
at Abundant Life/Living Springs and 20 special needs units at Abundant 
Life/Living Springs Manor. [.25(131) =32.75, must round up to 33] 
 

 The 17-unit family rental obligation has been more than satisfied with 63 family 
rentals approved at Rhawn/Cornerstone at Delanco and the balance of 2 
affordable family rentals at Creekside. [.50(Third Round minimum rental 
obligation) =.50(33) =16.5, rounded up to 17] 
 

 The Township’s plan includes the maximum number of senior units permitted at 
this time based on a 131-unit obligation – 32 affordable senior units – which will 
be met with through the balance of senior rentals at Zurbrugg and a cap of senior 
units at the Abundant Life site. The additional senior affordable housing units at 
the Abundant Life site are eligible to receive credit in future affordable housing 
rounds. [.25(Third Round obligation) =.25 (131) =32.75, rounded down to 32] 
 

 The Township has included 31 eligible rental bonuses from the 
Rhawn/Cornerstone at Delanco approval and 2 eligible rental bonuses from 
Creekside.  
 

Table 29. Affordable Housing Credits/Reductions/Bonuses Addressing Third Round 
Obligation 

 
 

Delanco Township Third Round 
Compliance Mechanisms: 131-Unit Third Round 

 

Credits Bonuses Total 

Surplus Credits - Prior Round - completed  12 0 12 
Inclusionary Developments    

Creekside – affordable family rentals, 2 of 3, balance 
- completed 2 2 4 

Zurbrugg – affordable senior rentals, 16 of 27 bal. – 
completed 16 0 16 

High Point – off-site family units or in-lieu payment 
- approved _ _ _ 

100% Affordable Sites    
Abundant Life/Living Springs – 94+ affordable 

senior rentals; (senior cap) - completed 16 0 16 

Abundant Life/Living Springs Manor – 20 special 
needs rentals - completed 20 0 20 

Rhawn/Cornerstone at Delanco - affordable family 
rental units – approved, awarded tax credits 63 31 94 

TOTAL 129 33 162 
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SUMMARY  
 

The rehabilitation program, to be administered by Burlington County, will satisfy the 
23-unit Township rehabilitation obligation. The Township addressed its 61-unit prior 
round obligation with transferred RCAs, existing family affordable sale units, existing 
affordable family and senior rental units and prior round rental bonuses. Delanco 
will meet its 131-unit Third Round prospective need obligation with family affordable 
rentals, senior affordable rentals, special needs rentals and eligible Third Round 
rental bonuses. 
 
The Township will continue its participation in Burlington County’s rehabilitation 
program to satisfy its 23-unit rehabilitation obligation. As previously discussed, 
Delanco Township may provide funds to the County or may implement a local 
rehabilitation program if required by the special master.  
 
The Township has addressed it entire Prior Round obligation. Delanco has 
transferred all of the funds necessary for its RCA.  The off-site family affordable 
rental and sale units funded by Russ Farm are constructed and are appropriately deed 
restricted.  The on-site family affordable sale units and the off-site affordable senior 
units (at Zurbrugg) at River’s Edge are constructed and are appropriately deed 
restricted. Also, the on-site affordable rental units are constructed and deed restricted 
at Creekside. 
 
Furthermore, the Township has addressed nearly all of its Third Round obligation 
through the construction, completion and deed restrictions placed on the Creekside, 
Abundant Life and Zurbrugg Mansion developments. While the 100% affordable 
Rhawn/Cornerstone at Delanco project has yet to be constructed, the Township has 
approved the project, it received tax credit funding, and it will be constructed within 
two years of Judgment of Repose.  
 
COST GENERATION  

 
Delanco Township’s Land Development Ordinance has been reviewed to eliminate 
unnecessary cost generating standards; it provides for expediting the review of 
development applications containing affordable housing. Such expedition may 
consist of, but is not limited to, scheduling of pre-application conferences and special 
monthly public hearings. Furthermore, development applications containing 
affordable housing shall be reviewed for consistency with the Land Development 
Ordinance, Residential Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) and the 
mandate of the FHA regarding unnecessary cost generating features. Delanco shall 
comply with COAH’s requirements for unnecessary cost generating requirements, 
N.J.A.C. 5:93-10.1, procedures for development applications containing affordable 
housing, N.J.A.C. 5:93-10.4, and requirements for special studies and escrow 
accounts where an application contains affordable housing, N.J.A.C. 5:97-10.3.  
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MONITORING/STATUS REPORT 
 

In accordance with N.J.A.C. 5:93-12.1 and the proposed settlement agreement, the 
Township shall complete annual monitoring reports (using forms previously 
developed for this purpose by the COAH or any other forms endorsed by the Special 
Master and FSHC) of the Affordable Housing Trust Fund, affordable housing activity 
and programs and provide copies to the Court, Special Master, FSHC and all entities 
on the affirmative marketing list in said agreement. In addition, pursuant to the 
settlement agreement with FSHC, the Township must provide a status report at the 
mid-point of its Judgment of Repose and must also provide a status repost on 
addressing the statutory requirements for very-low income housing every three (3) 
years. 
 
AFFORDABLE HOUSING ORDINANCE AND AFFIRMATIVE MARKETING  
 
The Township of Delanco has an Affirmative Marketing and Affordable Housing 
Ordinance (Chapter 58 "Fair Housing" of the Delanco Township Code adopted 
November 2, 1998 (Ordinance #13-1998) as part of the Township’s Second Round 
substantive certification from COAH that will be updated in accordance with 
COAH’s substantive rules, statutory changes and UHAC. The Township’s Fair Share 
Ordinance governs the establishment of affordable units in the Township as well as 
regulating the occupancy of such units. The Fair Share Ordinance covers the phasing 
of affordable units, low/moderate income splits, bedroom distribution, occupancy 
standards, affordability controls, establishing rents and prices, affirmative marketing, 
income qualification, etc.  
 
To conduct affirmative marketing and monitoring of affordable units, the Township 
does not currently contract with any one administrator. Existing affordable units 
within the Township are marketed and administered by MEND, Triad, Salt and Light 
or a specific project’s developer. It is the Township’s understanding that the proposed 
units at the Rhawn/Cornerstone at Delanco and possible off-site units developed by 
the High Point developers will be administered by the project’s developer or a 
Township-approved designee.  
 
The affirmative marketing plan is designed to attract buyers and/or renters of all 
majority and minority groups, regardless of race, creed, color, national origin, 
ancestry, marital or familial status, gender, affectional or sexual orientation, 
disability, age or number of children to the affordable units located in the Township. 
Additionally, the affirmative marketing plan is intended to target those potentially 
eligible persons who are least likely to apply for affordable units and who reside in 
Housing Region 5, consisting of Burlington, Camden and Gloucester Counties.  
 
The Township’s fair share ordinance includes regulations for qualification of income 
eligibility, price and rent restrictions, bedroom distribution, affordability control 
periods, and unit marketing in accordance to N.J.A.C. 5:80-26. All newly created 
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affordable units will comply with the 30-year affordability control required by UHAC, 
N.J.A.C. 5:80-26-5 and 5:80-26-11. This ordinance must be adhered to by all private, 
non-profit or municipal developers of affordable housing units and must cover the 
period of deed restriction or affordability controls on each affordable unit. The costs 
of implementing the affirmative marketing plan (i.e., the costs of advertising the 
affordable units, etc.) are the responsibilities of the developers of the affordable units. 
This requirement is included in the Township’s fair share ordinance and shall be a 
condition of any municipal development approval. Drafts of both a revised Affordable 
Housing Ordinance and Affirmative Marketing Plan are attached (Appendix J and K). 
 
AFFORDABLE HOUSING TRUST FUND/SPENDING PLAN 

 
The Township has collected development fees since October 6, 1997 and the 
Township’s development fee ordinance (Ord. No. 12-1997- Appendix L) has been 
amended multiple times since then. Most recently, the Township revised its 
development fee ordinance pursuant to amendments to the FHA (P.L.2008, c.46) on 
November 10, 2008 (Ord. No. 2008-12), approved by COAH on January 6, 2009. 
 
In 2012, the Courts approved an amendment to the Township’s Third Round 
spending plan and as part of this amended Third Round plan the Township will 
again revise its spending plan. The Township’s amended spending plan (Appendix I), 
which details the collection and use of revenues, was prepared in accordance to 
N.J.A.C. 5:93-5.1(c). Collected revenues will be placed in the Township’s Affordable 
Housing Trust fund and will be dispensed for the use of affordable housing activities. 
Pursuant to N.J.A.C. 5:93-8.16, Delanco Township may use the funds in the trust 
fund for the below listed items: 
 

• Rehabilitation; 
 

• New construction;  
 
• Purchase of land for low and moderate income housing;  
 
• Improvement of land to be used for low and moderate income housing;  
 
• Extensions and/or improvements of roads and infrastructure to low and 

moderate income housing sites; 
 

• Assistance designed to render units to be more affordable and 
administration of the implementation of the housing element. 
 

At least 30% of development fees and interest collected since July 17, 2008, excluding 
expenditures made from the fund inception regarding all new construction, 
previously funded RCAs and rehabilitation activities, must be used to provide 
affordability assistance to low and moderate income households in affordable units or 
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for the creation of very-low or low-income affordable units included in a municipal 
Fair Share Plan. Additionally, no more than 20% of the revenues collected from 
development fees and interest each year, exclusive of the fees used to fund an RCA, 
shall be expended on administration, including, but not limited to, salaries and 
benefits for municipal employees or consultant fees necessary to develop or 
implement a rehabilitation program, a new construction program, a housing element 
and fair share plan, and/or an affirmative marketing program. 
 
Delanco Township intends to spend development fee revenues pursuant to N.J.A.C. 
5:93-8.16 and in conjunction with the housing programs outlined in this document. 
Delanco Township currently has approximately $44,885 in the housing trust fund 
and anticipates an additional $333,000 in revenues before the expiration of its 
Judgment of Repose and Compliance, for a total of $377,885. The municipality will 
dedicate the anticipated development fee revenues and will seek outside funding 
sources to cover the potential costs of its affordable housing programs anticipated to 
cost $377,800. Any shortfall of funds may be addressed through use of outside 
funding sources or through bonding and/or appropriations as may be allowed by law.  
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APPENDIX A – INTERLOCAL SERVICES AGREEMENT WITH BURLINGTON 

COUNTY 
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APPENDIX B – RUSS FARM - DEED RESTRICTIONS 
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APPENDIX C - RIVER’S EDGE- DEED RESTRICTIONS 
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APPENDIX D– ZURBRUGG MANSION- CONSENT ORDER/DEED 

RESTRICTIONS 
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APPENDIX E - CREEKSIDE – DEED RESTRICTION 
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APPENDIX F - HIGH POINT – RESOLUTION OF APPROVAL/DEVELOPERS 

AGREEMENT 
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APPENDIX G – ABUNDANT LIFE/LIVING SPRINGS MANOR - DEED 

RESTRICTIONS 
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APPENDIX H - RHAWN/CORNERSTONE AT DELANCO – RESOLUTION OF 

APPROVAL/PROFORMA/SCHEDULE 
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APPENDIX I - SPENDING PLAN 
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 SPENDING PLAN OF THE AMENDED THIRD ROUND HOUSING ELEMENT AND FAIR SHARE PLAN 
Adopted August 2, 2016 

 
Introduction 
 
Delanco Township has prepared an amended Third Round Housing Element and Fair 
Share Plan that addresses its regional fair share of the affordable housing need in 
accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.), the Fair 
Housing Act (N.J.S.A. 52:27D-301) and the regulations of the Council on Affordable 
Housing (“COAH”) (N.J.A.C. 5:93-1 et seq). A development fee ordinance creating a 
dedicated revenue source for affordable housing was adopted by the municipality on 
October 6, 1997, last amended November 10, 2008 and approved by COAH on January 
6, 2009. 
 
As of December 31, 2015, Delanco Township has collected $463,486.06 and expended 
$418,601.26, resulting in a balance of $44,884.80. All development fees, payments-in-
lieu of construction, funds from the sale of units with extinguished controls and interest 
generated by the funds are deposited at Investors Bank in a separate interest-bearing 
affordable housing trust fund for the purposes of affordable housing. These funds shall 
be spent in accordance with N.J.A.C. 5:93-8.16 as described in the sections that follow.  
 
1. Revenues for Certification Period 
 
To calculate a projection of revenue anticipated during the period of Third Round 
Judgment of Repose, Delanco Township considered the following: 
 
(a) Development fees: 

 
1. Residential and nonresidential projects which have had development fees 

imposed upon them at the time of preliminary or final development approvals 
 

2. All projects currently before the Joint Land Use Board (“JLUB”) for 
development approvals that may apply for building permits and certificates of 
occupancy 

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

development.  
 
(b) Payment in lieu (PIL):  $150,000 

 
In relation to the High Point development, Delanco Township anticipates either 
the construction of three off site units or a PIL to be utilized for the construction 
of three affordable units.  
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(c) Other funding sources: $0 
 
Delanco Township is not anticipating collecting money from other funding 
sources at this time. Funds from other sources, include, but are not limited to the 
sale of units with extinguished controls, repayment of affordable housing 
program loans, rental income, and proceeds from the sale of affordable units.  All 
monies in the Affordable Housing Trust fund are anticipated to come from 
development fees, payments in lieu of construction and interest.  

 
(d) Projected interest:  

 
Based on the current average interest rate and previous amounts collected, 
Delanco Township anticipates collecting $3,000 in interest through 2025. 

 
Table SP-1 indicates the anticipated revenue to be generated from development impact 
fees and interest. Delanco Township projects a total of $333,000 to be collected between 
January 1, 2016 and December 31, 2025, including interest, to be used for affordable 
housing purposes under the assumptions presented after the table, which is primarily an 
extrapolation of past trends. The total, after adding the money currently in the account, is 
projected to be $377,800.  
 
2.  ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 
 
The following procedural sequence for the collection and distribution of development fee 
revenues shall be followed: 
 
Collection of Development Fee Revenues 
 
Collection of development fee revenues shall be consistent with Delanco Township’s 
development fee ordinance for both residential and non-residential developments in 
accordance with COAH’s rules and P.L.2008, c.46, sections 8 (C. 52:27D-329.2) and 32-
38 (C. 40:55D-8.1 through 8.7).   
 
Distribution of Development Fee Revenues 
 
The JLUB adopts and forwards a resolution to the governing body recommending the 
expenditure of development fee revenues as set forth in this spending plan. The 
governing body reviews the request for consistency with the spending plan and adopts 
the recommendation by resolution. 
 
The release of funds requires the adoption of the governing body resolution in 
accordance with the Court approved spending plan. Once a request is approved by 
resolution, the Chief Financial Officer releases the requested revenue from the trust fund 
for the specific use approved in the governing body’s resolution.  
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Table SP-1.  Projected Revenues-Housing Trust Fund – 2016 through 2025 
 

Year 
Source  
of Funds 

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 
2016-
2025 
Total 

Projected  
Residential 
Development 

ST
A

R
T

IN
G

 B
A

LA
4C

E 
$4

4,
88

4.
80

 (1
2/

31
/1

5)
 $6k $6k $6k $6k $6k $6k $6k $6k $6k $6k $60k 

Projected 
Non-
Residential 
Development  

$60k $60k - - - - - - - - $120k 

Payment in 
Lieu 

$50k $50k $50k - - - - - - - $150k 

Interest $300 $300 $300 $300 $300 $300 $300 $300 $300 $300 $3k 
Total $44.8k $116.3k $116.3k $56.3k $6.3k $6.3k $6.3k $6.3k $6.3k $6.3k $6.3k $377.8k 

 
Projected residential development is based on the Township planner’s estimate of 20 new homes being constructed over the next 10 
years. This estimate does not include affordable housing sites in the Township’s Plan including the High Point site, the Cornerstone 
at Delanco site or the yet built later phases of the Abundant Life/Living Springs project as they will be producing affordable 
housing/in-lieu-payments and may not be charged an additional residential development fee. Projected non-residential development 
is based on the Township Planner’s estimate of 170,000 sq. ft. of warehouse construction through 2025. This 170,000 sq. ft. was 
multiplied by $27.95 (the Township’s average per sq. ft. equalized assessed value for warehouse use) to produce an estimated 
$4,752,115 new construction value. This $4,752,115 was then multiplied by 0.025 (2.5% non-residential development fee) to determine 
the estimated collection of non-residential development fees. Interest calculations are based on deposits as indicated via bank 
statements, averaged and extrapolated through 2025.  
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3.  DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 
 
The Township of Delanco may use the funds in the trust fund for any of the below listed 
items, pursuant to N.J.A.C. 5:93-8.16(a) and (c): 
 
 New construction of affordable housing units and related development costs; in 

the case of inclusionary developments, eligible costs shall be pro-rated based on 
the proportion of affordable housing units included in the development 
 

 Extensions or improvements of roads and infrastructure directly serving 
affordable housing development sites; in the case of inclusionary developments, 
costs shall be pro-rated based on the proportion of affordable housing units 
included in the development 
 

 Acquisition and/or improvement of land to be used for affordable housing 
 

 Market-to-affordable programs 
 

 Green building strategies designed to save money for low and moderate income 
households, either for new construction that is not funded by other sources, or as 
part of necessary maintenance or repair of existing units 
 

 Maintenance and repair of affordable housing units 
 

 Repayment of municipal bonds issued to finance low and moderate income 
housing activity 
 

 Affordability assistance to very low, low and moderate income buyers and renters 
of affordable housing units to lower the cost of homeownership, subsidize closing 
costs, or to reduce the capitalized basis of the rent payments 
 

 Affordability assistance to create very low-income and low-income units 
 

 Any other activity as specified herein. 
 
At least 30% of collected development fees, excluding expenditures made from the 
affordable housing trust fund prior to July 17, 2008 shall be used to provide affordability 
assistance to low- and moderate-income households in affordable units included in the 
Fair Share Plan and to create very-low income units. Additionally, no more than 20% of 
the revenues collected from development fees shall be expended on administration, 
including, but not limited to, salaries and benefits for municipal employees or consultant 
fees necessary to prepare or implement a rehabilitation program, a new construction 
program, a housing element and fair share plan, and/or an affirmative marketing 
program. At the present time, the share of allowed administrative expenses has not yet 
been exceeded in Delanco. Adding up the previously collected and projected revenue, the 
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Township would be permitted to spend an additional $46,325 in administrative expenses 
if all projected revenues are received.  
 
If funding should fall short of the amount necessary, Delanco will seek grants, low cost 
loans or use general revenues and may use its bonding capacity to meet such shortfall. 
 
Specific Projects 
 
Rehabilitation program:   
 
The Burlington County Department of Human Services (Community Development 
Division) administers two rehabilitation programs. These programs utilize federal 
Community Development Block Grant (“CDBG”) and HOME Investment Partnership 
funds. The Township will continue its participation with the County and institute a local 
program if required by the Court. If all projected trust fund revenue is received, the 
Township may be able to provide upwards of $336,400 towards the rehabilitation 
program. All rehabilitated units will have an average hard cost of $10,000 per unit and 
should there be any funding shortfall, the Township may provide additional funding 
through bonding if necessary.  
 
Municipally-Sponsored New Construction (100% Affordable Housing Sites):  
 

1. The municipally sponsored sites in the Township’s plan have all been fully 
funded. 

  
4. AFFORDABILITY ASSISTANCE (N.J.A.C. 5:93-8.16(C)) 
 
The following table indicates the minimum amount anticipated being available for 
affordability assistance to low- and moderate-income households, including very-low 
income households. 
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Table SP-2.  Projected Minimum Affordability Assistance Requirement 

 

Development fees collected July 17, 2008 to 
December 31, 2015 

 $60,079 

Development fees projected 2016-2025 + $180,000 

Interest earned July 17, 2008 to December 31, 2015  $9,444 

Interest projected 2016-2025 + $3,000 

 Total = $ 252,523 

30 percent requirement x 0.30 =  $75,757 

Less affordability assistance expenditures through 
December 31, 2015 

– $220,769 

Projected minimum affordability assistance 
requirement  

= ($145,012) 

Projected minimum very low-income affordability 
assistance requirement  

÷ 3 = $0 

 
As Delanco Township has already dedicated $220,769 from the affordable housing trust 
fund to render units more affordable through the creation of very-low income units1, the 
Township does not intend to provide any additional affordability assistance  funds at this 
time. In the future, if the requirement arises, the Township will have continued to create 
very-low income family rental units at Cornerstone at Delanco.  
 
5. ADMINISTRATIVE EXPENSES (N.J.A.C. 5:93-8.16(e)) 

 
Table SP-3.  Projected Allowed Administrative Expense 

 

Development fees/interest collected through December 
31, 2015 

 $333,486 

Payment-in-lieu of construction through July 17, 2008  $130,000 

Development fees projected 2016-2025  $180,000 

Interest projected 2016-2025 + $3,000 

 Total = $646,486 

 20 percent maximum permitted administrative 
expenses 

x 0.20 = 
$129,297 

Less administrative expenditures through December 31, 
2015 

– 
$87,832 

Projected allowed administrative expenditures = $41,465 

                                                 
1 The Township has already spent more than is required on affordability assistance. 
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Delanco will not expend for administrative purposes in excess of the formula in 
Table SP-3.  
 

Delanco Township projects that upwards of $41,465 will be available from the affordable 
housing trust fund to be used for administrative purposes. Projected administrative 
expenditures, subject to the 20 percent cap, are as follows:  
 
 Township Attorney, Engineer, and Planner fees related to Third Round plan 

preparation and implementation including Judgment of Repose and future Court-
required monitoring 

 
 Rehabilitation administration fees 

 
6.  EXPENDITURE SCHEDULE 
 
Delanco Township intends to use affordable housing trust fund revenues for the creation 
and/or rehabilitation of housing units. In developing this spending plan, it is important 
to note that the Township has committed or will commit the expenditure of funds in the 
municipal trust fund within four (4) years of the date of collection or within four (4) years 
after the Township receives a Judgment of Repose per the Appellate Division decision, 
whichever is later. The expenditure schedule is summarized as follows (assuming a 
Judgment of Repose in 2016): 
 

Table SP-4 - Projected Expenditure Schedule 2016 through 2025 
 

Program 
Units/ 

Bedrooms 20
16

20
17

 

20
18

0
19

 

20
20

20
21

 

20
22

20
23

 

20
24

20
25

 
Total 

Rehabilitation 
Program, if 
Necessary 

23 $67.3k $67.3k $67.3k $67.3k $67.2k $336.4k 

Affordability 
Assistance for the 
Creation of  Very-
Low Units/New 

Construction 

 - - - - - - 

Total Programs  $67.3k $67.3k $67.3k $67.3k $67.2k $ 336.4k 
Administration  $8.3k $8.3k $8.3k $8.3k $8.2k $41.4k 

TOTAL 23 $75.6k $75.6k $75.6k $75.6k $75.4k $377.8k 

 
7.  EXCESS OR SHORTFALL OF FUNDS 
 
The Township anticipates collecting a sufficient amount of funds to address the Court-
required 23-unit rehabilitation share. If funding should fall short of the amount 
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necessary, the governing body of Delanco Township may adopt a resolution agreeing to 
fund any shortfall of funds required for implementing the rehabilitation program.   
 
8.  SUMMARY 
 
Delanco Township intends to spend affordable housing trust fund revenues pursuant to 
N.J.A.C. 5:93-8.16 and consistent with the housing programs outlined in the Township’s 
Amended Third Round Housing Element and Fair Share Plan. 
 
Delanco Township has a balance of $44,885 as of December 31, 2015 and anticipates an 
additional $333,000 in revenues before the expiration of its Judgment of Repose for a 
total of $377,800. The municipality will dedicate all available funds towards a 
rehabilitation program and a small amount is anticipated for administration. Any 
shortfall of funds will be addressed through the use of outside funding sources or 
through bonding and/or appropriations as may be allowed by law.  

 
Spending Plan Summary 

 

Revenues 

Balance as of December 
31, 2015 

 $44,885 

Projected Revenue from 
December 31, 2015 
through 2025 

  

1. Development fees + $180,000 
2. Payments in lieu of 
construction 

+ $150,000 

3. Other funds + $0 
Interest + $3,000 

Total Projected Revenue = $377,885 
Expenditures 

Funds Used for 
Rehabilitation  

- $336,420 

Affordability Assistance 
For The Creation of 
Very-Low Units/New 
Construction 

- $0 

Administration  - $41,465 
Total Projected 

Expenditures 
= $377,885 
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DRAFT 
ORDINANCE #_______ 

 
TOWNSHIP OF DELANCO 

COUNTY OF BURLINGTON, STATE OF NEW JERSEY 
 

 
AN ORDINANCE OF THE TOWNSHIP OF DELANCO, COUNTY OF DELANCO 
AND STATE OF NEW JERSEY AMENDING CHAPTER 58 "FAIR HOUSING" 
OF THE CODE OF THE TOWNSHIP OF DELANCO TO ADDRESS THE 
REQUIREMENTS OF THE NJ SUPERIOR COURT 

 
 
 WHEREAS, the New Jersey Council on Affordable Housing ("COAH") has promulgated rules, 
set forth at N.J.A.C. 5:93 and 5:91, concerning the substantive and procedural requirements for obtaining 
third round substantive certification of the Township's Housing Element and Fair Share Plan; and  
 

WHEREAS, on March 10, 2015, the Supreme Court transferred responsibility to review and 
approve housing elements and fair share plans from COAH to designated Mt. Laurel trial judges within the 
Superior Court; and 
 

WHEREAS, on July 7, 2015, the Township submitted a Declaratory Judgment Action to NJ 
Superior Court; and 

 
 WHEREAS, on August 2, 2016, the Township Joint Land Use Board adopted a revised Third 
Round Housing Element and Fair Share Plan; and 
 

WHEREAS, on August 15, 2016, the Township governing body adopted a resolution endorsing 
the adopted Township Plan; and  
 

WHEREAS, on September 8, 2016, the NJ Superior Court granted the Township a Judgment of 
Compliance and Repose for the third round; and 
 
 WHEREAS, as part of its review and grant of the Township's petition for a Judgment of 
Compliance and Repose, the Superior Court requires that the Township's affordable housing ordinances be 
updated and brought into compliance with its current rules. 
 
 Now, therefore, BE IT ORDAINED by the Township Committee of the Township of Delanco, in 
the County of Burlington and State of New Jersey, that the "Code of the Township of Delanco" ("Code") 
is hereby amended as follows: 
 
 Section 1.  Chapter 58, entitled " Fair Housing," Deleted and Replaced.  Chapter 58 " Fair 
Housing" of the Code is hereby deleted in its entirety and replaced with a new Chapter 58 " Fair Housing," 
which shall read as follows: 
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CERTIFICATION 
 

I, Janice M. Lohr, Clerk of the Township of Delanco, do hereby certify that the foregoing is a true 
and correct copy of a resolution passed by the Township Committee of the Township of Delanco at its 
meeting held on  _________, 2016. 

 
_____________________ 
Janice M. Lohr, RMC  
Delanco Township Clerk 

 
 

Chapter 58. Fair Housing 
 
§58-1. Statutory provisions. 
 

A. This section of the Township Code sets forth regulations regarding the low and moderate 
income housing units in the Township consistent with the provisions known as the 
“Substantive Rules of the New Jersey Council on Affordable Housing”, N.J.A.C. 5:93 et 
seq., the Uniform Housing Affordability Controls (“UHAC”), N.J.A.C. 5:80-26.1 et seq., 
and the Township's constitutional obligation to provide a fair share of affordable housing 
for low and moderate income households. In addition, this section applies requirements for 
very low income housing as established in P.L. 2008, c.46 (the "Roberts Bill").   

 
B. This Ordinance is intended to assure that very-low, low- and moderate-income units 

("affordable units") are created with controls on affordability over time and that very-low, 
low- and moderate-income households shall occupy these units. This Ordinance shall apply 
except where inconsistent with applicable law. 

 
C. The Delanco Township Planning Board has adopted a Housing Element and Fair Share 

Plan pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-1, et seq.  The Plan has 
also been endorsed by the Township Committee of the Township of Delanco.  The Fair 
Share Plan describes the ways the Township shall address its fair share for low- and 
moderate-income housing as determined by the Superior Court and documented in the 
Housing Element. 

 
D. This Ordinance implements and incorporates the Fair Share Plan and addresses the 

requirements of N.J.A.C. 5:93, as may be amended and supplemented. 
 
E. Pursuant to a settlement agreement with Fair Share Housing Center (“FSHC”), the  

Township shall file annual monitoring reports and status reports with the Superior Court 
and place the reports on its municipal website.. Any plan evaluation report of the Housing 
Element and Fair Share Plan and monitoring prepared by the Special Master in accordance 
with N.J.A.C. 5:91 shall be available to the public at the Delanco Township Municipal 
Building, 770 Coopertown Road, Delanco, NJ 08075 

 
§ 58-2.  Definitions.  As used herein the following terms shall have the following meanings: 
 
“Accessory apartment” means a self-contained residential dwelling unit with a kitchen, sanitary facilities, 
sleeping quarters and a private entrance, which is created within an existing home, or through the conversion 
of an existing accessory structure on the same site, or by an addition to an existing home or accessory 
building, or by the construction of a new accessory structure on the same site. 
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“Act” means the Fair Housing Act of 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.). 
 
“Adaptable” means constructed in compliance with the technical design standards of the Barrier Free 
Subcode, N.J.A.C. 5:23-7. 
 
“Administrative agent” means the entity responsible for the administration of affordable units in accordance 
with this ordinance, N.J.A.C. 5:91N.J.A.C. 5:93 and N.J.A.C. 5:80-26.1 et seq. 
 
“Affirmative marketing” means a regional marketing strategy designed to attract buyers and/or renters of 
affordable units pursuant to N.J.A.C. 5:80-26.15. 
 
“Affordability average” means the average percentage of median income at which restricted units in an 
affordable housing development are affordable to low- and moderate-income households.  
 
“Affordable” means, a sales price or rent within the means of a low- or moderate-income household as 
defined in N.J.A.C. 5:93-7.4; in the case of an ownership unit, that the sales price for the unit conforms to 
the standards set forth in N.J.A.C. 5:80-26.6, as may be amended and supplemented, and, in the case of a 
rental unit, that the rent for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.12, as may be 
amended and supplemented.  
 
“Affordable development” means a housing development all or a portion of which consists of restricted 
units.  
 
“Affordable housing development” means a development included in the Housing Element and Fair Share 
Plan, and includes, but is not limited to, an inclusionary development, a municipal construction project or 
a 100% affordable development. 
 
“Affordable housing program(s)” means any mechanism in a municipal Fair Share Plan prepared or 
implemented to address a municipality’s fair share obligation. 
 
“Affordable unit” means a housing unit proposed or created pursuant to the Act, credited pursuant to 
N.J.A.C. 5:93, and/or funded through an affordable housing trust fund. 
 
“Agency” means the New Jersey Housing and Mortgage Finance Agency established by P.L. 1983, c. 530 
(N.J.S.A. 55:14K-1, et seq.).  
 
“Age-restricted unit” means a housing unit designed to meet the needs of, and exclusively for, the residents 
of an age-restricted segment of the population such that:  1) all the residents of the development where the 
unit is situated are 62 years or older; or 2) at least 80% of the units are occupied by one person that is 55 
years or older; or 3) the development has been designated by the Secretary of the U.S. Department of 
Housing and Urban Development as “housing for older persons” as defined in Section 807(b)(2) of the Fair 
Housing Act, 42 U.S.C. § 3607.  
 
“Alternative living arrangement” means a structure in which households live in distinct bedrooms, yet share 
kitchen and plumbing facilities, central heat and common areas. Alternative living arrangement includes, 
but is not limited to: transitional facilities for the homeless, Class A, B, C, D, and E boarding homes as 
regulated by the New Jersey Department of Community Affairs; residential health care facilities as 
regulated by the New Jersey Department of Health; group homes for the developmentally disabled and 
mentally ill as licensed and/or regulated by the New Jersey Department of Human Services; and congregate 
living arrangements. 
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“Assisted living residence” means a facility licensed by the New Jersey Department of Health and Senior 
Services to provide apartment-style housing and congregate dining and to assure that assisted living services 
are available when needed for four or more adult persons unrelated to the proprietor and that offers units 
containing, at a minimum, one unfurnished room, a private bathroom, a kitchenette and a lockable door on 
the unit entrance.  
 
“Certified household” means a household that has been certified by an Administrative Agent as a low-
income household or moderate-income household.  
 
“COAH” means the Council on Affordable Housing, which is in, but not of, the Department of Community 
Affairs of the State of New Jersey, that was established under the New Jersey Fair Housing Act (N.J.S.A. 
52:27D-301 et seq.). 
 
“DCA” means the State of New Jersey Department of Community Affairs. 
 
“Deficient housing unit” means a housing unit with health and safety code violations that require the repair 
or replacement of a major system. A major system includes weatherization, roofing, plumbing (including 
wells), heating, electricity, sanitary plumbing (including septic systems), lead paint abatement and/or load 
bearing structural systems. 
 
“Developer” means any person, partnership, association, company or corporation that is the legal or 
beneficial owner or owners of a lot or any land proposed to be included in a proposed development including 
the holder of an option to contract or purchase, or other person having an enforceable proprietary interest 
in such land. 
 
“Development” means the division of a parcel of land into two or more parcels, the construction, 
reconstruction, conversion, structural alteration, relocation, or enlargement of any use or change in the use 
of any building or other structure, or of any mining, excavation or landfill, and any use or change in the use 
of any building or other structure, or land or extension of use of land, for which permission may be required 
pursuant to N.J.S.A. 40:55D-1 et seq. 
 
"Fair Share Plan" means the plan that describes the mechanisms, strategies and the funding sources, if any, 
by which the Township proposes to address its affordable housing obligation as established in the Housing 
Element, including the draft ordinances necessary to implement that plan, and addresses the requirements 
of N.J.A.C. 5:93-5. 
 
"Housing Element" means the portion of the Township's Master Plan, required by the Municipal Land Use 
Law ("MLUL"), N.J.S.A. 40:55D-28b(3) and the Act, that includes the information required by N.J.A.C. 
5:93-5.1 and establishes the Township's fair share obligation. 
 
“Inclusionary development” means a development containing both affordable units and market rate units. 
This term includes, but is not necessarily limited to: new construction, the conversion of a non-residential 
structure to residential and the creation of new affordable units through the reconstruction of a vacant 
residential structure. 
 
“Low-income household” means a household with a total gross annual household income equal to 50% or 
less of the median household income.  
 
“Low-income unit” means a restricted unit that is affordable to a low-income household. 
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“Major system” means the primary structural, mechanical, plumbing, electrical, fire protection, or occupant 
service components of a building which include but are not limited to, weatherization, roofing, plumbing 
(including wells), heating, electricity, sanitary plumbing (including septic systems), lead paint abatement 
or load bearing structural systems.  
 
“Market-rate units” means housing not restricted to low- and moderate-income households that may sell or 
rent at any price. 
 
“Median income” means the median income by household size for the applicable county, as adopted 
annually by COAH or approved by the NJ Superior Court.  
 
“Moderate-income household” means a household with a total gross annual household income in excess of 
50% but less than 80% of the median household income.  
 
“Moderate-income unit” means a restricted unit that is affordable to a moderate-income household.  
 
“Non-exempt sale” means any sale or transfer of ownership other than the transfer of ownership between 
husband and wife; the transfer of ownership between former spouses ordered as a result of a judicial decree 
of divorce or judicial separation, but not including sales to third parties; the transfer of ownership between 
family members as a result of inheritance; the transfer of ownership through an executor’s deed to a class 
A beneficiary and the transfer of ownership by court order.  
 
“Random selection process” means a process by which currently income-eligible households are selected 
for placement in affordable housing units such that no preference is given to one applicant over another 
except for purposes of matching household income and size with an appropriately priced and sized 
affordable unit (e.g., by lottery).   
 
“Regional asset limit” means the maximum housing value in each housing region affordable to a four-
person household with an income at 80% of the regional median as defined by adopted/approved Regional 
Income Limits.  
 
“Rehabilitation” means the repair, renovation, alteration or reconstruction of any building or structure, 
pursuant to the Rehabilitation Subcode, N.J.A.C. 5:23-6. 
 
“Rent” means the gross monthly cost of a rental unit to the tenant, including the rent paid to the landlord, 
as well as an allowance for tenant-paid utilities computed in accordance with allowances published by DCA 
for its Section 8 program.  In assisted living residences, rent does not include charges for food and services.  
 
“Restricted unit” means a dwelling unit, whether a rental unit or ownership unit, that is subject to the 
affordability controls of N.J.A.C. 5:80-26.1, as may be amended and supplemented, but does not include a 
market-rate unit financed under UHORP or MONI.  
 
“Special master” means an expert appointed by a judge to make sure that judicial orders are followed. A 
master's function is essentially investigative, compiling evidence or documents to inform some future action 
by the court. 
 
 “UHAC” means the Uniform Housing Affordability Controls set forth in N.J.A.C. 5:80-26.1 et seq.  
 
“Very low-income household” means a household with a total gross annual household income equal to 30% 
or less of the median household income. 
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“Very low-income unit” means a restricted unit that is affordable to a very low-income household.  
 
“Weatherization” means building insulation (for attic, exterior walls and crawl space), siding to improve 
energy efficiency, replacement storm windows, replacement storm doors, replacement windows and 
replacement doors, and is considered a major system for rehabilitation. 
 
§58-3. Division of construction. 
 
Delanco's new construction or inclusionary component will be divided equally between low- and moderate- 
income households as per N.J.AC. 5:93-2.20. 
 
§58-4. New Construction. 
 
The following requirements shall apply to all new or planned developments that contain low- and 
moderate- income housing units. 
 

A. Phasing.  Final site plan or subdivision approval shall be contingent upon the affordable 
housing development meeting the following phasing schedule for low and moderate 
income units whether developed in a single phase development, or in a multi-phase 
development: 

 
  Maximum Percentage of Minimum Percentage of Low- 
  Market-Rate Units and Moderate- Income 
  Completed Units Completed 
  25 0 
  25+1 10 
  50 50 
  75 75 
  90 100 
 
B. Design.  In inclusionary developments, to the extent possible, low- and moderate- income units 

shall be integrated with the market units. 
 
C. Payments-in-lieu and off-site construction.  The standards for the collection of payments-in-lieu of 

constructing affordable units or standards for constructing affordable units off-site, shall be in 
accordance with N.J.A.C. 5:93-8.10 (c). 

 
D. Utilities.  Affordable units shall utilize the same type of heating source as market units within the 

affordable development. 
 
E. Low/Moderate Split and Bedroom Distribution of Affordable Housing Units: 
 

1. The fair share obligation shall be divided equally between low- and moderate- income units, 
except that where there is an odd number of affordable housing units, the extra unit shall be a 
low income unit. 

 
2. In each affordable development, at least 50% of the restricted units within each bedroom 

distribution shall be low-income units. 
 

3. Within rental developments, of the total number of affordable rental units, at least 13% shall 
be affordable to very low income households. 
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4. Affordable developments that are not age-restricted shall be structured in conjunction with 

realistic market demands such that: 
 

(a) The combined number of efficiency and one-bedroom units shall be no greater than 20% 
of the total low- and moderate-income units; 
 

(b) At least 30% of all low- and moderate-income units shall be two bedroom units; 
 

(c) At least 20% of all low- and moderate-income units shall be three bedroom units; and 
 

(d) The remaining units may be allocated among two and three bedroom units at the discretion 
of the developer. 

 
5. Affordable developments that are age-restricted shall be structured such that the number of 

bedrooms shall equal the number of age-restricted low- and moderate-income units within the 
inclusionary development.  The standard may be met by having all one-bedroom units or by 
having a two-bedroom unit for each efficiency unit. 

 
F. Accessibility Requirements: 
 

1. The first floor of all restricted townhouse dwelling units and all restricted units in all other 
multistory buildings shall be subject to the technical design standards of the Barrier Free 
Subcode, N.J.A.C. 5:23-7. 

 
2. All restricted townhouse dwelling units and all restricted units in other multistory buildings in 

which a restricted dwelling unit is attached to at least one other dwelling unit shall have the 
following features: 

 
(a) An adaptable toilet and bathing facility on the first floor; 

 
(b) An adaptable kitchen on the first floor; 

 
(c) An interior accessible route of travel on the first floor; 

 
(d) An interior accessible route of travel shall not be required between stories within an 

individual unit; 
 

(e) An adaptable room that can be used as a bedroom, with a door or the casing for the 
installation of a door, on the first floor; and 

 
(f) An accessible entranceway as set forth at P.L. 2005, c. 350 (N.J.S.A. 52:27D-311a et seq.) 

and the Barrier Free Subcode, N.J.A.C. 5:23-7, or evidence that the Township has collected 
funds from the developer sufficient to make 10% of the adaptable entrances in the 
development accessible: 

 
(1) Where a unit has been constructed with an adaptable entrance, upon the request of a 

disabled person who is purchasing or will reside in the dwelling unit, an accessible 
entrance shall be installed. 

 
(2) To this end, the builder of restricted units shall deposit funds within the Township of 
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Delanco’s affordable housing trust fund sufficient to install accessible entrances in 
10% of the affordable units that have been constructed with adaptable entrances.   

 
(3) The funds deposited under paragraph (2) herein, shall be used by the Township for the 

sole purpose of making the adaptable entrance of any affordable unit accessible when 
requested to do so by a person with a disability who occupies or intends to occupy the 
unit and requires an accessible entrance. 

 
(4) The developer of the restricted units shall submit a design plan and cost estimate for 

the conversion from adaptable to accessible entrances to the Construction Official of 
the Township of Delanco. 

 
(5) Once the Construction Official has determined that the design plan to convert the unit 

entrances from adaptable to accessible meet the requirements of the Barrier Free 
Subcode, N.J.A.C. 5:23-7, and that the cost estimate of such conversion is reasonable, 
payment shall be made to the Township of Delanco’s affordable housing trust fund in 
care of the Municipal Treasurer who shall ensure that the funds are deposited into the 
affordable housing trust fund and appropriately earmarked. 

 
(6) Full compliance with the foregoing provisions shall not be required where an entity 

can demonstrate that it is site impracticable to meet the requirements. Determinations 
of site impracticability shall be in compliance with the Barrier Free Subcode, N.J.A.C. 
5:23-7.  

 
§58-5. Maximum rents and sale prices. 
 
In conjunction with realistic market information, the following criteria will be used in determining 
maximum rents and sale prices: 
 

A. In establishing rents and sales prices of affordable housing units, the administrative agent shall 
follow the procedures set forth in UHAC and by the Superior Court, utilizing the regional income 
limits established. 

 
B. The maximum rent for restricted rental units within each affordable development shall be 

affordable to households earning no more than 60% of median income, and the average rent for 
restricted low- and moderate-income units shall be affordable to households earning no more than 
52% of median income. 

 
C. The developers and/or municipal sponsors of restricted rental units shall establish at least one rent 

for each bedroom type for both low-income and moderate-income units.  
 

1. At least 13% of all low- and moderate-income rental units shall be affordable to households 
earning no more than 30% of median income.  

 
D. The maximum sales price of restricted ownership units within each affordable development shall 

be affordable to households earning no more than 70% of median income, and each affordable 
development must achieve an affordability average of 55% for restricted ownership units; in 
achieving this affordability average, moderate-income ownership units must be available for at 
least three different prices for each bedroom type, and low-income ownership units must be 
available for at least two different prices for each bedroom type. 
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E. In determining the initial sales prices and rents for compliance with the affordability average 
requirements for restricted units other than assisted living facilities, the following standards shall 
be met: 

 
1. A studio or efficiency unit shall be affordable to a one-person household; 

 
2. A one-bedroom unit shall be affordable to a one and one-half person household; 

 
3. A two-bedroom unit shall be affordable to a three-person household; 

 
4. A three-bedroom unit shall be affordable to a four and one-half person household; and 

 
5. A four-bedroom unit shall be affordable to a six-person household.  

 
F. In determining the initial rents for compliance with the affordability average requirements for 

restricted units in assisted living facilities, the following standards shall be met: 
 
1. A studio or efficiency unit shall be affordable to a one-person household; 

 
2. A one-bedroom unit shall be affordable to a one and one-half person household; and 

 
3. A two-bedroom unit shall be affordable to a two-person household or to two one-person 

households. 
 

G. The initial purchase price for all restricted ownership units shall be calculated so that the monthly 
carrying cost of the unit, including principal and interest (based on a mortgage loan equal to 95% 
of the purchase price and the Federal Reserve H.15 rate of interest), taxes, homeowner and private 
mortgage insurance and condominium or homeowner association fees do not exceed 28% of the 
eligible monthly income of the appropriate size household as determined under N.J.A.C. 5:80-26.4, 
as may be amended and supplemented; provided, however, that the price shall be subject to the 
affordability average requirement of N.J.A.C. 5:80-26.3, as may be amended and supplemented. 

 
H. The initial rent for a restricted rental unit shall be calculated so as not to exceed 30% of the eligible 

monthly income of the appropriate household size as determined under N.J.A.C. 5:80-26.4, as may 
be amended and supplemented; provided, however, that the rent shall be subject to the affordability 
average requirement of N.J.A.C. 5:80-26.3, as may be amended and supplemented. 

 
I. The price of owner-occupied low- and moderate-income units may increase annually based on the 

percentage increase in the regional median income limit for each housing region. In no event shall 
the maximum resale price established by the administrative agent be lower than the last recorded 
purchase price. 

 
J. The rent of low- and moderate-income units may be increased annually based on the percentage 

increase in the Housing Consumer Price Index for the United States. This increase shall not exceed 
9% in any one year. Rents for units constructed pursuant to low- income housing tax credit 
regulations shall be indexed pursuant to the regulations governing low- income housing tax credits. 

 
K. Tenant-paid utilities that are included in the utility allowance shall be so stated in the lease and 

shall be consistent with the utility allowance approved by DCA for its Section 8 program. 
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§58-6.  Condominium and Homeowners Association Fees. 
 
For any affordable housing unit that is part of a condominium association and/or homeowners association, 
the Master Deed shall reflect that the association fee assessed for each affordable housing unit shall be 
established at 100% of the market rate fee. 

 
§58-7.  Affirmative Marketing. 

 
A. The Township shall adopt by resolution an Affirmative Marketing Plan, subject to approval of the 

Superior Court, compliant with N.J.A.C. 5:80-26.15, as may be amended and supplemented. 
 

B. 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, marital or familial status, gender, affectional or sexual orientation, disability, age or 
number of children to housing units which are being marketed by a developer, sponsor or owner 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 COAH Housing Region 3 and covers the period 
of deed restriction. 

 
C. The affirmative marketing plan shall provide a regional preference for all households that live 

and/or work in COAH Housing Region 5, comprised of Burlington, Camden and Gloucester 
Counties 

 
D. The Administrative Agent designated by the Township shall assure the affirmative marketing of all 

affordable units is consistent with the Affirmative Marketing Plan for the municipality.   
 

E. In implementing the affirmative marketing plan, the Administrative Agent shall provide a list of 
counseling services to low- and moderate-income applicants on subjects such as budgeting, credit 
issues, mortgage qualification, rental lease requirements, and landlord/tenant law.    

 
F. The affirmative marketing process for available affordable units shall begin at least four months 

prior to the expected date of occupancy.  
 

G. The costs of advertising and affirmative marketing of the affordable units shall be the responsibility 
of the developer, sponsor or owner, unless otherwise determined or agreed to by the Township of 
Delanco. 
 

§58-8.  Occupancy Standards. 
 

A. In referring certified households to specific restricted units, to the extent feasible, and without 
causing an undue delay in occupying the unit, the Administrative Agent shall strive to: 
 
1. Provide an occupant for each bedroom; 

 
2. Provide children of different sex with separate bedrooms; and 

 
3. Prevent more than two persons from occupying a single bedroom. 

 
A. Additional provisions related to occupancy standards (if any) shall be provided in the municipal 

Operating Manual. 
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§58-9.  Selection of Occupants of Affordable Housing Units. 

 
A. The administrative agent shall use a random selection process to select occupants of low- and 

moderate- income housing. 
 

B. A waiting list of all eligible candidates will be maintained in accordance with the provisions of 
N.J.A.C. 5:80-26 et seq. 
 

§58-10.  Control Periods for Restricted Ownership Units and Enforcement Mechanisms. 
 

A. Control periods for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.5, and 
each restricted ownership unit shall remain subject to the controls on affordability for a period of 
at least 30 years. 
 

B. Rehabilitated owner-occupied single family housing units that are improved to code standards shall 
be subject to affordability controls for a period of 10 years. 
 

C. The affordability control period for a restricted ownership unit shall commence on the date the 
initial certified household takes title to the unit. 
 

D. The affordability controls set forth in this Ordinance shall remain in effect despite the entry and 
enforcement of any judgment of foreclosure with respect to restricted ownership units.  
 

E. A restricted ownership unit shall be required to obtain a Continuing Certificate of Occupancy or a 
certified statement from the Construction Official stating that the unit meets all code standards upon 
the first transfer of title that follows the expiration of the applicable minimum control period 
provided under N.J.A.C. 5:80-26.5(a), as may be amended and supplemented. 
 

§58-11.  Price Restrictions for Restricted Ownership Units, Homeowner Association Fees and Resale 
Prices.   

 
Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.1, as may be 
amended and supplemented, including: 

 
A. The initial purchase price for a restricted ownership unit shall be approved by the Administrative 

Agent. 
 

B. The Administrative Agent shall approve all resale prices, in writing and in advance of the resale, 
to assure compliance with the foregoing standards. 
 

C. The method used to determine the condominium association fee amounts and special assessments 
shall be indistinguishable between the low- and moderate-income unit owners and the market unit 
owners. 
 

D. The owners of restricted ownership units may apply to the Administrative Agent to increase the 
maximum sales price for the unit on the basis of capital improvements.  Eligible capital 
improvements shall be those that render the unit suitable for a larger household or the addition of 
a bathroom. 
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§58-12.  Buyer Income Eligibility. 
 

A. Buyer income eligibility for restricted ownership units shall be in accordance with N.J.A.C. 5:80-
26.1, as may be amended and supplemented, such that low-income ownership units shall be 
reserved for households with a gross household income less than or equal to 50% of median income 
and moderate-income ownership units shall be reserved for households with a gross household 
income less than 80% of median income. 

 
B. The Administrative Agent shall certify a household as eligible for a restricted ownership unit when 

the household is a low-income household or a moderate-income household, as applicable to the 
unit, and the estimated monthly housing cost for the particular unit (including principal, interest, 
taxes, homeowner and private mortgage insurance and condominium or homeowner association 
fees, as applicable) does not exceed 33% of the household’s certified monthly income. 

 
§58-13.  Limitations on indebtedness secured by ownership unit; subordination. 

 
A. Prior to incurring any indebtedness to be secured by a restricted ownership unit, the administrative 

agent shall determine in writing that the proposed indebtedness complies with the provisions of this 
section. 

 
B. With the exception of original purchase money mortgages, during a control period neither an owner 

nor a lender shall at any time cause or permit the total indebtedness secured by a restricted 
ownership unit to exceed 95% of the maximum allowable resale price of that unit, as such price is 
determined by the administrative agent in accordance with N.J.A.C.5:80-26.6(b). 

 
§58-14.  Control Periods for Restricted Rental Units. 

 
A. Control periods for restricted rental units shall be in accordance with N.J.A.C. 5:80-26.11, and each 

restricted rental unit shall remain subject to the controls on affordability for a period of at least 30 
years. 

 
B. Rehabilitated renter-occupied housing units that are improved to code standards shall be subject to 

affordability controls for a period of 10 years. 
 

C. Deeds of all real property that include restricted rental units shall contain deed restriction language.  
The deed restriction shall have priority over all mortgages on the property, and the deed restriction 
shall be filed by the developer or seller with the records office of the County of Burlington.  A copy 
of the filed document shall be provided to the Administrative Agent within 30 days of the receipt 
of a Certificate of Occupancy. 

 
D. A restricted rental unit shall remain subject to the affordability controls of this Ordinance, despite 

the occurrence of any of the following events: 
 
1. Sublease or assignment of the lease of the unit; 
 
2. Sale or other voluntary transfer of the ownership of the unit; or  
 
3. The entry and enforcement of any judgment of foreclosure. 
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§58-15.  Price Restrictions for Rental Units; Leases. 
 

A. A written lease shall be required for all restricted rental units, except for units in an assisted living 
residence, and tenants shall be responsible for security deposits and the full amount of the rent as 
stated on the lease.  A copy of the current lease for each restricted rental unit shall be provided to 
the Administrative Agent. 

 
B. No additional fees or charges shall be added to the approved rent (except, in the case of units in an 

assisted living residence, to cover the customary charges for food and services) without the express 
written approval of the Administrative Agent.   

 
C. Application fees (including the charge for any credit check) shall not exceed 5% of the monthly 

rent of the applicable restricted unit and shall be payable to the Administrative Agent to be applied 
to the costs of administering the controls applicable to the unit as set forth in this Ordinance. 
 

§58-16.  Tenant Income Eligibility.  
 

A. Tenant income eligibility shall be in accordance with N.J.A.C. 5:80-26.13, as may be amended and 
supplemented, and shall be determined as follows: 

 
1. Very low-income rental units shall be reserved for households with a gross household income 

less than or equal to 30% of median income. 
 

2. Low-income rental units shall be reserved for households with a gross household income less 
than or equal to 50% of median income.  
 

3. Moderate-income rental units shall be reserved for households with a gross household income 
less than 80% of median income. 

 
B. The Administrative Agent shall certify a household as eligible for a restricted rental unit when the 

household is a very low-income, low-income household or a moderate-income household, as 
applicable to the unit, and the rent proposed for the unit does not exceed 35% (40% for age-
restricted units) of the household’s eligible monthly income as determined pursuant to N.J.A.C. 
5:80-26.16, as may be amended and supplemented; provided, however, that this limit may be 
exceeded if one or more of the following circumstances exists: 
 
1. The household currently pays more than 35% (40% for households eligible for age-restricted 

units) of its gross household income for rent, and the proposed rent will reduce its housing 
costs;  
 

2. The household has consistently paid more than 35% (40% for households eligible for age-
restricted units) of eligible monthly income for rent in the past and has proven its ability to pay; 
 

3. The household is currently in substandard or overcrowded living conditions;  
 

4. The household documents the existence of assets with which the household proposes to 
supplement the rent payments; or 
 

5. The household documents proposed third-party assistance from an outside source such as a 
family member in a form acceptable to the Administrative Agent and the owner of the unit.  
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C. The applicant shall file documentation sufficient to establish the existence of the circumstances in 
(b)1 through 5 above with the Administrative Agent, who shall counsel the household on budgeting. 
 

§58-17.  Conversions. 
 

Each housing unit created through the conversion of a non-residential structure shall be considered a new 
housing unit and shall be subject to the affordability controls for a new housing unit. 
 
§58-18. Unnecessary cost-generating features. 
 
Section 14(b) of the Fair Housing Act, N.J.S.A. 52:270-301 et seq. incorporates the need to eliminate 
unnecessary cost-generating features from Delanco’s land use ordinances. Accordingly, Delanco will 
eliminate development standards that are not essential to protect the public welfare and to expedite or fast-
tract municipal approvals/denials on inclusionary development applications. Delanco will adhere to the 
components of N.J.A.C. 5:93-10.1- 10.3. 
 
§58-19. Rehabilitation program. 
 
Delanco will undertake a rehabilitation program to rehabilitate substandard housing units occupied by low- 
and moderate-income households. Delanco has designated the Burlington County Community 
Development Program (BCCD) to administrator the rehabilitation program. BCCD will prepare a marketing 
plan for the rehabilitation program. The rehabilitation program will be consistent with N.J.A.C. 5:93-5.2(b) 
through 5:93-5.2(1). 
 
§58-20. Municipal Housing Liaison. 
 

A. The position of Municipal Housing Liaison for the Township of Delanco is hereby established. The 
Municipal Housing Liaison shall be appointed by duly adopted resolution of the Township 
Committee and be subject to the approval by the Superior Court. 

 
C. The Municipal Housing Liaison must be either a full-time or part-time employee of the Township 

of Delanco. 
 
D. The Municipal Housing Liaison must meet the requirements for qualifications, including initial and 

periodic training found in N.J.A.C. 5:93. 
 
E. The Municipal Housing Liaison shall be responsible for oversight and administration of the 

affordable housing program for the Township of Delanco, including the following responsibilities 
which may not be contracted out to the Administrative Agent: 
 
1. Serving as the municipality’s primary point of contact for all inquiries from the State, 

affordable housing providers, Administrative Agents and interested households; 
 
2. The implementation of the Affirmative Marketing Plan and affordability controls. 
 
3. When applicable, supervising any contracting Administrative Agent. 
 
4. Monitoring the status of all restricted units in the Township of Delanco’s Fair Share Plan; 
 
5. Compiling, verifying and submitting annual reports as required by the Superior Court; 
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6. Coordinating meetings with affordable housing providers and Administrative Agents, as 
applicable; and 

 
7. Attending continuing education opportunities on affordability controls, compliance monitoring 

and affirmative marketing as offered or approved by the Superior Court. 
 

§58-21.  Administrative Agent. 
 

A. The Township shall designate by resolution of the Township Committee, subject to the approval of 
the Superior Court, one or more Administrative Agents to administer newly constructed affordable 
units in accordance with N.J.A.C. 5:93and UHAC. 

 
B. An Operating Manual shall be provided by the Administrative Agent(s) to be adopted by resolution 

of the governing body and subject to approval of the Superior Court. The Operating Manuals shall 
be available for public inspection in the Office of the Municipal Clerk and in the office(s) of the 
Administrative Agent(s).  

 
C. The Administrative Agent shall perform the duties and responsibilities of an administrative agent 

as are set forth in UHAC and which are described in full detail in the Operating Manual, including 
those set forth in N.J.A.C. 5:80-26.14, 16 and 18 thereof, which includes:  
 
1. Attending continuing education opportunities on affordability controls, compliance 

monitoring, and affirmative marketing as offered or approved by the Superior Court; 
 

2. Affirmative Marketing; 
 

3. Household Certification; 
 

4. Affordability Controls; 
 

5. Records retention; 
 

6. Resale and re-rental; 
 

7. Processing requests from unit owners; and 
 

8. Enforcement, although the ultimate responsibility for retaining controls on the units rests with 
the municipality. 
 

9. The Administrative Agent shall, as delegated by the Township Committee, have the authority 
to take all actions necessary and appropriate to carry out its responsibilities, hereunder. 

 
§58-22.  Enforcement of Affordable Housing Regulations. 

 
A. Upon the occurrence of a breach of any of the regulations governing the affordable unit by an 

Owner, Developer or Tenant, the municipality shall have all remedies provided at law or equity, 
including but not limited to foreclosure, tenant eviction, municipal fines, a requirement for 
household recertification, acceleration of all sums due under a mortgage, recoupment of any funds 
from a sale in the violation of the regulations, injunctive relief to prevent further violation of the 
regulations, entry on the premises, and specific performance. 

 



August 2, 2016 
 

B. After providing written notice of a violation to an Owner, Developer or Tenant of a low- or 
moderate-income unit and advising the Owner, Developer or Tenant of the penalties for such 
violations, the municipality may take the following action against the Owner, Developer or Tenant 
for any violation that remains uncured for a period of 60 days after service of the written notice: 
 
1. The municipality may file a court action pursuant to N.J.S.A. 2A:58-11 alleging a violation, or 

violations, of the regulations governing the affordable housing unit. If the Owner, Developer 
or Tenant is found by the court to have violated any provision of the regulations governing 
affordable housing units the Owner, Developer or Tenant shall be subject to one or more of the 
following penalties, at the discretion of the court: 

 
(a) A fine of not more than $500.00 or imprisonment for a period not to exceed 90 days, or 

both. Each and every day that the violation continues or exists shall be considered a 
separate and specific violation of these provisions and not as a continuing offense; 

 
(b) In the case of an Owner who has rented his or her low- or moderate-income unit in violation 

of the regulations governing affordable housing units, payment into the Township of 
Delanco Affordable Housing Trust Fund of the gross amount of rent illegally collected;  

 
(c) In the case of an Owner who has rented his or her low- or moderate-income unit in violation 

of the regulations governing affordable housing units, payment of an innocent tenant's 
reasonable relocation costs, as determined by the court. 
 

2. The municipality may file a court action in the Superior Court seeking a judgment, which would 
result in the termination of the Owner's equity or other interest in the unit, in the nature of a 
mortgage foreclosure. Any judgment shall be enforceable as if the same were a judgment of 
default of the First Purchase Money Mortgage and shall constitute a lien against the low- and 
moderate-income unit. 

 
C. Such judgment shall be enforceable, at the option of the municipality, by means of an execution 

sale by the Sheriff, at which time the low- and moderate-income unit of the violating Owner shall 
be sold at a sale price which is not less than the amount necessary to fully satisfy and pay off any 
First Purchase Money Mortgage and prior liens and the costs of the enforcement proceedings 
incurred by the municipality, including attorney's fees. The violating Owner shall have the right to 
possession terminated as well as the title conveyed pursuant to the Sheriff's sale. 
 

D. The proceeds of the Sheriff's sale shall first be applied to satisfy the First Purchase Money Mortgage 
lien and any prior liens upon the low- and moderate-income unit. The excess, if any, shall be applied 
to reimburse the municipality for any and all costs and expenses incurred in connection with either 
the court action resulting in the judgment of violation or the Sheriff's sale. In the event that the 
proceeds from the Sheriff's sale are insufficient to reimburse the municipality in full as aforesaid, 
the violating Owner shall be personally responsible for and to the extent of such deficiency, in 
addition to any and all costs incurred by the municipality in connection with collecting such 
deficiency. In the event that a surplus remains after satisfying all of the above, such surplus, if any, 
shall be placed in escrow by the municipality for the Owner and shall be held in such escrow for a 
maximum period of two years or until such earlier time as the Owner shall make a claim with the 
municipality for such. Failure of the Owner to claim such balance within the two-year period shall 
automatically result in a forfeiture of such balance to the municipality. Any interest accrued or 
earned on such balance while being held in escrow shall belong to and shall be paid to the 
municipality, whether such balance shall be paid to the Owner or forfeited to the municipality. 
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E. Foreclosure by the municipality due to violation of the regulations governing affordable housing 
units shall not extinguish the restrictions of the regulations governing affordable housing units as 
the same apply to the low- and moderate-income unit. Title shall be conveyed to the purchaser at 
the Sheriff's sale, subject to the restrictions and provisions of the regulations governing the 
affordable housing unit. The Owner determined to be in violation of the provisions of this plan and 
from whom title and possession were taken by means of the Sheriff's sale shall not be entitled to 
any right of redemption. 
 

F. If there are no bidders at the Sheriff's sale, or if insufficient amounts are bid to satisfy the First 
Purchase Money Mortgage and any prior liens, the municipality may acquire title to the low- and 
moderate-income unit by satisfying the First Purchase Money Mortgage and any prior liens 
and crediting the violating owner with an amount equal to the difference between the First Purchase 
Money Mortgage and any prior liens and costs of the enforcement proceedings, including legal fees 
and the maximum resale price for which the low- and moderate-income unit could have been sold 
under the terms of the regulations governing affordable housing units. This excess shall be treated 
in the same manner as the excess which would have been realized from an actual sale as previously 
described. 
 

G. Failure of the low- and moderate-income unit to be either sold at the Sheriff's sale or acquired by 
the municipality shall obligate the Owner to accept an offer to purchase from any qualified 
purchaser which may be referred to the Owner by the municipality, with such offer to purchase 
being equal to the maximum resale price of the low- and moderate-income unit as permitted by the 
regulations governing affordable housing units. 
 

H. The Owner shall remain fully obligated, responsible and liable for complying with the terms and 
restrictions of governing affordable housing units until such time as title is conveyed from the 
Owner. 
 
 

§58-23.  Appeals.  Appeals from all decisions of an Administrative Agent designated pursuant to this 
Ordinance shall be filed in writing with the Township. 
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AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
For Affordable Housing in (REGION 5) 

 
I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
Zurbrugg Partnership, LLC  
531 Delaware Avenue 
Delanco, NJ 
 

1b. Development or Program Name, Address 
 
Zurbrugg Mansion 
 
 

1c.  
Number of Affordable Units:  27 
 
Number of Rental Units:        27 
 
Number of For-Sale Units:     0 

1d. Price or Rental Range 
 
From TBD 
To  

1e. State and Federal Funding 
Sources (if any) 
 
DCA Balanced Housing 
County HOME 

 
1f.   
        X  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
 
1k. Application Fees (if any):  n/a 
 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
  
Salt and Light   
1841 Burlington-Mt. Holly Road (Co. Rt. 541)                         
Westampton, NJ 08060 
Tel: (609) 261-4571 
 

1b. Development or Program Name, Address 
 
 Russ Farm off-site units 

1c.  
Number of Affordable Units: 6 
 
Number of Rental Units:  5       
 
Number of For-Sale Units: 1     

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
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1a.  Administrative Agent Name, Address, Phone Number 
    
MEND, Inc. 
99 East Second Street 
Moorestown, New Jersey 08057 
(856) 722 – 7070 
 

1b. Development or Program Name, Address 
 
Russ Farm off-site units 

1c.  
Number of Affordable Units: 10 
 
Number of Rental Units:  10       
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
  
Triad Associates   
1301 West Forest Grove Road, Building #3  
Vineland, NJ 08360  
Phone: 856.690.9590 
 

1b. Development or Program Name, Address 
 
Creekside 

1c.  
Number of Affordable Units: 3 
 
Number of Rental Units:   3      
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
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1a.  Administrative Agent Name, Address, Phone Number 
    
HAS 
637 South Clinton Avenue 
P.O. Box 18550 
Trenton, NJ 08650 
 

1b. Development or Program Name, Address 
 
River’s Edge 
 

1c.  
Number of Affordable Units: 15 
 
Number of Rental Units:         
 
Number of For-Sale Units: 15     

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
    
The Michaels Organization 
3 E Stow Rd #100 
Marlton, NJ 08053 
856.461.1200 
 

1b. Development or Program Name, Address 
 
Abundant Life/Living Springs Senior 

1c.  
Number of Affordable Units: 94 
 
Number of Rental Units: 94        
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        X  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
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1a.  Administrative Agent Name, Address, Phone Number 
    
The Michaels Organization 
3 E Stow Rd #100 
Marlton, NJ 08053 
856.461.1200 
 

1b. Development or Program Name, Address 
 
Abundant Life/Living Springs Manor 

1c.  
Number of Affordable Units: 20 
 
Number of Rental Units: 20        
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X   Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
    
The Walters Group 
500 Barnegat Boulevard N 
Building 100 
Barnegat, NJ 08005 
609-607-9500 
 

1b. Development or Program Name, Address 
 
Cornerstone at Delanco 

1c.  
Number of Affordable Units: 63 
 
Number of Rental Units: 63        
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From  TBD 
To            

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:   Ongoing as necessary        Occupancy:       

1h. County 
Burlington, Camden, Gloucester 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
1k. Application Fees (if any):  
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(Sections II through IV should be consistent for all affordable housing developments and programs within the 
municipality.  Sections that differ must be described in the approved contract between the municipality and the 
administrative agent and in the approved Operating Manual.) 
 
** Sections II through IV is only for HAS projects. Tax credit projects or those administered by another entity  will 
have their own affirmative marketing plan which will be approved by HMFA .** 
 
II. RANDOM SELECTION 
 
Random selection is conducted when a unit is available, and only preliminarily-eligible households seeking 
the type and bedroom size of the available unit are placed in the lottery.  The process is as follows: 
 
After advertising is implemented, applications are accepted for 90 days. All applications are reviewed and 
households are either certified or informed of non-eligibility. (The certification is valid for 180 days, and 
may be renewed by updating income-verification information.) 
 
Eligible households are placed in applicant pools based upon the number of bedrooms needed and the need 
for an accessible unit. When a unit is available, only the certified households in need of that type of unit are 
selected for a lottery. 
 
Households are informed of the date, time, and location of the lottery and invited to attend. After the lottery 
is conducted, the first household selected is given a length of time that is specified in the operating manual 
to express interest or disinterest in the unit.  (If the first household is not interested in the unit, this process 
continues until a certified household selects the unit.) 
 
Applications are accepted on an ongoing basis, certified households are added to the pool for the 
appropriate household income and size categories, and advertising and outreach is ongoing, according to 
the Affirmative Marketing Plan.  
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III. MARKETING 
 
3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the 
housing without special outreach efforts because of its location and other factors) 

□ White (non-Hispanic        X Black (non-Hispanic)        X Hispanic          □ American Indian or Alaskan Native 

                               □ Asian or Pacific Islander                                       □ Other group:  
 
 
3b. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL 
NEWSPAPER(S) CIRCULATION AREA 

 
TARGETS ENTIRE COAH REGION 5 
Daily Newspaper 

□  Philadelphia Inquirer 
  

X  Courier-Post 
  

 
TARGETS PARTIAL COAH REGION 5 
Daily Newspaper 

X  Burlington County Times Burlington 

□  Gloucester County Times 
 Gloucester 

Weekly Newspaper   

□  Central Record, The Burlington 

□  Fort Dix Post Burlington 

□  Maple Shade Progress Burlington 

□  News Weekly Burlington 

□  Gloucester City News Camden 

□  Haddon Herald Camden 

□  Record Breeze Camden 

□  Retrospect Camden 

□  Plain Dealer Camden, Gloucester 

□  News Report Gloucester 

Monthly Newspaper 

X  Beverly Bee Burlington 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL TV 
STATION(S) 

CIRCULATION AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE  

 
TARGETS ENTIRE COAH REGION 5 
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X  3 KYW-TV 
CBS Broadcasting Inc.  

□ 
 6 WPVI-TV 

American Broadcasting 
Companies, Inc (Walt Disney)  

□ 
 10 WCAU 

NBC Telemundo License Co. 
(General Electric)  

□  12 WHYY-TV 
Whyy, Inc.  

□  17 WPHL-TV 
Tribune Company  

□ 
 
 

23 WNJS 
New Jersey Public Broadcasting 
Authority  

□ 
 29 WTXF-TV 

Fox Television Stations, Inc. 
(News Corp.)  

□ 
 35 WYBE 

Independence Public Media Of 
Philadelphia, Inc.  

□  48 WGTW-TV 
Trinity Broadcasting Network  

□ 
 52 WNJT 

New Jersey Public Broadcasting 
Authority  

□  57 WPSG 
Cbs Broadcasting Inc.  

□ 
 61 WPPX 

Paxson Communications License 
Company, Llc  

□  65 WUVP-TV 
Univision Communications, Inc.  

□ 
 69 WFMZ-TV 

Maranatha Broadcasting 
Company, Inc.  

 
TARGETS PARTIAL COAH REGION 5 

□  2 WCBS-TV 
Cbs Broadcasting Inc. Burlington 

□  4 WNBC  
NBC Telemundo License Co. 
(General Electric) Burlington 

□  5 WNYW  
Fox Television Stations, Inc. 
(News Corp.) Burlington 

□  7 WABC-TV 
American Broadcasting 
Companies, Inc (Walt Disney) Burlington 

□  9 WWOR-TV 
Fox Television Stations, Inc.  
(News Corp.) Burlington 

□  11 WPIX 
Wpix, Inc. (Tribune) Burlington 

X  13 WNET 
Educational Broadcasting 
Corporation Burlington 

□  39 WLVT-TV 
Lehigh Valley Public 
Telecommunications Corp. Burlington 
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□  58 WNJB 
New Jersey Public Broadcasting 
Authority Burlington 

□  38 WPHA-CA 
Commercial Broadcasting Corp. Burlington, Camden 

□  41 WNAI-LP 
Marcia Cohen Burlington, Camden 

□  60 WBPH-TV 
Sunshine Family Television Corp Burlington, Camden 

□  62 WWSI 
Hispanic Broadcasters of 
Philadelphia, Llc Camden, Gloucester 

 

 DURATION & FREQUENCY 
OF OUTREACH NAMES OF CABLE PROVIDER(S) BROADCAST AREA  

 
TARGETS PARTIAL COAH REGION 5 

X 

 Comcast of Burlington County, 
Garden State, Gloucester County, 
South Jersey, Wildwood (Maple 
Shade System) 
 

All Burlington, Camden, 
Gloucester 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL RADIO 
STATION(S) 

BROADCAST AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE 

 
TARGETS ENTIRE COAH REGION 5 
AM 

□  
WFIL 560 

Christian 

□  
WIP 610 

 

□  
WWJZ 640  

 

□  
WTMR 800 

 

□  
WWDB 860 

 

□  
WPEN 950 

 

□  
WNTP 990 

 

□  
KYW 1060 

 

□  
WPHT 1210 

 

□  
WNWR 1540 

 

FM 

□  WXPN 88.5 
 

□  WRTI 90.1 
 

□  WHYY-FM 90.9 
 

□  WXTU 92.5 
 

□  WMMR 93.3 
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□  WSTW 93.7 
 

□  WYSP 94.1  
 

□  WPST 94.5 
 

□  WBEN-FM 95.7 
 

□  WRDW-FM 96.5 
 

□  WUSL 98.9 
 

□  WJBR-FM 99.5 
 

□  WPHI-FM 100.3 
 

□  WBEB 101.1 
 

□  WIOQ 102.1 
 

□  WMGK 102.9 
 

□  WJJZ 106.1 
 

□  WKDN 106.9 
Christian 

□  WRNB 107.9 
 

 
TARGETS PARTIAL COAH REGION 5 
AM 

□  
WOR 710 

 

□  
WBUD 1260 

 

□  
WIMG 1300 

Black Gospel 

□  
WIFI 1460 

Christian 

□  
WBCB 1490 

 

□  
WPHY 920 

 

□  
WURD 900 

 

□  
WPHE 690 

Latin 

□  
WNAP 1110 

 

□  
WEMG 1310 

Spanish 

□  
WHAT 1340 

 

□  
WVCH 740 

Christian 

□  
WDEL 1150 

 

□  
WNJC 1360 
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□  
WDAS 1480 

Black Gospel 

FM 

□  WBZC 88.9 Burlington 

□  WSJI 89.5 Burlington 

□  WAWZ 99.1 
Burlington 
(Christian) 

□  WPPZ-FM 103.9 
Burlington 
(Christian) 

□  WKXW-FM 101.5 Burlington, Camden 

□  WPRB 103.3 Burlington, Camden 

□  WOGL 98.1 Burlington, Camden, Gloucester 

□  WDAS-FM 105.3 Burlington, Camden, Gloucester 

□  WKDU 91.7 Camden 

□  WGLS-FM 89.7 Gloucester 

□  WVLT 92.1 Gloucester 

□  WIXM 97.3 Gloucester 

□  WSJO 104.9 Gloucester 
 
3c. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) 
(Check all that applies) 

DURATION & FREQUENCY OF 
OUTREACH 

NAME OF 
PUBLICATIONS OUTREACH AREA 

RACIAL/ETHNIC 
IDENTIFICATION OF 
READERS/AUDIENCE  

 
TARGETS ENTIRE COAH REGION 5 
Weekly 

□  
Al Dia 
 

Philadelphia Area 
 

Spanish-Language 
 

□  
Nuestra Communidad 
 

Central/South Jersey 
 

Spanish-Language 
 

 
 
TARGETS PARTIAL COAH REGION  5 
Weekly 

□  El Hispano Camden and Trenton 
areas Spanish-Language 

□  Ukrainian Weekly New Jersey Ukrainian community 

 
3d. Employer Outreach (names of employers throughout the housing region that can be contacted to post 
advertisements and distribute flyers regarding available affordable housing) (Check all that applies) 
DURATION & FREQUENCY OF OUTREACH NAME OF EMPLOYER/COMPANY LOCATION 
Burlington County 

□  Burlington County College 
601 Pemberton Browns Mills Rd 
Pemberton 
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X  
Our Lady of Lourdes Medical 
Center 218 Sunset Rd Willingboro, NJ  

□  Medford Leas Continuing Care 1 Medford Leas Medford, NJ 

□  
Virtua Geriatric Care 
Management 523 Fellowship Rd Mt Laurel, NJ 

X  
Virtua Hospital, Mount Holly 
 

Mount Holly, NJ 
 

□  DriveTime  600 Creek Rd, Delanco, NJ  
 
Camden County 

□  Campbell Soup Company 
Campbell Place Camden, NJ 
08103-1701 

X  Lockheed Martin Federal, Camden, NJ 08102 

X  Bancroft Neurohealth 
1000 Atlantic Ave Camden, NJ 
08102 

X  Cooper Health System 
One Cooper Plaza Camden, NJ 
08102 

□  L-3 Communications Systems 
1 Federal Street, Camden, New 
Jersey, 08103 

□  Towers Perrin 
101 Woodcrest Rd, Cherry Hill, 
NJ 

□  Arch Manufacturing & Sales Co. 1213 S 6th St, Camden, NJ 
 
Gloucester County 

X  Underwood Memorial Hospital 
509 North Broad Street, 
Woodbury, NJ 08096 

X  Rowan University 
201 Mullica Hill road Glassboro, 
NJ 08028 

□  Kennedy Memorial Hospital 
435 Hurffville-Cross Keys Road, 
Turnersville  NJ 08012 

□  U.S. Food Services 
2255 High Hill Rd, Swedesboro, 
NJ & Swedesboro 

□ 
 Direct Group 

100 Berkeley Dr, Swedesboro, NJ 
and 800 Arlington Blvd, 
Swedesboro, NJ 

□  CompuCom Systems Inc.  
1225 Forest Pkwy # 500, 
Paulsboro, NJ 

□ 
 Missa Bay LLC 

101 Arlington Blvd, Swedesboro, 
NJ and 2339 Center Square Rd, 
Swedesboro, NJ and 730 Veterans 
Dr, Swedesboro, NJ 

□  Sony Music 400 N Woodbury Rd, Pitman, NJ 

□  
Delaware Valley Wholesale 
Florists 

520 N. Mantua Boulevard Sewell, 
NJ 08080  

□  Valero Refining Co 
800 Billingsport Rd, Paulsboro, 
NJ 

□  Electric Mobility 591 Mantua Blvd, Sewell, NJ 

□  Sunoco-Eagle Point Oil Refinery  
US Highway 130 S & Highway 
295, Westville, NJ 

□  Heritage's Dairy Stores 
376 Jessup Road Thorofare, NJ 
08086  

□  Cornell & Company 224 Cornell Ln, Westville, NJ 
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□  
Exxon Mobil Research & 
Engineering Co 

800 Billingsport Rd, Paulsboro, 
NJ 

 
3e. Community Contacts (names of community groups/organizations throughout the housing region that can be 
contacted to post advertisements and distribute flyers regarding available affordable housing) 
Name of Group/Organization Outreach Area Racial/Ethnic 

Identification of 
Readers/Audience 

Duration & Frequency of 
Outreach 

Habitat for Humanity of 
Burlington County 

Burlington County  Quarterly 

Burlington County Board of 
Realtors 

Burlington County  Quarterly 

Camden County Board of 
Realtors 

Camden County  Quarterly 

Gloucester County Board of 
Realtors 

Gloucester County  Quarterly 

Burlington County Board of 
Social Services 

Burlington County  Quarterly 

Gloucester County Division of 
Social Services 

Gloucester County  Quarterly 

Camden County Board of 
Social Services 

Camden County  Quarterly 

Burlington County Office on 
Aging 

Burlington County  Quarterly 

Camden County Division of 
Senior Services 

Camden County  Quarterly 

Gloucester County Division of 
Senior Services 

Gloucester County  Quarterly 

Burlington County Housing 
Authority 

Burlington County  Quarterly 

Housing Authority of 
Gloucester County 

Gloucester County  Quarterly 

Fair Share Housing Center 
(FSHC) 

The Region  Quarterly 

Southern Burlington County 
Branch of the NAACP 

Burlington County  Quarterly 

Willingboro NAACP Burlington County  Quarterly 
Latino Action Network The Region  Quarterly 
Moorestown Ecumenical 
Neighborhood Development 
(MEND) 

The Region  Quarterly 

Lutheran Social Ministries of 
New Jersey 

The Region  Quarterly 

Camden County Council on 
Economic Opportunity 

Camden County  Quarterly 

Burlington County Community 
Action Program (BCCAP) 

Burlington County  Quarterly 

 
IV. APPLICATIONS 
 
Applications for affordable housing for the above units will be available at the following locations: 
4a. County Administration Buildings and/or Libraries for all counties in the housing region (list county building, 
address, contact person) (Check all that applies) 

 BUILDING LOCATION 
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X Burlington County Library Headquarters 5 Pioneer Boulevard, Westampton, NJ 08060 

X Burlington County Office Building 49 Rancocas Rd, Mount Holly NJ 08060 (609)265-
5000 

X 
Camden Court House Square 520 Market St, Camden NJ 08102-1375 (856)225-

5000 

X Gloucester County Court House 1 N. Broad Street, Woodbury, NJ 08096 (856)853-
3390 

4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 

Delanco Township Municipal Building, 770 Coopertown Road, Delanco, NJ – Janice Lohr, Clerk 
Delanco Township Library, 1303 Burlington Ave., Delanco, NJ – Katharina Radcliffe, Director 
 
4c. Sales/Rental Office for units (if applicable) 
 
 
 
 
V. CERTIFICATIONS AND ENDORSEMENTS 
 
I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that 
knowingly falsifying the information contained herein may affect the (select one: Municipality’s COAH substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI funding). 
 
 
Janice Lohr 
_________________________________________________________________________________ 
 
Township Clerk/Municipal Housing Liaison 
____________________________________________________________________________________________ 
 
 
____________________________________________________________________________________________ 
Signature                                                                                                               Date 
 
 
 
 
 



Township of Delanco 
Amended Third Round Housing Element of the Master Plan Adopted August 2, 2016  
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(1) 

(2) 

[1]

(3) 

A. 

(1) 

(2) 

. 

C. 

Townhip of Delanco, NJ
Tueda, Jul 12, 2016

Chapter 60. Fee and crow chedule

§ 60-3. Development fee.

[Added 10-6-1997  Ord. No. 12-1997; amended 1-24-2005  Ord. No. 2005-4; 11-10-2008  Ord. No. 2008-12]

Purpoe.

In Holmdel uilder' Aociation v. Holmdel Townhip, 121 N.J. 550 (1990), the New Jere upreme Court
determined that mandator development fee are authorized  the Fair Houing Act of 1985 (the Act),
N.J..A.  52:27d-301  et  eq.,  and  the  tate  Contitution,  uject  to  the  Council  on  Açordale  Houing'
(COAH') adoption of rule.

Puruant  to  P.L.  2008,  c.  46,  ection  8  (N.J..A.  52:27D-329.2)  and  the  tatewide  Nonreidential
Development Fee Act (N.J..A. 40:55D-8.1 through N.J..A. 40:55D-8.7), COAH i authorized to adopt and
promulgate  regulation  necear  for  the  etalihment,  implementation,  review,  monitoring  and
enforcement of municipal açordale houing trut fund and correponding pending plan. Municipalitie
that  are  under  the  juridiction  of  the  Council  or  court  of  competent  juridiction  and  have  a  COAH-
approved pending plan ma retain fee collected from nonreidential development.

Thi ection etalihe tandard for the collection, maintenance, and expenditure of development fee
puruant to COAH' regulation and in accordance P.L. 2008, c. 46, ection 8 and 32 through 38.[1] Fee
collected  puruant  to  thi  ection  hall  e  ued  for  the  ole  purpoe  of  providing  low-  and moderate-
income houing. Thi ection hall e interpreted within the framework of COAH' rule on development
fee, codièed at N.J.A.C. 5:97-8.

ditor' Note: ee N.J..A. 52:27D-329.2 and N.J..A. 40:55D-8.1 through 40:55D-8.7, repectivel.

aic requirement.

Thi ection hall not e eçective until approved  COAH puruant to N.J.A.C. 5:96-5.1.

Delanco Townhip hall not pend development fee until COAH ha approved a plan for pending uch
fee in conformance with N.J.A.C. 5:97-8.10 and N.J.A.C. 5:96-5.3.

Deènition. The following term, a ued in thi ection, hall have the following meaning:

AFFORDAL HOUING DVLOPMNT
A development included in the Houing lement and Fair hare Plan and include, ut i not limited to, an
incluionar  development,  a  municipal  contruction  project  or  a  one-hundred-percent  açordale
development.

COAH or TH COUNCIL
The New Jere Council on Açordale Houing etalihed under the Act which ha primar juridiction
for the adminitration of houing oligation in accordance with ound regional planning conideration in
the tate.

DVLOPR
The  legal or eneècial owner or owner of  a  lot or of  an  land propoed  to e  included  in  a propoed
development,  including  the  holder  of  an  option  or  contract  to  purchae,  or  other  peron  having  an
enforceale proprietar interet in uch land.

DVLOPMNT F
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(a) 

() 

(1) 

(a) 

() 

(c) 

(d) 

(2) 

D. 

(a) 

() 

(1) 

. 

DVLOPMNT F
Mone paid  a developer for the improvement of propert a permitted in N.J.A.C. 5:97-8.3.

QUALIZD AD VALU
The aeed value of a propert divided  the current average ratio of aeed to true value for the
municipalit in which the propert i ituated, a determined in accordance with ection 1, 5, and 6 of P.L.
1973, c. 123 (N.J..A. 54:1-35a through N.J..A. 54:1-35c).

GRN UILDING TRATGI
Thoe trategie that minimize the impact of development on the environment and enhance the health,
afet and well-eing of reident  producing durale, low-maintenance, reource-eêcient houing while
making optimum ue of exiting infratructure and communit ervice.

Reidential development fee.

Impoed fee.

Within all  reidential  zoning ditrict,  reidential developer, except  for developer of  the  tpe of
development peciècall exempted elow, hall pa a fee of 1 1/2% of the equalized aeed value for
reidential development, provided that no increaed denit i permitted.

When an increae in reidential denit puruant to N.J..A. 40:55D-70d(5) (known a a "d" variance)
ha een permitted, developer hall e required to pa a development fee of 6% of the equalized
aeed  value  for  each  additional  unit  that ma  e  realized. However,  if  the  zoning  on  a  ite  ha
changed  during  the  two-ear  period  preceding  the  èling  of  uch  a  variance  application,  the  ae
denit  for  the  purpoe  of  calculating  the  onu  development  fee  hall  e  the  highet  denit
permitted    right  during  the  two-ear  period  preceding  the  èling  of  the  variance  application.
xample: If an approval allow four unit to e contructed on a ite that wa zoned for two unit, the
fee could equal  1% of the equalized aeed value on the èrt two unit and the pecièed higher
percentage  up  to  6%  of  the  equalized  aeed  value  for  the  two  additional  unit,  provided  that
zoning on the ite ha not changed during the two-ear period preceding the èling of uch a variance
application.

ligile exaction, ineligile exaction and exemption for reidential development.

Açordale houing development and development where  the developer ha made a pament  in
lieu of on-ite contruction of açordale unit hall e exempt from development fee.

Development  that have received preliminar or ènal  ite plan approval prior  to  the adoption of a
municipal development fee ordinance hall e exempt from development fee, unle the developer
eek a utantial change in the approval. Where a ite plan approval doe not appl, a zoning and/or
uilding permit hall e nonmou with preliminar or ènal ite plan approval for thi purpoe. The
fee percentage hall e veted on the date that the uilding permit i iued.

Development fee hall e impoed and collected when an exiting tructure undergoe a change to
a more  intene ue,  i demolihed and  replaced, or  i  expanded,  if  the expanion  i not otherwie
exempt  from  the development  fee  requirement. The development  fee  hall  e  calculated on  the
increae in the equalized aeed value of the improved tructure.

Developer  of  reidential  tructure  demolihed  and  replaced  a  a  reult  of  ère  damage,  éood  or
imilar natural diater hall e exempt from paing a development fee.

Nonreidential development fee.

Impoed fee.

Within  all  zoning  ditrict,  nonreidential  developer,  except  for  developer  of  the  tpe  of
development peciècall exempted, hall pa a fee equal to 2.5% of the equalized aeed value of
the land and improvement, for all new nonreidential contruction on an unimproved lot or lot.

Nonreidential developer, except for developer of the tpe of development peciècall exempted,

hall  alo  pa  a  fee  equal  to  2.5%  of  the  increae  in  equalized  aeed  value  reulting  from  an
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(4) 

(5) 

(6) 

F. 

hall  alo  pa  a  fee  equal  to  2.5%  of  the  increae  in  equalized  aeed  value  reulting  from  an
addition to exiting tructure to e ued for nonreidential purpoe.

Development  fee  hall  e  impoed  and  collected  when  an  exiting  tructure  i  demolihed  and
replaced. The development fee of 2.5% hall e calculated on the diçerence etween the equalized
aeed  value  of  the  preexiting  land  and  improvement  and  the  equalized  aeed  value  of  the
newl improved tructure, i.e., land and improvement, at the time a ènal certiècate of occupanc i
iued. If the calculation required under thi ection reult in a negative numer, the nonreidential
development fee hall e zero.

ligile exaction, ineligile exaction and exemption for nonreidential development.

The nonreidential portion of a mixed-ue incluionar or market rate development hall e uject
to the development fee, of 2.5% unle otherwie exempted elow.

The fee of 2.5% hall not appl to an increae in equalized aeed value reulting from alteration,
change in ue within the exiting footprint, recontruction, renovation and repair.

Nonreidential development hall e exempt from the pament of nonreidential development fee
in accordance with the exemption required puruant to P.L. 2008, c. 46, a pecièed in the Form N-
RDF,  "tate  of  New  Jere  Nonreidential  Development  Certiècation/xemption"  form.  An
exemption claimed  a developer hall e utantiated  that developer.

A developer of a nonreidential development exempted  from the nonreidential development  fee
puruant to P.L. 2008, c. 46 hall e uject to it at uch time a the ai for exemption no longer
applie  and  hall make  the  pament  of  the  nonreidential  development  fee,  in  that  event,  within
three  ear  after  that  event  or  after  the  iuance  of  the  ènal  certiècate  of  occupanc  of  the
nonreidential development, whichever i later.

If a propert which wa exempted from the collection of a nonreidential development fee thereafter
ceae to e exempt from propert taxation, the owner of the propert hall remit the fee required
puruant  to  thi  ection within 45 da of  the  termination of  the propert  tax  exemption. Unpaid
nonreidential  development  fee  under  thee  circumtance  ma  e  enforceale    Delanco
Townhip a a lien againt the real propert of the owner.

Collection procedure.

Upon the granting of a preliminar, ènal or other applicale approval  for a development,  the applicale
approving authorit hall direct it taç to notif the contruction oêcial reponile for the iuance of a
uilding  permit.  For  nonreidential  development,  the  developer  hall  alo  e  provided with  a  cop  of
Form N-RDF, "tate of New Jere Nonreidential Development Certiècation/xemption," and complete
a per the intruction provided.

For nonreidential development onl,  the developer hall alo e provided with a cop of Form N-RDF,
"tate of New Jere Nonreidential Development Certiècation/xemption," to e completed a per the
intruction provided. The developer of a nonreidential development hall complete Form N-RDF a per
the  intruction  provided.  The  contruction  oêcial  hall  verif  the  information  umitted    the
nonreidential  developer  a per  the  intruction provided  in  Form N-RDF. The Tax Aeor  hall  verif
exemption and prepare etimated and ènal aement a per the intruction provided in Form N-RDF.

The contruction oêcial reponile for the iuance of a uilding permit hall notif the local Tax Aeor
of the iuance of the èrt uilding permit for a development which i uject to a development fee.

Within 90 da of receipt of that notice, the Municipal Tax Aeor, aed on the plan èled, hall provide
an etimate of the equalized aeed value of the development.

The contruction oêcial reponile for the iuance of a ènal certiècate of occupanc notièe the local
Aeor of an and all requet for the cheduling of a ènal inpection on propert which i uject to a
development fee.

Within 10 uine da of a requet for the cheduling of a ènal inpection, the Municipal Aeor hall

conèrm  or  modif  the  previoul  etimated  equalized  aeed  value  of  the  improvement  of  the
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conèrm  or  modif  the  previoul  etimated  equalized  aeed  value  of  the  improvement  of  the
development; calculate the development fee; and thereafter notif the developer of the amount of the
fee.

hould Delanco Townhip fail to determine or notif the developer of the amount of the development fee
within 10 uine da of the requet for ènal  inpection, the developer ma etimate the amount due
and pa that etimated amount conitent with the dipute proce et forth in uection  of ection 37
of P.L. 2008, c. 46 (N.J..A. 40:55D-8.6).

Fift percent of the development fee hall e collected at the time of iuance of the uilding permit. The
remaining portion hall e collected at the iuance of the certiècate of occupanc. The developer hall e
reponile for paing the diçerence etween the fee calculated at uilding permit and that determined
at iuance of certiècate of occupanc.

Appeal of development fee.

A  developer  ma  challenge  reidential  development  fee  impoed    èling  a  challenge  with  the
Count oard of Taxation. Pending a review and determination  the oard, collected fee hall e
placed in an interet-earing ecrow account  Delanco Townhip. Appeal from a determination of
the oard ma e made to the Tax Court in accordance with the proviion of the tate Tax Uniform
Procedure Law, N.J..A. 54:48-1 et eq., within 90 da after the date of uch determination. Interet
earned on amount ecrowed hall e credited to the prevailing part.

A developer ma challenge nonreidential development fee impoed  èling a challenge with the
Director of the Diviion of Taxation. Pending a review and determination  the Director, which hall
e made within  45  da  of  receipt  of  the  challenge,  collected  fee  hall  e  placed  in  an  interet-
earing ecrow account  Delanco Townhip. Appeal from a determination of the Director ma e
made to the Tax Court  in accordance with the proviion of the tate Tax Uniform Procedure Law,
N.J..A.  54:48-1  et  eq.,  within  90  da  after  the  date  of  uch  determination.  Interet  earned  on
amount ecrowed hall e credited to the prevailing part.

Açordale Houing Trut Fund.

There  i  here  created  a  eparate,  interet-earing houing  trut  fund  to e maintained   the Chief
Financial Oêcer of  the Townhip of Delanco  for  the purpoe of depoiting development  fee collected
from  reidential  and  nonreidential  developer  and  proceed  from  the  ale  of  unit  with  extinguihed
control.

The following additional fund hall e depoited in the Açordale Houing Trut Fund and hall at all time
e identièale  ource and amount:

Pament in lieu of on-ite contruction of açordale unit;

Developer-contriuted  fund  to  make  10%  of  the  adaptale  entrance  in  a  townhoue  or  other
multitor attached development acceile;

Rental income from municipall operated unit;

Repament from açordale houing program loan;

Recapture fund;

Proceed from the ale of açordale unit; and

An other fund collected in connection with Delanco Townhip' açordale houing program.

Within even da from the opening of the trut fund account, Delanco Townhip hall provide COAH with
written authorization, in the form of a three-part ecrow agreement etween the municipalit, the ank,
and  COAH,  to  permit  COAH  to  direct  the  diurement  of  the  fund  a  provided  for  in  N.J.A.C.  5:97-
8.13().

All  interet accrued  in the houing trut  fund hall onl e ued on eligile açordale houing activitie

approved  COAH.
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J. 

approved  COAH.

Ue of fund.

The expenditure of all fund hall conform to a pending plan approved  COAH. Fund depoited in the
houing  trut  fund ma e ued  for  an  activit  approved  COAH  to  addre Delanco Townhip'  fair
hare oligation and ma e et up a a grant or revolving loan program. uch activitie include, ut are
not  limited  to,  preervation  or  purchae  of  houing  for  the  purpoe  of  maintaining  or  implementing
açordailit  control,  rehailitation,  new  contruction  of  açordale  houing  unit  and  related  cot,
acceor  apartment,  market  to  açordale,  or  regional  houing  partnerhip  program,  converion  of
exiting nonreidential uilding to create new açordale unit, green uilding trategie deigned to e
cot aving and  in accordance with accepted national or tate tandard, purchae of  land for açordale
houing, improvement of land to e ued for açordale houing, extenion or improvement of road and
infratructure  to  açordale  houing  ite,  ènancial  aitance  deigned  to  increae  açordailit,
adminitration necear for implementation of Houing lement and Fair hare Plan, or an other activit
a permitted puruant to N.J.A.C. 5:97-8.7 through 8.9 and pecièed in the approved pending plan.

Fund hall not e expended to reimure the Townhip for pat houing activitie.

At leat 30% of all development fee collected and interet earned hall e ued to provide açordailit
aitance  to  low-  and moderate-income  houehold  in  açordale  unit  included  in  the  municipal  Fair
hare Plan. One-third of the açordailit aitance portion of development fee collected hall e ued to
provide açordailit aitance to thoe houehold earning 30% or le of median income  region.

Açordailit aitance program ma include down pament aitance, ecurit depoit aitance,
low-interet  loan,  rental aitance, aitance with homeowner' aociation or condominium fee
and pecial aement, and aitance with emergenc repair.

Açordailit  aitance  to  houehold  earning  30%  or  le  of  median  income ma  include  uing
down  the  cot  of  low-  or moderate-income  unit  in  the municipal  Fair  hare  Plan  to make  them
açordale to houehold earning 30% or le of median income. The ue of development fee in thi
manner hall entitle the Townhip of Delanco to onu credit puruant to N.J.A.C. 5:97-3.7.

Pament  in  lieu  of  contructing  açordale  unit  on  ite  and  fund  from  the  ale  of  unit  with
extinguihed control hall e exempt from the açordailit aitance requirement.

The Townhip ma contract with a private or pulic entit to adminiter an part of it Houing lement
and Fair hare Plan, including the requirement for açordailit aitance, in accordance with N.J.A.C. 5:96-
18.

No more than 20% of all revenue collected from development fee ma e expended on adminitration,
including, ut not limited to, alarie and eneèt for municipal emploee or conultant fee necear to
develop or  implement  a  new  contruction  program,  a Houing  lement  and  Fair  hare  Plan,  and/or  an
aêrmative marketing program. In the cae of a rehailitation program, no more than 20% of the revenue
collected  from  development  fee  hall  e  expended  for  uch  adminitrative  expene.  Adminitrative
fund ma e ued for income qualiècation of houehold, monitoring the turnover of ale and rental unit,
and compliance with COAH' monitoring requirement. Legal or other fee related to litigation oppoing
açordale houing ite or ojecting to the Council' regulation and/or action are not eligile ue of the
Açordale Houing Trut Fund.

Monitoring. Delanco Townhip hall complete and return to COAH all monitoring form included in monitoring
requirement  related  to  the  collection of  development  fee  from  reidential  and nonreidential  developer,
pament in lieu of contructing açordale unit on ite, fund from the ale of unit with extinguihed control,
arrier-free ecrow  fund,  rental  income,  repament  from açordale houing program  loan,  and an other
fund collected in connection with the Townhip' houing program, a well a to the expenditure of revenue
and implementation of the plan certièed  COAH or approved  the court. All monitoring report hall e
completed on form deigned  COAH.

Ongoing collection of fee. The ailit for Delanco Townhip to impoe, collect and expend development fee
hall expire with it utantive certiècation from COAH or judgment of compliance from the court (a the cae

ma  e)  unle  the  Townhip  ha  èled  an  adopted  Houing  lement  and  Fair  hare  Plan  with  COAH,  ha
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ma  e)  unle  the  Townhip  ha  èled  an  adopted  Houing  lement  and  Fair  hare  Plan  with  COAH,  ha
petitioned  for  utantive  certiècation  or  the  entr  of  a  judgment  of  compliance  from  the  court,  and  ha
received COAH' approval of it development fee ordinance. If the Townhip fail to renew it ailit to impoe
and collect development fee prior to the expiration of utantive certiècation or it judgment of compliance,
it  ma  e  uject  to  forfeiture  of  an  or  all  fund  remaining  within  it  municipal  trut  fund.  An  fund  o
forfeited hall e depoited into the New Jere Açordale Houing Trut Fund etalihed puruant to ection
20 of P.L. 1985, c. 222 (N.J..A. 52:27D-320). Delanco Townhip hall not impoe a reidential development fee on
a  development  that  receive  preliminar  or  ènal  ite  plan  approval  after  the  expiration  of  it  utantive
certiècation or  judgment of  compliance,  nor  hall  the Townhip  retroactivel  impoe  a development  fee on
uch  a  development.  Delanco  hall  not  expend  development  fee  after  the  expiration  of  it  utantive
certiècation or judgment of compliance.
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