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EXECUTIVE SUMMARY 

This third round amended housing element and fair share plan has been 

prepared in accordance with the rules of the New Jersey Council on Affordable Housing 

(hereinafter “COAH”) for Delanco Township, Burlington County.  This Plan will serve 

as the foundation for the Township’s submission for third round compliance and a final 

judgment of repose from the Superior Court as part of the Township’s voluntary filing of 

a third round declaratory judgment action pursuant to N.J.S.A. 52:27D-313(a).  The 

Township’s plan will be submitted to the Court by December 31, 2008.  

 

There are three components to a municipality’s affordable housing obligation: 

the rehabilitation share, the prior round obligation and the COAH-projected third round 

obligation.  As assigned by COAH, the Township’s affordable housing obligations are as 

follows: 

 

 Rehabilitation Share: 7 units 

 Prior Round Obligation: 61 units 

 Third Round Obligation: maximum of 122 units (COAH’s initial projection of 173 

units – prior to eligible exclusions as discussed in detail below as well as prior to the 

Court’s ruling on a full exclusion of two previously approved inclusionary 

developments) 

 

The Township satisfied the prior round obligation through a previously 

approved regional contribution agreement (hereinafter “RCA”) with Palmyra, affordable 

family rental units, affordable family sale units and prior round rental bonuses.  In 

addition, the Township has added off-site affordable senior rental units as a previously 

court-approved, prior round compliance mechanism. 

 



  

 6 Adopted December 15, 2008 

Amended Third Round Housing Element and Fair Share Plan                
Delanco Township       

The Township’s third round obligation will be satisfied with previously approved 

affordable family rental units and corresponding third round compliance bonuses, newly 

proposed inclusionary zoning for affordable family housing, affordable senior rental 

housing as part of an approved redeveloper’s agreement, and a 100% affordable senior 

housing complex. 

 

AFFORDABLE HOUSING IN NEW JERSEY 

Introduction to Mt. Laurel and COAH 

In its landmark 1975 decision referred to now as “Mount Laurel I”, the New 

Jersey Supreme Court ruled 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, designated the State Development Guide Plan or any 

successor State Plan as a critical touchstone to guide the implementation of this 

obligation and created an incentive for private developers to enforce the “Mount Laurel 

doctrine” by suing municipalities which are not in compliance.2  

 

In 1985, the Fair Housing Act (hereinafter “FHA”) (N.J.S.A. 52:27D-310) was 

adopted as the legislative response to the Mt. Laurel court decisions.  The FHA created 

the Council on Affordable Housing as the administrative alternative to the Courts.  

COAH is responsible for establishing housing regions, estimating low and moderate 

income housing needs, setting criteria and guidelines for municipalities to determine 

and address their fair share numbers, and reviewing and approving housing elements 

and fair share plans. 

 

                                                        
1 Southern Burlington NAACP v. Borough of Mt. Laurel, 67 NJ 151 (1975) 
2 Southern Burlington NAACP v. Borough of Mt. Laurel, 92 NJ 158 (1983) 
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Municipalities have the option of filing their adopted and endorsed housing 

elements and fair share plans with COAH and petitioning for COAH’s approval, known 

as “substantive certification”.  Municipalities that opt to participate in the COAH 

certification process are granted a measure of legal protection against exclusionary 

zoning litigation.  By petitioning, COAH allows a municipality to maximize control of its 

planning and zoning options in addressing its affordable housing obligation.  Similarly, 

under the FHA at N.J.S.A. 52:27D-313(a), a municipality can apply to the Superior Court 

for a final judgment of compliance and repose, which is the judicial equivalent of 

COAH’s grant of substantive certification.  Delanco Township previously filed a third 

round declaratory judgment action with the Superior Court and is under the Court’s 

jurisdiction as opposed to COAH’s jurisdiction.   

 

The regulations of COAH have been utilized in the preparation of this amended 

plan as required by both the FHA and Court decisions.  Both legislative and judicial 

directives encourage uniformity in the interpretation of the Mount Laurel doctrine.  The 

FHA states, 

“The interest of all citizens, including low and moderate income families in 

need of affordable housing, would be best served by a comprehensive planning 

and implementation response to this constitutional obligation.”  (N.J.S.A. 

52:27D-302(c)) 

 

Furthermore, the New Jersey Supreme Court, in its decision in The Hills 

Development Co. v. Township of Bernards, 103 NJ 1 (1986) (commonly known as Mount 

Laurel III) upheld the constitutionality of the Fair Housing Act, and stated, 

“Instead of varying and potentially inconsistent definitions of total need, 

regions, regional need, and fair share that can result from the case-by-case 

determinations of courts involved in isolated litigation, an overall plan for the 

entire state is envisioned, with definitions and standards that will have the kind 

of consistency that can result only when full responsibility and power are given 

to a single entity.” (103 N.J. at 25) 
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Lastly, in the Mount Laurel III decision, the Supreme Court also stated that to 

the extent that Mount Laurel cases remained before the courts, 

“…any such proceedings before a court should conform wherever possible to the 

decisions, criteria and guidelines of the Council.”  (103 N.J. at 63) 

 

Delanco Township has been guided by these principles of uniformity and 

consistency in the preparation of this amended housing element and fair share plan. 

  

In addition, under the Municipal Land Use Law (hereinafter “MLUL”), a 

municipal Planning Board must adopt the housing element as part of the Master Plan.  

COAH’s process also requires the governing body to endorse the housing element by 

resolution.  The governing body’s resolution requests that the Superior Court review the 

housing element and fair share plan along with supporting documents for compliance 

and repose.  Once the municipality’s housing element and fair share plan have been 

granted a final judgment of compliance and repose, the municipality’s zoning ordinance 

enjoys a presumption of validity against any lawsuits challenging it.  Delanco Township 

is under the Superior Court’s jurisdiction and must submit its amended third round 

plan to the court to remain so (see below for further discussion on the timing of the 

Township’s submission to the court.)   

 

First and Second Round Methodology 

The FHA empowered COAH to create criteria and guidelines for municipalities 

to determine and address their respective fair share numbers.  In response, COAH 

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.”  That formula was superseded by the 1994 COAH regulations 

(N.J.A.C. 5:93-1.1 et seq.) which recalculated a portion of the 1987-1993 affordable 

housing obligation for each municipality and computed the additional municipal 

affordable housing need from 1993 to 1999; this 12 year cumulative period from 1987 

through 1999 is known as the “second round.”   
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Third Round Methodology 

On December 20, 2004, COAH’s first version of the third round rules became 

effective.  At that time the third round was defined as the time period from 1999 to 2014 

condensed into an affordable housing delivery period from January 1, 2004 through 

January 1, 2014.  The third round rules marked a significant departure from the 

methodology utilized in COAH’s two prior rounds.  Previously, COAH assigned an 

affordable housing obligation as an absolute number to each municipality.  These third 

round rules implemented a “growth share” approach that linked the production of 

affordable housing with future residential and non-residential development within a 

municipality.  Each municipality was required to project the amount of residential and 

nonresidential growth that would occur during the period 2004 through 2014.  Then 

municipalities were required to provide one affordable unit for every 8 market rate 

housing units developed and one affordable unit for every 25 jobs created (expressed as 

non-residential building square footage). 

 

 However, in January 2007, the New Jersey Appellate Court invalidated key 

aspects of COAH’s third round rules.  The Court ordered COAH to propose and adopt 

amendments to its rules to address the deficiencies identified by the Court.  COAH’s 

revised rules, effective on June 2, 2008 as well as a further rule revision, adopted 

September 22, 2008 and effective on October 20, 2008, provide residential development 

and job projections for the third round (which was expanded to encompass the years 

2004 through 2018).  Additionally, COAH 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, still expressed as non-residential building square 

footage.  Municipalities must set forth in the Housing Element and Fair Share Plan of 

their Master Plan how they intend to accommodate the affordable housing obligation 

generated by COAH’s revised third round growth projections.  However, COAH’s 

substantive rules also require that a municipality provide a realistic opportunity for 

affordable housing in proportion to its actual growth during the third round as 
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expressed in certificates of occupancy issued for residential and nonresidential 

development.  

 

In addition, on July 17, 2008 Governor Corzine signed P.L. 2008, c.46 (also 

known as the “Roberts Bill” after NJ Assembly Speaker Joseph Roberts), which amended 

the Fair Housing Act in a number of ways.  Key provisions of the bill include the 

following: 

 Establishing a statewide 2.5% nonresidential development fee instead of a 

nonresidential growth share delivery for affordable housing; 

 Elimination of regional contribution agreements (RCAs); and 

 Requirement for 13% of affordable housing units and 13% of all units funded by the 

Balanced Housing Program and the Statewide Affordable Housing Trust Fund be 

restricted to very low income households (30% or less of median income). 

 

COAH has not yet promulgated rules to effectuate the 2008 FHA amendments.  

It is anticipated that COAH will propose revised regulations to implement P.L. 2008, 

c.46, in early 2009. 

 

A municipality’s third round fair share plan must address (1) its rehabilitation 

share, (2) the prior round obligation and (3) the COAH-projected third round obligation.  

The rehabilitation share is the estimated number of existing substandard housing units 

in a municipality that are occupied by low or moderate income households, as 

determined by COAH (Appendix B. to N.J.A.C. 5:97).  The prior round obligation is a 

municipality’s adjusted second round new construction component brought forward to 

the third round (Appendix C. to N.J.A.C. 5:97).  Third round housing plans must 

document how existing or proposed affordable housing units satisfy this prior round 

obligation.  
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As stated above, the third round obligation is based on housing and job 

projections developed by COAH (Appendix F. to N.J.A.C. 5:97).  To determine the third 

round obligation, the following ratios must be applied to the projections: 

 For residential development, the affordable housing ratio is 1 affordable unit for 

every 4 market rate residential units.  Thus, COAH initially requires a municipality 

to divide its total housing projection by 5 (see eligible exclusions from COAH’s 

residential projections as described in detail in a later section); 

 For non-residential development, the affordable housing ratio is 1 affordable unit for 

every 16 new jobs created as expressed in new square footage of non-residential 

space issued a certificate of occupancy from January 1, 2004 through December 31, 

2018.  See Table 1, Non-residential Growth Share Calculation, for additional detail. 

 
Table 1. Non-residential Growth Share Calculation 

Use 
Group 

Description 

Square Feet 
Generating 

One 
Affordable 

Unit 

Jobs Per 
1,000 

Square Feet 

B Office buildings  5,714 2.8 

M Mercantile uses  9,412 1.7 

F 
Factories where people make, process, or 
assemble products  

13,333 1.2 

S Storage uses, excluding parking garages 16,000 1.0 

H 
High hazard manufacturing, processing, 
generation and storage uses  

10,000 1.6 

A1 
Assembly uses, including concert halls and TV 
studios 

10,000 1.6 

A2 
Assembly uses, including casinos, night clubs, 
restaurants and taverns 

5,000 3.2 
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Use 
Group 

Description 

Square Feet 
Generating 

One 
Affordable 

Unit 

Jobs Per 
1,000 

Square Feet 

A3 

Assembly uses, including libraries, lecture halls, 
arcades, galleries, bowling alleys, funeral parlors, 
gymnasiums and museums but excluding 
houses of worship 

10,000 1.6 

A4 
Assembly uses, including arenas, skating rinks 
and pools 

4,706 3.4 

A5 
Assembly uses, including bleachers, 
grandstands, amusement park structures and 
stadiums 

6,154 2.6 

E Schools K – 12 Exclude Exclude 

I 
Institutional uses such as hospitals, nursing 
homes, assisted living facilities and jails. I group 
includes I1, I2, I3 and I4. 

6,154 2.6 

R1 
Hotels and motels; continuing care facilities 
classified as R2 

9,412 1.7 

U 
Miscellaneous uses, including fences tanks, 
barns, agricultural buildings, sheds, 
greenhouses, etc. 

Exclude Exclude 

 
 

Pursuant to N.J.A.C. 5:96-10, the actual growth of housing units and jobs 

(measured by the issuance of residential and nonresidential certificates of occupancy) 

will be initially monitored two years after repose (then every two years) and will be 

compared to the actual provision of affordable housing.  If upon biennial review the 

difference between the number of affordable units constructed or provided in a 

municipality and the number of units required pursuant to N.J.A.C. 5:97-2.4 results in a 

pro-rated production shortage of 10 percent or greater, the court may require the 

municipality to amend its plan to address the higher affordable housing obligation.  As 
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such, it is important that the Township track the growth that occurs between January 1, 

2004 and December 31, 2018.  

 

In its Comment and Response document published as part of the October 20, 

2008 COAH rule adoption (New Jersey Register), COAH states that it will allow 

municipalities to present actual job count information for non-residential use groups if 

there is at least a 10% difference between actual jobs and the number of jobs determined 

through Appendix D of N.J.A.C. 5:97.  COAH should be providing more guidance on 

this concept prior to the Township’s first required plan evaluation whereby actual job 

growth is tallied and compared to actual affordable housing production. 

 

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 Township 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.  As required by the 2008 amended FHA, 

COAH has also included a very low-income category, which is defined as households 

earning 30% or less of the regional median income. 

 

Through the Uniform Housing Affordability Controls (hereinafter “UHAC”) at 

N.J.A.C. 5:80-26.3(d) and (e), 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 
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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 the federal Department 

of Housing and Urban Development (hereinafter “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 which the rents and sale 

prices for affordable units are derived.  See Tables 2 through 4 for additional 

information. These figures are updated annually and are available from COAH.  The 

sample rents and sale prices are gross figures and do not account for the specified utility 

allowance. 

Table 2. 2008 Income Limits for Region 5 

Household 
Income Levels 

1 Person 
Household 

2 Person 
Household 

3 Person 
Household 

4 Person 
household 

5 Person 
Household 

Moderate Income $41,608 $47,552 $53,496 $59,440 $64,195 

Low Income $26,005 $29,720 $33,435 $37,150 $40,122 

Very Low Income $15,603 $17,832 $20,061 $22,290 $24,073 

Source: COAH 2008 Regional Income Limits 

 

Table 3. Sample 2008 Affordable Rents for Region 5 

Household Income Levels 
 1 Bedroom 
Unit Rent 

2 Bedroom  
Unit Rent 

3 Bedroom  
Unit Rent 

Moderate Income at 60% $836 $1,003 $1,159 

Low Income at 46% $641 $769 $889 

Very Low Income at 30% $418 $502 $580 

Source: COAH Illustrative 2008 Low and Moderate Income Rents for New Construction and/or 

Reconstruction 
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Table 4. Sample 2008 Affordable Sale Prices for Region 5 

Household                  
Income Levels 

1 Bedroom   
Unit Price 

2 Bedroom  
Unit Price 

3 Bedroom  
Unit Price 

Moderate Income at 70% $87,767 $105,320 $121,703 

Low Income at 50% $62,691 $75,229 $86,931 

Very Low Income at 30% $37,614 $45,137 $52,159 

Source: COAH Illustrative 2008 Low & Moderate Income Sales Prices for New Construction 
 

Housing Element/Fair Share Plan Requirements 

In accordance with the MLUL, (N.J.S.A. 40:55D-1, et seq.) a municipal Master 

Plan must include a housing element as the foundation for the municipal zoning 

ordinance.  Pursuant to the FHA, 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.  The housing element 

must contain at least the following, as per the FHA at N.J.S.A. 52:27D-310: 

 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; 
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 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.  

 

In addition, pursuant to COAH regulations (N.J.A.C. 5:97-2.3), the housing 

element and fair share plan must address the entire third round cumulative (1987-2018) 

affordable housing obligation consisting of the rehabilitation share, any remaining 

balance of the prior round obligation and the COAH-projected third round obligation.  

COAH’s regulations require the following documentation to be submitted with the 

housing element and fair share plan: 

 The minimum requirements of the FHA listed above (N.J.S.A. 52:27D-310); 

 Household and employment projections created by COAH; 

 Municipal rehabilitation, prior round and third round obligation; 

 Descriptions of any credits intended to address any portion of the fair share 

obligation, including all information required by N.J.A.C. 5:97-4; 

 Descriptions of any adjustments to any portion of the fair share obligation, including 

all information required by N.J.A.C. 5:97-5; 

 Descriptions of any mechanisms intended to address the prior round obligation, the 

rehabilitation share and the third round obligation; 
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 An implementation schedule with a detailed timetable that demonstrates a “realistic 

opportunity” for the construction of affordable housing, as defined by N.J.A.C. 5:97-

1.4.  

 Draft and/or adopted ordinances necessary for the implementation of the 

mechanisms designed to satisfy the fair share obligation; 

 A demonstration that existing zoning or planned changes in zoning provide 

adequate capacity to accommodate any proposed inclusionary developments, 

pursuant to N.J.A.C. 5:97-6.4; 

 A demonstration of existing or planned water and sewer capacity sufficient to 

accommodate all proposed mechanisms; 

 A spending plan, pursuant to N.J.A.C. 5:97-8.10; 

 A map of all sites designated by the municipality for the production of low and 

moderate income housing; 

 A copy of the most recently adopted Master Plan and, where required, the 

immediately preceding adopted Master Plan;  

 A copy of the most recently adopted zoning ordinance; 

 A copy of the most up-to-date tax maps; and 

 Any other information required by N.J.A.C. 5:97 or requested by COAH. 
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DELANCO TOWNSHIP 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 No. BUR-L-2673-89. 

 

 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. 

 
The Township previously received a court order on February 28, 2008 from the 

Honorable John A. Sweeney, A.J.S.C., which granted temporary immunity and 

protection from the filing of any third round builder’s remedy or exclusionary zoning 

lawsuits and which 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 reproposed rules are adopted, appealed, 

stayed, sustained or invalidated.”  (See attached order.)  Although the answers to these 

questions as posed previously by the Township are not at all clear, the Township has 

prepared this plan amendment and will submit its full petition package to the Superior 

Court and the assigned special court master – Frank Banish, PP, AICP - by December 31, 

2008. 
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HOUSING STOCK AND DEMOGRAPHIC ANALYSIS 

Housing Stock Inventory 

  In 2000, there were 1,285 housing units in Delanco Township, of which 58 or 

4.5% were vacant.  Of the 1,227 occupied units, 81.3% were owner occupied and 18.7% 

were rented.  Table 5, Housing Units by Occupancy Status, illustrates this occupancy 

status in 2000. 

Table 5.  Housing Units by Occupancy Status, 2000. 

 Housing Units Owner Occupied Renter Occupied 

Occupied 1,227 997 230 

Vacant 58   

Total 1,285   

  Source:  2000 US Census 
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About 73.3% of the total housing stock consists of single-family detached units.   

Structures with 3 or more units make up 7.3% of the total housing stock.  Of the owner 

occupied units, 86.0% were single-family detached units and 14.0% were single-family 

attached or two family units.  See Table 6, Housing Units by Number of Units in 

Structure for a detailed explanation of the housing units in 2000. 

 
Table 6.  Housing Units by Number of Units in Structure, 2000. 

Number of Units Owner Occupied Rental Vacant Total 

1, Detached 857 49 36 942 

1, Attached 116 20 7 143 

2 24 61 12 97 

3 or 4 0 58 0 58 

5 to 9 0 30 0 30 

10 to 19 0 6 3 9 

20 + 0 0 0 0 

Mobile Home 0 6 0 6 

Other 0 0 0 0 

Total 997 230 58 1,285 

Source: 2000 US Census 
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 Table 7, Housing Units by Age, illustrates the age of the Township’s housing 

stock.   Delanco has added few new housing units between 1990 and 2000, with less 

than one percent of its total housing stock being built during that period.  The median 

age of a housing unit in the Township is 1945, with 42.2% of the total housing stock 

constructed before 1940.  

 
Table 7. Housing Units by Age, 2000. 

Year Built 
Total 
Units 

Percent 
Owner 

Occupied 
Renter 

Occupied 
Vacant 

1990 - 2000 12 0.9% 12 0 0 

1980 - 1989 33 2.6% 28 5 0 

1970 – 1979 94 7.3% 70 16 8 

1960 – 1969 83 6.5% 77 6 0 

1950 – 1959 337 26.2% 296 21 20 

1940-1949 184 14.3% 144 31 9 

Before 1940 542 42.2% 370 151 21 

Total 1,285 100.0% 997 230 58 

Median Year 1945  1949 1940  

Source: 2000 US Census 
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Table 8, Housing Units by Number of Rooms, shows 6.9% have between one 

(1) and three (3) rooms; 49.7% of the housing stock has between four (4) and six (6) 

rooms; and 43.4% has seven (7) or more rooms.   

 
Table 8. Housing Units by Number of Rooms, 2000. 

Rooms Number of Units Percent 

1 13 1.0% 

2 10 0.8% 

3 66 5.1% 

4 120 9.3% 

5 188 14.6% 

6 331 25.8% 

7 235 18.3% 

8 177 13.8% 

9+ 145 11.3% 

Total 1,285 100.0% 

Mean Rooms per Unit 6.2  

Source: 2000 US Census 
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 Tables 9 and 10, Housing Values, show that the median housing values of 

owner-occupied housing in Delanco increased by 14.7% between 1990 and 2000.  

During this time, the median value in Burlington County increased by 12.6%.  In 1990, 

Delanco’s median value of $97,600 was $24,400 less than Burlington County’s median 

value of $122,000.  In 2000, Delanco’s median housing value of $111,600 was $25,800 

less than the Burlington County median value of $137,400. 

 
Table 9. Housing Values, Owner-Occupied, 1990. 

Housing Value Number Percent 

Less than $50,000 32 4.4% 

$50,000 to $99,999 459 47.9% 

$100,000-$124,999 198 20.7% 

$125,000-$149,999 156 16.3% 

$150,000-$174,999 29 3.0% 

$175,000-$199,999 33 3.4% 

$200,000-$249,999 25 2.6% 

$250,000-$299,999 0 0.0% 

$300,000-$399,999 6 0.6% 

$400,000-$499,999 0 0.0% 

$500,000 or more 0 0.0% 

Total 958 100.0% 

1990 Median Value $97,600  

  Source: 1990 US Census 
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Table 10.  Housing Values, Owner-Occupied, 2000. 

Housing Units Number Percent 

Less than $50,000 8 0.9% 

$50,000-$99,999 334 35.6% 

$100,000-$149,999 467 49.8% 

$150,000-$199,999 77 8.2% 

$200,000-$249,999 0 0.0% 

$250,000-$299,999 26 2.8% 

$300,000-$399,999 15 1.6% 

$400,000-$499,999 0 0.0% 

$500,000 or more 5 0.5% 

Total 937 100.0% 

2000 Median Value $111,600  

    Source: 2000 US Census 
 
 
 

In 2000, Delanco’s median gross rental cost was significantly less than that of 

the County ($535 v. $672).  See Table 11, Comparison of Delanco and Burlington County, 

Monthly Rental Costs. 
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Table 11. Comparison of Delanco and Burlington Co., Monthly Rental Cost, 2000 

Monthly Rent 
Number in 

Delanco 
Percent in 
Delanco 

Number in 
Burlington Co. 

Percent in 
Burlington Co. 

$0-$99 0 0.0% 309 1.0% 

$100-$149 0 0.0% 159 0.5% 

$150-$199 0 0.0% 244 0.8% 

$200-$249 0 0.0% 237 0.7% 

$250-$299 5 2.4% 365 1.1% 

$300-$349 0 0.0% 419 1.3% 

$350-$399 11 5.2% 467 1.5% 

$400-$449 33 15.6% 1,190 3.7% 

$450-$499 26 12.3% 1,359 4.3% 

$500-$549 44 20.8% 2,898 9.1% 

$550-$599 25 11.8% 3,386 10.7% 

$600-$649 21 9.9% 3,419 10.8% 

$650-$699 4 1.9% 2,997 9.4% 

$700-$749 11 5.2% 3,338 10.5% 

$750-$799 5 2.4% 2,570 8.1% 

$800-$899 17 8.0% 3,414 10.7% 

$900-$999 10 4.7% 1,896 6.0% 

$1,000-$1,249 0 0.0% 1,888 5.9% 

$1,250-$1,499 0 0.0% 425 1.3% 

$1,500-$1,999 0 0.0% 459 1.4% 

$2,000 + 0 0.0% 235 0.7% 

Total 212 100.0% 31,764 100.0% 

Median Rent $535  $672  

Source: 2000 US Census 
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 Delanco Township has six housing units that lack complete plumbing facilities 

and seven units that are overcrowded (defined as having 1.01 or more persons per room); 

however, none of these units exhibit both characteristics.  See Table 12, Selected Quality 

Indicators. 

 
Table 12. Selected Quality Indicators, Occupied Housing Stock, 2000. 

 Overcrowded 
Lacking Complete 

Plumbing 

Combined 
Overcrowded and 
Lacking Complete 

Plumbing 

No. Units 7 6 0 

Source: 2000 US Census 
 

General Population Characteristics 

Delanco Township experienced a 20.2% population loss between 1970 and 

1990.  While the Township’s population continued to decrease between 1990 and 2000, 

the rate of decline was slowed to 2.4%.  This trend of population loss was contrary to the 

population change experienced in Burlington County as a whole.  The County continued 

to add residents between 1970 and 2000; however, the rate of growth did slow slightly. 

Table 13, Population Growth, provides additional information on the Township’s 

historical population counts.  

 
Table 13.  Population Growth. 

 1970 1980 
Percent 
Change 

1990 
Percent 
Change 

2000 
Percent 
Change 

Delanco Township 4,157 3,730 -10.3% 3,316 -11.1% 3,237 -2.4% 

Burlington County 323,132 362,542 12.2% 395,066 8.9% 423,394 7.2% 

  Source: 1970, 1980, 1990 and 2000 US Census 
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 The Township aged slightly between 1990 and 2000, with 54% of the total 

population in Delanco identified as over 45 years of age compared with only 47% in 

1990.  The age groups 35 to 44 and 45 to 54 grew at the fastest rates, increasing by 

almost 27% and 26% respectively.  In contrast the age groups of 25-34 and under 5 

decreased by 29% and 21% respectively.  See Table 14, Age Distribution, for additional 

detail. 

 
Table 14.  Age Distribution, 1990 – 2000. 

Age Group 1990 Percent 2000 Percent 
Percent 
Change 

Under 5 234 7.1% 184 5.7% -21.4% 

5-14 457 13.8% 494 15.3% 8.1% 

15-24 422 12.7% 364 11.2% -13.7% 

25-34 629 19.0% 446 13.8% -29.1% 

35-44 478 14.4% 605 18.7% 26.6% 

45-54 350 10.6% 440 13.6% 25.7% 

55-64 308 9.3% 274 8.5% -11.0% 

65-74 282 8.5% 246 7.6% -12.8% 

75+ 156 4.7% 184 5.7% 17.9% 

Totals: 3,316 100.0% 3,237 100.0%  

Median Age:   37   

    Source: 1990 and 2000 US Census 
 

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.  As a subset of households, 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 2000 there were 1,227 households in 

the Township, with an average of 2.64 persons per household and an average of 3.09 
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persons per family.  Approximately 72.7% of the households are comprised of families, 

with married couples with children making up only 44% of all families.  See Table 15, 

Households by Household Type, 2000, for additional information. 

 

Table 15.  Households by Household Type, 2000. 

  Number of Households 

Percent of 
Total 

Households 
Family Households (2+ Person Households) 892 72.6% 
     Married Couple with Children 294 23.9% 
     Married without Children 374 30.5% 
     Other Family Household 224 18.3% 
Non Family Households (2+ Person Households) 335 27.3% 
1-person household: 280 22.8% 
     Male householder 124 10.1% 
     Female householder 156 12.7% 

Total Households 1,227  

Source: 2000 US Census 
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Income Characteristics 

Persons residing in Delanco Township have on average lower incomes than in 

Burlington County as a whole.  Median income in 2000 in Delanco was $50,106 

households and $56,985 for families.  Comparable figures for the County were $58,608 

for households and $67,481 for families.  Table 16, Household and Family Income by 

Income Brackets, further illustrates these findings by noting the number of households 

in each of the income categories. 

 
Table 16.  Household and Family Income by Income Brackets, 2000. 

 Households Percent 

Less than $10,000 90 7.4% 

$10,000-$14,999 44 3.6% 

$15,000-$24,999 131 10.8% 

$25,000-$34,999 113 9.3% 

$35,000-$49,999 228 18.7% 

$50,000-$74,999 325 26.7% 

$75,000-$99,999 151 12.4% 

$100,000-$149,999 109 9.0% 

$150,000-$199,999 14 1.2% 

$200,000 + 11 0.9% 

Total: 1,216 100.0% 

Median Income: $50,106  

        Source: 2000 US Census 
 
  

 Within the Township, 23.5% of all households have incomes of $75,000 or 

more.  Although the Census data does not provide a breakdown of household income by 

household size, based on COAH’s Year 2000 median household income for the 

Burlington/Camden/Gloucester County region of $40,460 for the smallest-sized 
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household of one person, the moderate-income threshold for this household size was 

$32,368 (80% of $40,460).  In attempting to approximate the number of low and 

moderate income households in the Township, using the household size of one person 

is a conservative approach that represents just a minimum threshold.  Based on the high 

end of moderate income in 2000, anywhere from 21% to 31% of the Township’s 

households fell within COAH’s definition of low and moderate income.3  Keep in mind, 

however, that in the third round, COAH would exclude low and moderate income 

households that owned a primary residence with no mortgage that was valued at or 

above COAH’s annual regional asset limit.4  In 2008, the regional asset limit was 

$137,699 for Delanco’s region.   

 

  The percentage of persons and households below the poverty level, as defined by 

the 2000 U.S. Census, equates to 9.5% of all Delanco Township residents.  This is 

higher than the County as a whole, where 4.7% of County residents lived below the 

poverty level in 2000.  

 

EMPLOYMENT CHARACTERISTICS 

 Table 17, Distribution of Employment by Industry, shows the distribution of 

employment by industry for employed Delanco Township residents.  Education, Health 

and Social Services and Manufacturing capture the largest segments of the population, 

comprising 18.9% and 16.4% respectively. 

                                                        
3 Low income is defined as households earning 50 percent or less than median income. 
  
4 The exception to this exclusion is if the household’s existing monthly housing costs exceed 
38 percent of the household’s eligible monthly income. 
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Table 17.  Distribution of Employment by Industry, Township Residents, 2000. 

Sector Jobs Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining 0 0.0% 

Construction 103 6.3% 

Manufacturing 267 16.4% 

Wholesale Trade 92 5.7% 

Retail Trade 250 15.4% 

Transportation and Warehousing, and Utilities 105 6.5% 

Information 62 3.8% 

Financing, Insurance, Real Estate, Renting, and Leasing 95 5.8% 

Professional, Scientific, Management, Administrative, and Waste 
Management Services 

111 6.8% 

Educational, Health and Social Services 307 18.9% 

Arts, Entertainment, Recreation, Accommodation and Food Services 84 5.2% 

Public Administration 69 4.2% 

Other 82 5.0% 

Total: 1,627 100.0% 

Source: 2000 US Census 
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 Table 18, Employment by Occupation, identifies the occupations of employed 

persons.  While Delanco Township residents work in a variety of industries, 32.5% of 

employed residents work in sales and office occupations and 26.2% are employed in 

management, professional, and related occupations.  

 
Table 18.  Employment by Occupation, Delanco Township, 2000. 

Sector Jobs Number Percent 

Management, Professional, and Related 426 26.2% 

Service 223 13.7% 

Sales and Office 528 32.5% 

Farming, Fishing, and Forestry 3 0.2% 

Construction, Extraction, and Maintenance 178 10.9% 

Production, Transportation, and Moving 269 16.5% 

Total 1,627 100.0% 

Source: 2000 US Census 
 

The number of people residing in Delanco exceeds the number of employment 

opportunities in the Township.  The New Jersey Department of Labor tracks covered 

employment throughout the state.  Covered employment data includes only those jobs 

for which unemployment compensation is paid.  By definition it does not cover the self-

employed, unpaid family workers, most part-time or temporary employees, and certain 

agricultural and in-home domestic workers.  See Table 19, Covered Employment 

Estimates, for additional detail. 

 
Table 19.  Covered Employment Estimates, 2003 

Year Delanco Burlington 

2003 2,418 164,618 

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of 
Demographic and Economic Analysis, NJ Covered Employment Trends.  Data is as of 2003, 
which is the most current data available at the municipal level. 
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Table 20, Covered Employment by Sector, provides additional detail on the 

employment within Delanco Township.  It should be noted that the New Jersey 

Department of Labor suppresses the data for industries with few units or where one 

employer comprises a large percentage of employment or wages of an industry.  Given 

the Department of Labor’s policy, it is unclear which sectors of Delanco would be the 

biggest employment base.  
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Table 20.  Covered Employment by Sector, 2003 

Employment Wages 

  March June Sept. Dec. Average Weekly Annual 

Private Sector Municipality Total 2,358 2,301 2,332 2,290 2,316 $931 $48,438 

Construction 54 52 53 52 53 $1,021 $53,084 

Manufacturing 227 213 209 216 217 $599 $31,133 

Wholesale trade 99 104 101 99 101 $1,109 $57,653 

Retail trade 31 34 21 21 27 $378 $19,662 

Transportation and warehousing . . . . . . . 

Information . . . . . . . 

Finance and insurance . . . . . . . 

Real estate and rental and leasing 10 12 13 12 12 $823 $42,807 

Professional and technical services . . . . . . . 

Management of companies and enterprises . . . . . . . 

Administrative and waste services 102 75 92 109 93 $393 $20,448 

Educational services . . . . . . . 

Health care and social assistance 10 14 6 12 12 $126 $6,562 

Arts, entertainment, and recreation 19 22 18 17 20 $639 $33,233 

Accommodation and food services 54 52 53 52 53 $1,021 $53,084 

Other services, except public admin. 227 213 209 216 217 $599 $31,133 

Unclassified entities 99 104 101 99 101 $1,109 $57,653 

Government Municipality Total 113 115 98 109 102 $763 $39,670 

Federal Government Municipality Total 0 0 0 0 0 0 0 

Local Government Municipality Total 113 115 98 109 102 $763 $39,670 

Total Covered Employment 2,471 2,416 2,430 2,399 2,418   

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of 
Demographic and Economic Analysis, NJ Employment & Wages, Annual Municipality Report 
by Sector.  Data is as of 2003, which is the most current data available at the municipal level. 
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GROWTH TRENDS AND PROJECTIONS 

The Township expects to meet COAH’s projections for housing growth and may 

meet COAH’s projection of job growth during the third round (2004 through 2018).  

Residential Trends and Projections 

Although Delanco had only added 1% of its housing stock between 1990 and 

2000, over the last 8 years, the Township issued over 500 new residential certificates of 

occupancy (c.o.’s).  This number is deceptively high as the number is almost entirely the 

result of the prior court approval of two large inclusionary residential developments 

(Russ Farm: Newton’s Landing and The Point; and River’s Edge).  As of Fall 2008, all of 

Russ Farm had been built and received c.o.’s, while less than 40 additional c.o.’s will be 

issued for River’s Edge.  While the Township expects the remaining minimal available 

vacant land to limit the amount of residential growth, it is anticipating a few residential 

projects associated with two newer inclusionary sites (Crossings at Delanco Station 

(formerly Savannah Mews in the Township’s initial third round plan) and Creekside) 

that were approved to address the Township’s third round growth share obligation as 

well as two new small-scale sites that are proposed to be rezoned for inclusionary 

housing as part of this plan amendment.  [As discussed below in greater detail, as the 

vast majority of the Township’s recent residential growth has occurred as the result of 

prior court-approved residential inclusionary developments, the Township will seek to 

have the court fully exempt this prior round residential growth (Russ Farm and River’s 

Edge) occurring after January 1, 2004 from generating an even greater third round 

affordable housing growth share obligation.  The Township fulfilled its previous second 

round fair share obligation and should not be penalized for the timing of this large 

amount – 431 market-rate units - of new housing that will be built after January 1, 2004.]   

 

COAH has projected (Appendix F. to N.J.A.C. 5:97) that 340 housing units will 

be created in the Township between 2004 and 2018.  As described above, somewhat 

greater growth has occurred as the result of the buildout of the prior inclusionary sites.  
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Thus, Delanco Township finds COAH’s residential projections to be a bit less than the 

Township’s projections, when first accounting for the prior round delivery of market-

rate and affordable housing in two large-scale inclusionary developments.  The 

Township’s assessment of future residential growth based on certificates of occupancy 

issued, units under construction and projects that are approved, pending or anticipated 

before the planning board will result in additional residential growth that will address its 

own growth share.  Later in the third round, the Township anticipates a drop off in 

residential development.  

 

Nonresidential Trends and Projections 

Delanco Township has had limited nonresidential growth in the last decade, 

with one warehouse (Dietz and Watson) opening and school construction comprising 

the majority of the square footage added.  [As a note, school construction no longer 

generates an affordable housing obligation per COAH’s rules effective October 20, 2008 

at Appendix D to N.J.A.C. 5:97.]   The Township has added a small bank and even 

County park buildings that COAH determined generates an affordable housing 

obligation during the last ten years.  Given the combination of the weak warehouse 

market (and the recent closing of the Jevic warehouse which eliminated 1,100 jobs), the 

slowing economy, and the small amount of vacant developable land in the Township, 

Delanco expects little to modest amounts of nonresidential growth during COAH’s third 

round period.  

 

COAH has projected (Appendix F. to N.J.A.C. 5:97) that the Township will gain 

1,686 jobs between 2004 and 2018.  The Township may generate that amount of non-

residential growth and certainly hopes to retain its existing employment opportunities 

through its economic development policies.  
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Capacity for Growth 

To determine if Delanco Township has the capacity to meet or exceed COAH’s 

residential and non-residential projections between 2004 and December 31, 2018, the 

Township analyzed projected residential and nonresidential growth through assessing 

development under construction, approved development and pending applications.  The 

Township also looked at potential development expected based on the existing capacity 

of the zoning, historic development trends, and whether the development would be 

consistent with sound planning principles.   

 

As discussed in detail above, the analysis confirmed that Delanco has the 

capacity to meet and exceed COAH’s projection of 340 housing units (all of which are 

associated with prior round Court-approved inclusionary developments) and thus to 

address COAH’s projected residential growth and affordable housing obligation.  The 

Township’s zoning will support COAH’s projected housing units through built or 

approved/potential inclusionary developments.  Additionally, the Township believes that 

the commercial and industrial businesses will retain their existing employment 

opportunities, although the Township believes non-residential growth may be slow to 

materialize due to a host of factors.  The Township has enacted redevelopment zones for 

non-residential redevelopment activity.  At this time, the Township has experienced 

more pressure to redevelop non-conforming non-residential uses into residential or 

mixed uses.  Regardless, the Township has still addressed its COAH-projected (less 

eligible exemptions) affordable housing obligation.   

 

Availability of Existing and Planned Infrastructure 

 

The Township of Delanco has adequate water and sewer capacity to meet 

COAH’s residential and non-residential projections.  Through the Delanco Sewerage 

Authority, the Township operates a public sewer conveyance system handling sewerage 

flows that are ultimately treated at a sewer treatment plant operated by the Beverly 

Sewerage Authority to the north.  The Township has access to half of the sewer capacity 
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at the Beverly plant.  The Beverly sewer authority has been exploring whether to develop 

a new sewer plant.  One small section of the Township (the Abundant Life site along 

Route 130) is served by the Willingboro Sewerage Authority.  Public water in the 

Township is provided through a contract with New Jersey American Water.  The existing 

public infrastructure will serve the residential units and nonresidential growth projected 

in the third round.  

 

Anticipated Land Use Patterns 

 

Anticipated land use patterns range from single family residential infill units in 

existing residential neighborhoods to multi-family infill inclusionary developments 

within close proximity to the Delanco River Line train station.  While the Township does 

not project significant nonresidential growth, it will continue to preserve its commercial 

and industrial land use patterns in accordance with its economic development policies.  

With the exception of scattered, non-conforming non-residential uses, much of the 

Township’s non-residential land uses are concentrated in the western portion of the 

Township, adjacent to Edgewater Park Township.  The Township’s planned land use 

pattern will support COAH’s projected growth and resulting affordable housing 

obligation. 

 

Township Economic Development Policies 

 

Delanco Township’s economic development policies encourage business 

retention within its commercial and industrial districts.  The Township has encouraged 

economic development which comports with sound planning principles by providing 

zoning districts that permit a variety of non-residential uses including light industrial 

development, office space and retail.  The Township economic policies will support 

COAH’s projected growth and resulting affordable housing obligation   
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Constraints on Development 

 

Located entirely in the Metropolitan Planning Area, PA 1, the Township is not 

located within the jurisdiction of the Meadowlands, Highlands, Pinelands or CAFRA.  

There are no known federal regulations that would hinder the development projected as 

part of the Township’s third round housing element and fair share plan. 

 

Existing land ownership patterns should not present a constraint on future 

development within the Township.  Although Delanco has limited vacant land, some 

new development would require the redevelopment of existing vacant and occupied 

structures.  

 

While Delanco Township is home to a number of important natural resources, 

environmental constraints do not preclude the Township from meeting COAH’s 

projected growth.  The Delaware River and Rancocas Creek form the eastern and 

southern borders of the Township; however, neither waterway is classified as a Category 

1 trout production waterway.  The NJDEP wetlands layer shows areas along both the 

Delaware River and Rancocas Creek that are affected by wetlands and/or are deemed 

flood prone (100-year flood) areas.  

 

The Township took environmental constraints into account in analyzing 

COAH’s projected growth through the third round.  To ensure that development does 

not adversely impact environmentally sensitive features, the Township will rely on local, 

county and state review of applications for development.  Furthermore, the Township’s 

Master Plan, Land Use Ordinances and existing land review procedures provide the 

measures to address any of the development constraints noted above and as set forth at 

N.J.A.C. 5:97-3.13(b).     
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CONSIDERATION OF LANDS APPROPRIATE FOR AFFORDABLE HOUSING 

 As part of this amended housing element, the Township has considered land 

that is appropriate for the construction of low and moderate income housing either in 

existing residential neighborhoods (infill sites such as the Zurbrugg Mansion 

Redevelopment) or as part of a new senior housing community proposed along Route 

130 (Abundant Life - 100% affordable senior housing).  The housing element describes 

the Township’s evaluation of sites that are currently zoned for inclusionary housing or 

proposed to be rezoned for inclusionary development – the Rhawn Pipe site (adjacent to 

the 2008 approved third round growth share site – Crossings at Delanco Station) and 

the Pellegrino site (adjacent to the almost built-out River’s Edge inclusionary 

development.)  The Township’s analyses are discussed in the sections entitled “The 

Satisfaction of the Prior Round Obligation” and “Satisfaction of the Third Round 

Obligation.” 

 

 In addition, the Township evaluated other sites offered by owners/developers 

and concluded that these sites are not appropriate for rezoning as residential 

inclusionary development at this time.  The Township reserves the right to reassess any 

property in the future if circumstances change.  For instance, in a letter dated September 

29, 2008, Henry Kent-Smith, counsel for Russ Farm, LLC, wrote to the Township to 

request the rezoning of a 3.1-acre commercially-zoned parcel to residential to enable the 

construction of a senior inclusionary development (adjacent to the senior housing at 

Newton’s Landing).  The main point of concern for the Township is that the developer, 

Russ Farm, LLC, had specifically included that commercial rezoning as part of a prior 

settlement in court and the Township desires to see the site developed with 

neighborhood commercial.  As a second point and as will be discussed in greater detail 

below, the Township will have already significantly exceeded its maximum number of 

senior-restricted affordable housing credits (approved Zurbrugg redevelopment plans 

and proposed Abundant Life senior, 100% affordable housing complex), thus, additional 

age-restricted development will not help the Township address its current or even future 

affordable housing obligation.   
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DELANCO’S AFFORDABLE HOUSING OBLIGATION 

COAH’s three-part third round methodology includes the rehabilitation 

obligation, the prior round obligation and the projected third round obligation.  The 

Appendices to COAH’s substantive rules, N.J.A.C. 5:97 et seq., provide each 

municipality’s affordable housing obligation.  Delanco’s third round obligation can be 

summarized as follows: 

 

 Rehabilitation Obligation: 7 

 Prior Round Obligation:  61 

 Third Round Obligation: 122 maximum (COAH’s initial projection of 173 

is prior to eligible exclusions for Court- and COAH-approved inclusionary 

housing developments that will be built after January 1, 2004 as well as prior to 

the Court’s ruling on a full exclusion of two previously approved inclusionary 

developments.) 
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Rehabilitation Obligation 

The rehabilitation obligation is defined as the number of deficient housing units 

occupied by low and moderate income households within a municipality (N.J.A.C. 5:97-

1.4).  COAH calculates this figure using indices such as overcrowding of units 

constructed prior to 1950, incomplete kitchen facilities, incomplete plumbing facilities 

and the estimated number of low and moderate income households in the municipality. 

COAH has calculated Delanco’s rehabilitation obligation to be 7 units.  Please see Table 

21, Calculation of the Rehabilitation Obligation, for additional information. 

 
Table 21. Calculation of the Rehabilitation Obligation 

Overcrowding of units constructed prior to 1950 3 

Incomplete plumbing facilities + 6 

Incomplete kitchen facilities + 0 

Low and moderate income share 0.737 

Rehabilitation share credit - 0 

Rehabilitation Obligation 7 units 

Source: Appendix B to N.J.A.C. 5:97 
 
 

Prior Round Obligation 

The prior round obligation can be defined as the cumulative 1987 through 1999 

affordable housing obligation (N.J.A.C. 5:97-1.4).  This time period corresponds to the 

first and second rounds of affordable housing.  COAH has calculated Delanco’s prior 

round obligation to be 61 units (Appendix C. to N.J.A.C. 5:97).  

 



  

 43 Adopted December 15, 2008 

Amended Third Round Housing Element and Fair Share Plan                
Delanco Township       

Third Round Obligation 

COAH has taken a very different approach to calculating third round affordable 

housing obligations.  The obligation is initially based solely on COAH’s housing and job 

projections for each municipality during the third round.  For every five housing units 

projected during the third round, one affordable housing unit must be provided.  For 

every 16 jobs projected, the Township must provide one affordable housing unit.  

COAH’s substantive rules require that a municipality plan for the affordable housing 

obligation generated by the projections; however, a municipality must provide affordable 

housing in proportion to its actual growth (N.J.A.C. 5:97-2.2(e)).  COAH has projected 

the creation of 340 housing units and 1,686 jobs in Delanco during the third round 

(N.J.A.C. 5:97 Appendix F, Allocating Growth to Municipalities) 

 

COAH’s substantive rules, at N.J.A.C. 5:97-2.4, permit municipalities to exclude 

certain market-rate and affordable units from the third round housing projections.  

Specifically, municipalities may exclude the following: 

 

 Affordable units which received credit in a first or second round plan and have been 

or will be constructed during the third round.  

 Market-rate units in an inclusionary development which 1) received credit in a first 

or second round plan or are eligible for credit in the prior round and 2) have been or 

will be constructed during the third round. 

 

The Township has two inclusionary developments which are eligible for 

exclusion.  However, as COAH’s 2008 rules have placed new constraints on levels of 

exclusion, technically, only a portion of each inclusionary development is permitted to be 

excluded from generating an additional third round affordable housing obligation.  

Delanco Township finds this partial exclusion inappropriate and unwarranted especially 

due to the fact that both inclusionary developments were previously approved both by 

the Courts and COAH (with one site approved as part of a prior settlement).  Simply put, 
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the lack of a full exclusion for both of these inclusionary developments pertains to 

COAH’s 2008 rule revisions as what is now deemed to be an acceptable affordable 

housing setaside for inclusionary developments that were approved years ago.  In 

addition, although COAH’s rules had always permitted payments in-lieu of construction 

of affordable housing to fund RCA transfers and both COAH and the Court approved 

countless of these developer-funded RCAs, COAH’s new third round exclusion rule does 

not acknowledge this past practice, instead arbitrarily deeming only one type of 

affordable housing an appropriate means to exclude market-rate housing that funded the 

RCA transfer.  It is unfair for COAH to retroactively apply such new standards which 

clearly run counter to prior Court and COAH practice.  Delanco Township respectfully 

requests that the Court permit the full exclusion of any market-rate units built after 

January 1, 2004 from the previously approved Russ Farm and River’s Edge prior round  

inclusionary developments.       

 

The Township believes the Court should approve a complete exclusion of 431 

total market-rate units at both inclusionary developments from generating an 

additional third round affordable housing obligation when actual growth is tallied in 

the future.  However, to be conservative, the Township prepared this amended third 

round plan utilizing COAH’s projected growth less COAH-eligible prior round 

exclusions for the Russ Farm and River’s Edge inclusionary developments.  

Depending on the Court’s ruling, the Township reserves the right to amend its plan 

at some point in the future.  The COAH-eligible prior round exclusions are 

described below and then compared to the total exclusion requested for each site: 

 

 For Russ Farm, the COAH-eligible calculation would recognize the 15 total 

affordable rental units that were built off-site, including 5 affordable units 

issued a certificate of occupancy (c.o.) after January 1, 2004.  Although a total 

of 181 market-rate units were issued c.o.’s after Jan. 1, 2004, COAH’s 

regulations would permit the market-rate units to be excluded as follows: 15 

affordable rentals x 5.67 rental exclusion rate = 85 market-rate exclusions.  In 
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addition, the 5 affordable units issued c.o.’s after Jan. 1, 2004 will be 

excluded as they were previously approved in the prior round.   

 

Township Exclusion Request for Russ Farm – As 29 total affordable units 

were approved from Russ Farm (15 affordable rental units built off-site and 

14 RCA payments), this represents a 16% affordable housing setaside (181 

market-rate units ÷ 29 affordable units) which was clearly an acceptable 

setaside both in the prior round and initial third round regulations.  COAH’s 

prior rules allowed both rental housing and less-dense for-sale housing to 

utilize a setaside of 15%.  COAH’s initial third round regulations were 

adopted with an 11.1% affordable housing setaside.  Delanco Township 

requests that the Superior Court find that this prior Court and COAH 

approved inclusionary development be fully excluded from generating a 

growth share on the balance of 85 market-rate units that would not be 

excluded under a technical interpretation of COAH’s revised third round 

regulations at N.J.A.C. 5:97-2.4(a).  By not excluding the balance of these 85 

prior round inclusionary units, Delanco Township would be obligated to 

produce 21 additional affordable units (85 ÷ 4 = 21.25) with no offsetting help 

from the inclusionary developer, nor any associated development fees or in-

lieu payments.  This would be a hardship on the Township.  

 

 For River’s Edge, the COAH-eligible calculation would recognize 15 

affordable sale units built on-site and 14 affordable rental units which 

received Court-approved to be built off-site as part of the Zurbrugg Mansion 

redevelopment.  Although a total of 250 market-rate units were or will be 

issued c.o.’s after Jan. 1, 2004, COAH’s regulations would permit the 

market-rate units to be excluded as follows: 15 affordable sales x 4.0 sale 

exclusion rate = 60, plus 14 affordable rentals x 5.67 rental exclusion rate = 

79; for total market-rate exclusions of 139 units.  In addition, the 29 total 

affordable units would be excluded as they were previously approved. 



  

 46 Adopted December 15, 2008 

Amended Third Round Housing Element and Fair Share Plan                
Delanco Township       

 

Township Exclusion Request for River’s Edge – As 29 total affordable units 

were approved from River’s Edge (15 affordable sale units built on-site and 14 

affordable senior rental units approved off-site), this represents an 11% 

affordable housing setaside (265 total units on-site ÷ 29 affordable units) 

which was an acceptable setaside in prior round COAH and Court 

settlements.  In addition, COAH’s initial third round regulations were 

adopted with an 11.1% affordable housing setaside.  Delanco Township 

requests that the Superior Court find that this prior Court and COAH 

approved inclusionary development be fully excluded from generating a 

growth share on the balance of 111 market-rate units that would not be 

excluded under a technical interpretation of COAH’s revised third round 

regulations at N.J.A.C. 5:97-2.4(a).  By not excluding the balance of these 111 

prior round inclusionary units, Delanco Township would be obligated to 

produce 28 additional affordable units (111 ÷ 4 = 27.75) with no offsetting 

help from the inclusionary developer, nor any associated development fees 

or in-lieu payments.  This would be an additional hardship on the Township. 

 

Thus, by not fully excluding the market-rate units from both prior court-

approved inclusionary developments, the Township would have to produce 

49 additional affordable units in the third round.  Delanco Township 

requests that the Court honor the prior approvals and fully exclude these 

developments from producing an additional 49-unit affordable housing 

obligation (just slightly less than the 58 affordable units that were approved 

by the Court and COAH and provided by the developers of these sites.) 

 

As discussed in detail above and according to COAH’s regulations, the 

Township would not be eligible for a full exclusion of all 431 market-rate units in both 

inclusionary developments.  Instead, the third round obligation would be calculated as 

shown in Table 22, Calculation of the Third Round Obligation per COAH’s regulations.  
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As seen below, COAH’s initial projection of 173 total affordable units is reduced per 

N.J.A.C. 5:97-2.4(a) to a 122-unit third round growth share obligation. 

 

Table 22. Calculation of Third Round Obligation per COAH’s regulations 

Residential 

Projected Units 340 

Exclusions  

 Russ Farm – Market-rate units - 85 

 Russ Farm – Affordable units off-site post 1.1.04 - 5 

 River’s Edge – Market-rate units - 139 

 River’s Edge – Affordable Units On-site and Off-site - 29 

Units Creating Growth Share 82 

Residential Growth Share (÷ 5) 16.4 

Nonresidential 

Projected Jobs 1,686 

Exclusions  

 None 0 

 Total 0 

Jobs Creating Growth Share 1,686 

Nonresidential Growth Share (÷16)  105.4 

Total Third Round Obligation (rounded up) 122 
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DELANCO TOWNSHIP’S AFFORDABLE HOUSING PLAN 

Satisfaction of the Rehabilitation Obligation 

Delanco Township has a long-standing inter-local services agreement with 

Burlington County.  Rehabilitation efforts are administered by the Burlington County 

Department of Economic Development through the Home Improvement Loan Program.  

The Burlington County rehabilitation program uses federal Community Development 

Block Grant (hereinafter “CDBG”) funds.  According to Lou Scott, Senior Loan Officer of 

the Program, a total of two rehabilitations were completed after April 1, 2000 

(rehabilitation documentation previously submitted as part of the Township’s 2005 

plan), while a third rehabilitation is just underway in the Township.  Thus, at this time, 

Delanco Township is eligible for two rehabilitation credits against its 7-unit third round 

rehabilitation share. 

 

The Township will address the 5-unit balance of the rehabilitation share through 

continued participation with the Burlington County Home Improvement Loan Program.  

The County’s rehabilitation program adheres to the regulations in N.J.A.C. 5:97-6.2.  

Specifically, all rehabilitated units shall comply with the definition of a deficient unit in 

N.J.A.C. 5:97-1.4, 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.  Rehabilitated units shall meet the 

applicable construction codes.  Additionally, rehabilitated units shall be occupied by low 

or moderate income households and upon completion of the rehabilitation, ten-year 

affordability controls shall be placed on the property in the form of a lien or deed 

restriction. 

 

Rehabilitations shall have an average hard cost of $10,000.  Delanco Township 

will provide funding from the affordable housing trust fund if necessary due to a 
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shortfall in County funds to satisfy the 5-unit balance of the rehabilitation obligation.  

Furthermore, Delanco will see that funding for a minimum of three rehabilitations (at 

least half of the remaining obligation) is available by 2014 - the midpoint of the 

compliance period if so needed by the County.  

 

Satisfaction of the Prior Round Obligation 

Delanco Township’s prior round obligation (1987-1999) is 61 units (Appendix 

C. to N.J.A.C. 5:97).  COAH permits new construction credits, reductions and bonuses 

addressing a first or second round affordable housing obligation to be used to address 

the prior round obligation. 

 

For the prior round, COAH requires that the Township establish the maximum 

number of age-restricted affordable units, the minimum number of affordable rental 

units and the maximum number of RCA units using the formulas below.   

  

 Maximum Number of Prior Round RCAs = 33 units 
.50 (Prior Round Obligation + Rehabilitation Share – Prior Cycle Credits – 
Rehabilitation Credits)  
= .50 (61 + 7 – 0 – 2) = 33 

 
 Minimum Prior Round Rental Obligation = 16 units 

.25 (Prior Round Obligation – Prior Cycle Credits)  
= .25 (61-0) = 16, must round up  

 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 Number of Prior Round Senior Units = 13 units 
.25 (Prior Round Obligation + Rehabilitation Share – Prior Cycle Credits – 
Rehabilitation Credits – Transferred RCAs)  
= .25 (61 + 7 – 0 – 2 – 14) = 13 
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As summarized in Table 23, Existing Credits/Bonuses/Reductions Addressing 

Prior Round Obligation, the Township has addressed its 61-unit prior round obligation 

with transferred RCAs, existing family affordable rental units, existing family affordable 

sale units, proposed affordable age-restricted rental units, and previously granted prior 

round rental bonuses. 

 
Table 23. Existing Credits/Bonuses Addressing Prior Round Obligation 

 

Delanco’s Prior Round 
Compliance Mechanisms 

 

Prior Round 
= 61 

RCAs: court-approved   
Palmyra (funded via Russ Farm) 14 

Inclusionary Developments: court-approved  
Russ Farm – family rentals off-site at  15 

Rancocas Mews (4 units)  
Rossner Tract (9 units)  
Osmond House (1 unit)  
Russ Farm Way (1 unit)  

          River’s Edge  
family affordable sale units on-site 15 
senior affordable rental units, court-
approved at Zurbrugg Mansion 

14* 

Prior Round Rental Bonuses  
          Russ Farm family rentals (15 units x 1.0) 15 
          River’s Edge senior rentals (1 unit x 0.33) 0 

Total 73 

Surplus (once constructed) 12 
 
* Pursuant to N.J.A.C. 5:97-4.1(c), COAH’s regulations honor the number of prior court-
approved age-restricted units.  The Court previously approved 14 senior units to be built 
on the River’s Edge site.  Subsequently, these 14 senior units were approved by the court 
to be transferred off-site to the Zurbrugg Mansion redevelopment site.  Thus, 14 senior 
affordable units are eligible to address the prior round obligation. 
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Regional Contribution Agreements 

 

Delanco Township previously transferred funds for 14 RCA units to Palmyra 

Borough.  All funds for the 14 RCAs were received from Russ Farm and have been 

transferred.   

 

Family Affordable Rental Units 

 

 Russ Farm, LLC, also developed 15 affordable family rental units throughout the 

Township.  The 15 affordable units are completed, have the appropriate affordability 

controls through deed restrictions, and are administered by experienced affordable 

housing administrative agents (either Salt and Light or MEND) in accordance with the 

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

 

Family Affordable Sale Units 

 

 River’s Edge constructed 15 affordable family sale units on-site.  The 15 

affordable units are completed, have the appropriate affordability controls through deed 

restrictions, and are administered by Piazza & Associates in accordance with the UHAC 

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

 

Senior Affordable Rental Units 

 

The remaining 14 units of the River’s Edge affordable housing obligation have 

been transferred in-town to the redevelopment of the Zurbrugg Mansion as approved by 

the court in a ‘Consent Order Modifying Settlement Agreement’ signed by Judge 

Sweeney on April 23, 2008 (see attached consent order).  

 

The consent order required the payment of $1.26 million to the Township to 

cover a portion of the purchase price to buy the Township-owned property through the 
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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 Zurbrugg for the construction of 14 

transferred age-restricted affordable housing units as part of the redevelopment of the 

Zurbrugg Mansion.”  [As a note, the consent order also states that the transfer of the 14 

units “shall not alter the inclusionary classification of the Rivers Edge Project.”] 

 

The Zurbrugg Mansion site (Block 1202, Lots 1.01 through 1.03 and Block 1201/ 

Lots 1.01 and 1.02) was declared to be an area in need of redevelopment pursuant to 

Ordinance 2008-3 and, per that finding, the Township adopted a Redevelopment Plan, 

dated May 5, 2008, prepared Taylor Design Group (see attached redevelopment plan).  

As authorized by Resolution 2008-54, the Township and Zurbrugg Partnership, LLC, 

(“Redeveloper”) entered into a Redevelopment Agreement (see attached Agreement) on 

a portion of the site Block 1202, Lots 1.01 through 1.03.   

 

Lastly, the site received preliminary/final site plan approval from the Township 

Planning Board by resolution adopted on June 11, 2008.  The site plan approval calls for 

a total of 8 new market-rate townhouses on the periphery of the site and the 

reconstruction of the Mansion into a minimum of 19 and up to 24 age-restricted 

affordable rental units.  [The approval also permits an existing carriage house on site to 

be converted to a market-rate unit, however, as the dwelling exists, there would be no 

growth share triggered.]  As noted above, 14 of the senior affordable rental units will 

address the court-approved transfer of 14 units from the River’s Edge development.  In 

addition, Zurbrugg must provide 2 additional affordable senior rental units to address 

the third round growth share generated by the 8 market-rate units on-site.  The 

Agreement speaks to the potential for Zurbrugg to setaside additional affordable units at 

the site depending upon the Court’s review and approval of the Township’s request for 

full exclusion of the River’s Edge market-rate units from generating a third round 

affordable housing obligation.  Depending on the Court’s ruling, Zurbrugg may also 

have to address 3.5 affordable units generated by the 14 units converted from on-site 

affordable units to market-rate units.  Lastly, the agreement also permits the Township 
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to fund two additional affordable senior housing units at $37,500 each or $75,000 total.  

As the redeveloper will be applying for outside funding sources to convert the Mansion 

into 100% affordable housing, the Township has not yet determined whether to provide 

this funding to the Zurbrugg Partnership for two senior affordable credits. 

 

This redevelopment is eligible for 14 reductions towards the Township’s prior 

round fair share obligation to address the transferred River’s Edge affordable units.  

Also, these 14 approved senior affordable rentals will address a portion of the 

Township’s 16-unit prior round rental obligation.  In addition, the Zurbrugg 

redevelopment will address a portion of the Township’s 122-unit third round growth 

share obligation.  The Township anticipates that the redevelopment will provide up to 10 

third round affordable senior rentals.  The third round units will be discussed below. 

 

Prior Round Rental Component 

 

As noted above, Delanco Township exceeded the 16-unit minimum prior round 

rental component through 15 existing affordable family rentals and 15 approved 

affordable senior rentals. 

 

Satisfaction of the Third Round Obligation 

Delanco’s third round obligation, pursuant to COAH’s housing and job 

projections and as reduced through initially-eligible exclusions, is 122 units (Appendix F. 

to N.J.A.C. 5:97).  In accordance with N.J.A.C. 5:97-2.2(e), the provision of affordable 

housing shall be based on the issuance of permanent certificates of occupancy for new 

residential units and new nonresidential building square footage.  

 

In addition to satisfying the 122-unit third round obligation, the Township must 

also adhere to a minimum number of total family units, minimum rental obligation, 

minimum number of family rental units, a maximum number of age-restricted units, 

maximum number of bonuses and minimum number of very low income units.  Due to 
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the 2008 amendments to the FHA, the Township is no longer eligible to enter into an 

RCA for the third round obligation.  

 

 Minimum Third Round Family Obligation = 46 units 
.50 (third round obligation – proposed bonuses) = .50(122 - 30) = 46 

 
 Minimum Third Round Rental Obligation = 31 units 

.25 (third round obligation) = .25 (122) = 31, must round up  
 
 Minimum Third Round Family Rental Obligation = 16 units 

.50(third round minimum rental obligation) = .5(31) = 16, must round up 
 

 Maximum Third Round Age-restricted Units = 30 units 
.25 (third round obligation) = .25 (122) = 30, must round down   
 

 Maximum Third Round Bonuses = 30 bonuses 
.25 (third round obligation) = .25 (122) = 30, must round down  
 

 Minimum Third Round Very Low Income Units = 12 units 
0.13 (third round obligation – proposed bonuses) = .13 (122 - 30) = 12 
*P.L. 2008, c.46 amended the FHA to require 13% of all third round affordable 
units to be reserved for very low income households. 
 

 
As summarized in Table 24, Proposed Third Round Compliance Mechanisms, 

the Township proposes to address its 122-unit third round growth share obligation with 

a combination of affordable family rental units, affordable senior rental units, affordable 

family sale units and eligible third round compliance bonuses. 
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Table 24. Proposed Third Round Compliance Mechanisms 

 
Delanco Township Third Round 

Compliance Mechanisms 

2008 COAH 
Growth Projection 
122-unit obligation 

Inclusionary Developments (Approved and Proposed)  
Crossings at Delanco Station (approved) 

32 affordable family rentals 
32 third round compliance bonuses* 

 
32 
30 

Creekside (approved)  
3 affordable family rentals 

3 third round compliance bonuses* 

 
3 
- 

Rhawn Factory (proposed zoning) 
14 affordable family units 

 
14 

Pellegrino (proposed zoning) 
4 affordable family units 

 
4 

Zurbrugg Mansion (redeveloper’s agreement)  
(up to 10 additional senior affordable rentals) 

 
10 

100% Affordable Housing  
Abundant Life (senior/supportive housing)  

at least 150 senior rental units, senior cap balance** 
10% supportive/special needs  

 
20 
15 

TOTAL 128 
Third Round Surplus 6 

Prior Round Surplus (once constructed) 12 
 
* All eligible compliance bonuses will be achieved if the Township’s future actual growth triggers 
more than 122 third round affordable units. 
 
** Additional senior affordable housing units at the Abundant Life site will receive credit if the 
Township’s future actual growth triggers more than 122 third round affordable units or if the 
Zurbrugg Mansion redevelopment does not produce 24 total affordable senior rental units. 
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Inclusionary Developments (Approved) 
 
 
The Crossings at Delanco Station  

 

The Crossings at Delanco Station (formerly referred to as the transit village site 

in the 2005 plan and later as Savannah Mews) inclusionary housing site is a 36.9-acre 

site that fronts on Coopertown Road (County Route 624).  The property (Block 2100/ 

Lots 3.01, 3.02, 3.05, 6, 7, 8.01 and 8.02) was approved for a total of 161 units of which 

24 were to be affordable, as well as a small 5,000 sq.ft. commercial building.  The 

approved resolution contemplated the increase of the total unit count of the site to 169 

units of which 32 would be affordable (8 additional affordable family rentals would 

replace the small commercial building).  The resolution states “The preliminary Site 

Plan approval granted to the commercial office building lot is specifically conditioned on 

the Township’s right, in its sole discretion, to direct the applicant to abandon this 

approval and seek variances and site plan approvals needed to construct eight (8) two-

bedroom affordable rental units on the lot instead of the 5,000 square foot office 

building approved herein.” (See attached Resolution 2008-13)  Thus, the Township has 

chosen to direct the applicant to provide 32 affordable family rental units on the site.  

The 32 affordable units will have access to all of the community amenities available to 

the market rate units.  

 

The approved development is adjacent to the Delanco River Line Transit Station 

which provides light rail service between Camden and Trenton as well as connections to 

points beyond throughout the northeast.  The site is surrounded by single family 

residences built as part of Newton’s Landing (formerly Russ Farm) and the Rancocas 

Creek.  The inclusionary development will be served by public water and sewer.  
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COAH’s rules at N.J.A.C. 5:97-6.4 “Zoning for Inclusionary Development” are 

addressed as follows: 

 

Site Suitability – As the inclusionary development has local municipal approvals, 

the site is found to be suitable pending the developer’s receipt of outside agency 

approvals including DEP’s as the site fronts Rancocas Creek. 

 

Like all of Delanco Township, the site is located in the Metropolitan Planning Area, 

PA 1 pursuant to the 2001 Policy Map of the State Development and Redevelopment 

Plan (hereinafter “2001 State Plan Map”).  Pursuant to N.J.A.C. 5:97-3.13(b)1, the PA 

1 State Plan designation of the site provides a presumption of validity regarding 

consistency with the State Development and Redevelopment Plan.   According to 

COAH’s regulations, a PA 1 site is the preferred location for a municipality to 

address its affordable housing obligation. 

 

 Administrative Entity – The developer of the Crossings at Delanco Station site will 

contract with an experienced affordable housing administrator to administer the 

affordable units.  The affordable units will have 30-year affordability controls and 

will be affirmatively marketed.  The experienced administrator will income qualify 

applicants and will provide long-term administration of the units in accordance with 

COAH’s rules at N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 5:80-26. 

 

Low/Moderate Income Split – At least half of all the affordable units at the 

Crossings at Delanco Station site will be affordable to low income households per 

N.J.A.C. 5:97-3.3 and the UHAC at N.J.A.C. 5:80-26.  In the case of an odd number 

of affordable units, the split will always be in favor of the low income unit per 

N.J.A.C. 5:97-3.3 and the UHAC at N.J.A.C. 5:80-26.  P.L. 2008, c.46 amended the 

FHA to require 13% of all third round affordable units to be reserved for very low 

income households, thus four of the total of 32 affordable units will be affordable to 

very low income households (which are part of the total number of low income 

units). 
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Affirmative Marketing – The affordable units will be affirmatively marketed in 

accordance with COAH’s rules at N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 

5:80-26. 

  

Controls on Affordability – The affordable units will have 30-year affordability 

control deed restrictions in accordance with N.J.A.C. 5:97 et seq. and N.J.A.C. 5:80-

26.  

 

Bedroom Distribution – The affordable units on the site will meet the bedroom 

distribution requirement pursuant to UHAC requirements at N.J.A.C. 5:80-26. 

 

Accessible and Adaptable – The affordable units at the Crossings at Delanco 

Station site will meet the accessible and adaptable requirements pursuant to state 

law and COAH’s regulations at N.J.A.C. 5:97-3.14. 

 

In addition, the Township is eligible for compliance bonuses for the Crossings 

at Delanco Station approval in accordance with N.J.A.C. 5:97-3.17.  The inclusionary 

development received preliminary/final approval prior to June 2, 2008, the inclusionary 

zoning authorizing the development was included in the Township’s initial third round 

plan adopted and submitted in 2005, the approved affordable units will be built on-site 

and the approved affordable family rentals are eligible for third round credit.  Although 

all 32 approved units may receive a compliance bonus, initially, the Township is capped 

at 30 bonuses based on the COAH-projected growth share of 122 units.  If the 

Township’s future growth triggers more than 122 third round affordable units, the 

Township will be eligible for an additional 2 compliance bonuses from the Crossings at 

Delanco Station approval to help address the Township’s increased obligation.   

 

Lastly, the approval of 32 affordable family rentals addresses the Township’s 

minimum third round rental obligation.  
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Creekside 

 

The Creekside inclusionary development (formerly referred to as the Burlington 

Avenue site in the 2005 plan) is an 18-acre site that fronts on Burlington Avenue 

(County Route 543).  The property (Block 1802/Lot 2)) was approved for a total of 28 

units of which 3 are affordable (see attached Resolution 2007-14.)  The 3 affordable units 

are required to be affordable family rentals.  

 

The approved development is adjacent to an existing residential neighborhood 

and is surrounded by the River’s Edge inclusionary development (the bulk of which is 

diagonally across Burlington Avenue.)  The Creekside inclusionary development will be 

served by public water and sewer.  

 

COAH’s rules at N.J.A.C. 5:97-6.4 “Zoning for Inclusionary Development” are 

addressed as follows: 

 

Site Suitability – As the inclusionary development has local municipal approvals, 

the site is found to be suitable pending the developer’s receipt of outside agency 

approvals including DEP’s as the site is adjacent to a waterway called Bogg’s Ditch. 

 

Like all of Delanco Township, the site is located in the Metropolitan Planning Area, 

PA 1 pursuant to the 2001 Policy Map of the State Development and Redevelopment 

Plan (hereinafter “2001 State Plan Map”).  Pursuant to N.J.A.C. 5:97-3.13(b)1, the PA 

1 State Plan designation of the site provides a presumption of validity regarding 

consistency with the State Development and Redevelopment Plan.   According to 

COAH’s regulations, a PA 1 site is the preferred location for a municipality to 

address its affordable housing obligation. 
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 Administrative Entity – The developer of Creekside will contract with an 

experienced affordable housing administrator to administer the affordable units.  

The affordable units will have 30-year affordability controls and will be affirmatively 

marketed.  The experienced administrator will income qualify applicants and will 

provide long-term administration of the units in accordance with COAH’s rules at 

N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 5:80-26. 

 

Low/Moderate Income Split – As noted in the approved final site plan resolution 

dated August 7, 2007 (Resolution 2007-14), the Planning Board approved a waiver 

allowing all three affordable units to be moderate income, instead of the required 

split of two low income units and one moderate income unit (COAH’s rules require 

an odd number of total affordable units to favor a low-income unit).  The Township 

respectfully requests a waiver from the Court to approve this limited modification of 

the low/moderate income split.  Delanco will ensure that the overall low/moderate 

income split of all affordable housing units in the Township will meet the 50/50 

low/moderate income split. 

 

Affirmative Marketing – The affordable units will be affirmatively marketed in 

accordance with COAH’s rules at N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 

5:80-26. 

  

Controls on Affordability – The affordable units will have 30-year affordability 

control deed restrictions in accordance with N.J.A.C. 5:97 et seq. and N.J.A.C. 5:80-

26.  

 

Bedroom Distribution –The affordable units on the site will meet the bedroom 

distribution requirement pursuant to UHAC requirements at N.J.A.C. 5:80-26. 

 

Accessible and Adaptable – The affordable units at Creekside will meet the 

accessible and adaptable requirements pursuant to state law and COAH’s 

regulations at N.J.A.C. 5:97-3.14. 



  

 62 Adopted December 15, 2008 

Amended Third Round Housing Element and Fair Share Plan                
Delanco Township       

 

In addition, the Township is eligible for compliance bonuses for the Creekside 

approval in accordance with N.J.A.C. 5:97-3.17.  The inclusionary development received 

preliminary/final approval prior to June 2, 2008, the inclusionary zoning authorizing 

the development was included in the Township’s initial third round plan adopted and 

submitted to the court in 2005, the approved affordable units will be built on-site and 

the approved affordable family rentals are eligible for third round credit.  Although all 3 

approved units may receive a compliance bonus, initially, the Township is capped at 30 

bonuses based on the COAH-projected growth share of 122 units.  If the Township’s 

future growth triggers more than 122 third round affordable units, the Township will be 

eligible to receive credit for these 3 compliance bonuses from the Creekside approval to 

help address the Township’s increased obligation.  

 

Lastly, the approval of 3 affordable family rentals addresses the Township’s 

minimum third round rental obligation.  

 

 

Inclusionary Zoning (Proposed) 
 

Rhawn Site 

 

The Rhawn site is proposed for inclusionary zoning and is an approximately 7-

acre site that fronts on Railroad Avenue and is located behind the Delanco River Line 

Station (see site aerial map).  The site is also bounded by the Rancocas Creek as well the 

approved inclusionary development – The Crossings at Delanco Station.   When zoned 

at a density of eight units per acre, the property (Block 2100, Lot 1) is expected to yield a 

total of 56 units, of which 14 would be affordable (25% affordable housing setaside).   

The 14 affordable units shall be family units and may not be age-restricted units.  
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The property is currently zoned I-1 Industrial district and houses the Rhawn 

factory.  The property is surrounded by single family residences (across the railroad 

tracks) and the 2008 approved Crossings at Delanco Station residential inclusionary 

development.  The site is currently served by public water and sewer.  The site is owned 

by the developer of the adjacent Crossings at Delanco Station inclusionary development 

and the owner has expressed willingness to Township officials of redeveloping the site 

as an inclusionary residential development in the future.  

 

COAH’s rules at N.J.A.C. 5:97-6.4 “Zoning for Inclusionary Development” are 

addressed as follows: 

 

Site Suitability – Site Suitability – The site is suitable as defined in COAH’s 

regulations at N.J.A.C. 5:97-3.13 “Suitable Site”.  There are no encumbrances which 

preclude the development of affordable housing on the property.  The site is 

adjacent to residential land uses and a commuter train station as noted above.  The 

site has access to Railroad Avenue and the parking lot to the train station.  There are 

no historic structures listed on the State or National Historic Registers on the site, 

and the property is not within an historic district listed on the State or National 

Historic Registers. 

 

According to a letter from the Township, water and sewer infrastructure are 

currently available at the site and there is sufficient water and sewer capacity to meet 

the needs of the proposed development.  The site can be developed consistent with 

the Residential Site Improvement Standards and all other state regulations such as 

those of DEP.  Similar to the adjacent Newton’s Landing and the Crossings at 

Delanco Station, the Rhawn site is adjacent to the Rancocas Creek and must 

appropriately address the attendant flood plain regulations of DEP.     

 

Like all of the Township, the site is located in the Metropolitan Planning Area, PA 1 

pursuant to the 2001 Policy Map of the State Development and Redevelopment Plan 
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(hereinafter “2001 State Plan Map”).  Pursuant to N.J.A.C. 5:97-3.13(b)1, the PA 1 

State Plan designation of the site provides a presumption of validity regarding 

consistency with the State Development and Redevelopment Plan.  According to 

COAH’s regulations, a PA 1 site is the preferred location for a municipality to 

address its affordable housing obligation. 

 

 Compensatory benefit – COAH’s revised third round regulations require a 

municipality to provide a developer with a compensatory benefit for the provision of 

affordable housing through inclusionary zoning.  Specifically, COAH requires 

minimum presumptive densities and maximum presumptive setasides by State Plan 

planning areas.  Through proposed inclusionary zoning, the Township will provide a 

density of eight units per acre with a maximum affordable housing setaside of 25%.  

In addition, the rezoning of the site from industrial to higher density residential is 

another compensatory benefit to the owner of the site.   

 

Amenities – The affordable units at the Rhawn site shall have the same heating 

source as the market rate units and will have access to all community amenities 

available to the market rate units in the development.  

 

 Administrative Entity – The developer of the Rhawn site must contract with an 

experienced affordable housing administrator to administer the affordable units.  

The affordable units will have 30-year affordability controls and will be affirmatively 

marketed.  The experienced administrator will income qualify applicants and will 

provide long-term administration of the units in accordance with COAH’s rules at 

N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 5:80-26. 

 

Low/Moderate Income Split – At least half of all the affordable units at the Rhawn 

site shall be affordable to low income households per N.J.A.C. 5:97-3.3 and the 

UHAC at N.J.A.C. 5:80-26.  In the case of an odd number of affordable units, the 

split will always be in favor of the low income unit per N.J.A.C. 5:97-3.3 and the 

UHAC at N.J.A.C. 5;80-26.  If the ultimate product developed on site is affordable 
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rental units, then 13% must be affordable to very-low income households in 

accordance with the amended FHA. 

 

Affirmative Marketing – The affordable units at the Rhawn site shall be 

affirmatively marketed in accordance with COAH’s rules at N.J.A.C. 5:97 et seq. and 

the UHAC per N.J.A.C. 5:80-26. 

  

Controls on Affordability – The affordable units shall have 30-year affordability 

control deed restrictions in accordance with N.J.A.C. 5:97 et seq. and N.J.A.C. 5:80-

26.  

 

Bedroom Distribution – The affordable units shall meet the bedroom distribution 

requirement pursuant to UHAC requirements at N.J.A.C. 5:80-26. 

 

Accessible and Adaptable – The affordable units on the Rhawn site shall meet the 

accessible and adaptable requirements pursuant to COAH’s regulations at N.J.A.C. 

5:97-3.14. 

 

 

Pellegrino Site 

 

The Pellegrino site is proposed for inclusionary zoning and is an approximately 

2.2-acre site that fronts on Burlington Avenue (C.R. 543).  The Pellegrino site is 

surrounded on two sides by the River’s Edge inclusionary development and also the 

existing Distributec warehouse/manufacturing site along the Delaware River (see site 

aerial map).  When zoned at a density of eight units per acre, the property (Block 500, 

Lot 2.01) is expected to yield a total of 17 units, of which 4 would be affordable (25% 

affordable housing setaside).   The 4 affordable units shall be family units and may not 

be age-restricted units.  
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The property is currently zoned I-1 Industrial district and houses an existing 

commercial business called Interstate Trucking.  The site is virtually entirely paved over.  

The site is currently served by public water and sewer.  

 

COAH’s rules at N.J.A.C. 5:97-6.4 “Zoning for Inclusionary Development” are 

addressed as follows: 

 

Site Suitability – The Pellegrino site is suitable as defined in COAH’s regulations 

at N.J.A.C. 5:97-3.13 “Suitable Site”.  There are no encumbrances which preclude the 

development of affordable housing on the property.  The site is adjacent to 

residential land uses on two sides and is also across Burlington Avenue from a 

residential development known as Willow Acres.  Although the site is adjacent to a 

large non-residential use – Distributec – it is important to note that the almost 

completely built River’s Edge inclusionary development is also alongside the 

Distributec buildings.  The Pellegrino site has access to Burlington Avenue.  There 

are no historic structures listed on the State or National Historic Registers on the 

site, and the property is not within an historic district listed on the State or National 

Historic Registers. 

 

According to a letter from the Township, water and sewer infrastructure are 

currently available at the site and there is sufficient water and sewer capacity to meet 

the needs of the proposed development.  The site can be developed consistent with 

the Residential Site Improvement Standards and all other state regulations such as 

those of DEP.     

 

Like all of the Township, the site is located in the Metropolitan Planning Area, PA 1 

pursuant to the 2001 Policy Map of the State Development and Redevelopment Plan 

(hereinafter “2001 State Plan Map”).  Pursuant to N.J.A.C. 5:97-3.13(b)1, the PA 1 

State Plan designation of the site provides a presumption of validity regarding 

consistency with the State Development and Redevelopment Plan.  According to 



  

 69 Adopted December 15, 2008 

Amended Third Round Housing Element and Fair Share Plan                
Delanco Township       

COAH’s regulations, a PA 1 site is the preferred location for a municipality to 

address its affordable housing obligation. 

 

 Compensatory benefit – COAH’s revised third round regulations require a 

municipality to provide a developer with a compensatory benefit for the provision of 

affordable housing through inclusionary zoning.  Specifically, COAH requires 

minimum presumptive densities and maximum presumptive setasides by State Plan 

planning areas.  Through proposed inclusionary zoning, the Township will provide a 

density of eight units per acre with a maximum affordable housing setaside of 25%.  

In addition, the rezoning of the site from industrial to higher density residential is 

another compensatory benefit to the owner of the site.   

 

Amenities – The affordable units at the Pellegrino site shall have the same heating 

source as the market rate units and shall have access to all community amenities 

available to the market rate units in the development.  

 

 Administrative Entity – The developer of the Pellegrino site shall contract with an 

experienced affordable housing administrator to administer the affordable units.  

The affordable units shall have 30-year affordability controls and will be affirmatively 

marketed.  The experienced administrator shall income qualify applicants and shall 

provide long-term administration of the units in accordance with COAH’s rules at 

N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 5:80-26. 

 

Low/Moderate Income Split – At least half of all the affordable units at the 

Pellegrino site shall be affordable to low income households per N.J.A.C. 5:97-3.3 

and the UHAC at N.J.A.C. 5:80-26.  In the case of an odd number of affordable 

units, the split will always be in favor of the low income unit per N.J.A.C. 5:97-3.3 

and the UHAC at N.J.A.C. 5;80-26.  If the ultimate product developed on site 

include affordable rental units, then 13% must be affordable to very-low income 

households in accordance with the amended FHA. 
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Affirmative Marketing – The affordable units at the Pellegrino site shall be 

affirmatively marketed in accordance with COAH’s rules at N.J.A.C. 5:97 et seq. and 

the UHAC per N.J.A.C. 5:80-26. 

  

Controls on Affordability – The affordable units shall have 30-year affordability 

control deed restrictions in accordance with N.J.A.C. 5:97 et seq. and N.J.A.C. 5:80-

26.  

 

Bedroom Distribution – The affordable units shall meet the bedroom distribution 

requirement pursuant to UHAC requirements at N.J.A.C. 5:80-26. 

 

Accessible and Adaptable – The affordable units on the Pellegrino site shall meet 

the accessible and adaptable requirements pursuant to COAH’s regulations at 

N.J.A.C. 5:97-3.14. 

 

 

Redevelopment Plan 

 

Zurbrugg Mansion 

 

As the redevelopment of the Zurbrugg Mansion calls for up to 24 age-restricted 

affordable rental units and 14 of the units are to address the River’s Edge prior round 

fair share obligation, the Township anticipates up to 10 additional third round affordable 

senior housing units to address its third round affordable housing obligation (see full 

discussion of the Redevelopment Agreement between the Township and Zurbrugg, as 

well as the municipal site plan approval earlier in this document under Satisfaction of 

the Prior Round.)  As noted above, of the 10 potential third round affordable senior 

units, Zurbrugg must provide 2 to address the third round growth share generated by 

the 8 market-rate units on-site.  In addition, the Agreement speaks to the potential for 

Zurbrugg to setaside additional affordable units at the site depending upon the Court’s 

review and approval of the Township’s request for full exclusion of the River’s Edge 
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market-rate units from generating a third round affordable housing obligation.  

Depending on the Court’s ruling, Zurbrugg may also have to address 3.5 affordable units 

generated by the 14 units converted from on-site affordable units to market-rate units.  

Also, the agreement permits the Township to fund two additional affordable senior 

housing units at $37,500 each or $75,000 total.  As the redeveloper will be applying for 

outside funding sources to convert the Mansion into 100% affordable senior housing, 

the Township has not yet determined whether to provide this funding to the Zurbrugg 

Partnership for two senior affordable credits. 

 

Thus, the balance of up to 10 approved senior affordable rentals will address a 

portion of the Township’s third round rental obligation and a portion of the Township’s 

COAH-projected 122-unit third round growth share obligation.   

 

 

100 Percent Affordable Development 

 

Abundant Life (Senior and Special Needs Affordable Housing) 

 

 This 44.83 acre site in Delanco Township (Block 2200, Lots 2.01 and 3) is part of 

a larger 52.3-acre tract which includes a 7-acre portion in neighboring Edgewater Park 

Township.  The Abundant Life site is located along NJ State Highway Route 130 at the 

intersection with Creek Road (see site aerial map) and currently houses a church and 

educational facilities (located in Edgewater Park).  Representatives of Abundant Life have 

proposed to Delanco Township to develop a 100% affordable senior rental community 

on the site along with a small amount of commercial uses to serve regional needs with 

the Route 130 frontage as well as to serve the needs of the proposed senior community.  

 

 Abundant Life ultimately proposes to develop a 100% affordable senior housing 

community including a portion supportive/special needs housing, consisting of a mix of 

housing types including single-family duplexes and multi-family units in a series of 

multi-story structures.  The developer has proposed 200+ total residences.  As the 
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development will be built in phases, initially, the Township contemplates at least 150 

total residential units on the site.  For the small non-residential component, Abundant 

Life envisions a 20,000 square foot medical office as well as a pharmacy. 

 

 As discussed above, with COAH’s initial 25% senior cap, the Township will 

initially be eligible for at least 20 reductions for the proposed senior affordable housing 

units and for 15 supportive housing/special needs units (10% of the minimum 150 total 

units).  In addition, depending on the total number of affordable senior housing units 

created at the Zurbrugg Mansion, the Township may be eligible for additional senior 

affordable housing reductions early on.    

 

 Abundant Life has a subsidiary community development corporation (CDC) that 

will develop the site and apply for outside funding sources such as Federal Low Income 

Housing Tax Credits as well as Special Needs Housing Trust Fund monies, County 

HOME funds, Federal Home Loan Bank Fund, the State’s newly established Affordable 

Housing Trust Fund and other funding sources.   

 

 As excerpted from the Township’s draft Land Use Plan Element prepared by the 

Taylor Design Group and currently under consideration by the Township’s Planning 

Board, the Abundant Life site and proposal are more fully described below: 

 

“The site is located in the C-3 Zoning District, where houses of 
worship are permitted as Conditional Uses.  A sizable undeveloped 
portion of the site is located between the church facilities and 
Rancocas Creek. 
 
The plan is to have pedestrian linkages from the housing to the 
church, commercial uses and adjacent Pennington Park to the west. 
  
The site is located on the periphery of town, however is closer to the 
services on Route 130 than are the residences in the center of town.  It 
is anticipated that a majority of the residents will be retired; therefore 
direct access to transit will generally not be necessary on a daily basis.  
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It is also anticipated that a shuttle service will be provided by the 
village to take residents to the RiverLINE station, the bus stops on 
Route 130 that run between Trenton and Philadelphia, shopping, 
medical complexes, etc.  In any event, any concept for the site should 
include a bus pull-off area so that a stop can be added to the Route 130 
line. 
  
A compact village format centered around Holiday Lake and the 
interior of the site is encouraged that will serve to reduce impervious 
coverage, reduce construction costs, increase opportunities for a 
higher quality project in terms of design, materials, amenities such as 
landscaping, outdoor gathering spaces and walking paths and 
increase pedestrianism.  Based on a gross acreage of 44.83 acres, a 
density of 4.25 units per acre would be appropriate in buildings 
ranging between one and three stories in height.  Four-story buildings 
may be appropriate at the center of the site if they are set back from 
adjacent property lines, and the increased building height is used as a 
tool to reduce building costs, reduce impervious coverage and 
enhance building design, materials, quality and amenities.  Some 
reduction in the parking requirement for the commercial uses may be 
warranted if it can be demonstrated that a majority of the customers 
are coming from within the site itself.  In order to effectuate the goals 
of the Route 130/River Route Strategic Plan prepared by the County, 
the site’s Route 130 frontage should be heavily landscaped and 
signage square-footage and height should be kept to a minimum.  
Sidewalk should be provided along all roadways.  Parking for 
commercial uses should be set behind the buildings to the extent 
practicable.  Commercial buildings should be at least 2 stories in 
height.  Approval of a General Development Plan prior to submission 
of preliminary and final plans is recommended.” 

 

 

 COAH’s Third Round rules at N.J.A.C. 5:97-6.7 “Municipally Sponsored and 

100 Percent Affordable Developments” are addressed as follows: 

 

Site Control – Abundant Life owns the property.     
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Site Suitability – The site is suitable as defined in COAH’s regulations at N.J.A.C. 

5:97-3.13 “Suitable Site.”  There are no encumbrances that preclude development of 

affordable housing on the site.  

 

While a portion of the site adjacent to the Rancocas Creek is environmentally 

constrained with a band of wetlands as depicted on DEP’s wetland mapping (see site 

aerial map), the site has adequate developable land to accommodate the proposed 

senior affordable housing community.  After accounting for the constraints, the site 

has sufficient developable land that is suitable for affordable housing.  

 

Like all of Delanco, the site is located in the Metropolitan Planning Area, PA 1, 

pursuant to the 2001 Policy Map of the State Development and Redevelopment Plan 

(hereinafter “2001 State Plan Map”).  Pursuant to N.J.A.C. 5:97-3.13(b)1, the PA 1 

State Plan designation of the site provides a presumption of validity regarding 

consistency with the State Development and Redevelopment Plan.  According to 

COAH’s regulations, a PA 1 site is the preferred location for a municipality to 

address its affordable housing obligation.  

 

The site is adjacent to Pennington Park (a County-owned-park) and is located along 

a commercial thoroughfare that serves all of western Burlington County as well as 

points throughout the state.  In addition, intersecting Creek Road leads to the center 

of the Township.  There are no historic structures listed on the State or National 

Historic Registers on the site, and the property is not within an historic district listed 

on the State or National Historic Registers. 

 

As noted earlier, the site is within the Township’s water service area but will be 

served by the Willingboro Sewerage Authority.  The Township confirmed the 

availability of sufficient sewer and water capacity to service the site.  Also, the site 

can be developed consistent with the Residential Site Improvement Standards 

(“RSIS”) and all other regulations of agencies with jurisdiction over the site, i.e. 

DEP. 
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Administrative Entity – The Township will require the ultimate affordable housing 

management entity of Abundant Life to be certified by COAH as an experienced 

affordable housing provider to develop and administer the affordable units pursuant 

to COAH’s regulations and the UHAC.  Once certified, Abundant Life’s 

management entity will affirmatively market the units, income qualify applicants, 

place 3o-year affordability control deed restrictions on the units and provide long-

term administration and management of the rental units in accordance with COAH 

rules at N.J.A.C. 5:97 et seq. and the UHAC per N.J.A.C. 5:80-26. 

 

Low/Moderate Income Split – At least half of the units on the Abundant Life site 

will be affordable to low income households.  If an odd number of affordable units 

occur, the low/moderate income split will always favor the low income unit per 

N.J.A.C. 5:97-3.3 and the UHAC at N.J.A.C. 5:80-26.  In addition, to address the 

2008 amended Fair Housing Act, the Township will ensure that at least 13% of the 

units will be affordable to very low income households (initially at least 20 very low 

income units (minimum 150 x 13%).   

 

Affirmative Marketing – The units will be affirmatively marketed in accordance 

with COAH’s rules at N.J.A.C. 5:97-9 and the UHAC per N.J.A.C. 5:80-26. 

 

Controls on Affordability – The Township will require a minimum of 30-year 

affordability control deed restrictions on the units in accordance with N.J.A.C. 5:97 

et seq. and N.J.A.C. 5:80-26. 

 

Bedroom Distribution – The units will be required to be developed in accordance 

with the UHAC requirements regarding bedroom distribution in accordance with 

N.J.A.C. 5:80-26.  The UHAC permits all senior units to be one-bedroom units.  Any 

proposed studio apartments would have to be off-set with 2-bedroom units. 
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Funding – Abundant Life anticipates applying to outside funding sources 

including, but not limited to, Low Income Housing Tax Credits, NJ Department of 

Community Affairs (DCA’s) Balanced Housing Funds, Federal Home Loan Bank 

funds, County HOME funds.  Abundant Life has requested that the Township 

provide financial assistance from its affordable housing trust account for upfront 

pre-development costs.  The Township will assess this request at a future date and 

may revise its spending plan if necessary.  Abundant Life has developed a financial 

pro forma for developing the first phase of site.  See attached Abundant Life Pro 

Forma.   

 

Construction Schedule – Abundant Life has developed a construction schedule for 

developing the first phase of the site and anticipates that the first phase will begin 

construction in 2011.  See attached Abundant Life Project Schedule.  The Project 

Schedule notes each step in the development process including preparation of a site 

plan, granting of municipal approvals, applications for State and Federal permits, 

and beginning of construction.  The experienced affordable housing developer will 

be responsible for monitoring the construction and overall development activity. 

 

Very Low Income Units 

Pursuant to the 2008 amendments to the Fair Housing Act, 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 satisfy its 12-unit 

very low income requirement with four family rental units at Crossings at Delanco 

Station and two special needs units and six senior rental units on the Abundant Life site.  

Depending on whether affordable rentals are produced from either the Rhawn or 

Pellegrino inclusionary zoning, there may be additional very low income units.  
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Affordable Units Meeting the Third Round Obligation 

Delanco Township has met its 122-unit third round obligation through 

affordable family rentals on two approved sites – Crossings at Delanco Station and 

Creekside, affordable family housing from proposed new inclusionary zoning on two 

sites (Rhawn and Pellegrino), affordable senior rental housing from the approved 

redevelopment of the Zurbrugg Mansion, and affordable senior rental and special needs 

housing from the proposed 100% affordable housing on the Abundant Life site, as well 

as eligible third round compliance bonuses. 

 

 The 46-unit family obligation has been satisfied with 32 family rentals approved at 

Crossings at Delanco Station, 3 affordable family rentals approved at Creekside, 

proposed inclusionary zoning for 14 affordable family units on the Rhawn site and 4 

affordable family units on the Pellegrino site.  

 The 31-unit rental obligation has been satisfied 32 family rentals approved at 

Crossings at Delanco Station, 3 affordable family rentals approved at Creekside, up 

to 10 senior affordable rentals at Zurbrugg and at least 5 of the minimum 20 credit-

eligible senior rentals proposed on the Abundant Life site.  

 The 16-unit family rental obligation has been satisfied with 32 family rentals 

approved at Crossings at Delanco Station and 3 affordable family rentals approved at 

Creekside.  

  The Township’s plan includes the maximum number of senior units permitted at 

this time based on a 122-unit growth share – 30 affordable senior units – which will 

be met with up to 10 affordable senior rentals at Zurbrugg and at least 20 of the 

150+ senior affordable units on the Abundant Life site.  Additional senior affordable 

housing units at the Abundant Life site will receive credit if the Township’s future 

growth triggers more than 122 third round affordable units or if the Zurbrugg 

Mansion redevelopment does not produce 24 total affordable senior rentals.   

 The Township has included 30 eligible compliance bonuses from the Crossings at 

Delanco Station approval which does not exceed the initial bonus cap.  If the 
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Township’s future growth triggers more than 122 third round affordable units, 

additional compliance bonuses from the Crossings at Delanco Station approval and 

the Creekside approval will help address the Township’s increased obligation.  Also, 

as rental bonuses are calculated as part of the bonus cap, the Township may be 

eligible for future rental bonuses although only one-type of bonus per unit is 

permitted.  

 The Township intends to meet the 12-unit very low income requirement with four 

very low family rental units that must be provided at Crossings at Delanco Station 

pursuant to the amended FHA and 2 special needs units and six senior rental units 

that are proposed on the Abundant Life site.  Depending on whether affordable 

rentals are produced from either the Rhawn or Pellegrino inclusionary zoning, there 

may be additional very low income units.   
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Table 25. Affordable Units Meeting the Third Round Growth Share Obligation 

 
Delanco Township Third Round 

Compliance Mechanisms 

2008 COAH 
Growth Projection 
122-unit obligation 

Inclusionary Developments (Approved and Proposed)  
Crossings at Delanco Station (approved) 

32 affordable family rentals 
32 third round compliance bonuses* 

 
32 
30 

Creekside (approved)  
3 affordable family rentals 

3 third round compliance bonuses* 

 
3 
- 

Rhawn Factory (proposed inclusionary zoning) 
14 affordable family units 

 
14 

Pellegrino (proposed inclusionary zoning) 
4 affordable family units 

 
4 

Zurbrugg Mansion (approved redeveloper’s agreement)  
(up to 10 additional senior affordable rentals) 

 
10 

100% Affordable Housing - proposed  
Abundant Life Site (senior/supportive housing)  

at least 150 senior rental units, senior cap balance** 
10% supportive/special needs  

 
20 
15 

TOTAL 128 
Third Round Surplus 6 

Prior Round Surplus (once constructed) 12 
 
* All eligible compliance bonuses will be achieved if the Township’s future actual growth triggers 
more than 122 third round affordable units. 
 
** Additional senior affordable housing units at the Abundant Life site will receive credit if the 
Township’s future actual growth triggers more than 122 third round affordable units or if the 
Zurbrugg Mansion redevelopment does not produce 24 total affordable senior rental units. 
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SUMMARY AND IMPLEMENTATION SCHEDULE 

The rehabilitation program, to be administered by Burlington County, will 

satisfy the 5-unit balance of the Township’s rehabilitation obligation.  The Township 

addressed its 61-unit prior round obligation with transferred RCAs, existing family 

affordable sale units, existing affordable family rental units and prior round rental 

bonuses.  In addition, Delanco Township permitted off-site affordable senior units 

(court-approved) to be added the Township’s prior round compliance efforts.  Delanco 

will meet its 122-unit third round growth share obligation with family affordable rentals, 

senior affordable rentals with some special needs rental units, affordable family units 

and eligible third round compliance bonuses. 

 

The Township will continue its participation in Burlington County’s 

rehabilitation program to satisfy the remaining 5-unit rehabilitation obligation.  As 

discussed, and pursuant to N.J.A.C. 5:97-6.2(b)3., if the County has a shortfall of 

rehabilitation funds, Delanco Township will provide sufficient dollars to fund no less 

than half (3) of the remaining municipal rehabilitation component by the middle of 

substantive certification, 2014.  

 

The Township has made substantial progress in addressing its prior round 

obligation.  Delanco has transferred all of the funds necessary for its RCA.  The off-site 

family rental units funded by Russ Farm are constructed and are appropriately deed 

restricted.  The on-site family sale units at River’s Edge are constructed and are 

appropriately deed restricted.  Additionally, Delanco has approved the redevelopment of 

the Zurbrugg Mansion, which will result in the construction of senior affordable units 

that will address the balance of River’s Edge’s affordable housing obligation.   

 

Furthermore, the Township is working to address its third round obligation 

through approved inclusionary developments (the Crossings at Delanco Station and 

Creekside) and proposed inclusionary zoning (the Rhawn Factory and Pellegrino sites), 

as well as the approved redevelopment at Zurbrugg and the proposed non-profit 
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sponsored 100% affordable development at the Abundant Life site.  Delanco Township 

respectfully requests that the court rule on whether the two prior round inclusionary 

developments - River’s Edge and Russ Farm – will be fully excluded from generating an 

additional third round growth share.  If the court honors the prior approvals and 

exempts all of the market-rate units from these two prior developments, then based on 

actual and projected growth the realistic opportunity for approximately 18 affordable 

units/bonuses may be required to be in place at the time of the first plan evaluation 

(initially two years after receipt of the court repose), pursuant to N.J.A.C. 5:96-10.1.   

 

As Delanco has addressed the vast majority of the balance of its prior round 

obligation and its third round growth share obligation through approved inclusionary 

developments, approved redevelopment and future adopted inclusionary zoning, the 

Township will have provided a realistic opportunity for significantly more than 18 

affordable units by the first plan evaluation. 

 

Table 26, Implementation Schedule, outlines the Township’s timeline for 

meeting the balance of its third round fair share obligation which consists of the 

Abundant Life senior/supportive housing proposal.  As shown on Table 26, the 

Township anticipates that Abundant Life may be under construction with its first phase 

in 2011 and then a second phase in 2015.   

  

Table 26. Implementation Schedule 

 

Program/Bonus Existing 
Units 20

0
9 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

Total 
Units 

Rehabilitation program 2 1 1 1 1 1      7 
Abundant Life – senior 
units    90    45+    135 

Abundant Life – special 
needs units    10    5+    15 

Total Units 2 1 1 101 1 1 0 50 0 0 0 157 
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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 Fair 

Housing Act regarding unnecessary cost generating features.  Delanco shall comply with 

COAH’s requirements for unnecessary cost generating requirements, N.J.A.C. 5:97-

10,2, procedures for development applications containing affordable housing, N.J.A.C. 

5:97-10.3, and requirements for special studies and escrow accounts where an 

application contains affordable housing, N.J.A.C. 5:97-10.4.  

 

MONITORING  

In accordance with N.J.A.C. 5:96-11, the Township shall complete the annual 

monitoring reports of the Affordable Housing Trust Fund and of the affordable housing 

units and programs.  Furthermore, the Township will assist the Court with the biennial 

plan evaluation, pursuant to N.J.A.C. 5:96-10, where the actual growth of housing units 

and jobs is compared to the provision of affordable housing beginning two years after 

the court’s grant of compliance and repose.  If upon any biennial review the difference 

between the number of affordable units constructed or provided through a realistic 

opportunity such as inclusionary zoning or development approvals in the Township and 

the number of units required pursuant to N.J.A.C. 5:97-2.4 results in a pro-rated 

production shortage of 10 percent or greater, the Township is not adhering to its 

implementation schedule pursuant to N.J.A.C. 5:97- 3.2(a)4, or the mechanisms 

addressing the projected growth share obligation no longer present a realistic 

opportunity for the creation of affordable housing, the Township may be required by the 
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Superior Court to amend its plan in conformance with N.J.A.C. 5:96-14 to address the 

affordable housing obligation set forth in N.J.A.C. 5:97-2.5. 

 

FAIR SHARE ORDINANCES AND AFFIRMATIVE MARKETING  

The Township of Delanco has prepared an Affirmative Marketing and Fair 

Share Ordinance in accordance with COAH’s substantive rules, N.J.A.C. 5:97-9, and the 

UHAC at N.J.A.C. 5:80-26.  The Township’s Fair Share Ordinance will govern 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, the 

low/moderate income split, 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 will require developers to contract with an experienced affordable housing 

administrator for the administration of future affordable housing units located at the 

Crossings at Delanco Station site, the Creekside site, and both the Rhawn and Pellegrino 

sites.  Additionally, the Township will require that an experienced senior affordable 

housing provider administer the affordable housing at the Zurbrugg site and an 

experienced senior and special needs provider administer the affordable housing at the 

Abundant Life site.  

 

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.  
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The affirmative marketing plan 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 affordable units 

will comply with the thirty-year affordability control required by UHAC, N.J.A.C. 5:80-

26-5 and 5:80-26-11.  This plan 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.  

 

AFFORDABLE HOUSING TRUST FUND 

The Township has collected development fees since October 1997, when COAH 

approved the Township’s first development fee ordinance.  The ordinance has been 

amended multiple times since then.  In 2008, the Township revised its development fee 

ordinance pursuant to COAH’s rules at N.J.A.C. 5:94-6.14(c) to increase the residential 

development fees equal to 1.0% of the equalized assessed value of new residential 

construction and nonresidential development fees equal to 2.0% of the equalized 

assessed value of new nonresidential construction.  However, as of July 17, 2008, with 

the passage of amendments to the FHA (P.L. 2008, c.46), the Township must collect 

nonresidential development fees equal to 2.5% of the equalized assessed value of new 

nonresidential construction and in accordance with particular conditions and 

exemptions of the Act.  In order to comply with these amendments to the Fair Housing 

Act, the Township is requesting approval of an amended development fee ordinance that 

will increase the nonresidential development fee to 2.5%.  Additionally, the revised 

development fee ordinance will increase the residential development fee to 1.5% 

pursuant to N.J.A.C. 5:97-8.3. 
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The Township’s spending plan, which discusses anticipated revenues, collection 

of revenues, and the use of revenues, was prepared in accordance to N.J.A.C. 5:97-8.10 

(see attached spending plan).  All 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 the Township’s plan, Delanco Township may use the funds in the 

trust fund for any of the below listed items, pursuant to N.J.A.C. 5:97-8.7(a): 

 Rehabilitation program; 

 New construction of affordable housing units and related development costs; 

 Extensions or improvements of roads and infrastructure directly serving affordable 

housing development sites;  

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

 Purchase of existing market rate or affordable housing for the purpose of 

maintaining or implementing affordability controls, such as in the event of  

foreclosure; 

 Green building strategies designed to be cost-saving 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; and 

 Any other activity as specified in the approved spending plan. 

 Affordability assistance. 

 

At least 30% of collected development fees, excluding expenditures made from 

the inception of the fund to June 2, 2008 on all new construction, previously funded 

RCAs and rehabilitation activities, are to be used to provide affordability assistance to 

low- and moderate-income households in affordable units included in a municipal Fair 
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Share Plan.  Additionally, no more than 20% of the revenues collected from 

development fees 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. 5:97-8.7 and in conjunction with the housing programs outlined in this 

document.  The Township currently has approximately $300,000 in the housing trust 

fund and anticipates an additional $260,000 in revenues before the expiration of third 

round repose, for a total of $560,000.  The municipality will dedicate all of its current 

and projected development fee revenue to cover the costs of its affordable housing 

programs.  No shortfall of funds is anticipated. 



 
 
 
 
 
 
 
 
 
 
 
 

APPENDICES 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Court Order of February 28, 2008 Granting Temporary Immunity 
 
 
 









 
 
 
 
 
 
 
 
 
 
 
 
 
 

Rivers Edge Inclusionary Development -  
Consent Order of April 23, 2008 Modifying Court Order of Compliance 

and Repose of November 22, 1991 (included) 
 
 
 

































 
 
 
 
 
 
 
 
 
 
 
 
 
 

Crossings at Delanco Station – Resolution 2008-13 
 
 
 





































 
 
 
 
 
 
 
 
 
 
 
 
 
 

Creekside at Delanco – Resolution 2007-14 
 
 
 

































 
 
 
 
 
 
 
 
 
 
 
 
 
 

Approved Redevelopment Agreement between Delanco Township and 
Zurbrugg Partnership – April 14, 2008 

 
 
 









































































































































 
 
 
 
 
 
 
 
 
 
 
 
 
 

Adopted Redevelopment Plan 
 Zurbrugg Mansion – May 5, 2008 

 
 
 























































 
 
 
 
 
 
 
 
 
 
 
 
 
 

Zurbrugg Partnership – Resolution 2008-14 
 
 
 





























 
 
 
 
 
 
 
 
 
 
 
 
 
 

Rhawn Pipe and Pellegrino – Draft Inclusionary Zoning 
 
 
 



Draft Inclusionary Zoning for Pellegrino and Rhawn Pipe 
Initial draft – December 3, 2008 (pending Township review) 

Prepared by Taylor Design Group 

A. Affordable housing setaside pursuant to N.J.A.C. 5:97-6.4
1) A minimum of 25% of all residential units shall be low and moderate income housing 

as defined in Chapter 58. 

B. Permitted Principal Uses 
1) Mid-Rise Dwellings 
2) Multi-Family Dwellings 
3) Attached Dwellings 
4) Single Family Semidetached Dwellings 
5) Two Family Dwellings 
6) Public Parks 

C. Permitted Accessory Uses 
1) Private garages 
2) Private sheds 
3) Private and public garage structures 
4) Refuse enclosures 
5) Private swimming pools 
6) Decks and patios 

D. Permitted Conditional Uses 
1) Home Occupations 
2) Quasi-public buildings 

E. Bulk Standards 
1) Residential Unit density:  Residential density shall not exceed 8 dwelling units per 

gross acre. 
2) Minimum Lot Area: Two (2) acres.  Sites with Lot areas over 5 acres shall be Planned 

Unit Residential Development 
3) Principal building setbacks:  In order to encourage variety in building façades, there 

are permitted encroachments where portions of the building, including windows, 
bays, offsets, chimneys, and other architectural features and including unenclosed 
porches, stoops, stairs, decks and balconies may encroach into all required yard areas.
Permitted encroachments shall be a minimum of twelve (12) inches from any right-
of-way.

4) Front yard: Five (5) feet 
5) One Side: Five (5) feet 
6) Two Sides: Fifteen (15) 
7) Rear: Fifteen (15) 
8) Mid-rise structures are permitted building façade encroachment such as decks and 

balconies into any required yard area comprising less than 50% of the façade: 5’ from 
façade; 2’ from eave line. 



9) Townhouse units shall be permitted unenclosed porches, stoops, stairs, decks, and 
balconies encroachment and any supporting structures comprising more than twelve 
(12) percent and less than sixty-six (66) percent of the façade:8’ maximum 

10) All units shall be permitted encroachments including eaves, windows, bays, offsets, 
chimneys, and other architectural features: 2’. 

11) Townhouse unit widths shall average a minimum of eighteen (18) feet wide but in no 
case shall any unit be less than sixteen (16) feet wide. 

12) Townhouse attached dwellings shall not exceed eight (8) units per building. 
13) Accessory Building Setbacks: Accessory buildings and structures including shared 

parking garages, private garages, sheds, rear loaded surface and structured parking 
and trash enclosures shall not be located in the front yard and shall not be located 
closer than twelve (12) feet to the principal building.  Where lots or parcels cannot be 
accessed from the rear, enclosed and surface parking shall be permitted twenty (20) 
feet behind the front building face.

14) Accessory buildings shall be a minimum of 80 square feet and a maximum of 250 
square feet. 

15) Side: Zero (0) feet or where applicable, a minimum of twelve (12) feet from the 
centerline of any alley or drive aisle. 

16) Rear: Five (5) feet or a minimum of twelve (12) feet from the centerline of any alley 
or drive aisle. 

17) Maximum Lot coverage 90% 
18) Maximum Building and Structure Height Principal Buildings 

a.) Height: Forty-five (45) feet 
b.) Stories: Four (4) feet 
c.) Story height: Nine (9) feet 

19) Maximum Accessory Building Height 
a) Height: twelve (12) feet 
b.) Stories: One (1) 

F. General height exceptions: 

1) The maximum building height set forth above shall not apply to any of the 
following structures or appurtenances:  (1) architectural ornamentation 
including cupolas, domes, monuments, flagpoles, masts, aerials, and/or 
equipment and elevator penthouses and like structures require to be placed 
above the roof deck/ slab and not intended for human occupancy; (2) roof 
top equipment, air-conditioning compressors, air handlers, chimneys, 
smoke stacks, and the materials and structures used to screen such 
equipment including parapets, mansards, louvers, grillage, and ornamental 
roofing, provided however, no structure or appurtenances described shall 
extend to a height exceeding eighteen (18) feet above the Maximum 
Principal Building Height. 

2) Building and mechanical equipment, including but not limited to HVAC, 
meters, grills, elevator cabinets, and satellite dishes, should be located so 
as to be visually shielded from the public street to the extent allowed by 
utility companies.  Window air conditioners are not permitted. 



G. Design Standards 
1) Buildings in the area are envisioned to be at least three stories in height and not 

greater than four stories in height.  Buildings are envisioned to relate to the train 
station and Rancocas Creek or Burlington Avenue with physical pedestrian 
improvements.   

2) The character of the architecture facing any public street shall reinforce a pedestrian 
scale and have a varied appearance. 

3) Front doors shall be located off of public streets. 
4) At end wall conditions, windows, bays, offsets, additional fenestration, turned gables 

and other architectural features shall be used to enhance the architectural character of 
the end wall. 

5) Where applicable, a clear pedestrian connection or path shall be provided to the train 
station.

6) Where applicable, a clear pedestrian connection or path shall be provided along and 
connecting to the Rancocas Greenway pursuant to approvals and agreements with 
Burlington County. 

7) Buildings shall be designed to have an attractive, finished appearance from all public 
spaces, waterways, public streets, railroad rights of way, and adjacent residential uses. 

8) Buildings shall have fenestration and design elements including decorative windows, 
operating windows, louvers, shutters, cornerstones, keystones, and/or wide window 
frames consisting of a minimum of 10-25% of the upper floor façade area to prevent 
large expanses of blank walls. 

9) All pedestrian entryways and or lobbies shall be prominent, well-lit and separate from 
service entrances. 

10) First floors shall be elevated a minimum of eighteen (18) inches and a maximum of 
thirty (30) inches above adjacent sidewalks. 

11) Building entrances, crosswalks, access points, and other pedestrian amenities shall be 
clearly defined through the use of detailed paving, architectural treatment and site 
furnishings.

12) Where any variance is granted from the minimum front yard parking setback from the 
required 20’ minimum setback from the front façade, garage doors facing any public 
street, must have visual relief.  The use of panels, textures, and/or glass may be used.
Street-facing garage doors shall be recessed a minimum of three (3) feet behind the 
front elevation or covered front porch or stoop.  Architectural design shall endeavor 
to minimize the visual impact of garage door facing a public or neighborhood street. 

13) Enclosed or roofed bicycle storage areas shall be provided at 2 spaces per unit. 
14) Trash receptacles and dumpster storage areas shall be effectively screened by 

enclosures designed to complement the principal building, and should be buffered 
with landscaping where practical. 

15) All units shall be provided an enclosed- fenced area, or roofed accessory structure to 
prevent clutter and provide enclosure for personal outdoor storage bicycles, toys, 
grills and other outdoor equipment. 

16) All exterior yard areas shall be maintained by the Homeowners Association, not 
individual property owners. 

17) Where feasible due to the irregular shape of the parcels the maximum to minimum 
typical block perimeter shall be not less than1275 and not more than 1350 linear feet. 



18) Building fronts shall be arranged so that front facades face front facades even to 
dwellings outside the development project boundary. 

19) Corner buildings shall present a finished façade to all streets. 
20) The front and side facades of buildings facing any public right-of-way are encouraged 

to be finished with more than one but no more than three (3) material types.  
21) Fences and wall located along the frontage shall complement the architectural theme 

of the buildings and form continuous, cohesive enclosures along the street. 
22) Pitched roofs if provided shall be sloped no less than (5:12) except that porches may 

be attached with shed roofs with slopes not less than (2:12) 

H.  Streets. 
1) Alleys shall provide a minimum improved road width of nine (9) feet wide.  No 

structure or parking space shall be located closer than twelve (12) feet from the 
centerline. 

2) Where no on-street parking is provided, a minimum of three (3) feet is required 
for planting between the curb and sidewalk. 

3) Where on-street parking is provided, a minimum of four (4) feet is required for 
planting between the curb and sidewalk. 

I. Streetwalls, Garden Walls, Fences & Hedges 
1) Streetwalls, garden walls, fences and hedges establish a clear demarcation to the 

street when or where buildings do not provide that clear change from the public to 
the private space.  These elements define outdoor spaces and provide visual 
buffering from utility areas including parking lots, trash cans, gardens, and 
equipment. 

2) Streetwalls as defined shall be constructed of the same material or complimentary 
materials as the principal building to provide a visual screen of rear alleys and 
yards.

3) Fences located between the front building line and the right-of-way shall be 
permitted to be natural or man-made wood picket, powder coated aluminum, 
wrought iron, non-shiny vinyl, or black powder coated chain link set on a 90 
degree angle.  Fences shall be a maximum height of forty-two (42) inches.  
Galvanized chain link set on a 45 degree angle with or without plastic inserts are 
expressly prohibited. 

4) Fences, garden walls, and hedges are required along any secondary frontage, and 
along alley and parking frontages.  Fences, garden walls, and hedges a maximum 
of six (6) feet in height are permitted along the rear and side lot lines, and in the 
rear and side yards.  Fences, garden walls, and hedges shall be a minimum of 33% 
opaque.

J.  Parking 
1) Where applicable and available, shared parking arrangements and shared access 

drives should be pursued.  This should include an attempt to improve public parking 
within the NJ Transit Train Station site and along the access to the site and transit 
station for shared parking and shared access. 

2) Parking requirements for residential uses shall comply with the New Jersey 
Residential Site Improvement Standards (RSIS) pursuant to N.J.A.C. 5:21-1.1 et seq.
including waiver provisions.  The parking requirements for all uses may be reduced 



from 25% to 40% from the RSIS requirements due to the close proximity of public 
light rail system, if found to be a de minimis exception by the Planning Board.  The 
reduction shall be based upon a parking study undertaken by the applicant. 

3) Off-street parking and loading areas shall be coordinated with the public street system 
serving the area in order to avoid conflicts with pedestrian walks, and vehicular 
thoroughfares.  When and if shared parking arrangements are proposed, the current 
recommendations of NJTransit, NJDOT and NJDCA, should be consulted as these 
agencies are continually refining recommendations for these scenarios, and where 
published, those figures may prevail if the applicant can establish that the shared 
parking is a valid design solutions.  However, in no event shall the overall parking 
ratio for residential uses be less than one parking space per unit. 

4) At least fifty (50) percent of the parking area shall be shaded by shade trees at tree 
maturity.  The perimeter of the parking area should be landscaped and screened from 
residences.  Large concentrations of surface parking shall be avoided. 

5) Parking facilities are not required for recreational, community or public facilities 
serving the area. 

K. Public Civic Spaces 
1) Open civic for the use of property residents is required to be provided at a ratio of 

2,000 square feet per acre.
2) Open civic space is required to face two public rights-of-way or the Rancocas 

Greenway.
3) Outdoor seating, walking paths, bike racks, and eating areas are required for 

developments of 39 units or less 
4) Recreational play structures, walking paths, bike racks, outdoor seating and eating 

areas are required for developments of 40 units or more. 
5) Recreational facilities for a type different than those mentioned above may be 

proposed for substitution by the developer and submitted for approval of the Board or 
requested by the Board. 
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Draft Zoning for Abundant Life: 100% Affordable Residential Proposal 
Initial draft – December 3, 2008 (pending Township review) 

Prepared by Taylor Design Group 

 

Abundant Life Fellowship Church (Block 2200, Lots 2.01 & 3) 
Abundant Life is located at the intersection of Creek Road and Route 130 southbound, and 
is located partially in Edgewater Park Township.  Approximately 44.83 acres are located in 
Delanco and 7.47 acres are located in Edgewater Park (total 52.3 acres).  The site is located 
in the C-3 Zoning District, where houses of worship are permitted as Conditional Uses.  A 
sizable undeveloped portion of the site is located between the church facilities and Rancocas 
Creek.  
 

Representatives of Abundant Life have approached the Township informally seeking 
feedback on a proposed Senior Citizen Village project containing affordable senior housing, 
medical offices and limited retail along the property’s Route 130 frontage, and affordable 
senior citizen housing and a community center focused around Holiday Lake.  The plan is to 
have pedestrian linkages from the housing to the church, commercial uses and adjacent 
Pennington Park to the west.  The commercial uses are permitted in the C-3 Zone; however 
the residential uses are not.  The property is partially located in an industrial Redevelopment 
Area that was adopted by Ordinance 2002-9; however the redevelopment plan for the area 
requires industrial uses and does not consider a mixed-use concept.  The potential burden 
that improvements to this site may place on local services funded through property tax 
should be reviewed if the components are to remain under the church’s non-profit auspices, 
and mechanisms to recoup those costs should be explored.
 
The site is located on the periphery of town, however is closer to the services on Route 130 
than are the residences in the center of town.  It is anticipated that a majority of the 
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residents will be retired; therefore direct access to transit will generally not be necessary on a 
daily basis.  It is also anticipated that a shuttle service will be provided by the village to take 
residents to the RiverLINE station, the bus stops on Route 130 that run between Trenton and 
Philadelphia, shopping, medical complexes, etc.  In any event, any concept for the site should 
include a bus pull-off area so that a stop can be added to the Route 130 line.
 
A compact village format centered around Holiday Lake and the interior of the site is 
encouraged that will serve to reduce impervious coverage, reduce construction costs, 
increase opportunities for a higher quality project in terms of design, materials, amenities 
such as landscaping, outdoor gathering spaces and walking paths and increase 
pedestrianism.  Based on a gross acreage of 44.83 acres, a density of 4.25 units per acre 
would be appropriate in buildings ranging between one and three stories in height.  Four-
story buildings may be appropriate at the center of the site if they are set back from adjacent 
property lines, and the increased building height is used as a tool to reduce building costs, 
reduce impervious coverage and enhance building design, materials, quality and amenities.  
Some reduction in the parking requirement for the commercial uses may be warranted if it 
can be demonstrated that a majority of the customers are coming from within the site itself.  
In order to effectuate the goals of the Route 130/River Route Strategic Plan prepared by the 
County, the site’s Route 130 frontage should be heavily landscaped and signage square-
footage and height should be kept to a minimum.  Sidewalk should be provided along all 
roadways.  Parking for commercial uses should be set behind the buildings to the extent 
practicable.  Commercial buildings should be at least 2 stories in height.  Approval of a 
General Development Plan prior to submission of preliminary and final plans is 
recommended. 
 
A Highway Village could be created for this site either as a Conditional Use in the C-3 Zone or 
as an overlay zone.  Recommended zoning standards for a Highway Village at this location 
are as follows: 

1. Permitted principal uses:

a. Place of worship;  

b. Age-restricted multi-family housing in stand-alone structures or in a mixed-
use format over commercial space;  all units shall meet the crediting 
requirements set forth by the New Jersey Council on Affordable Housing, 
including its requirements regarding affirmative marketing of units;  

c. Those permitted as-of-right in the C-3 Zone;  

2. Permitted accessory uses:

a. Community center;  

b. Gazebo or sun shelter;  

c. Bus stop, 

d. Bank or pharmacy drive-thru;  

e. Private garage;  

f. Trash enclosure; 

g. Fences and walls. 

3. Commercial uses shall comply with the C-3 Zone standards except as otherwise 
provided herein.
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4. At least 20,000 square feet of commercial space shall be provided on the tract.

5. Maximum residential density: 8 units/gross acre.

6. There shall be a perimeter setback of 100’on the tract, except commercial and 
mixed-use buildings along Route 130 may be set back 75’.

7. Residential units, except those in mixed-use buildings along Route 130, shall be set 
back at least 250’ from Route 130.

8. Maximum building height shall be 54’, however no building over 40’ shall be located 
less than 250’ from the front property line and not less than 100’ to the rear property 
line.  

9. Required open space: 50 percent of tract. 

10. Required improved open space:  15 percent of tract. A village green shall be 
provided consisting of 1% of the overall acreage and is permitted to be included in 
the open space calculation. 

11. Maximum building coverage:  20 percent of tract.

12. Maximum total lot coverage:  30 percent of tract.

13. Supplemental Design Standards:

a. The Highway Village shall have a common architectural, streetscape, lighting 
and landscaping scheme.  

b. Terminal vistas to the Rancocas Creek and village green shall be provided. 

c. There shall be a strong interrelation and pedestrian connection between the 
commercial component and the residential component.  Commercial 
buildings shall be oriented toward the interior of the site and the residential 
component; and shall also be oriented toward Route 130 or Creek Road.   

d. Traffic calming techniques including but not to pedestrian bump outs at 
corners, landscaped medians and islands, sidewalks on both sides of public 
streets shall be required. 

e. The residential component shall follow a compact, village format to promote 
pedestrianism and increase efficiency.  Opportunities for outdoor gathering 
including front porches, patios, etc. shall be provided.  

f. There shall be a strong pedestrian connection between the County parkland, 
site open space, and/or the residential portion of the site, including 
landscaped pedestrian paths connecting the site to the public park that are a 
minimum of 20 feet wide with a 4-5’To the extent feasible, green building 
practices should be employed to reduce the project’s dependency upon 
natural resources.  These practices include, but are not limited to, the 
following:

i. Orient buildings to maximize solar gain in the winter and shade in 
the summer; include vegetated wind breaks and sun screens;

ii. Create shaded porches and patios for summertime gatherings;  

iii. Plant indigenous vegetation to minimize water, pesticide and 
herbicide usage and to create foraging opportunities for local 
wildlife; 
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iv. Install operable windows, awnings, shading devices and roof 
vents to reduce reliance on HVAC units; 

v. Maximize daylight in living spaces to reduce reliance on artificial 
lighting; 

vi. Utilize renewable sources for electricity, heating and cooling; 

vii. Maximize building and window insulation and create ante-rooms 
or foyers between the outdoors and living spaces to increase 
HVAC efficiency; 

viii. Utilize recycled building and site materials and recycle 
construction debris; 

ix. Create covered parking areas, or heavily shaded parking areas, to 
reduce reliance on automotive air conditioning; 

x. Utilize pervious pavement to increase water infiltration and locate 
parking areas in locations where it can be shared between uses; 

xi. Create opportunities for bicyclists and pedestrianism to reduce 
reliance on automobiles including shaded sidewalks, benches, 
bike lanes and bike racks.

g. Parking shall be permitted in front of commercial buildings; however no more 
than 50 percent of proposed parking may be located in front of the building.  

h. Parking may be shared between the uses if it is demonstrated that parking 
demand for the uses will not exceed the number of spaces provided.  

i. If a community center is proposed, a reasonable number of parking spaces, 
particularly handicapped accessible spaces, should be located adjacent to 
the building.  

j. The Route 130 frontage shall be heavily landscaped, and utility, service and 
parking areas shall be screened from view of Route 130.  

k. There shall be no buffer required between residential and commercial uses 
on the tract, however utility, service and parking areas shall be screened from 
view by a 15’ wide area planted with a solid screen of evergreen trees and 
shrubs, which may also contain a 6’ high solid fence.  

l. Utilities shall be located underground.  

m. Trash enclosures shall be constructed on 3 sides of 6’ high masonry finished 
to match the principal building.  

n. Stormwater control shall be provided in wet basins, vegetated basins and 
underground systems to the extent feasible, and above-ground facilities shall 
not be located in a front yard.  The use of sand infiltration basins shall be 
limited.  

o. Signs shall be regulated pursuant to Chapter 110 

13. General Development Plan approval shall be obtained prior to submission of 
preliminary and final site or subdivision plans.  The GDP application shall contain:

a. A Land Use Plan indicating proposed uses, site layout including building 
setbacks, massing, separation, orientation, height, number of units, unit 
types, floor area or commercial uses, location of required passive and active 
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open space, location of parking and shared parking areas, and interrelations 
between residential, commercial and house of worship components.  

b. Delineation of wetlands, buffers and flood plains and waterbodies.  

c. Proposed stormwater management.  

d. Circulation plan indicating proposed vehicular and pedestrian routes, 
ingress/egress, parking areas, transit stops, linkages to adjacent properties 
and public streets.  A traffic impact study shall be submitted to determine off-
site impacts.   

e. Utility Plan indicating the primary connection, source and routing of sewer, 
water, gas, electric and stormwater services on the tract.

f. Utility Plan indicating the primary connection, source and routing of sewer, 
water, gas, electric and stormwater services on the tract. 
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Clarke Caton Hintz
Introduction 

Delanco Township has prepared a 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. 5:97-1 et seq. 
and N.J.A.C. 5:96-1 et seq.). A development fee ordinance creating a dedicated revenue 
source for affordable housing was originally approved by COAH on August 28, 1997.  
The ordinance establishes Delanco Township’s affordable housing trust fund for which 
this spending plan is prepared.  
 
As of July 17, 2008, Delanco Township has collected $398,684 and expended $101,512 
resulting in a balance of $297,172.  All development fees, payments in lieu of 
constructing affordable units on site, funds from the sale of units with extinguished 
controls, and interest generated by the fees are deposited in a separate interest-bearing 
affordable housing trust fund in Beneficial Savings Bank for the purposes of affordable 
housing.  These funds shall be spent in accordance with N.J.A.C. 5:97-8.7-8.9 as 
described in the sections that follow.  
 
Delanco Township received a first round judgment of compliance and repose from 
Superior Court on November 22, 1991 and received second round certification from 
COAH on October 8, 1998. Delanco received prior approval to maintain an affordable 
housing trust found on August 28, 1997. As of December 31, 2004, the prior round 
balance remaining in the affordable housing trust fund was $132,710. From January 1, 
2005 through July 17, 2008, Delanco Township collected an additional $260,754 in 
development fees, payments in lieu of construction, other funds, and/or interest.  From 
January 1, 2005 through July 17, 2008, Delanco Township has expended funds as 
detailed in the chart on page 8 of this spending plan. 
 

Revenues for Certification Period 

To calculate a projection of revenue anticipated during the period of third round 
substantive certification, 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; 
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2. All projects currently before the planning and zoning boards for 
development approvals that may apply for building permits and 
certificates of occupancy; and 

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

 
(b) Payment in lieu (PIL):  

Actual and committed payments in lieu (PIL) of construction from developers as 
follows: 

No future payments-in-lieu of construction are currently committed or 
expected.   

 
(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, Delanco Township anticipates 
collecting $63,300 in interest through 2018. 
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Source of Funds – Housing Trust Fund 2008 through 2018 

Source of Funds 

7/18/08 
through 
12/31/08 

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 Total 

Development fees: 

Approved/Pending/Projected  
Development 

$7,500 $4,000 $2,000 $2,500 $3,300 $0 $0 $242,000 $0 $0 $0 $261,300 

Payments in Lieu of 
Construction 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Other Funds (Specify 
source(s)) 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Interest $3,300 $6,000 $6,000 $6,000 $6,000 $6,000 $6,000 $6,000 $6,000 $6,000 $6,000 $63,300 

Total 
$10,800 $10,000 $8,000 $8,500 $9,300 $6,000 $6,000 $248,000 $6,000 $6,000 $6,000 $324,600 
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Delanco Township projects a total of $324,600 in revenue to be collected between July 
18, 2008 and December 31, 2018.  All interest earned on the account shall accrue to the 
account to be used only for the purposes of affordable housing. 

Clarke Caton Hintz

Administrative Mechanism to Collect and Distribute Funds 

The following procedural sequence for the collection and distribution of development 
fee revenues shall be followed by Delanco Township: 
 
(a) 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).   

 
(b) Distribution of development fee revenues: 

The Planning Board 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 COAH-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. 
 

Description of Anticipated Use of Affordable Housing Funds 

(a) Rehabilitation and new construction programs and projects (N.J.A.C. 5:97-8.7) 

Delanco Township will dedicate all of its collected revenues to fund any shortfall 
in outside funding sources for the rehabilitation and new construction programs 
(see detailed descriptions in Housing Element and Fair Share Plan) as follows:  

 
 Rehabilitation program: (5 units) at $10,000 = $50,000 
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 New construction project(s):   

  

1. Abundant Life: (150+ senior/supportive units)  - Developer requested Township 
contributions from its trust account.  To be determined in the future after 
Township deliberation.  The spending plan will be revised if necessary. 

 
(b) Affordability Assistance (N.J.A.C. 5:97-8.8) 

COAH’s current rules require Delanco Township to spend a minimum of 30 
percent of development fee revenue to render existing affordable units more 
affordable and one-third of that amount must be dedicated to very low-income 
households (i.e. households earning less than 30 percent of the regional median 
income).  The actual affordability assistance minimums are calculated on an 
ongoing basis in the CTM system based on actual revenues.   

 
Projected minimum affordability assistance requirement 

Actual development fees through 7/17/2008  $350,731 

Actual interest earned through 7/17/2008 + $47,953 

Development fees projected* 2008-2018 + $261,300 

Interest projected* 2008-2018 + $63,300 

Less housing activity expenditures through 6/2/2008 - $0 

 Total = $723,284 

 30 percent requirement x 0.30 = $216,985 

Less Affordability assistance expenditures through 12/31/2004* - $0 

PROJECTED MINIMUM Affordability Assistance Requirement 
1/1/2005 through 12/31/2018 

= $216,985 

PROJECTED MINIMUM Very Low-Income Affordability Assistance 
Requirement 1/1/2005 through 12/31/2018 

÷ 3 = $72,328 

* Note:  The 2008 portion of this projection reflects 2008 subsequent to July 17 as the 
remainder of 2008 is included in the actual figure reported above. 

* Township will continue to investigate whether prior expenditures were for affordability 
assistance. 

Page 5 of 10 



  
 
 
 
 
 
 
 
 
 

DELANCO TOWNSHIP | SPENDING PLAN  
Clarke Caton Hintz 

 

Delanco Township may dedicate up to $216,985 from the affordable housing trust fund 
to render units more affordable, including $72,328 to render units more affordable to 
households earning 30 percent or less of median income by region, as follows: 

 

 

 Down-payment assistance; 

 Rental assistance; 

 Security deposit assistance 

 Low interest loans 

 Assistance with homeowners association or condominium fees and special 
assessments; and/or 

 Converting low-income units to very-low-income units, etc. 
 
 
(c) Administrative Expenses (N.J.A.C. 5:97-8.9) 
 

Delanco Township may use affordable housing trust fund revenue for related 
administrative costs up to a 20 percent limitation pending funding availability 
after programmatic and affordability assistance expenditures.  The actual 
administrative expense maximum is calculated on an ongoing basis in the CTM 
system based on actual revenues.   

 
Projected Administrative Expenses 

Actual development fees through 7/17/2008  $350,731 

Actual interest earned through 7/17/2008 + $47,953 

Development fees/P.-I.-L. projected* 2008-2018 + $261,300 

Interest projected* 2008-2018 + $63,300 

Less housing activity expenditures through 6/2/2008 - $0 

 Total = $723,284 

 20 percent maximum permitted administrative expenses x 0.20 = $144,657 

Less administrative expenditures through 12/31/2004 - $98,064 

Projected allowed administrative expenditures = $46,593 

* - Note:  The 2008 portion of this projection reflects 2008 after July 17 as the first 
portion of 2008 is included in the actual figure reported above. 
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Delanco Township projects that $46,593 may 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 obtaining 
substantive certification; 

 Rehabilitation administration fees 

 Administration fees related to the municipally sponsored new construction 
program 

 
  

Expenditure Schedule  

Delanco Township intends to use affordable housing trust fund revenues for the 
creation and/or rehabilitation of housing units.  Where applicable, the 
creation/rehabilitation funding schedule below parallels the implementation schedule 
set forth in the Housing Element and Fair Share Plan and is summarized as follows.  
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Planning

Landscape Architecture  
 
 
 

Projected Expenditure Schedule 2009 Through 2018 
 

Funds Expended and/or Dedicated (thousands) 

  

Number 
of 

Units 
Projected 

2005 
through 
7/18/08 

7/18/08 
through 
12/31/08 20

0
9

 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

T
ot

al
 

Rehabilitation 
Program 

5 $0 $0 $10 $10 $10 $10 $10 $0 $0 $0 $0 $0 $50 

Zurbrugg* 2 of 24 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 
Abundant 

Life** 
150+ $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Total Programs 31 $0 $0 $10 $10 $10 $10 $10 $0 $0 $0 $0 $0 $50 

Affordability 
Assistance 

 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Administration  $3.5 $0 $1 $1 $1 $1 $1 $1 $1 $1 $1 $1 $13.5 

Total 31 $3.5 $0 $11 $11 $11 $11 $11 $1 $1 $1 $1 $1 $63.5 

 
* The Township may decide to fund two units at Zurbrugg for $37,500 each or a total of 
$75,000 for both. 
** The Township has not yet assessed the developer’s request for pre-development costs.  
The spending plan may be revised in the future. 
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Planning

Landscape Architecture  
 

Excess or Shortfall of Funds 

Pursuant to the Housing Element and Fair Share Plan, the governing body of Delanco 
Township may adopt a resolution agreeing to fund any shortfall of funds required for 
implementing the rehabilitation or redevelopment/new construction programs.  
Although no shortfall of revenues is anticipated, Delanco Township may fund 
development costs at a future date.   

Barrier Free Escrow  

Collection and distribution of barrier free funds shall be consistent with Delanco 
Township’s Affordable Housing Ordinance in accordance with N.J.A.C. 5:97-8.5. 

Summary  

Delanco Township intends to spend affordable housing trust fund revenues pursuant to 
N.J.A.C. 5:97-8.7 through 8.9 and consistent with the housing programs outlined in the 
housing element and fair share plan dated November 2008. 
 
Delanco Township has a balance of $297,172 as of July 17, 2008 and anticipates an 
additional $324,600 in revenues before the expiration of substantive certification for a 
total of $621,772. The municipality will dedicate its collected revenue towards 
rehabilitation and new construction programs as outlined in its plan.  The Township 
may expend funds on affordability assistance and administration.  Any shortfall of funds 
will be addressed through the use of outside funding sources and collected development 
fee revenue.  
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Spending Plan Summary 

Revenues 

Balance as of July 17, 2008  $297,172 

Projected Revenue from July 18, 2008 through 2018   

1. Development fees + $261,300 

2. Payments in lieu of construction + $0 

3. Other funds + $0 

Interest + $63,300 

Total Projected Revenue = $621,772 

Expenditures 

Funds used for Rehabilitation  - $50,000 

New Construction   

1.  Zurbrugg Mansion *  - $unknown at this time 

2. Abundant Life **  - $unknown at this time 

Affordability Assistance  - $0 

Administration  - $13,500+ 

Excess Funds for Additional Housing Activity = $0 

Total Projected Expenditures = $63,500 

BALANCE REMAINING = $558,272 

 
* The Township may decide to fund two units at Zurbrugg for $37,500 each or a total of 
$75,000 for both. 
** The Township has not yet assessed the developer’s request for pre-development costs.  
The spending plan may be revised in the future. 


	EXECUTIVE SUMMARY
	AFFORDABLE HOUSING IN NEW JERSEY
	Introduction to Mt. Laurel and COAH
	First and Second Round Methodology
	Third Round Methodology
	Affordability Requirements
	Housing Element/Fair Share Plan Requirements

	DELANCO TOWNSHIP AFFORDABLE HOUSING HISTORY
	HOUSING STOCK AND DEMOGRAPHIC ANALYSIS
	Housing Stock Inventory
	General Population Characteristics
	Household Characteristics
	Income Characteristics

	EMPLOYMENT CHARACTERISTICS
	GROWTH TRENDS AND PROJECTIONS
	Residential Trends and Projections
	Nonresidential Trends and Projections
	Capacity for Growth

	CONSIDERATION OF LANDS APPROPRIATE FOR AFFORDABLE HOUSING
	DELANCO’S AFFORDABLE HOUSING OBLIGATION
	Rehabilitation Obligation
	Prior Round Obligation
	Third Round Obligation

	DELANCO TOWNSHIP’S AFFORDABLE HOUSING PLAN
	Satisfaction of the Rehabilitation Obligation
	Satisfaction of the Prior Round Obligation
	Satisfaction of the Third Round Obligation
	Attach Rhawn Site Map
	Attach Pellegrino Site Map
	Very Low Income Units
	Affordable Units Meeting the Third Round Obligation


	SUMMARY AND IMPLEMENTATION SCHEDULE
	COST GENERATION
	MONITORING 
	FAIR SHARE ORDINANCES AND AFFIRMATIVE MARKETING 
	AFFORDABLE HOUSING TRUST FUND



