EVESHAM TOWNSHIP
Burlington County, New Jersey

Housing Element and Fair Share Plan
January 2010

Adopted by the Evesham Township Planning Board
on January 21, 2010 (Resolution #PB 10-42)

Endorsed by the Evesham Township Council
on February 16, 2010 (Resolution #22-2010)

_
S Y&dfdwww

| 3ah Furey Brudér, AICP, PP #5851

The original of this document was signed and
sealed in accordance with NJAC 13:41-1.3.b

.BACHAssociates, PC
ENGINEERS s ARUCHITECTS - PLANNERNS

304 White Horse Pike, Haddon Heights, NJ 08035
(856) 546-8611 « Fax (856) 546-8612







Evesham Township
2009-2010 Planning Board

Patricia Laverghetta, Chairman
Paul Cortland, Vice Chairperson
Randy Brown, Mayor
Kurt Croft, Councilman
Robert DiEnna
William McGoey
Maria Patouhas
Art Stengel
Edward T. Waters, Jr.
Eileen Lenihan, Alternate #1
Jay Parikh, Alternate #2

Stuart Platt, Esq., Board Solicitor
Nancy Jamanow, PE, CME, Board Engineer
Richard Moody, PE, Traffic Engineer
Toni Sapio, Environmental
Dr. lan Burrow, Archeologist
Regina Kinney, Board Secretary

2009-2010 Evesham Township Council

Mayor Randy Brown
Deputy Mayor Joseph Howarth
Councilman John McKenna
Councilwoman Debbie Hackman
Councilman Kurt Croft

Carmela Bonfrisco, Township Clerk
Thomas Czerniecki, PP, AICP, Township Manager
Carlos Martinez, Director of Community Development
Anthony T. Drollas, Jr., Esq., Solicitor
Richard G. Arango, P.E., C.M.E., Township Engineer
Jeffrey Surenian, Esq, Special Affordable Housing Counsel

Evesham Township Housing Element and Fair Share Plan Page 2 of 62
January 2010






TABLE OF CONTENTS

I. INTRODUCTION ... oiicicccieicrrrresinccsstnnsssssne e seeessttseneaneeesaaasaasaaassasatsasaennannnsananasasannns 6
A. Council on Affordable Housing (COAH) Overview..........cccecuvverreennns .- 6
B. Evesham Township’s Recent Affordable Housing History ... rrccnccccreinrcn e 7
C. Housing Element and Fair Share Plan Requirements.........ccccvernminsnenenncncecicnnnsesssinsscsnssansenses 9
1. Housing Element Requirements from the Fair Housing Act................................... 10
2.Housing Element and Fair Share Plan Requirements from COAH’s rules:........................ 10
D. Evesham Township at @ GIANCE ......cccceviivmieiretimeceicecetee st er s ne e e sas e rsaeesanesesan e ensananes 11
E. Evesham Township’s Fair Share Obligations ...ttt 12
Il. HOUSING ELEMENT ANALYSIS........ccoiicrireceiiniccniiiiniinsssssssnssssnsssssssssssssssssssssssnnesaes 14
A. Existing Housing Stock eetetsimrusesseressseeessresestisssEesEsSISISRSISESRSESRSAERRRERsnniEaasasasarenans 14
1. Age Of HOUSING STOCK ... e 14
2. Condition and Substandard Units ... 15
3.0wnership and Rental Characteristics ... 15
4.0ccupancy Characteristics and Housing Type.................... 16
B AHORAADINEY ... s 17
B. Demographic Characteristics ...........cccvervvemericescnnnrnene eeresmeereseameressasases 18
1.Historic Population Trends ... 18
2.Recent Population ChaNge..................ccoooiiiiiiiii e 19
3. POPUIAtION DENSILY ... 19
4.AQe OF POPUIAtION. ... ... 20
5.Household CharacteriStiCS ...................oooii it 21
B.0NCOME LeVel. ... et 21
7.Employment Status of Residents ........................... 23
C. EMPIOYMENL. ... ..ottt sssenssene s ss s s s nr s s s s s a s s ns et st e st et sa st m e e s R s R e b e R AR R e 25
1. Local In-Place EMPIOYMENt...............coooiiiiii i 25
2EMPIOYMeNt TPeNAS ...... ..o 25
3.EmplIoyment OULIOOK .............cooooiiiiii e 26
4.Projected EMpPIOYmMent ... 26
D. Projected HOUSING SEOCK ......ccccvireiireinimicisnisnmnintessmisissesmssmasssssnnasensassssasssasssanssasasssssssassnssnensassanaans 28
1.Recent Historical Trends for Residential Growth and Population Growth ._.................... 29
2.Residential Growth Projections.......................... 29
E. Fair Share Obligation................. reseesenstinssseassanasntresasneneassssnnnnanns o 31
o ot T 1 - OO O OO PO OO USTOURPPRS: 31
2.Availability of Existing and Planned Infrastructure ... 31
3. Anticipated Demand for Types of Zoning Uses ... 32
4. Anticipated Land Use Patterns ... 33
5. Municipal Economic Development Policies ... 34
6.Constraints on Development ....................... 35
7.Existing or Planned Measures to Address Constraints ... 35
Evesham Township Housing Element and Fair Share Plan Page 3 of 62

January 2010






F. Consideration of Lands for Affordable HOuSINg.....c...ccccevviireinneeienniieenisiinncinncninniscnnenassannenn 36

1. EXisting APartments. ... 36

2. Vacant Land within Areas zoned for moderate density residential. ............................. 37

3. Vacant Land in Areas zoned for low density residential................................ 37

lll. EVESHAM TOWNSHIP’S FAIR SHARE PLAN............ s 39

A. Total Fair Share OblQation .........cc.ciieinminininiiciricrin s rreerssesrsse e sems s se s e s manesane 39

B. Prior ROUnd Obligation .........c.cccciiiiiimeninmmmmiinseriminscnnirsesenessssstscssesssmessnsasmssssenisssansasaessnansassnsasaens 39

C. Third Round Growth Share Obligation ........ccc..ccvicvceiicissicnnicnnc e sesssvaasesseses 40
D. Plan PrOPOSAIS ........cceceiemircre e e i reccaerescrssasesssessssesss sanenasm s e s mme s ssan s srss sesosasasesnessssossassnnsssnnones 41

1.Rehabilitation Share. ... e 43

2.Inclusionary Development, (N.J.A.C. 5:97-6.4) ... 43

2a. Homestead at Evesham ... 44

2b. Shelter Development, LLC ................... e 45

3.Market to Affordable Program (N.J.A.C. 5:97-6.9) ... 46

4.Supportive and Special Needs Housing (N.J.A.C. 5:97-6.10) ... 49
5.Supportive Housing Site (N.J.A.C. 5:97-6.10).................... e 52

6.MEND, 100% Affordabie Development, Municipally Sponsored (N.J.A.C. 5:97-6.7)........... 53

7.Extension of Expiring Controls (N.J.A.C. 5:97-6.14)....................c.ccoiiiiiiiiiie e 55

8.Affordable Housing Development Fee ... 57

a. Moratorium on Non-residential Fees........................... 58

b. Estimated Affordable Housing Trust Fund Deposits ............................n 58

E. Summary and CONCIUSTON.........co it eecncscsest e sans s ne s e s s s n e st e n e nansmnea s sa s e snanassssnnan 61

F. implementation and Schedule ... ciiiiinenniineni e s e ae s naene e 62
Evesham Township Housing Element and Fair Share Plan Page 4 of 62

January 2010






APPENDICES

Growth Share Calculator — Workbook A

Resolution of the Planning Board adopting Housing Element and Fair Share Plan
Goveming Body Resolution Petitioning COAH with Housing Element and Fair Share Plan
Mandatory Development Fee Ordinance

COAH Resolution Approving Development Fee Ordinance

Draft Affordable Housing Trust Fund Spending Plan and Resolution Requesting Review
Draft updated Affordable Housing Ordinance

Service List

Inventory of Rehabilitated Units

COAH Rehabilitation Checklist

Market to Affordable Program Checklist

Homestead at Evesham Checklist

AH-1A Zoning ordinance

Homestead at Evesham Resolution of Approval

Shelter Group Checklist

Shelter Group Resolution of Approval

Licenses for Supportive Housing Sites

Projections for Employment and Housing Development through 2012

DOTVOZErAC~IOMMOUO®»

=
>
T
77

MAP 1 Evesham Township Location in Burlington County

MAP 2 Existing Zoning

MAP 3A Current State Planning Areas (2001) and Pinelands Area

MAP 3B Proposed State Planning Areas

MAP 4 Aerial Photo showing Approved Developments and Open Space
MAP 5 Public and Private Preserved Open Space

MAP 6 Sewer Service Area and Wastewater Treatment Facilities Map
MAP 7 Affordable Housing Locations

MAP 8 COAH Vacant Land Analysis for Evesham

MAP 9 Tax Map Showing Homestead at Evesham (32 Units)

MAP 10 Tax Map showing Shelter Development Location (23 units)
MAP 11 Tax Map Showing Family Services Supportive housing Site (4 units)
MAP 12 Tax Map showing MEND Sharp Road Site location (104 units)

Evesham Township Housing Element and Fair Share Plan Page 5 of 62
January 2010



. INTRODUCTION
A. Council on Affordable Housing (COAH) Overview

The New Jersey Supreme Court ruled in 1975, in a decision now commonly referred to as
“Mount Laurel I', that developing municipalities in New Jersey have a constitutional obligation to
provide a “realistic opportunity” for the construction of low and moderate income housing.

In 1983, frustrated with the lack of voluntary compliance, the Supreme Court sought to create an
incentive for voluntary compliance in its “Mount Laurel II” decision. In this decision, the Supreme
Court exposed municipalities that refused to comply voluntarily to the possibility of builder’s
remedy relief.

In 1985, in response to the flood of builder's remedy lawsuits filed in the wake of Mount Laurel
Il, the Legislature adopted the Fair Housing Act (N.J.S.A. 52:27D-301 et. seq.) (hereinafter
“FHA"). The FHA created the New Jersey Council on Affordable Housing (COAH) and charged
COAH with the responsibility of adopting regulations by which municipalities could determine
their fair share responsibilities and the means by which they could satisfy those responsibilities.

The Legislature, like the Supreme Court, sought to promote voluntary compliance. Specifically,
in addition to the avenues of voluntary compliance available prior to the enactment of the FHA,
the Legislature empowered municipalities to submit to COAH'’s jurisdiction and voluntarily
comply under the protections of the COAH process.

Pursuant to the FHA, COAH adopted regulations for all three housing cycles. It adopted
regulations for the first housing cycle in 1986. It adopted regulations for the second housing
cycle in 1994. it adopted regulations for the third housing cycle in 2004.

As to these 2004 regulations, COAH defined round three to cover the time period from 1999 to
2014, since the first and second rounds covered the period from 1987 to 1999. The Round Il
affordable housing delivery period was to run from January 1, 2004 through January 1, 2014.
The third round rules were based upon a new methodology that provided for affordable housing
as a “growth share” instead of assigning an absolute number to each municipality as had been
done in prior rounds. The “growth share” approach created a nexus between the production of
affordable housing and future residential and non-residential development within a municipality,
the principle being that municipalities should provide affordable housing opportunities
proportionate to their market rate residential growth, and that along with employment
opportunities there should be proportionate opportunities for affordable housing. Each
municipality was required to project the amount of residential and nonresidential growth that
would occur during the period 2004 through 2014 and prepare a plan to provide one affordable
housing unit for every 8 market rate housing units developed and one affordable housing unit for
every 25 jobs created.

In January 2007, the New Jersey Appellate Division invalidated key aspects of COAH'’s third
round rules and ordered COAH to propose and adopt amendments to its rules to address the
deficiencies it had identified. COAH’s new Round il rules were adopted on May 6, 2008, with
amendments adopted on September 22, 2008 that became effective on October 20, 2008. In
2004, COAH established the total housing need for the state at 52,747 units, but in 2008
increased the statewide need to 115,666 units. Changes to the Fair Housing Act were also
adopted in the summer of 2008 (P.L. 2008 c. 46 on July 17, 2008). The legislation that
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effectuated these changes is commonly referred to as “the Roberts Bill”. COAH has not yet
proposed regulations to implement the Roberts Bill, although COAH has offered some guidance
on the implementation of the new law via a letter from the Executive Director to New Jersey
mayors. Many representative entities, individual municipalities, and various developers filed
appeals challenging the new round three regulations adopted in May of 2008 and amended in
September of 2008. Those challenges could easily result in radical changes to the current
regulations. In addition, COAH has not even proposed, much less adopted, regulations to
implement the Roberts bill, which among other things calls for the provision of affordable
housing in residential projects in the Pinelands.

As a result of the new Round |l regulations adopted in 2008, the Round Il time period now runs
from 2004 through 2018, meaning that even though it is now January of 2010, growth share is
calculated based on development that has occurred between 2004 and the present, and that
which is projected to occur through the end of 2018. The delivery period is therefore from 2010
through 2018. The new rules have provided new methodology and new ratios, to require one
affordable housing unit for every four (4) market-rate housing units developed, and one
affordable housing unit for every sixteen (16) jobs created. Municipalities must “plan for” the
projected affordable housing need, but will only be required to provide the affordable housing
based upon actual growth, which will be monitored every two years following plan approval.

A municipality’s third round fair share plan must address (1) its rehabilitation share, (2) the prior
round obligation and (3) growth share. 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
and must plan for the new obligation.

B. Evesham Township’s Recent Affordable Housing History

Pursuant to the first iteration of COAH regulations adopted in 2004, Evesham faced a fair share
of 727 units consisting of a 0-unit rehabilitation component, a 534-unit prior cycle component,
and a 193 -unit growth share obligation.

The Township voluntarily complied with this obligation. It prepared and adopted a Housing
Element and Fair Share Plan consistent with COAH's “original” Round il rules. It submitted the
plan to the Court for an initial review by the Court-appointed Special Master. The Master
reviewed the plan and issued a planning report on April 11, 2006. After considering the Special
Master's comments, the Planning Board adopted an amended plan on August 17, 2006 and
submitted it to the Court and the Special Master for final review and approval. The Court was in
the process of scheduling the plan -- which complied with COAH’s initial round three regulations
-- for a Compliance Hearing at which point there would have been every reason for the Court to
approve the plan.

Before the Court could conduct the hearing and approve the plan, however, the Appellate
Division substantially invalidated COAH regulations. As noted above, the Appellate Division
issued its ruling in January of 2007and ordered COAH to propose and adopt amendments to the
rules to address various deficiencies. Instead of adopting curative regulations in six months as
required by the Court, COAH didn’t even propose amended regulations until January of 2008.
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Upon review of these new rules, Judge Sweeney correctly determined that the new rules would
almost certainly be appealed, and that these appeals could easily result in yet another set of
amended regulations. Given this continued uncertainty with COAH’s regulations, Judge
Sweeney decided that it would be prudent for the Township to wait for the appellate process to
unfold to avoid requiring the Township to adopt yet another plan to conform with regulations that
would likely be amended again. Thus, on February 22, 2008, Judge Sweeney entered an order
granting the Township temporary immunity from all exclusionary zoning lawsuits while this
process unfolded. Specifically, the Order stated:

The schedule for the preparation and submission of Evesham Township’s third
round Compliance Plan 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.

Through this Order, Judge Sweeney sought to facilitate the Township’s desire to comply
voluntarily, while avoiding the waste of finite public resources by allowing the laws to stabilize
before requiring the Township to formulate and seek approval of yet another plan.

During this period of immunity, the Township did not halt its affordable housing activities. To the
contrary, the Township continued its proactive approach to the provision of affordable housing.
For instance, the Township acquired and rezoned the MEND site for a 100 percent affordable
project, provided funding for infrastructure to serve the project, and assisted the non-profit in
securing tax credits to build the project. The planning board approved the project for
development. As a result of these efforts, by 2009, the 104-unit, 100% affordable, municipally-
sponsored MEND project was completed. This project was awarded the Governor’s Excellency
in Housing award at the Governor's Housing Conference on September 23, 2009, and was
described by the Commissioner of the DCA as “a perfect example of how the public and private
sector along with nonprofit organizations can come together to create quality affordable housing
units. This project is a model what a[n affordable housing] project can be.” In addition, in 2009,
the Township amended Ordinance 10-6-2007 to facilitate the development of Homestead at
Evesham, a congregate care facility for senior citizens consisting of 150 total units (106
independent living and 44 assisted living), which will include 32 units for low and moderate
income persons. Subsequent to the amendment of the Ordinance, the developer received
minor subdivision approval and preliminary site plan approval from the Evesham Township
Planning Board on August 20, 2009.

Through the actions described above, the Township sought to facilitate the production of
affordable housing while it awaited a resolution of the many challenges to COAH regulations.

Notwithstanding the Township’s commitment to the provision of affordable housing as
demonstrated by its actions, one developer sought to force the Township to move forward to
adopt a second round three plan in spite of the serious uncertainty in the law. Specifically,
MiPro Homes intervened into the Township’s declaratory action, and asked Judge Ronald E.
Bookbinder, A.J.S.C., the new judge presiding over review of Evesham’s Fair Share Plan, to
force the Township to adopt an amended Plan. In addition to representations by Mipro’s legal
counsel, MiPro’s counter-claim against the Township makes clear that the developer does not
seek a builder’'s remedy.

In response to MiPro’s suit, the Township noted that the February 22, 2008 immunity order
empowered the Court to direct the Township to submit a plan at any time; and that it was
perfectly willing to adopt and seek approval of yet another plan now, even though the February
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22, 2008 immunity order gave Judge Bookbinder the right to await the outcome of the appellate
process before establishing a deadline to file a new plan. Since Judge Sweeney had entered
the immunity order in February of 2008 and since the Township was in compliance with that
Order, the Township emphasized that it should be free to voluntarily comply under the
protections of that Order at such point as the Court deemed appropriate without being leveraged
by MiPro.

On November 9, 2009, Judge Bookbinder entered a Case Management Order creating a
deadline of February 1, 2010, later extended to February 3, 2010, for the Township to file a new
plan based upon COAH'’s current regulations. The November 9, 2009 Order further noted that
the immunity order entered by Judge Sweeney on February 22, 2008 remains valid and intact:
“Pursuant to the Order entered by Honorable John A. Sweeney, A.J.S.C. on February 22, 2008,
the Township’s immunity from the filing of any Mount Laurel exclusionary zoning lawsuits
continues to remain valid and in force.”

In view of the above, the Township has formulated a Housing Element and Fair Share Plan that
at once complies with current laws and also has sufficient flexibility to empower the Township to
adjust course as the laws evolve. In this regard, the law is even more uncertain now than when
Judge Sweeney entered the immunity order on February 22, 2008. Not only has the Appellate
Division heard oral argument on December 1, 2009 to the 22 appeals to COAH regulations, but
also the citizens of New Jersey elected a new Governor on November 3, 2009. The new
Govemor has pledged to make substantial changes to our affordable housing laws. Finally,
COAH and the Pinelands Commission have not yet adopted regulations to implement the
Roberts Bill which requires at least 20 percent of all residential projects in the Pinelands to be
affordable, as long as the project would be economically feasible. Thus, the laws will
undoubtedly change yet again as Judge Sweeney anticipated on February 22, 2008 and the
current plan is sufficiently flexible to empower the Township to adjust to changing laws, while
complying with current laws.

Notwithstanding the uncertainty in the law, as yet another demonstration of its commitment to
voluntary compliance and to do whatever is necessary to maintain the protections of the
February 22, 2008 Order, the Township has formulated this COAH-compliant plan. It is exactly
because the Township has done so much to provide affordable housing under the protections of
the immunity order that the Township can now comply with the current COAH regulations, while
maintaining all the flexibility COAH regulations provide.

C. Housing Element and Fair Share Plan Requirements

In accordance with Municipal Land Use Law, N.J.S.A. 40:55D-28, a municipal master plan must
contain at a minimum two elements — the first is a statement of goals and objectives, principles,
assumptions, policies and standards upon which the proposals for the physical, economic and
social development of the master plan are based, and the second is the Land Use Element.
The Land Use Element must show its relationship to the first element, show existing and
proposed development, and state the relationship of this development to the existing and
proposed zone plan and zoning ordinances. Additionally in accordance with N.J.S.A. 40:55D-
62, the governing body cannot adopt zoning ordinances until the Land Use Element and the
Housing Element are adopted. Further, the Fair Housing Act, N.J.S.A. 52:27D-310, requires
that any municipality participating in COAH’s process must adopt a Housing Element and Fair
Share Plan.

The Housing Element will review and analyze the Township’s housing stock, demographic and
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employment characteristics, providing the foundations for the Fair Share Plan, which will
demonstrate how the Township will endeavor to provide for its Fair Share affordable housing
obligation. The Housing Element and Fair Share Plan must provide an analysis demonstrating
that the plan presents a realistic opportunity to meet the Township’s housing obligations and
identify which ordinances must be revised to incorporate the provisions for low and moderate
income housing. A municipality’s housing element must be designed to achieve the goal of
access to affordable housing to meet present and prospective housing needs, with particular
attention to low and moderate income housing.

The Township must prepare and submit both a Housing Element (an element of the Master
Plan) and Fair Share Plan (describing how the Township will address the obligation). The
requirements of the Housing Element are outlined below (N.J.A.C. 5:97-2.1, 2.3 and N.J.S.A.
52:27D-310). The Housing Element in Section Il is organized to be consistent with COAH’s
application form.

1. Housing Element Requirements from the Fair Housing Act

a. 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, and in conducting this inventory the municipality shall have access, on
a confidential basis for the sole purpose of conducting the inventory, to all necessary
property tax assessment records and information in the assessor’s office, including
but not limited to the property record cards;

b. 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 of lands;

c. An analysis of the municipality’s demographic characteristics, including but not
necessarily limited to, household size, income level and age;

d. An analysis of the existing and probable future employment characteristics of the
municipality;

e. A determination of the municipality’s present and prospective fair share for low and
moderate income housing and its capacity to accommodate its present and
prospective housing needs, including its fair share for low and moderate income
housing; and

f. 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.

2. Housing Element and Fair Share Plan Requirements from COAH’s rules:

a. The household projection provided in Appendix F of COAH’s rules
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b. The employment projection provided in Appendix F of COAH’s rules

c. The municipality’s prior round obligation provided in Appendix C of COAH's rules

d. The municipality’s rehabilitation share provided in Appendix B of COAH’s rules.

e. The projected Growth Share in accordance with the procedures in N.J.A.C. 5:97-2.4

f. Supporting information including the most recent municipal zoning ordinance, and a
copy of the township’s tax maps

g. Other documentation deemed necessary by COAH to facilitate the review of the
Housing Element.

D. Evesham Township at a Glance

The land area of Evesham Township is 29.7 square miles or approximately 19,008 acres and is
located in western Burlington County. Evesham Township is bordered by Cherry Hill Township
and Voorhees Township to the east, Berlin Township and Waterford Township to the south,
Medford Township to the east and Mount Laurel Township to the north. Evesham Township’s
location in Burlington County is shown on MAP 1. Approximately 16.35 square miles (55%) of
Evesham Township is within the Pinelands Area. As a result of the Pinelands Area designation,
and the environmental constraints within the designated area, the Township has developed with
a suburban/urban character in the north and westem portions of the Township, particularly
along the Route 73 and Route 70 corridors, and with a more rural character in the southern and
eastern portions of the Township. The Pinelands Area in Evesham is shown on MAP 3A.

The July 1, 2008 population estimate for Evesham Township is 45,306 persons according to the
New Jersey Department of Labor and Workforce Development (based on 2000 U.S. Census
Bureau data and the number of certificates of occupancy, less any demolition permits, multiplied
by the average number of persons per unit). At the time of the 2000 Census the Township
population was 42,275 people. The 2010 Census figures will provide more certainty about the
current population.

Evesham Township was established in 1688 and was incorporated in 1692. At that time
Evesham included parts of present—-day Mount Laurel, Medford, Lumberton, Hainesport,
Shamong and Washington Townships. The Township was divided a number of times in the
1800s and reached its current size in 1872. In the 1800s Old Marlton Village was given its name
and was the center of commerce and civic activity in Evesham until the post World War |l
building boom resulted in the gradual development of dispersed housing developments.
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E. Evesham Township's Fair Share Obligations

COAH’s substantive rules have provided projection of housing and employment growth based
on the allocation of growth projections for the counties to the municipalities. The methodology
indicates that the allocation of projected growth to the municipalites was based on both
historical trends and an analysis of physical growth capacity (i.e. a municipality approaching
build-out cannot continue to grow at the same rate it has in the past). COAH'’s vacant land
analysis for Evesham overestimated the amount of developable land by including some areas
within the right-of-way of Route 70 and other roads, some areas owned by the Township or
other public entities and some areas already developed with homes. COAH’s vacant land layer
is shown on MAP 8.

COAH's rules require that one affordable housing unit must be provided for every four market
rate residential dwellings created (a ratio of 1:4 or 20%) and one affordable housing unit must
be provided for every 16 jobs created (a ratio of 1:16). The Township must plan for the housing
obligation attributable to non-residential growth. However, developers of non-residential uses
are only required to pay the Statewide Mandatory Development Fee, which is 2.5% of equalized
assessed value of the land and improvements. Moreover, even this obligation from non-
residential development is currently suspended as part of the New Jersey Economic Stimulus
Act of 2009. In the event this moratorium is lifted, the funds collected may be used to assist in
funding the implementation of the Township’s Fair Share Plan in accordance with a Spending
Plan that will be included as an Appendix to this plan.

Below are the Fair Share numbers assigned to Evesham Township by COAH including: the
rehabilitation share found in Appendix B of COAH’s rules, the prior round obligation from
Appendix C of COAH's rules, and the projected growth share from Appendix F; together
representing the Township’s cumulative obligation.

Evesham Township
Cumulative Affordable Housing Obligation

COAH Workbook A
Rehabilitation Share 5 units
(from COAH Appendix B)
Prior Round Obligation (new construction for rounds | and 11) 534 units
(from COAH Appendix C)
Growth Share 365 for residential growth
2004 to 2018 202 for employment growth
567 Growth Share Total
Total Obligation 1,106 Total Units all Rounds

The table below is a summary of the Township’s compliance with the prior round fair share
obligations. This information is based on a review of the 1998 and 2006 Fair Share Plans.
There is an 11-unit inconsistency between the table below and the 2006 Fair Share Plan,
because the last 11 Regional Contribution Agreement (RCA) transfers that were anticipated in
the 2006 Plan were not accomplished before the RCA was eliminated by the Legislature as a
compliance mechanism (made illegal by the July 2008 Fair Housing Act amendments). The 11-
unit RCA in question is not included below.
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Evesham Township Prior Round Compliance

1987-1999 obligation

Project Site

Credit Type

Number of Credits

Inglis House Gardens

Family rental (100% affordable)

16 +16 bonus=32

Woodview/ WhitebridgeFarm

Family rental (inclusionary)

44 +44 bonus=88

Whitebridge Village

Family for-sale (inclusionary)

46

Westbury Chase

Family for-sale (inclusionary)

10

Evesboro Downs (Maresfield Ct)

Family for-sale

1

Group Homes

Alternative living arrangements

35 +35 bonus= 70

RCAs RCA 199
Elmwood House Age Restricted Rental 81+13 bonus
Total 540

Surplus above Prior Round Obligation of 534 6

Elmwood House (Age- | Surplus for Round Il Age- |8

Restricted) Restricted Rental

'The 6 surplus units will come from the Whitebridge Village, family for sale units.
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. HOUSING ELEMENT ANALYSIS

Except when more recent reliable data is available, 2000 Census data has been utilized for
demographic and housing data analysis. It is now 2010 and a new decennial Census will be
taken later this year. Much of the 2000 Census data is now outdated, but it must be relied upon
for lack of a superior alternative. The Housing Element subsections correspond to the
requirements of the New Jersey Fair Housing Act (N.J.S.A. 562:27D-310).

A. Existing Housing Stock

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, and in conducting this inventory the municipality shall have access, on a
confidential basis for the sole purpose of conducting the inventory, to all necessary
property tax assessment records and information in the assessor’s office, including but
not limited to the property record cards.

According to the Census, in 2000 there were 16,324 year-round housing units in Evesham
Township, of which 15,712 were occupied and 612 were vacant, which is a vacancy rate of
3.7%. Evesham has a population density of 1,423.4 people per square mile. The US Census
population estimate for 2008 is 45,306. Assuming the estimate is accurate, this represents an
increase of 3,031 people since the 2000 Census was taken.

1. Age of Housing Stock

Evesham Township is similar to the majority of the adjoining municipalities in that a significant
portion of its housing stock was built during the period between 1980 and 1989, and the median
year for housing unit construction is 1983. Just 40% of Evesham Township’s housing stock
existed prior to 1980.

Persons Per Household at % Housing Stock Built Median Year
2000 Census 1939 or Earlier Structure Built
Evesham 2.68 0.9 1983
Township
Mount Laurel 2.4 1.8 1983
Township
Cherry Hill 2.61 3.3 1967
Township
Voorhees 2.60 21 1983
Township
Medford 2.77 53 1978
Township
Burlington 2.65 11.8 1971
County

Source: U.S. Census Bureau, 2000 Census
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Evesham Township
Age of Housing Stock

Year Constructed Number of units Percent of Total Units

in 2000 (16,324 units)
1999 to March 2000 766 4.7%
1995 to 1998 1,351 8.2%
1990 to 1994 1,985 12.1%
1980 to 1989 5,779 35.2%
1970 to 1979 3,493 21.3%
1960 to 1969 2,020 12.3%
1940 to 1959 867 5.3%

According to the residential building permit data from the U.S. Bureau of the Census for New
Jersey, compiled by the New Jersey Department of Labor, 1,913 residential certificates of
occupancy were issued between 2000 and 2008 in Evesham Township. 1,436 of the permits
were for single family residential structures, and 477 of the permits were for multi-family
residential structures.

2. Condition and Substandard Units

Of the 16,324 housing units in existence at the time of the 2000 Census, seven (7) units were
reported to be without complete plumbing facilities. An assessment of the number of
substandard units capable of being rehabilitated may be made by considering the number of
homes without complete plumbing and kitchen facilities since this information is provided in the
Census sample data, but there are other factors to consider as well. Occupied housing units
with a low market value relative to the average in the area may be an indicator of potential for
rehabilitation. COAH has also used “crowding” and the age of the housing units to estimate the
number of units in need of rehabilitation. Generally, the Township’s housing stock is in good
condition. Appendix B in the COAH rules indicates that there are 5 units in need of
rehabilitation. The Township has been facilitating the rehabilitation of housing to assist
residents of modest means for seven (7) years

3. Ownership and Rental Characteristics

A maijority, 77.7 percent, of Evesham’s population lived in owner-occupied housing units, while
22.3 percent of the population lived in rented housing units at the time of the 2000 census. 56.8
percent of the total housing units in Evesham Township are single family detached dwellings
(rented and owned), 19.4 percent are attached housing and 23.9 percent is 2 attached units or
more.

In Burlington County overall, 77.4% of occupied housing units are owner occupied and 22.6 %
are renter occupied. Evesham has a slightly lower percentage of rental units than the County
but of the adjoining municipalities only Voorhees Township has a higher percentage of renter
occupied dwellings.
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Evesham Township Housing Ownership Characteristics
Year Round Housing Units Owner-occupied Rental
Occupied | Vacant | Seasonal | Total No. % No. %
15,712 612 39 16,324 | 12,214 77.7 3,498 22.3

4. Occupancy Characteristics and Housing Type

According to the 2000 US Census the vacancy rate for year round units is low in the Township,
1.3% vacancy for owner-occupied units and 6.9% vacancy for rental units. The average
household size in the Township is 2.68 persons (average owner occupied household size is
2.91, and average renter occupied household size is 1.89).

The number of bedrooms in a home is often reflective of the overall size of the home. The
municipalities with a newer housing stock tend to have a larger percentage of units with more
bedrooms. This is reflective of the trend toward larger, more sprawling homes in America over
the last several decades. Not coincidentally, along with the recent economic down turn there
has been a recent surge in interest in smaller, more compact developments, which tend to be
more efficient and affordable.

Bedroom Distribution
Percent of Housing Stock With:
One or less Bedrooms | 2 — 3 Bedrooms | 4+ Bedrooms
Evesham Township 10.7 55.4 33.9
Mount Laurel Township 6.8 63.9 29.3
Cherry Hill Township 10.2 46.3 43.6
Voorhees Township 20.0 43.1 36.9
Medford Township 8.0 38.2 53.8
Burlington County I 11.64 | 58.0 | 30.36

Source: U.S. Census Bureau, 2000 Census

Percent Distribution of Housing Units by Structure Type

Evesham Township and surrounding municipalities

Number of Units in Structure
1[{2t09] 10+| Mobile Home /Trailer/Other
Evesham Township 76.2| 11.4]125 0.0
Mount Laurel Township 731 406| 8.1 1.8
Cherry Hill Township 81.5 45|113.4 0.6
Voorhees Township 52.7| 24.1]229 0.3
Medford Township 86.3 9.4 4.3 0.0
Burlington County | 784 11.4] 87| 1.5

Source: U.S. Census Bureau, 2000 Census
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5. Affordability

At the time of the 2000 Census, 27.9 percent of households renting in Evesham Township were
spending more than thirty-five percent (35%) of household income on rent.? According to the
2006-2008 American Community Survey, 31.7% of renter households were paying more than
35% of their income on rent costs and another 11.4% were paying between 30% and 34.9% of
income on rent. The median contract rent in Evesham Township in 2000 was $886. The
American Community Survey (2006-2008) estimates that the median gross rent had increased
to $1,204. Based on the 2009 regional income limits, a moderate income household of two in
Region 5 earns up to $49,492 per year. Considering that the median contract rent in the
Township was $886 in 2000, or $10,632 per year ($13,334.39 in 2009 adjusted dollars), a
moderate income household of two would be spending approximately 27% of household income
on rent, which is within an acceptable range.

Low income for a two person household is $31,120 or less in accordance with the 2009
Regional Income Limits, and the median contract rent is approximately 42% of the household
income for a low income couple. Residential units offered for $886 rent in 2000 dollars would
be generally affordable for two person moderate income households. This rental cost analysis is
important in demonstrating the overall availability of affordable housing units because of the
demand for affordable rentals in Evesham Township. The median cost for homeownership in
Evesham was $1,501 per month or $18,012 per year at the time of the 2000 Census
($22,590.21 per year in 2009 adjusted dollars). A moderate income household of two would
spend 45% of household income on homeownership. Renting in a multi-family development is
generally more affordable than homeownership (especially single family homes).

One hundred and twelve of the 3,542 renter households in 2000 paid no rent in accordance with
the Census data, which is not a realistic expectation, but impacts the median figure. It must
also be noted that the regional income limits are for 2009 while the rent and ownership costs are
eight years old (2000 Census). For this analysis we utilized the consumer price index (CPI) to
adjust 2000 dollars for 2009. In the first three quarters of 2009 Burlington County was ranked
14™ out of 21 New Jersey counties for the average sale price of new homes with an average
sales price of $ $390,918.°

2 US Census Sample Data.
3 New Jersey Department of Community Affairs information from new Home Warranties
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Selected Housing or Housing-Related Value Characteristics
(2000 Census)

Median Median Median Value Income | Rental

Value Contract Household Ratio Vacancy

Housing Rent Income Rate (%)
Evesham Twp $157,000 $886 $67,010 2.34:1 6.9
Mount Laurel $161,900 $939 $63,750 2.53:1 6.7
Twp
Cherry Hill Twp $154,900 $793 $69,421 2.23:1 6.5
Voorhees Twp $179,500 $864 $68,402 2.62:1 9.8
Medford Twp $213,600 $947 $83,059 2.57:1 3.7
Burlington $137,400 $758 $56,608 2.42:1 5.8
County

Source: U.S. Census Bureau, 2000 Census

B. Demographic Characteristics
An analysis of the municipality’s demographic characteristics, including but not
necessarily limited to, household size, income level and age.

According to the 2000 US Census, between 1990 and 2000, Evesham’s population increased
from 35,309 people to 42,275 people, an increase of 6,966 persons or 20%. A new decennial
Census will be taken in 2010. When information from the 2010 Census becomes available, the
Township will amend planning reports if needed to reflect the new data. As a result of the
dwindling available, developable land as well as a changing market, it is certain that population
growth will not keep pace with the last several decades.

1. Historic Population Trends

Evesham Township’s population increased 2,101% in the seven decades leading to the 1990
Census, increasing from 1,604 people in 1930 to 35,309 people in 1990. The most significant
period of growth in Evesham was between 1960 and 1970, when the population increased by
196%. The rate of population growth was also significant in the 1950s, when the population
increased by 114%. The largest absolute increase in population was between 1980 and 1990
when the population increased by 13,801 people (64%).

The table below shows the population changes from 1920 through 2008 in Evesham Township.

Evesham Township Population®
1930 to 2008
1930 1940 1950 1960 1970 1980 1990 2000 2008*
1,604 1,655 2,121 4,548 13,477 21,508 35,309 42,275 45,306

* NJ Department of Labor and Workforce Development

4 Source: United States Census Bureau, Decennial Population Counts, 1930-2000
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2. Recent Population Change

Between 2000 and July of 2008, the population in the Township is estimated to have increased
by 3,000 or 7 percent from 42,275 to 45, 275. 5  The recent addition of the 104 affordable
housing units on Sharp Road have added additional population, which will be accounted for in
the upcoming US Census.

3. Population Density

in 2000, the population density in Evesham Township was estimated to be 1,431 people per
square mile, which is 2.7 times higher than Burlington County’s population density overall (526
people per square mile), and less than the population density in Mount Laurel (1,844.3 people
per square mile), Cherry Hill Township (2,884.9 people per square mile), and Voorhees
Township (2,424 people per square mile) but greater than Medford Township (566 people per
square mile). Both Evesham Township and Medford Township are partially within the Pinelands
National Reserve, and limited growth within the Pinelands area will impact the overall
development of these municipalities. There are areas within Evesham Township where
development patterns are compact, but the Township overall is not urban in character. The
population is not evenly distributed. Population is concentrated most heavily in the
northwestern quadrant of the Township, with a few additional areas with population
concentration, such as the Kings Grant development.

Evesham Township and Surrounding Municipalities

Density Indicators
Acreage Square Population People Housing units
Miles per sq mile | Employed per per sq mile
sq mile
Evesham 19,008 29.7 1,431.1 788.8 552.6
Township
Mount Laurel 13,952 21.8 1,844.3 1002.3 787.29
Township
Cherry Hill 15,616 244 2,884.9 1,457.3 1,116.4
Township
Voorhees 7,424 11.6 2,424 1,290.2 955.2
Township
Medford 25,475 39.8 566.0 285.5 204.69
Township
Burlington County 514,944 804.6 526.2 42 200.48
New Jersey 4,748,032 7,417.3 1,134.4 532.5 446.3

Source: Calculated from U.S. Census Bureau, 2000 Census data

° New Jersey Department of Labor and Workforce Development
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4. Age of Population

The table below provides a breakdown of Evesham’s population by age cohorts and gender in
2000. The largest age cohort is the 35-44 age bracket; with 19.5% of the total population. This
is consistent with the Township’s median age of 36 years. The percentage of the total
population older than 65 years of age is 8.9%. The third largest age cohort is the 25-34 bracket
which is the age group that would be starting families and having children. Often the 25-34 age
group transitions from renting to homeownership. Fortunately there is a variety of housing types
in Evesham to meet the needs of the population as it ages.

Evesham Township

Summary Population Characteristics 2000

Number of People | % of Total
Male 20,498 48.5%
Female 21,777 51.5%
Total 42,275 100%
Under 5 3,090 7.3%
5-14 6,611 15.6%
15— 24 4,340 10.3%
25-34 6,317 14.9%
35 -44 8,393 19.9%
45 - 54 6,179 14.6%
55 - 64 3,595 8.5%
65+ 3,750 8.9%
Median Age | 36 |

Source: U.S. Census Bureau, 2000 Census
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5. Household Characteristics

The next table includes family and household characteristics of the Township. In 2000, there
were 15,712 households in Evesham (16,324 housing units), and of those 11,346 identified as
families. The average household size is 2.68 persons. The majority of the total households
have two or more persons, at 77.2%; of which 84.78% are married households.

Evesham Township
Summary of Household Characteristics

Number | % of Total Households
Family Households 11,346 72.2%
Non-Family Households 4,366 33.2%
1 Person Household 3,584 22.8%
2+ Person Household 12,128 77.2%
Married Couple Families 9,620 61.22%
Single Female Householder | 2,974 8.49%
Number of Households 15,712 100%

Persons Per Household 2.68

Source: U.S. Census Bureau, 2000 Census
6. Income Level

The 1999 income statistics presented in the table below indicate that incomes in Evesham are
somewhat higher than Burlington County overall, but slightly lower than all of the surrounding
municipalities except Mount Laurel. The Township had a household median income of $67,010
and a mean (average) income of $77,590 at the time of the 2000 Census, compared with the
Burlington County household median income of $58,608, and mean income of $71,069.
Additionally, 1.7% of Evesham families had household incomes below the federal poverty level.
Among neighboring municipalities, Mount Laurel Township, Cherry Hill Township and Voorhees
Township had higher percentages of families (2.5%, 2.5%, and 3.7%) with household incomes
below the federal poverty level. The greatest number of Evesham households earned between
$75,000 and $99,999 in 1999.

Council on Affordable Housing (COAH) regulations define low income (those eaming up to 50%
of the median household income for the region) and moderate income households (those
earning from 50% to 80% of the median household income for the region). The figures are
adjusted for household size and the municipality’s geographic location.

Evesham is located within Region Five, which includes Burlington, Camden and Gloucester
Counties. The 2009 COAH income guidelines for Region Five (based on household size) range
from $27,230 (one person household) to $51,348 (eight person household) for the upper limits
of what is considered low income; and $43,568 (one person household) to $82,157 (eight
person household) for the upper limit of what is considered moderate income. Median 2009
income for the region ranges from $54,460 to $102,696 depending on household size.

Adjusted for inflation using the Consumer Price Index (not including other factors that may
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influence household income), Median household income in Evesham would be $86,867 in 2009.
According to the American community survey (2006 to 2008), the median household income is
estimated to be $90,880 and the mean is $102,213.

Evesham Township
1999 Household Income

fioEu\:ashTIlg Evesham % | Burlington County %
Less than $10,000 438 2.8% 3.9%
10,000 — 14,999 375 24 3.4%
15,000 - 24,999 821 5.1 8.2%
25,000 — 34,999 1,383 8.7 10.2%
35,000 — 49,999 2,381 15% 15.4%
50,000 — 74,999 3,640 22.9% 23.2%
75,000 — 99,999 2,922 18.4% 15.5%
100,000 — 149,999 2,929 18.4% 13.7%
150,000 — 199,999 554 3.5 3.5%
$200,000 + 471 3.0 2.9%

Source: U.S. Census Bureau, 2000 Census

Evesham Township 1999 Income Levels

Evesham Households | Evesham Families Burlington County

Households
Median Income $63,750 $77,245 $58,608
Mean Income $78,062 $87,266 $71,069

Source: U.S. Census Bureau, 2000 Census

Evesham Township and Surrounding Municipalities
Median Income for Households and Families, 1999

Households | Families
Evesham Township $67,010| $77,245
Mount Laurel Township $63,750 | $76,288
Cherry Hill Township $69,421| $80,766
Voorhees Township $68,402 | $86,873
Medford Township $83,0569| $97,135
Burlington County $58,608| $67,481
New Jersey $55,146 | $65,370

Source: U.S. Census Bureau, 2000 Census
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Evesham Township and Surrounding Municipalities
Percent Below Poverty Level

% Persons | % Families
Evesham Township 2.8 1.7
Mount Laurel Township 3.1 2.5
Cherry Hill Township 4.0 2.5
Voorhees Township 5.7 3.7
Medford Township 59 1.9
Burlington County 4.7 3.2
New Jersey 8.5 6.3

Source: U.S. Census Bureau, 2000 Census
7. Employment Status of Residents

Of the 32,206 residents aged sixteen and over in 2000, 23,430 were in the labor force. Just
under two percent of the labor force in Evesham was listed as unemployed in 2000 (1.9%). The
2000 Census reported that New Jersey’s unemployment rate was 3.7%. In July 2009 New
Jersey’s unemployment rate had reached 9.3%. Though municipal level unemployment figures
are not currently available, the unemployment rate in Evesham Township has surely increased,
as the recession has impacted people across industries, in all geographic areas, and across the
economic spectrum.

Evesham Township residents hold a diverse array of job types. The educational, health and
social services account for 21.6% of the total labor force in the township, but the mean travel
time to work for Township residents is 29.5 minutes, slightly more than the Burlington County
average of 28.2 minutes and is an indicator that many residents travel significant distances in
their cars to get to work. There are public transportation options in and around Evesham, but
many people would need to drive to commuter lots and then take public transit form there.
Relatively few people walk or bike to work. Evesham Township is largely a bedroom community
where residents commute to work in employment centers such as Philadelphia, but also has a
significant employment base itself along the Route 70 and Route 73 corridors.

The employment data included in the U.S. Census for Evesham Township residents provides a
picture of what types of work Evesham Township residents are involved in, but does not indicate
where those jobs are located. As indicated in the table below, the most significant employment
activities are in the educational, health, and social services with 21.6%; professional, scientific,
management, administrative, and waste management services with 14.4%; and retail trade with
13.1%. This is generally consistent with the industry distribution for the surrounding
municipalities and the County.

Evesham Township Housing Element and Fair Share Plan Page 23 of 62
January 2010



Evesham Township and Surrounding Municipalities
Percentage distribution of Employment by Industry
Evesham m l:,z} crmry Voorhees Medford ngﬂg{;”

Industy | sobs | % % % % % %
1 27 0.1 0.1 0.0 0.1 0.3 0.4
2 986 4.3 4.1 3.6 2.8 6.7 5.6
3 2,087 9.2 11.5 8.9 7.8 11.8 11.0
4 1,062 4.7 4.6 4.2 4.5 5.2 44
5 2,992 13.1 11.7 12.1 10.3 9.7 12.0
6 923 41 3.6 3.2 4.5 2.8 5.6
7 766 34 43 29 3.9 2.8 34
8 2,514 11.0 11.6 10.1 10.5 9.4 84
9 3,269 14.4 12.9 14.8 15.8 13.8 10.6
10 4,928 21.6 21.3 25.4 236 25.8 21.3
11 1,387 6.1 5.4 6.4 8.1 4.2 5.6
12 829 3.6 35 4.1 4.6 3.7 4.1
13 1000 4.4 5.3 4.3 3.7 3.7 7.5

Source: U.S. Census Bureau, 2000 Census

Industry Code:

1 — Agriculture, Forestry, Fisheries & Mining

2 — Construction

3 — Manufacturing

4 —Wholesale Trade
5 - Retail Trade

6 — Transportation, Warehousing, Utilities

7 — Information

8 — Finance, Insurance, Real Estate, Rental

9 — Prof., Sci., Mgmt., Admin Services

10 — Educ. Health, Social Services
11 — Arts, Entertainment, Recreation, Food
12 — Other Services

13 — Public Administration

Employment of Evesham Residents

# Persons | % Evesham | % Burlington County
Mgmt., Prof. & Related 10,930 48.0 38.7
Service 2,200 9.7 12.7
Sales and Office 7,092 31.1 294
Farming, Fishing & Forestry 8 0.0 0.2
Const., Extraction & Maint. 1,158 5.1 7.6
Production, Transp. & Material Moving 1,382 6.1 11.3

Total 22,770
Source: U.S. Census Bureau, 2000 Census
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C. Employment
An analysis of the existing and probable future employment characteristics of the
municipality.

There are a number of large corporate employers in Evesham Township as well as many
smaller offices, medical and retail employers.

1. Local In-Place Employment

The 2003 NJ Employment and Wages Annual Municipality Report by Sector states that 21,506
of 23,155 jobs in Evesham Township were held in the private sector. According to this report the
two largest employment fields in the Township were the retail field accounting for 17.93% of the
jobs and health care and social services field accounting for approximately 17.42% of the jobs.
By 2008 (the latest year available at the municipal level), the total number of jobs in Evesham
had reached 25,182 jobs of which 23,319 jobs were held in the private sector. The employment
field information is not available for 2008. This data counts employers covered under the New
Jersey Unemployment Compensation Law and therefore does not account for jobs not covered
by unemployment. The Township has jobs to housing ratio of approximately 1.5 to 1, which is
an indicator that the Township is an employment center. The jobs to housing balance is often
considered as a measure of sustainability and stability. A balance of 1.1 or higher indicates that
at least in theory one person from each household could work within the Township. The fact is
that many will still commute by choice or necessity, based on the particular requirements of the
employed and the employer. The municipal jobs to housing balance also does not consider
whether jobs are integrated within or close to neighborhoods, which would potentially improve
quality of life for the residents by reducing costs, travel time, stress, and environmental impacts.

2. Employment Trends

COAH's analysis has indicated that Evesham will gain 3,233 jobs between 2004 and 2018. The
Delaware Valley Regional Planning Commission also publishes employment projections. Since
there is no existing source of municipal level 2005 employment data, DVRPC developed a
methodology for 2005 municipal employment estimates. According to DVRPC’s estimates
employment in Evesham Township is expected to increase by 5,090 jobs from 2005 to 2035 or
22.01%. This is one of the higher percentages of change expected among municipalities in the
nine-county DVRPC region. Employment in the Township will continue to grow, but the rate of
change will depend on a number of factors influencing the regional economy.

DVRPC Projected Employment Evesham Township
Year 1990 | 2000 2005 [2010 {2015 |2020 [2025 [2030 |2035 | Change 2005-35
Projected 16,189 | 21,334 [23,128 |24,104 (25028 [25902 26,725 |27,502 [28,218 5,090
Employment

Source: DVRPC 2035 Employment Forecasts, June 2007

The vast majority of the increase in employment in Evesham Township over the last five years
has resulted from new office space. In addition to some business and corporate offices, there
has been a significant increase in medical office space. The Route 73 corridor has also seen
significant retail development over the last 10 years. Though municipal level statistics are not
available, the high unemployment rate statewide, the closing of offices, and the increase in
bankruptcies point to a probable reduction in the number of jobs in the municipality over the last
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two years. Most economists agree that it will take several years for employment to rebound to
pre-recession levels.

3. Employment Outlook

Similar to other New Jersey Municipalities, Evesham Township has felt the impacts of the
recession. The office and light industrial areas of the Township are experiencing more
vacancies than they have in the past and some new retail space has been constructed and sits
vacant and not occupied. The employment outlook is sure to improve consistent with the
national recovery, but it may take some time. The Marlton Economic Development Advisory
Commission (MEDAC) consists of a volunteer group of Evesham Township residents, business
owners, banking and real estate representatives committed to assisting in the development and
maintenance of a positive business environment in the community and fostering appropriate use
of commercially zoned land. Recently the group has been involved in a visioning process that
has solicited public participation in considering the future of the Marlton Circle area and the
Marlton Village area. The notorious traffic circle is being eliminated and replaced with an
overpass. This will create challenges and opportunities. The Township is working to lay the
foundations for a land use plan that will seize the opportunities and support existing businesses

Currently few businesses are expanding as business owners and managers hesitate to take
risks during the economic recession. Many of the large office and light industrial buildings in the
Township have vacant tenant spaces. Some businesses have fallen victim to the hard
economic times and have filed for bankruptcy. The Township has been supporting adaptive
reuse of existing buildings in order to encourage full occupancy and maintain a dynamic
economy. It will take some time for employment levels to reach their “pre-recession” levels and
for developers to gain confidence in the market.

As the Township’s population has grown, commercial development has followed. Though the
current economic climate has created uncertainty about the potential for growth in the near
term, there are a few non-residential development proposals that may be realized over the next
several years. Redevelopment projects are possible in the future, but additional large scale
projects are not yet known and are not anticipated prior to the first biennial plan review.

4, Projected Employment

In accordance with N.J.A.C. 5:97-2.4(b), the Township has opted to utilize the municipal
household and employment projections in Appendix F of COAH's rules for planning purposes.
The first table below includes COAH’s employment projections for Evesham from Appendix F.
The Township believes that the employment growth projections provided by COAH are higher
than the employment growth that will actually occur by 2018, but growth will be monitored and
actual employment numbers from large uses will be tracked in order to maintain an accurate
assessment of the local employment picture. The second table below summarizes COAH'’s
Appendix D, which includes the presumed jobs to square footage ratios for various non-
residential use groups. The third table below summarizes the non- residential certificates of
occupancy and demolition permits issued in the Township between 2004 and 2009; which
according to COAH's Appendix D, would have created 1,486 jobs in the Township. The non-
residential development that has been approved but not yet occupied was also reviewed in
preparing this plan to assist in estimating the potential for growth over the next several years
(Appendix R).

The actual growth share will be measured based on the square footage authorized by
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permanent certificates of occupancy for new or expanded non-residential development for each
use group outlined in COAH’s Appendix D, provided below. In accordance with N.J.A.C. 5:96-
10, growth will be monitored every two years from plan approval and will be compared to the
actual provision of affordable housing. The Township intends to monitor actual employment as
well as square footage so that the added employment can be assessed realistically.

COAH has developed workbooks to assist in reviewing the calculations. Workbook A is
included as Appendix A

Evesham Township
Projected Employment Growth
as outlined in COAH’s Substantive Rules and Appendices
Employment Growth Projection 2004-2018 3,233 jobs
Summary of COAH Appendix D
Use Groups for Projecting Non-Residential Growth Share
N.J.A.C. 5:97
Use Description Square Feet Jobs Per
Group Generating One 1,000
Affordable Unit Square Feet
B Office buildings, banks 5,714 2.8
Mercantile uses- retail, shops, gas stations 9,412 1.7
F Factories where people make, process, or assemble 13,333 1.2
products
S Storage uses, excluding parking garages 16,000 1.0
H High hazard manufacturing, processing, generation 10,000 1.6
and storage uses
A1 Assembly uses, including concert halls and TV 10,000 1.6
studios
A2 | Assembly uses, including casinos, night clubs, 5,000 3.2
restaurants and taverns
A3 | Assembly uses, including libraries, lecture halls, 10,000 1.6
arcades, galleries, bowling alleys, funeral parlors,
gymnasiums and museums but excluding houses of
worship
A4 | Assembly uses, including arenas, skating rinks and 4,706 34
pools
A5 | Assembly uses, including bleachers, grandstands, 6,154 26
amusement park structures and stadiums
E Schools K- 12 Exclude Exclude
| Institutional uses such as hospitals, nursing homes, 6,154 2.6
day care facilities, assisted living facilities and jails.
R1 Hotels and motels; continuing care facilities 9,412 1.7
classified as R2
U Miscellaneous uses, including fences, tanks, barns, Exclude Exclude
agricuitural buildings, sheds, greenhouses, etc.
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Evesham Township

Certificates of Occupancy and Demolition
NON- Residential 2004 to June 2009

Use Group

2004 2005

2006

2007

2008

2009

Demolitions
2004-2009

Net

Jobs

Office (B)

137,948 | 40,256

120,198

25,015

19,277

5,975

1,428

347,241

972

Retail(M)

29,401 28,211

9,062

37,436

47,724

34,187

17,761

168,260

286

A-1

A-2

- 4,178

9,009

17,907

15,892

15,641

31,345

100

A-3

A-4

A-5

Dormitories

Churches
(exclude from A3)

Hotell Motel (R1)

Education (E)

980

980

exclude

Industrial (F)

Institutional (1)

49,303

49,303

128

Storage (S)

Total Employment G

rowth Based on Appendix D

1,486

Though COAH’s rules assign a number of affordable units that must be planned for, the
affordable housing must only be provided proportionate to market rate housing and new jobs.
Based on the non-residential growth that has occurred between 2004 and 2009, the
current non-residential growth share is 93 units. COAH will review municipal plans every
two years from plan approval. It is anticipated that COAH's first biennial review will take place in
2012. Given the sluggish economy and the uncertainty about the pace of recovery, it is difficult
to project how much growth may occur over the next two to three years. The Township has
projected employment growth based on the potential for completion of developments that have
been approved but not yet constructed. If all of the developments listed in Appendix R are
constructed over the next 3 years (for residential and nonresidential development), the
additional obligation that will accrue to Evesham Township using the current growth share
formulas will be 103 (80 for employment and 23 for residential) affordable units.

D. Projected Housing Stock
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 of lands.

Evesham Township’s housing stock grew briskly throughout the 1970s, 1980s, and 1990s. In
1990 there were 13,268 housing units, and in 2000 there were 16,324 housing units. Between
2000 and 2008 there have been approximately 1,971° new housing units constructed, which will

5 Information on Certificates of Occupancy issued between 2004 and 2008 from Township Community
Development office and information posted on the DCA's New Jersey Construction Reporter for 2000 to
2003. There would be some overlap between the 2000 census figures (taken in april) and the Cos issued
over the course of 2000.
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increase slightly by the end of the decade, but the rate of housing unit production will be much
less than it was during the Township’s housing boom. It is expected that the percent change in
the total number of housing units between 2000 and 2010 will be in the range of 12%. The rate
of change will continue to decrease in the next decade as a result of diminishing development
opportunities in unconstrained areas.

The uncertain economy makes it difficult to realistically project the timing of the remaining
residential growth that may occur in Evesham. There are approximately 90 potential housing
units that have been approved but not yet constructed (see Appendix R). As the Township
approaches full “build out” the potential for development is reduced, as the majority of remaining
vacant lands that are not already slated for development are environmentally constrained.
Therefore, the potential for residential growth on undeveloped land is limited.

The vast majority of undeveloped land within Evesham is within the Pinelands Area within the
Rural Development and Forest Area management areas. Some low density residential
development opportunities remain in the vicinity of Braddock Mill and Kettle Run Roads, but the
areas are within the Pinelands Rural Development and Forest areas, are not served by public
sewers, and are often constrained by wetlands. There are some undeveloped or “under
developed” lands within the residential zones outside the Pinelands and within the Pinelands
Regional Growth Areas as well. The potential for residential development is explored further in
section E below. Redevelopment and adaptive reuse may provide additional housing
opportunities in the future, but there will likely be a delay before redevelopment becomes the
primary focus since much of the existing development in Evesham is less than 50 years old.

1. Recent Historical Trends for Residential Growth and Population Growth

EVESHAM TOWNSHIP
Ten-year Historic Trend of Residential Certificates of Occupancy, Demolition Permits and Population’

1997 1998 1999 | 2000 | 2001 2002 | 2003 | 2004 | 2005 | 2006 | 2007 2008
Residential
COs Issued 431 341 570 502 298 477 490 135 27 16 13 13
Demolition 1 4 3 1 6 4 2 0 1 0 1 3
Population
Estimate 38,977 | 39,552 | 40,182 | 42,275 | 43,512 | 44,490 | 46,005 | 46,488 | 46,512 | 46,325 | 45,549 | 45,306

2. Residential Growth Projections

In accordance with N.J.A.C. 5:97-2.4(a) the residential component of the Township’s projected
growth share may be determined using the household projection provided in COAH’s Appendix
F. Below are COAH’'s household projections from Appendix F. COAH has developed
workbooks to assist in reviewing the calculations, Workbook A is included as Appendix A of
this plan.

"Population estimate data for 1997 to 2008 is from New Jersey Department of Labor and Workforce
Development. Co and demolition data for 1997-2003 is from the New Jersey Construction Reporter, and
from 2004 through 2008 is from the Evesham Township Community Development Office.
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Evesham
Projected Residential Growth
as outlined in COAH’s Substantive Rules and Appendices

Household Growth Projection 2004-2018 1,825 units

Residential Growth Share Obligation 365 affordable units

The residential certificates of occupancy issued between 2004 and 2008 are reviewed below to
provide a frame of reference for the affordable housing obligation that has already accrued.

Evesham Township
Residential Certificates of Occupancy and Demolition Permits Issued

2004 to June 2009°
2004 2005 2006 2007 2008° 2009" Total
Residential 135 27 16 13 13 0 204
COs Issued
Demolitions 0 1 0 1 3 1 6
Net 135 26 16 12 10 0 199

The current residential growth share based on residential development that has occurred
between 2004 and 2009 is 50 units. The COs issued for the MEND Sharp Road affordable
housing site were not counted since they do not accrue an obligation (104 COs were issued for
the MEND site in 2008 and 2009). There are several approved subdivisions in residential zones
and a few potential minor subdivisions that may result in 90 additional residential units if and
when they are built. There are a few additional sites that may be suitable to accommodate
residential development when the housing market rebounds and pursuit of approvals again
becomes financially viable. However, it is extremely unlikely that COAH’s 1,825 housing unit
projection will be realized by 2018.

8 |nformation about residential COS was obtained from the Township for 2004 through 2009.

® The 104 residential COs for the MEND 100% affordable housing site on Sharp Road was not included in
the calculation, as the affordable units do not create a growth share obligation.

'° The 104 residential COs for the MEND 100% affordable housing site on Sharp Road was not included
in the calculation, as the affordable units do not create a growth share obligation.
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E. Fair Share Obligation

A determination of the municipality’s present and prospective fair share for low and
moderate income housing and its capacity to accommodate its present and prospective
housing needs, including its fair share for low and moderate income housing.

1. Fair Share

The new “growth share” methodology for Round Il provides that for every 4 market rate housing
units, one affordable unit must be provided, and for every 16 new jobs created one affordable
unit must be provided. The non-residential ratio is based on the average number of jobs
created per square foot of space based on the use group. The COAH projections estimate that
Evesham Township will gain 1,825 housing units and 3,233 jobs between 2004 and 2018.

Evesham Township
Cumulative Affordable Housing Obligation

COAH Workbook A
Rehabilitation Share 5 units
(from COAH Appendix B)
Prior Round Obligation (new construction for rounds | and Il) 534 units
(from COAH Appendix C)
Growth Share 365 for residential growth
2004 to 2018 202 for employment growth
567 Growth Share Total
Total Obligation 1,106 Total Units all Rounds

2. Availability of Existing and Planned Infrastructure

Evesham Township is served by both public water and sewer systems. The sewer service area
is shown on MAP 6. There are three wastewater treatment facilities in the Township for three
drainage basins. The locations of the treatment facilities are also shown on MAP 6. The
Elmwood and Woodstream facilities are outside the Pinelands Area and the Kings Grant facility
is within the Pinelands area.

The Elmwood Plant is rated for 2.97 million gallons per day, and currently treats approximately
2.1 million gallons per day. The Woodstream Plant is rated for 1.7 million gallons per day and
currently treats approximately 1.1 million gallons per day. The Kings Grant Plant has recently
been replaced and is rated for 600,000 gallons per day and currently treats approximately
375,000 gallons per day. Even after dedicated capacity (for developments approved but not yet
constructed) is considered, there is available capacity and the MUA estimates that the
remaining capacity will be sufficient to serve future development outside the Pinelands Area.

The Kings Grant treatment facility is dedicated to serve the only the Kings Grant development.
An agreement of strict compliance was entered into by the developer of the Kings Grant PUD
and the Pinelands Commission in the 1980s. The treatment facility was sized to provide sewer
service to the entire Kings Grant PUD, which was originally planned for significantly more
homes than exist there today. The MUA is currently undertaking a project to create infiltration
basins for the Kings Grant facility.

Water service to Evesham residents comes from three sources: the Evesham MUA’s 11 wells
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(957 million gallons), from Willingboro Township via Mount Laurel Township (187 million
gallons) and from New Jersey American Water (365 million gallons). The NJDEP has found
that the Township has insufficient firm capacity to service future development at peak use times
and therefore will be requiring the Township to purchase additional water from NJ American
Water. Some of the southern areas of the Township in the Pinelands including Marlton Lakes,
Little Mill and scattered residential homes are served by private wells.

3. Anticipated Demand for Types of Zoning Uses

The Township has adopted a Land Use Plan as part of the 2006 Master Plan, and a Master
Plan Amendment in 2009. The Township is currently working on an Open Space and
Recreation Plan, as well as a Vision Plan for the area in the vicinity of the Marlton Circle (Circle
is soon to be eliminated) and Marlton Village. Typical of the suburban development pattern,
after World War Il the development of housing generally preceded development of office, retail
and service uses. Historic settlement in the Marlton Village area preceded the suburban
developments of the 20" century, and the Marlton Village Area has evolved over the years to
incorporate more office, service, and retail uses along Main Street, Maple Avenue and Locust
Avenue, with residential uses remaining on the side streets.

The Township’s Master Plan has aimed to provide the foundations for a variety and balance of
uses that would contribute to the well being of the community — with fiscal stability, preservation
of open space, and focus on infill and efficient development patterns. With its convenient
location, easy access to transportation, employment, recreation and shopping opportunities,
Evesham Township will likely remain a desirable location for residents and businesses into the
future. Yet, physical space outside of the Pinelands Area is limited and the Township’s
character reflects a balance between developed neighborhoods and business districts in the
northern and western portions of the Township and more rural landscapes in the southern and
eastern portions of the Township. Within the Pinelands Area there are exceptions where
developments were established or approved prior to the enforcement of the Pinelands
Comprehensive Management Plan (such as Marlton Lakes and Kings Grant).

Following the adoption of the 1999 Master Plan, some revisions were made to the Township’s
overall zoning scheme that provided more flexibility in the dominant commercial zoning district
(C-1) while encouraging planned commercial development with high quality design. The
rezoning scheme was successful in working with market forces to provide a variety of
commercial developments along the commercial corridors. Though the recent recession has
slowed the pace of investment and expansion, it is anticipated that demand for commercial
space will increase over the long term as we climb out of the recession. However, the focus in
the near future may be on filling existing commercial space or retrofitting existing buildings
instead of creating new space.

The majority of the land suitable for high and moderate density residential development has
already been developed, however there are a number of potentially developable properties
scattered throughout the non-Pinelands areas of the Township. The potential demand for new
large-lot residential development within the more rural Pinelands areas of the Township remains
uncertain, as the current recession may have lasting impacts on society’s view of the value of a
big house on a big lot in a relatively remote location. At the same time, one of the Township’s
goals has been to provide a variety of housing opportunities and types for residents at all
income levels. Therefore, consistent with the Pinelands Comprehensive Management Plan, the
Township will maintain opportunities for development in the Pinelands Area that balance
development with preservation of habitat and natural resources.
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The Township has undertaken a visioning study in the vicinity of the Marlton Circle and Marlton
Village, two adjacent but distinct areas. The Vision Plan sets forth goals and specific ideas for
retrofitting the area and redesigning obsolete sites to meet the community’s vision and needs. It
is anticipated that over the course of several years, the Township’s planning effort, the
completion of the Marlton Circle elimination project (the intersection of Route 70 and 73 will be
dubbed “Evesham Crossroads”), and a rebounding economy will reinvigorate interest in both the
“Evesham Crossroads” area and Marlton Village. Though the planning process is still underway
- to the extent that the infilling and/or retrofitting of this area will include housing - then
inclusionary housing will be considered.

The Township has adopted a redevelopment plan for the former municipal building and has
solicited proposals from qualified developers to demolish the unsafe building on just under 5
acres and revitalize the site with a mix of uses. The 2009 Master Plan Amendment set forth the
Township’s goal of creating a Municipal Center in the vicinity of the existing municipal building
on Tuckerton Road. The Municipal Center concept is intended to promote the continued
development of a mixed-use activity node around the municipal complex where public and
private properties may be designed to relate to one another spatially and functionally. A
municipal center overlay zone has been adopted as shown on the zoning map (MAP 2) and
may provide opportunities for neighborhood commercial, community facilities and live-work
units.

MAP 4 is an aerial photograph of the Township showing areas that have approved subdivision
or site plans that have not yet been constructed. MAP 5 shows publicly owned and private
preserved open space.

Smart growth policies and “greener” mindsets have shifted some development focus away from
areas on the urban fringe in favor of infill and redevelopment closer to existing infrastructure and
services; so it is likely that interest in capitalizing on development opportunities in Evesham will
remain. The Township encourages infill development and redevelopment, and also has had an
aggressive open space preservation program that aims to prevent development on
environmentally sensitive sites and sites needed for recreation. There is sufficient land and
opportunity in the Township to meet the affordable housing obligations, while also directing
growth to appropriate locations consistent with smart growth policies.

4. Anticipated Land Use Patterns

Future development pattems are expected to vary somewhat from the traditional suburban
pattern that has dominated in the past. As the availability of developable land diminishes,
development potential is being channeled to specific areas where it has been determined that
development will benefit the Township and the region. While land use changes will continue to
occur incrementally throughout the Township on privately owned land, the Township has and
will continue to lay the foundations that will direct growth to targeted areas, to promote efficient
and effective use of land with access to transportation infrastructure, utilities infrastructure, and
to minimize disturbance to remaining open space areas. As described above the
redevelopment of previously developed areas and the concentration of development in activity
centers is encouraged and will guide future land use patterns.

Significant development is not expected in the Rural Development and Forest Areas within the
Pinelands Area of the Township since land use in these areas is guided by the Pinelands
Comprehensive Management Plan as well as the Township’s zoning code. There may be some
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additional development in the RG Regional Growth Areas in the Pinelands Area, as they are
close to existing developed areas and would represent an extension of existing development
patterns, and may be served by public water and sewer. The Pinelands Commission had
proposed some management area changes in the southern portion of the Township, that would
further restrict development and that would attempt to direct development to environmentally
suitable locations. These changes have not yet been implemented. In accordance with
N.J.S.A. 52:27D-329.9 (NJ Fair Housing Act) twenty percent (20%) of all newly constructed
units within the Pinelands Area must be reserved for occupancy by low and moderate income
households, to the extent that this is economically feasible. This law, which has not yet been
incorporated into COAH's rules will over time yield some additional affordable housing units
within the Pinelands Area of the Township.

In the 1980s and 1990s mixed use overlays and affordable housing zoning districts were
employed in Evesham to create interconnected residential and neighborhood commercial
developments and to provide sufficient densities for inclusionary housing to satisfy the prior
rounds obligation. Each development in the Affordable Housing districts was required to
provide a proportion of the total dwellings affordable to low and moderate income households.
RCAs were permitted with the approval of Township Council. As the amount of unconstrained
land that is potentially developable at inclusionary densities, in appropriate locations, has
diminished, the focus for delivering affordable housing has shifted to 100% affordable projects
and other potential compliance techniques such as market to affordable and redevelopment that
make use of existing housing stock and developed areas to meet future needs. The Township
has sufficient land to meet its affordable housing responsibilities and will focus on meeting the
affordable housing obligations through efficient and effective use of land and built resources.

5. Municipal Economic Development Policies

The Township’s Planning and Zoning Boards have been working with applicants to provide
flexibility in the reuse and redesign of existing developed non-residential properties while
upholding the goals, objectives and purposes of the Master Plan and the Zoning Ordinance. In
order to maintain the viability of existing developed properties it is important to maintain
flexibility to respond to changing market conditions while also maintaining standards for
architecture, parking and traffic circulation, environmental quality and site design. The
Township Council is also open and responsive to economic development related issues.

The Marlton Economic Development Advisory Commission (MEDAC) consists of a volunteer
group of Evesham Township residents, business owners, banking and real estate
representatives committed to assisting in the development and maintenance of a positive
business environment in the community and fostering appropriate use of commercially zoned
land. Recently the group has been involved in a visioning process that has solicited public
participation in considering the future of the Marlton Circle area and the Marlton Village area.
The notorious traffic circle is being eliminated and replaced with an overpass. This will create
challenges and opportunities. The Township is working to lay the foundations for a land use
plan that will seize the opportunities and support existing businesses

The Township is not proposing any changes to its economic development policies as a direct
result of this fair share plan.
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6. Constraints on Development

Evesham Township has completed an Environmental Resources Inventory (ERI) that identifies
and describes the natural resources within the Township. The ERI underscores the importance
of understanding the Township’s environmental attributes so that they may be appropriately
managed. There are significant wetland areas in the southern portion of the Township, as well
as wetland areas associated with the Rancocas Creek and Sharps Run in the northeastemn
portion of the Township. More than 66% of Evesham’s land area consists of hydric soils."
Some of the soils in the less developed areas of the Township may have limited building
suitability according to the Natural Resource Conservation Service’s 2006 database for
Burlington County. Groundwater recharge is also very low in these areas. The Township's
policy as well as state and federal regulation will ensure that wetlands and stream corridors will
continue to be protected. Development in the environmentally sensitive areas of the Township
must ensure that there will not be any detrimental environmental impacts resulting from the
development. The Township will focus its open space development efforts on permanently
preserving and creating greenways to connect open spaces in accordance with the Open Space
and Recreation Plan currently being drafted. Acknowledging the environmental constraints
allows the Township to make informed land use policies and decisions. Despite the
environmental constraints in some areas, there are other areas that are suitable for more
concentrated development.

Currently the Evesham Township MUA is able to serve its customers within the water and sewer
service areas, and continually makes improvements to the treatment facilites. The MUA's
facilities are described in the Infrastructure section above.

7. Existing or Planned Measures to Address Constraints

Environmentally sensitive lands and natural resources will be protected and there are no plans
to “address” these constraints. In order to ensure the continued protection of environmentally
constrained land, development will continue to be directed to suitable areas. At present there
are sufficient opportunities to meet the fair share obligation without unduly impacting
environmentally constrained areas. As the Township approaches “build out”, the focus for
development will shift to redevelopment of underutilized and previously developed properties.
The Township’s infrastructure is constantly being improved and upgraded to meet the needs of
the community.

" Evesham Township Environmental Resources Inventory, prepared by the Delaware Valley Regional
Pianning Commission, 2009. Page 21.
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F. Consideration of Lands for Affordable Housing

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.

As outlined in the preceding sections, the vast majority of land outside the Pinelands Area in
Evesham is either developed, approved for development, or permanently preserved, yet there
are a number of parcels that could be used for the development of affordable housing when the
need arises. Some of the purposes of planning (in accordance with NJ Municipal Land Use Law
N.J.S.A 40:55D-2) are: (e) to promote the establishment of appropriate population densities and
concentrations that will contribute to the well being of persons, neighborhoods, communities and
regions and preservation of the environment; (g) to provide sufficient space in appropriate
locations for a variety of agricultural, residential, recreational, commercial and industrial uses
and open space, both public and private, according to their respective environmental
requirements in order to meet the needs of all New Jersey citizens; (j) to promote the
conservation of historic sites and districts, open space, energy resources and valuable natural
resources in the State and to prevent urban spraw! and degradation of the environment through
improper use of land. In fulfillment of these purposes, the Township has proactively planned for
the development of the municipality.

Evesham Township’s planning efforts over the years have considered the appropriate use and
density for land in the municipality. Land use categories are reviewed at least every six years
(through the Master Plan Reexamination process) and changes are recommended if changes in
circumstances or local policy priorities warrant revisions to implement the Township's goals and
objectives. The Township has considered the appropriate locations for all uses, including
affordable housing, and has set forth a plan to provide opportunities for all housing types, and
has considered the land of a developer who has expressed interest in developing a particular
site with market rate and affordable housing. Affordable housing has been realized in the
Township to meet the current obligation as well as the projected obligation through the first
biennial plan review.'>? The Township has considered which mechanisms will be employed to
provide additional affordable housing opportunities in the future and has considered the
appropriate locations for such housing. Simply because a piece of property is “available” does
not make it appropriate for the construction of affordable housing. Lands most appropriate for
the construction of affordable housing should meet the site suitability criteria set forth in N.J.A.C.
5:97-3.13, should fit into the context of the community overall, and should be consistent with
local planning priorities.

1. Existing Apartments.

There are fourteen apartment complexes within Evesham. Three of the complexes resulted
from the Affordable Housing zoning consistent with the Township’s prior rounds Fair Share
Plans. The other 11 complexes, consisting of 2,343 residential units are generally located
within areas of concentrated population in established neighborhoods, and close to amenities
such as shopping, major transportation routes and community facilities. These apartment

2 Based on the calculations of COs issued from 2004 through 2009 as well as projected development
through 2012, the maximum growth share obligation that will accrue by 2012 is 246 units.
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complexes are listed in section 111.D below with their location, number of units and current price
ranges. Some of the units may be considered for conversion to affordable housing utilizing a
COAH-sanctioned “Market to Affordable” program in order to meet the need for affordable
housing, while making use of existing housing stock.

2. Vacant Land within Areas zoned for moderate density residential.

The undeveloped lots within the moderate density residential districts would be the most
appropriate locations for additional affordable housing. The Township will focus its efforts to
procure land for the development of additional 100% affordable housing projects as described in
Section 1Il.D below within the MD (outside Pinelands) or RG (Pinelands Regional Growth)
zoning districts, or on redevelopment sites as the need arises in the future. The Township
would provide increased density for the development of multi-family affordable housing.

Also, in accordance with N.J.S.A. 52:27D-329.9 (NJ Fair Housing Act) twenty percent (20%) of
all newly constructed units within the Pinelands area must be reserved for occupancy by low
and moderate income households, to the extent that this is economically feasible. Though the
logistics of this requirement are not yet clear, it is conceivable that residential development
within the Pinelands Area, in both the regional growth and the rural development areas, may
provide affordable housing beyond what is proposed in the compliance plan. Such affordable
housing will be a welcome addition to the Township's inventory of affordable housing. However,
under COAH’s current regulations, the 20% Pinelands set aside would provide affordable
housing proportionate to the market rate housing, providing affordable housing only to meet the
growth share obligation created by the development. Based on a rough analysis of the
potentially developable lands within the regional growth areas it is conceivable that up to 30
housing units without the use of Pinelands Development Credits (PDCs) or 47 with the use of
PDCs could be built within the Regional Growth area, of which up to 9 would be affordable.

3. Vacant Land in Areas zoned for low density residential.

The low density residential areas in the Township include the LD zone outside the Pinelands
and the Rural Development and Forest Area zones within the Pinelands Area (See MAP 2).
The LD zone is located in the northeastemn portion of the Township. The zone was established
to recognize the infrastructure limitations (there was limited sewer capacity at the Eimwood
plant), to protect the environmental value of the area, to serve as a transitional area between
development and low density and protected areas, and to establish an informal urban growth
boundary. When the sewer moratorium was lifted the 1999 Master Plan recommended an
increase in permitted density from .5 unit per acre to 1 unit per acre with water and sewer
service. That recommendation was implemented and the LD zone currently permits
development at a density of 1 unit per acre.

Within the Pinelands Area the Forest Agriculture (FA) and Forest Woodland (FW) districts, are
intended to preserve the character and environmental quality of areas which are relatively
undeveloped and have substantial areas of woodlands, agricultural and horticultural lands,
wetlands and/or aquifer recharge areas. The pemitted lot sizes range from a minimum of 4 to
20 acres depending on the location and availability of public water. Also within the Pinelands
Area are the Rural Development districts (RD-1, RD-2, RD-3). The RD-1 district encompasses
areas that had development approvals prior to the implementation of the Pinelands
Comprehensive Management Plan, such as Kings Grant, Barton’s Run and Marlton Lakes. The
purpose of the RD-1 district is to preserve the existing character and environmental quality while
recognizing the existing higher density development. The permitted density for new
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development is 1 unit per 6 acres. The purpose of the RD-2 district is to preserve the existing
character and environmental quality while permitting moderate population growth. The
maximum density permitted in the RD-2 district is 1 unit per 3.2 acres and permits lots as small
as 1 acre with clustering and public water service. The RD-3 district is intended to preserve the
existing character and environmental quality while allowing some population growth which
recognizes the suitability of the area for development. Again the maximum density is 1 unit per
3.2 acres and lots may be as small as 1 acre using cluster provisions.

On or about May 6, 2009 Evesham Township was approached by MiPro Homes, LLC, the
owners of block 15 lots 3, 4, 5, 6 and 12 in the LD zone, with a request for rezoning to permit
192 apartments on the site with a purportedly “substantial” affordable housing set aside. On the
same day MiPro Homes, LLC (through their attorney) filed a motion to intervene and participate
in the Evesham’s affordable housing case. The MiPro Homes site is 42.17 acres, with 22.04
acres constrained by wetlands, wetlands buffers and flood plain areas and is within the LD
zoning district. This site is located on the west side of Sharp Road and is traversed by Sharps
Run, a tributary to the Rancocas Creek. MiPro Homes received Zoning Board approval in 2007
for a use variance to permit the site to be developed with 38 semi-detached residential dwellings
on the site (of which 4 would be affordable), and then received preliminary major subdivision
approval and bulk variances to permit the development. The proposed development and the
variances that were granted altered the type of housing permitted in the LD zoning district,
which the Zoning Board decided was justified by the size, shape and wetlands conditions on the
property, but the variances did not increase the gross density permitted. After careful
consideration, the Township does not find this site to be an appropriate location for the
development of inclusionary apartments at a gross density of 4.56 units per acre (net density of
9.6 units per acre). The Township has identified other suitable compliance mechanisms that are
consistent with the Township’s overall land use policies, and does not propose to include block
15 lots 3, 4, 5, 6 and 12 in the Fair Share compliance plan. The Township has proactively
planned to meet its Fair Share obligations, and finds that there are other more suitable locations
for affordable housing and ways to provide affordable housing in a manner that best benefits the
community.
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lll. Evesham Township’s Fair Share Plan
A. Total Fair Share Obligation

Evesham Township’s total fair share obligation for the cumulative period from 1986 to 2018 is
1,106 low and moderate income housing credits. This includes a rehabilitation obligation of 5
units, a Prior Round obligation of 534 affordable units and a Third Round obligation of 567
growth share units. In the period prior to 2000 numerous housing units were rehabilitated, but
the slate is now cleared and the new rehabilitation obligation is based on 2000 Census figures
and COAH'’s revised methodology.

Evesham Township
Cumulative Affordable Housing Obligation

COAH Workbook A

Rehabilitation Share (from COAH Appendix B) 5 units
Prior Round Obligation (new construction for rounds | and Il) 534 units
(from COAH Appendix C)
Growth Share 365 for residential growth
2004 to 2018 202 for employment growth

567 Growth Share Total
Total Obligation 1,106 Total units all Rounds

B. Prior Round Obligation

As indicated above, Evesham’s prior round obligation is 534 affordable units plus 19
rehabilitations. The Township received approval of its Round Il Housing Element and Fair
Share Plan on March 26, 1999. The plan addressed the Township’s entire rehabilitation and
new construction obligation. At the time that the “original” Round lll plan was prepared, it
appeared that the Township would be entitied to 17 surplus credits. The surplus assumed that
a total of 210 RCA units would be transferred to receiving municipalities for the prior rounds.
Eleven (11) of the RCA units were not completed prior to the amendments to the Fair Housing
Act in July 2008 which eliminated RCA as a compliance mechanism. Therefore, the surplus is 6
units. The prior round obligation was satisfied as shown in the table below.

Evesham Township Prior Round Compliance
1987-1999 obligation

Project Site Credit Type Number of Credits
Inglis House Gardens Family rental (100% affordable) | 16 +16 bonus=32
Woodview/ WhitebridgeFarm Family rental (inclusionary) 44 +44 bonus=88
Whitebridge Village Family for-sale (inclusionary) 46

Westbury Chase Family for-sale (inclusionary) 10

Evesboro Downs Family for-sale 1

Group Homes Alternative living arrangements | 35 +35 bonus=70
RCAs RCA 199

Elmwood House Age Restricted Rental 81+13 bonus
Total 540

Surplus above Prior Round Obligation of 534 6"

Eimwood House | Surplus for Age-Restrict Rental | 8

* The 6 surplus credits are for the Whitebridge Village inclusionary development
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C. Third Round Growth Share Obligation

The Township is committed to providing realistic opportunities for the provision of affordable
housing that fit within the fabric of the community. In order to provide for the Township’s total
affordable housing obligation, the current conditions and prospects for future development have
been considered. The feasibility of various compliance mechanisms has been explored. The
Township has serious concems about the rationale and assumptions upon which COAH’s
current rules are based — the vacant land inventory is flawed, the housing projections are
excessive, and the assumed jobs to square footage ratio for some use groups is out of touch
with reality - yet the Township has prepared a plan that complies with those regulations and
reserves its right to adjust the plan if the laws change as anticipated.

Based on COAH'’s substantive rules there are a number of parameters that must be considered
in preparing the Fair Share Plan (N.J.A.C. 5:97-3). The table below details several of the

parameters as they relate to the Township’s affordable housing obligation number.

EVESHAM TOWNSHIP
PARAMETERS FOR GROWTH SHARE AFFORDABLE HOUSING CREDITS
567 UNIT GROWTH SHARE OBLIGATION

Unit Type Rule REQUIRED for Potential bonus Totals
Evesham Twp Credits Proposed
(max 25% of GS)
Rental Obligation | 5:97-3.10(b)(3) Minimum 142 For family rental 363
for Round Il 25% of the units units or supportive
growth share housing above the
obligation 142 required
5:97-3.6
Family Rental 5:97- 3.4 and Minimum 71 Overlaps with 234
Units 3.6(a)(4) units above
50% of all rentals
must be family
rentals
Family Units 5:97-3.9 213 units - 348
50% of the units | (assuming a total
addressing of 142 bonus
growth share credits are used)
must be family
units
Age Restricted 5:97-3.10(c) Maximum of 142 | -- 63
Units for Round Maximum 25%
11 of GS obligation
Low income 5:97-3.3 and 284 low income | -
requirement PL2008 c 46 (or 212 for 1/2 of 236
50% of units low | all units with full
use of bonus)
Very low income | 5:97-3.3 and 55 very low For very low 58
PL2008 c 46 income (13% of | income rental units
13% very low actual units above 43
produced )
Evesham Township Housing Element and Fair Share Plan Page 40 of 62

January 2010




D. Plan Proposals

The Fair Share Plan for Round |l will meet all requirements outlined above. The table below is
an overview of the Fair Share plan proposals, all of which are explained in more detail in the
next sections.

Based on the growth that has already taken place in the Township between 2004 and June
2009 the Township has a current growth share obligation of 143 units (93 for non-residential
and 50 for residential growth). This calculation was made by compiling and analyzing all
residential and non-residential certificates of occupancy as well as demolition permits issued
from January 2004 through June 2009. The 104 COs for the MEND 100% affordable housing
site on Sharp Road were excluded from the calculation because they do not create an additional
affordable obligation.

Calculating the “current obligation” ensures that the Township will provide affordable housing
proportionate to market rate development in accordance with an implementation schedule as
permitted by N.J.A.C. 5:97-3.2(a)(4). Detailed information about the COs and demolitions from
2004 through June 2009 are included in Sections 1IC(4) and 1ID(2) above. The Township has
also projected growth through the first biennial plan review, and anticipates an additional growth
share obligation of no more than 103 units. The 103 units is a maximum, calculated based on
the number of residential units and non-residential developments that are either approved or
pending, which may or may not be constructed over the next two years. The total obligation
for the period running from 2004 through 2012 is therefore estimated to be a maximum of
246 affordable housing credits.
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Evesham Township
Round Hi Affordable Housing Compliance

2004-2018 obligation
Compliance COAH Number of Bonus Bonus Type # Possible
Mechanism Round | Actual Units | Credits Credits
Rehabilitation 1 5 n/a n/a 5
Prior Round Surplus Il 6 n/a n/a 6
Elmwood House 1] 8 n/a n/a 8
(carry over) Age Restrict
| Age Restrict Rental
MEND Sharp Road ] 104 104 Compliance 208
100% Affordable Rental NJAC 5:97-3.17*
Supportive Housing I 62 16" Rental bonus | 78
Rental bedrooms' NJAC 5:97-
3.6(a)(2)
Homestead at Evesham i 32 n/a n/a 32
Assisted Living Age-Restrict
Rental (not yet built)
Family Services of i 4 bedrooms n/a n/a 4
Burlington County
Rental (not yet built)
Shelter Group i 23 n/a n/a 23
Rental (not yet built) Age Restrict
Extension of Expiring i 8 n/a n/a 8
Controls
SUB TOTAL 247 + 5 rehab 120 - 367+5 rehab
Market to Affordable I 50 22 Rental Bonus | 71
Family Rental NJAC 5:97-
3.6(a)(1)
100% Affordable 1] 100 n/a n/a 100
Municipally Sponsored
Pinelands Inclusionary Hl Unknown n/a n/a unknown'®
100% Affordable I 80 n/a n/a 80
Municipally Sponsored
TOTAL 11 477 142 - 619 +5 rehab

'3 There are currently 29 supportive housing units in the Township, totaling 97 bedrooms. The prior rounds plan
included 35 group home credits. To avoid double-counting, the 35 credits are subtracted leaving 62 credits possible
for Round ill.
" In accordance with N.J.A.C. 5:97-3.6(a), a municipality may receive bonuses for rental units in excess of the growth
share rental obligation. The bonus is .25 unit of credit for each bedroom in supportive housing provided pursuant to
N.J.A.C. 5:97-6.10 where the unit of credit is the bedroom.

Evesham may instead claim the rental bonus credits from one of the 100% Affordable Rental projects proposed,
depending on which program is implemented first.
'6 Based on the requirements of N.J.S.A. 52:27D-329.9, 20% of residential development within the Pinelands Area is
to be affordable to low and moderate income households to the extent that it is economically feasible. At this time the
Pinelands Commission and Council on Affordable Housing have not provided guidance as to how this requirement
may be implemented in the context of the Pinelands Comprehensive Management Plan and the COAH rules.
Development within the Pinelands Area in Evesham will over time result in the production of some additional
affordable housing, proportionate to the growth share created by the development overall.
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1. Rehabilitation Share
(N.J.A.C. 5:97-4.5 and N.J.A.C. 5:97-6.2)
5 unit obligation (COAH Appendix B)

Evesham Township’s rehabilitation share is 5 units. Since 2002, the Township has
assisted numerous residents with rehabilitation work, and the Township will continue to
operate its housing rehabilitation program. The program was initiated in 2002 and is
administered by the Township’'s Community Development Office (the Director is the
Municipal Housing Liaison). The Township income qualifies the residents and uses
funds from the Affordable Housing Trust Fund for the program in accordance with the
2001 Spending Plan, which has been approved by COAH. The Township has marketed
the availability of the program for qualified residents. A standard form of mortgage lien is
placed in the properties when more than $5,000 is granted for rehabilitation work and the
lien is forgiven after five years. The Township has rehabilitated sixteen homes since
2002. The average expenditure per home on hard costs was $14,437. Appendix |
includes the project location and a description of the work. The Township seeks 5
credits for the 16 units already rehabilitated for which an average of more than $10,000
was spent on hard costs. There are seven units that were completed between April 2000
and December 20, 2004. In accordance with N.J.A.C. 5:97-4.5 the average capital cost
spent on the rehabilitation was at least $8,000. N.J.A.C. 5:97-4.5 requires that for
rehabilitations of owner-occupied units completed between April 2000 and December
2004 that the controls on affordability be not less than six years. The intent of this
requirement was met for six of the seven units rehabilitated between April 2000 and
December 2004 since six of the seven owners still reside in the rehabilitated unit as of
December 2009. If necessary, the Township seeks a waiver from N.J.A.C. 5:97-
6.2(c)(1) which requires that the affordability controls for the units rehabilitated after
December 2004 be for a minimum of 10 years. The Township has met the intent of the
rehabilitation program requirements by assisting low and moderate income residents in
need of assistance to rehabilitate a major system, but has only placed a 5 year lien on
the properties. The Township has completed 16 rehabilitations over the last seven years
where only 5 are required.

2. Assisted Living Residences (N.J.A.C. 5:97-6.11)

An assisted living residence is a facility licensed by the New Jersey Department of
Health and Senior Services to provide apartment-style housing and congregate dining
and to assure that assisted living services are available to the residents. All or a
designated number of apartments in the facility shall be restricted to low- and moderate-
income househoids. The unit of credit within the assisted living/ congregate care
facilities is be the apartment. However, a two- bedroom apartment may be shall be
eligible for two units of credit if it is restricted to two unrelated individuals. The assisted
living units are part of the age-restricted affordable housing.

All of the units will comply with N.J.A.C. 5:97-9 and UHAC apart from the exceptions
provided in N.J.A.C. 5:97-6.11(c)

Evesham Township Housing Element and Fair Share Plan Page 43 of 62
January 2010



2a. Homestead at Evesham
JDME/James Stewart
Block 24.24, lot 2
32 units, Age-restricted
MAP 9, Tax Map showing location

The Homestead at Evesham site is located on the west side of Lippincott Drive within
the AH-1A zoning district. The site was contemplated in the 1999 Fair Share Plan and
was more specifically included in the 2006 Master Plan, with a recommendation that the
AH-1A zoning be amended to permit a variety of age-restricted unit types in a
congregate care facility with and affordable housing set aside. Revisions to the AH-1A
zoning district were adopted on June 19, 2007 (Ordinance 10-6-2007) and minor
adjustments were made to the ordinance on June 23, 2009 (Ord10-6-2009) to ensure a
realistic opportunity for the provision of an inclusionary continuing care facility. The
proposal to construct a congregate care facility for senior citizens consisting of 150 total
units (106 independent living and 44 assisted living) will include 32 units for low and
moderate income persons. The units will be rental units and there is no entry fee for the
facility. In accordance with N.J.A.C. 5:97-2.5(a)(1)(ii), certificates of occupancy issued
for continuing care retirement communities are included in the non-residential growth
share calculation, so the market rate units/beds do not create a residential growth share
obligation. The applicant received minor subdivision approval and preliminary site plan
approval from the Evesham Township Planning Board on August 20, 2009. Information
about the project is included in Appendices L, M, and N.

Site Suitability in accordance N.J.A.C. 5:97-3.13
Sites designed to produce affordable housing must be available, approvable,
developable and suitable according to the criteria set forth in N.J.A.C. 5:97-3.13.

i.) The site has clear tite and is free of encumbrances which preclude
development of affordable housing. The applicant has an agreement of sale
with the owner, and the development has received subdivision and
preliminary site plan approval.

ii) The site is adjacent to compatible land uses and has access to appropriate
streets.

iil) Adequate sewer and water capacity are available to the site.

iv) The site can be developed consistent with the residential site improvement
standards (N.J.A.C. 5:21)

v) The site is within Planning Area 1 on the State Plan Policy Map.

vi) The development will adhere to wetlands constraints and will not require any
freshwater wetland permits, is not adjacent to a Category One waterway, and
is not affected by steep slopes. The applicant received an LOI from the
NJDEP and the site has been designed to respect wetlands and buffers.

vii) The property is not within a historic district and is not an architecturally or
historically important site.
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Block and ot Block 24.24, Lot 2

Address 405 Lippincott Drive

Owner Crossings Office Park, LLC
16 High Point Drive
Medford, NJ 08055
Acreage 5.62

Current zoning AH-1A — Affordable Housing
Surrounding Land Uses | West: Recreation Facility
Southwest: Residential
South: Day care

North and East: Office Buildings

Planning Area PA-1
Access Access is off of Lippincott Drive, a Township
Street.

Sewer and Water Service are Available

2b. Shelter Development, LLC
Brightview at Evesham
Block 2.01, lots 5, 5.01,6 and 8
23 affordable units, Age-Restricted
MAP 10, Tax Map showing location

The applicant received a use variance as well as density and floor area ratio variances
to permit 201 units in a continuing care facility for senior citizens at the 10.64 acre site.
The facility will consist of independent living units, assisted living units and Alzheimer’s
units. A total of 23 of the assisted living units will be set aside for low and moderate
income individuals. In accordance with N.J.A.C. 5:97-2.5(a)(1)ii), certificates of
occupancy issued for continuing care retirement communities are included in the non-
residential growth share calculation, so the market rate units/beds do not create a
residential growth share obligation. Additional information about this project is included
in Appendices O and P.

Site Suitability in accordance N.J.A.C. 5:97-3.13
Sites designed to produce affordable housing must be available, approvable,
developable and suitable according to the criteria set forth in N.J.A.C. 5:97-3.13.

i.) The site has clear title and is free of encumbrances which preclude
development of affordable housing. The applicant has an agreement of sale
with the property owner and the development has received use variance as
well as preliminary and final site plan approval.

i) The site is adjacent to compatible land uses and has access to appropriate
streets. The site is accessed from Greentree Road (a county road) and is
surrounded by commercial, office and residential uses.

iii) Adequate sewer and water capacity are available to the site.

iv) The site can be developed consistent with the residential site improvement
standards (N.J.A.C. 5:21)

v) The site is within Planning Area 1 on the State Plan Policy Map.
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vi) The development will adhere to wetlands constraints and will not require any
freshwater wetland permits, is not adjacent to a Category One waterway, and
is not affected by steep slopes.

vii) The property is not within a historic district and is not an architecturally or
historically important site.

Block and lot Block 2.01, lots 5, 5.01,6 and 8
Address 170 Greentree Road
Owner Philip Traino and Madeline Lucci, Trustees

517 Hydrangea Drive

Mount Laurel, NJ 08054
Applicant Shelter Development, LLC
218 N. Charles St, Suite 220
Baltimore, MD 21201

Acreage 10.64

Current zoning C2 Commercial

Surrounding Land Uses | East: Pharmacy and Bank
West: Offices

North: Shopping Center

South: Townhouse Residential

Planning Area PA-1

Access Access is from Greentree Road, A County Road
Sewer and Water Service are available

3. Market to Affordable Program (N.J.A.C. 5:97-6.9)
Various Apartment Properties
50 rental units + 22 rental bonus

The Market to Affordable program provides for housing units that are to be purchased or
subsidized through a written agreement with the property owner and sold or rented to
low and moderate income households in accordance with COAH’s rules. The properties
may be new, pre-owned or vacant. The proposed rental market to affordable program
will allow the Township to provide affordable housing opportunities within the Township’s
existing neighborhoods close to public transportation and close to employment and
shopping opportunities. In accordance with COAH's rules the units must be in sound
condition and the subsidy must be at least $25,000 (for moderate income) and $30,000
(for low income), or more if needed to make the property affordable to low or moderate
income households. The Market to Affordable Program will be funded by payments-in-
lieu of onsite construction and the mandatory development fees collected in the
Affordable Housing Trust Fund. Once the Township has collected the funds needed or
has identified another viable funding source to initiate the program, a qualified person or
organization to administer the program (the Administrative Agent) will be appointed. The
Market to Affordable Checklist is included as Appendix K.

The Township intends to implement a market to affordable rental program. Although
there may be challenges in implementing the rental program, the concept has merit and
is consistent with COAH’s rules and smart growth practices. If the effort to implement a
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rental market to affordable program is not successful, the Township will instead initiate a
‘for sale” market to affordable program.

In accordance with N.J.A.C. 5:97-6.9(d), the following information is required for the
Market to Affordable Program:

1.

Information regarding the program on forms provided by the Council.
The Checklist is included as Appendix K.

A demonstration that there are sufficient market rate units within the
municipality, as documented by the multiple listing service.

Rental units in complexes are not listed in the MLS. There over 2,300
existing rental apartment units in the Township included in the list below for
consideration for the market to affordable program. All of the Township's
existing apartment communities (except the existing affordable housing
complexes or those that were developed as part of an inclusionary
development) are listed in the table that follows. Advertised rents were
reviewed to determine the initial feasibility of making units affordable.
Property managers/owners will be contacted to determine interest in
participating in the program and an analysis will be completed to determine
the subsidy that would be required to make the unit affordable for low and
moderate income households and whether an additional subsidy may be
required to administer the units.

Evesham Township Housing Element and Fair Share Pian Page 47 of 62

January 2010



Evesham Township
Existing Apartment Complexes (not previously inclusionary)

Apartment Complex Owner Block/Lot | Number of | Advertised Rents
units

Barton Run Apartments Resource MS Villager NJ 44.01/1 184 1 BR/ 1 Bath $899 - $1100

300 Barton Run Blvd 4300 Haddonfield Rd Or 2 BR/2Bath $1240 -
Pennsauken, NJ 08109 44/2 $1255

Willow Ridge Village Willow Ridge Village Apts 35.07/1,2, | 296 1 BR $986 +

Apartments 1 Meridian Ct 3,45 2BR $1071 +

200 Commonwealth Dr Marlton, NJ 08053

Sagemore Apartments Davis & Associates 33.11/2 286 1 BR $1360 +

Sagemore Drive 6000 Sagemore Drive 33.10/2 2 BR $1520-1615
#6301
Marlton, NJ 08053

Weston Club Apartment | Davis & Associates 26/5 242 age 1 BR from $1823

1000 Hailey Dr 6000 Sagemore Drive restricted 2 BR from $1951
#6301
Marlton, NJ 08053

Camelot Marlton Apts Camelot Marlton 25.01/ 3 96 unknown

Barker Blvd Apartments

1155 Saint George Ave
Rahway, NJ 07065

Hunters Chase Hunters Chase Assoc 19.01/ 2 360 1 BR $1050-%$1,150
Apartments c/o Scully Co 2 BR $1,150-$1340
785 Route 70 East 801 Old York Road 3 BR $1,660-1,705
Jenkintown, PA
19046
Allison Apartments Davis Enterprises 12/ 1,2, 3, 536 1 BR from $800
29 and 31 North Maple 6000 Sagemore Dr 6,7, 8, 2 BR from $1,029
#6301 8.01
Marlton, NJ 08053
37 N Maple Ave East Coast Nieuw 10/ 2,3.04 | 171 1 BR $775-$919
Amsterdam Apts, LLC 2 BR $1155-$1225

160 Clubhouse Rd
King of Prussia, PA 19046

Marlton Colonial
Apartments
6 N Locust Ave

Marlton Colonial 4.09/8,9, |40 1 BR $900-950
Apartments, LLC 10
496 N Kings Highway #129
Cherry Hill, NJ 08034

Marlton Meadow
Apartments
101 Conestoga Drive

Mariton Meadow investors | 3.10/1 128 1 BR $875- 930
191 presidential Blvd #W8 | 3.01/42 2 BR $1,195-$1,205
Bala Cynwood, PA 19004

3.

An estimate based on (2) above, of the amount required to subsidize typical
for-sale and/or rental units, including any anticipated rehabilitation costs.
Initial estimates, using COAH'’s rent calculators indicate that the per-month
subsidies for rents at some of the existing moderately priced apartment
complexes (such as Willow Ridge, Nieuw Amsterdam, Allison, Marlton
Meadow) would range from approximately $200 to $400 per unit, depending
on the size of the unit and the household’s income. However, the Township
will contact the apartment property owners to discuss the potential for an up-
front subsidy to restrict the units to income qualified residents, as well as
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administrative assistance for the income qualification and other administrative
requirements. The economic recession has resulted in lower rents
throughout the State and higher rental vacancy rates. The New Jersey
Apartment Association has indicated that there is a glut of rental units on the
market, though the vacancy rate in Evesham is not specifically known. This
glut may present an opportunity to negotiate agreements with the owners of
multi-family housing developments to make some units affordable to low or
moderate income households so that the units may be filled with paying
customers, even if the rents are slightly lower. The up-front payment would
also allow the property owner to invest in rehabilitation of the property if
needed.

4. Documentation demonstrating the sources of funding.

The program will be funded with money from the Affordable Housing Trust
Fund (current balance is approximately $550,000), which will grow as
additional development takes place in the Township. The Township will also
seek other funding sources to assist in making units affordable. If there is a
funding shortfall when the need for the units arises as a result of market rate
residential and non-residential growth, the Township will consider bonding or
will budget for the program.

5. A municipal resolution appropriating funds or a resolution of intent to bond in
the event of a shortfall of funds.
A draft resolution is included with Appendix K.

4. Supportive and Special Needs Housing (N.J.A.C. 5:97-6.10)
Scattered sites
29 Homes with 97 bedrooms -35 Prior round = 62 + 16 rental bonus credits =78 credits

Supportive and special needs housing may be residential health care facilities, group
homes for people with developmental disabilities and mental iliness, permanent
supportive housing, and supportive shared living housing (long term health care and
nursing homes do not qualify). For group homes and residential health care facilities the
unit of credit is the bedroom. The Township is seeking to have 43 of the bedrooms
credited as “very low” income units.

For the prior rounds, the Township has received 35 credits for bedrooms in group
homes. For the Third Round the Township is seeking credit for the additional supportive
housing sites listed in the table below, which were not included in the prior round credits.
Each of the providers was contacted to confirm the location, number of bedrooms
occupancy date and income of residents. The licenses from the NJ Department of
Human Services are included in Appendix Q.
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Supportive Housing Sites in Evesham Township

Organization Address Block & Lot | Type # Date
Bedrooms | occupied

Durand Academy and 38 Hawk Lane | 24.24 /48 Group 4 1996

Community Services Inc. Home-

11 Gaither Drive Suite 101 Very Low

Mount Laurel, NJ 08054

Allies, Inc 14 Overington | 13.03/2 Group 4 2006

1262 White Horse-Hamilton Avenue Home —

Square Road Very Low

Buidling A, Suite 101

Hamilton, NJ 08690

Quality Management 140 Laurel 183/16-25 Group 3 2008

Associates, Inc Road home-

700 Cinnaminson Avenue Very Low

Palmyra, NJ 08065

Quality Management 156 Evans 35.03/5 Group 4 1993

Associates, Inc Road Home-

700 Cinnaminson Avenue Very low

Palmyra, NJ 08065

Quality Management 28 Pelham 35.01/14 Group 4 1997

Associates, Inc Road Home-

700 Cinnaminson Avenue Very low

Palmyra, NJ 08065

Quality Management 305N 13.24/40 Shared 4 2008

Associates, Inc Elmwood Rd living-

700 Cinnaminson Avenue Very low

Palmyra, NJ 08065

Family Service of Burlington 100 Barn 11.42/92 Shared 4 2008

County Road living

770 Woodlane Rd. Very Low

Westampton, NJ 08060

Family Service of Burlington 52 North 20.07/19 Shared 3 2005

County Maple Avenue Living

770 Woodlane Rd. Very Low

Westampton, NJ 08060

Family Service of Burlington 7 Gaylord 13.30/24 Group 3 2006

County Lane Home

770 Woodlane Rd. Very low

Westampton, NJ 08060

Community Options Inc. 102 11.04/108 Group 3 1996

16 Farber Road Greenbrook Dr Home

Princeton, NJ 08540 Very low

Community Options Inc. 35 Hanover 13.20/30 Group 4 1997

16 Farber Road Rd Home

Princeton, NJ 08540 Very low

Community Options Inc. 58 Longhurst | 13.25/28 Group 3 2009

16 Farber Road Rd Home

Princeton, NJ 08540 Very Low

Bancroft Neurohealth 101 Roberts 6.05/7 3 2008

PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 1304 Roberts | 6.05/17 3 2009
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PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 1505 Roberts 6.05/10 1983
PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 1506 Roberts 6.05/9 2009
PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 17 Merion 13.10/9 1995
PO Box 20 Hopkins Lane Road

Haddonfield, NJ 08033

Bancroft Neurohealth 28 South 51.04 / 46 2001
PO Box 20 Hopkins Lane Elizabeth

Haddonfield, NJ 08033 Court

Bancroft Neurohealth 3301 Elberta 6.05/75 1987
PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 46 E. Cedar 10.06 /6 2004
PO Box 20 Hopkins Lane Ave.

Haddonfield, NJ 08033

Bancroft Neurohealth 5 Tenby Lane | 8.07/23 1998
PO Box 20 Hopkins Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 5002 6.05/113 1988
PO Box 20 Hopkins Lane Redhaven

Haddonfield, NJ 08033 Drive

Bancroft Neurohealth 5006 6.05/117 2004
PO Box 20 Hopkins Lane Redhaven

Haddonfield, NJ 08033 Drive

Bancroft Neurohealth 5202 6.05/119 2006
PO Box 20 Hopkins Lane Redhaven

Haddonfield, NJ 08033 Drive

Bancroft Neurohealth 5401 6.05/124 2002
PO Box 20 Hopkins Lane Redhaven

Haddonfield, NJ 08033 Drive

Bancroft Neurohealth 5402 6.05/ 125 2003
PO Box 20 Hopkins Lane Redhaven

Haddonfield, NJ 08033 Drive

Bancroft Neurohealth 8 Eimgate 3213/4 2001
PO Box 20 Hopkins Lane Road

Haddonfield, NJ 08033

Bancroft Neurohealth 802 Roberts 6.06 /17 1987
PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033

Bancroft Neurohealth 101 Roberts 6.05/7 2008
PO Box 20 Hopkins Lane Lane

Haddonfield, NJ 08033
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5. Supportive Housing Site (N.J.A.C. 5:97-6.10)
Family Services of Burlington County
Evesboro Medford Road at Barn Road
Block 11.42 Lot 92.02
MAP 11 Tax map Showing Location
4 bedrooms

Family Services has proposed to construct an additional supportive housing site on a .49
acre site adjacent to the existing shared living home at 100 Barn Road. Family Services
received subdivision and variance approval for the site at the Evesham Township
planning board meeting on January 17, 2008 (Resolution 07-23). The applicant has
prepared architectural renderings of the proposed dwelling and has indicated that the
home will have 4 bedrooms for low and moderate income individuals in a shared living
arrangement. The developer has control of the site and it is anticipated that the home
will be constructed within two years.

Site Suitability in accordance N.J.A.C. 5:97-3.13
Sites designed to produce affordable housing must be available, approvable,
developable and suitable according to the criteria set forth in N.J.A.C. 5:97-3.13.

i.) The site has clear titte and is free of encumbrances which preclude
development of affordable housing. The applicant owns the property and has
received subdivision and variance approval to permit the supportive housing
unit to be built.

i) The site is adjacent to compatible land uses and has access to appropriate
streets. The site is accessed from Barn Road (a township road) and is
surrounded by residential uses.

iii) Adequate sewer and water capacity are available to the site.

iv) The site can be developed consistent with the residential site improvement
standards (N.J.A.C. 5:21)

v) The site is within Planning Area 1 on the State Plan Policy Map.

vi) The development will adhere to wetlands constraints and will not require any
freshwater wetland permits, is not adjacent to a Category One waterway, and
is not affected by steep slopes.

vii) The property is not within a historic district and is not an architecturally or
historically important site. An historic barn was located on the property. The
barn had fallen into a state of disrepair and was declared unsafe. The
applicant received approval from the historic commission to remove the barn.

Block and lot Block 11.42, lot 92.02
Address Evesboro Medford Road and Barm Road
Owner Family Service of Burlington County

770 Woodlane Rd.
Westampton, NJ 08060
Acreage .49 acre

Current zoning LD Low Density Residential
Surrounding Land Uses | East: open space (HOA)
West: shared living home
North: single family residential
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South: single family residential

Planning Area PA-1

Access Access is from Bam Road, a Township Street
Sewer and Water Service are available

6. MEND, 100% Affordable Development, Municipally Sponsored (N.J.A.C. 5:97-6.7)
Sharp Run Apartments
Block 14, lot 2
200 Sharp Road
104 affordable rental units — 208 total credits
MAP 12 Tax Map

A municipally sponsored 100 percent affordable development is one in which all of the
units are available to low and moderate income households and are created through a
municipal partnership with a non-profit or other affordable housing provider. In this case
the Township purchased the property and provided other support to the affordable
housing developer to ensure the development of 104 family rental units.

This property consists of 49.16 acres and is located on the east side of Sharp Road, just
south of the boundary with Mount Laurel Township. The site was included as a
proposed compliance mechanism in the 2006 Housing Element and Fair Share Plan and
the Township purchased the property and requested qualifications from experienced
affordable housing developers. The Township entered into an Affordable Housing
Agreement with Moorestown Ecumenical Neighborhood Development, Inc (MEND) on
May 19, 2006.

The AH-3 zoning standards (section 160-66.1) were adopted by ordinance 2-2-2007 on
February 6, 2007 in order to provide suitable standards and requirements for the 100%
affordable development as recommended in the Master Plan. The applicant (MEND)
received preliminary site plan approval on March 15, 2007 and final site plan approval on
September 20, 2007. Water and sewer service have been extended to the site and
improvements have been made to Sharp Road. The project received COs in 2008 and
2009. The site has been developed with 104 affordable family rental units. There are 16
(15.4%) one bedroom units, 56 (53.8%) two bedroom units and 32 (30.7%) three
bedroom units. The site is owned by Sharp Road, LLC and managed by MEND in
accordance with UHAC and COAH’s rules. The income distribution for the site is as
follows: Eleven (11) tenants at or below 35% median income; Seventy-seven (77)
tenants between 36% and 50% of median income; and Sixteen (16) tenants between
51% and 60% of median income. The Township is seeking very low income credits for
the 11 units housing tenants below 35% of median income and will work with MEND to
revise the income requirement for the 11 units to 30% of median income.

Compliance Bonus

In accordance with N.J.A.C. 5:97-3.17, a municipality may receive two units of credit for
each affordable housing unit that has been included in a development that received
preliminary or final approval, or was the subject of an executed developers agreement
between December 20, 2004 and June 2, 2008 when the site meets three conditions:

1. The zoning ordinance authorizing the 100 percent affordable development was
included as an affordable housing mechanism to address the growth share
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obligation in a third round petition for substantive certification submitted to the
Council prior to January 25, 2007.

The 100% affordable development meets this condition in that the condition was
met in the parallel Court review process. Evesham has voluntarily submitted
itself to the Court’s jurisdiction and had submitted its adopted “original” Round Il
Housing Element and Fair Share Plan to the Court appointed Special Master and
to the Court prior to January 25, 2007. The Master’s Planning Report was dated
April 11, 2006 and the Township adopted the Fair Share Plan in its final form on
August 17, 2006. The MEND project is outlined on page 48 of the 2006 Fair
Share Plan.

The development approval or executed developer's agreement or redeveiopment
agreement provides for the affordable housing units to be built on site.

The 104 units have been built on site. The preliminary site plan approval was
granted on March 15, 2007 and final site plan approval was granted on
September 20, 2007.

The affordable housing units are eligible for credit pursuant to N.J.A.C. 5:97-4

The 104 units are eligible for credit.

Site Suitability in accordance N.J.A.C. 5:97-3.13

Sites designed to produce affordable housing must be available, approvable,
developable and suitable according to the criteria set forth in N.J.A.C. 5:97-3.13.

This site has been determined to be suitable. It has been reviewed and approved by the
Township, the Planning Board, the Court Appointed Special Master, MEND, Conifer, and
NJHMFA. The site was awarded the NJ Governor's "Excellence in Affordable Housing
Development” Award.

Block and lot Block 206, lot 32

Address 200 Sharp Road

Owner Sharp Road, LLC
(Conifer Realty)

20000 Horizon Way #180
Mt Laurel, NJ 08054

Manager MEND, Inc

1 Seneca Court
Mariton, NJ 08053

Acreage 49.16 acres

Current zoning AH-3 Affordable housing

Surrounding Land Uses | North: vacant land and Church Road

South: vacant land in IP zone
East: Vacant/ag land approved for residential
West: residential, vacant land, PSE&G facility

Planning Area PA-3 (2001 Map)

PA-2 (Proposed Map)

Access Accessible by Sharp Road

Site is within the service area, public sewer and
water have been extended.
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6. 100% Affordable Municipally Sponsored
2 Future Sites
80 rental units + 100 for sale or rental units or inclusionary redevelopment
Locations to Be Determined

As demonstrated in the Implementation Schedule that follows, the Township has
provided sufficient opportunities for affordable housing to meet the current obligation and
the projected obligation through 2012. The Township will continue to monitor growth
and the potential for growth and redevelopment and will comply with COAH’s monitoring
requirements as set forth in N.J.A.C. 5:96-11, including reporting the Township's actual
growth pursuant to N.J.A.C. 5:97-2.5. It is anticipated that COAH will conduct biennial
plan evaluations upon receiving a Judgment of Compliance from the Court to verify that
the construction or provision of affordable housing has been in proportion to the actual
residential growth and employment growth in the Township and to determine that the
mechanisms addressing the projected growth share obligation continue to present a
realistic opportunity for the creation of affordable housing.

The Township will continue to explore possible properties for the development of
affordable housing, will consider a number of sites for the potential development of
100% affordable housing projects, and will strive to seize opportunities as they arise.
Though they are not yet identified there are a number of parcels that could be utilized for
the development of affordable housing. As the need for additional housing arises based
on the growth share formulas, the Township will identify specific sites for the provision of
additional affordable housing opportunities and will provide details about the acquisition
of property and the process for choosing an affordable housing development partner. A
minimum of 4 very low income units, or more if needed, will be provided as part of the
first project, to ensure compliance with the very low income requirements.

7. Extension of Expiring Controls (N.J.A.C. 5:97-6.14)
8 units — 8 total credits

In accordance with N.J.A.C. 5:97-6.14, a portion of the Township’s growth share
obligation may be met through the extension of affordability controls for affordable units
set to expire between 1999 and 2018, subject to the conditions set forth in COAH's
rules. Extending the affordability controls on existing units will be an effective way to
ensure the continued availability of affordable housing units throughout the Township.
In order to extend the affordability, the Township will work with the Administrative Agent
to determine how and when the deed restrictions may be extended. Options include
extending the control period when the units are resold and buying down the market rate
price when the affordability controls expire.

Many of the for-sale affordable units in the Township have already been extended to a
perpetual restriction period. The Township reserves the option to seek additional credits
for the controls that have already been extended. There are 37 for sale units that were
first occupied in the 1990s that have already been extended in perpetuity. The following
properties are affordable units with controls that will expire prior to 2018:
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Address Block /Lot Initial Low or Mod Affordable
Occupancy Control period
30 Faybrooke Drive | B 8.02/ 122 5/17/1991 Moderate 20 Years
48 Faybrooke Drive | B8.02/ L31 5/31/1991 Moderate 20 years
35 Hewlings Drive B8.01/L23 11/29/1990 Moderate 20 years
32 Tenby Ln B8.01/L 63 2/12/1991 Moderate 20 years
49 Cranberry Ct B51.55 12/15/1989 Moderate 20 years
37 Cranberry Ct B 51.55 12/14/1990 Moderate 20 years
25 Cranberry Ct B51.55 8/16/1990 Moderate 20 years
1 Cranberry Ct B51.55 7/31/1991 Moderate 20 years

Funding

The Township may not need to pay for the extensions of expiring controls, but if needed
the Township may utilize monies in the Affordable Housing Trust Fund or may apply for
other funds such as the Housing Preservation Program, which provides funding for the
preservation of affordable housing units in HMFA-financed projects, other affordable
units which would be lost to the market, and existing affordable units in need of
substantial repair. The program provides for the acquisition, rehabilitation and repair of
existing units including the refinancing of an existing mortgage. Both nonprofit and for-
profit developers are eligible to participate in the program. If this funding is needed, the
Township will provide a resolution of support confirming that the affordable housing units
are needed in the Township.

Requirements for Extension of Expiring Controls.
The requirements for credits for the Extension of Expiring Controls are as follows
(N.J.A.C. 5:97-6.14(a)):

» Demonstrate that the units complied with N.J.A.C. 5:97-4.2 or 4.3.

o Evesham received prior cycle credits for the units. The units are being
administered in accordance with UHAC. The units were occupied before 1994
when a 20 year control period was acceptable. The Township will work with the
property owners and the Administrative Agent to ensure a minimum 30 year
affordability control period are applied for the extension period.

* The affordability controls on the unit are set to expire during the 1999 to 2018 period.
o The affordability controls on the units are set to expire between 2009 and 2018.

* Obtain a continuing certificate of occupancy or a certified statement from the
municipal building inspector stating that the restricted units meet all code standards.

o The Township’s building inspector will review each unit prior to filing the
extended deed restriction in order to ensure that the restricted units meet all code
standards.
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= |f the unit requires rehabilitation and/or repair work, in order to receive the CCO or a
certified statement from the Township building inspector, the Township must fund
and complete the work.

o It is unknown at this time whether rehabilitation or repair work is needed on the
affordable units. The Township acknowledges that is work is required in order to
achieve a CCOQ, then such work will need to be undertaken.

=  Submit the checklist provided by COAH with detailed information including a written
commitment from the owner to extend the affordability controls, or evidence that the
controls have been extended and the proposed or filed deed restriction for the
extended control period.

o The deed restrictions will be provided when they are prepared.
= Provide documentation of sources of funding for rehabilitation.

o If rehabilitation is required, the funding will come from the Township’s affordable
housing trust fund. Alternatively the Township will seek CDBG funding through
Burlington County to assist with rehabilitation.

*  When the extension of controls will require purchase or payment, the Township must
submit a pro forma for any proposed acquisition or rehabilitation costs,
documentation of funding sources, municipal resolution of intent to bond in the event
of a funding shortfall, a draft or adopted operating manual in accordance with UHAC,
designation of experienced administrative agent, and an affirmative marketing plan in
accordance with UHAC.

o It is not yet known whether the extension of the expiring controls will require
purchase or payment. The terms of the extension of affordability controls are
currently being investigated. It is anticipated that the township’s Administrative
Agent will continue to oversee the affordability controls on the units in order to
maintain efficiency.  Additional documentation will be provided when the
extensions draw near.

8. Affordable Housing Development Fee

The purpose of the affordable housing trust fund is to provide a funding source to assist
the Township in meeting its low and moderate income housing obligations and to
provide assistance for low and moderate income households. In order to collect and
utilize these funds, the Township must have an ordinance for the requirements and
procedures, must have that ordinance approved by COAH, must have a three- party
escrow agreement between the municipality, the bank, and COAH and must have a
spending plan in place. The Township proposes to continue to collect mandatory
affordable housing development fees in accordance with section 161-3 of the Township
Code.

The Township first adopted a mandatory development fee ordinance in 1999 and the
ordinance was approved by the Court on November 18, 1999. The Affordable Housing
Trust Fund Spending Plan was approved by the Court on January 11, 2002. The
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Affordable Housing Development Fee ordinance has been updated to reflect the Round
Il COAH rules (N.J.A.C. 5:97-8) and the Statewide Mandatory Development Fee
requirements for non-residential development (N.J.S.A. 52:27D-329.2) and was
approved by COAH on March 26, 2009. The ordinance is included as Appendix D of
this plan. A three party escrow agreement has been completed and the account is at TD
Bank. The proposed spending plan is included as Appendix F of this plan along with a
resolution requesting approval of the Spending Plan.

The funds may be used for rehabilitation, extending infrastructure to affordable housing
sites, acquisition or improvement of land for affordable housing, market to affordable
programs, and repayment of municipal bonds to finance affordable housing. At least
30% of the funds must be used to provide affordability assistance to low and moderate
income households in affordable units. The spending plan must be prepared in
accordance with N.J.A.C. 5:97-8.10.

In accordance with the 2002 Spending Plan, Evesham Township has utilized Affordable
Housing Trust Funds for rehabilitations, administration of the affordable units, consulting
and legal fees, credit checks, bond debt related to acquisition of the MEND site, road
improvements for the MEND site, and sanitary sewer for the MEND site. Until the
updated affordable housing development fee ordinance was adopted on May 19, 2009,
the fee for residential development was 1% and the fee for non-residential development
was 2% (except that the State wide Non-residential Development Fee of 2.5% applied
after July 17, 2008). The fees have been increased to 1.5% and 2.5% respectively in
accordance with ordinance 6-5-2009.

a. Moratorium on Non-residential Fees

On July 27, 2009 Governor Corzine signed the New Jersey Economic Stimulus Act of
2009 into law. Sections 37 through 39 of the New Jersey Economic Stimulus Act of 2009
suspend the Non-Residential Development Fee Act which was signed into law on July
17, 2008. As a result, non-residential developers that receive preliminary or final site
pian approval between July 17, 2008 and July 1, 2010 are not required to pay the non-
residential development fee prior to the issuance of a certificate of occupancy provided a
building permit is issued prior to January 1, 2013. Municipalities may continue to collect
non-residential development fees from non-residential properties that have made or
committed to making a financial or other contribution prior to July 17, 2008 in
accordance with the prior 2% fee. A developer is considered to have made or
committed itself to make a financial or other contribution if the contribution has been
transferred, including but not limited to when the funds have already been received by
the municipality; the developer has obligated itself to make a contribution as set forth in
a written agreement with the municipality, such as a developer's agreement; or the
developer’s obligation to make a contribution is set forth as a condition in a land use
approval issued by a planning board or zoning board in accordance with Municipal Land
Use Law. As a result of the moratorium it is unclear exactly which non-residential
developments will be subject to the fee. The next section summarizes potential trust
fund deposits, but the actual numbers may be less.

b. Estimated Affordable Housing Trust Fund Deposits

In order to approximate the funding that may be available to support the Township’s
affordable housing activities, we have reviewed the developments that have been
approved, but not yet constructed. The current balance as of December 1, 2009 is
$561,194. For the Non-residential developments, only those that received approval prior
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to July 17, 2008 are included since they agreed to the 2% fee that was in place at the
time and therefore may not be exempt as a result of the current moratorium. The reason
for estimating the deposits to the Affordable Housing Trust Fund is to have an informed
starting point for the Spending Plan.

Evesham Township
Anticipated Residential Development Fees
2009-2018"

Name Block and Lot Number of New | Anticipated Total
Units Development Fee

Procacci Development B15,L3,4,5,6,12 38 $76,000

ZB 05-33

Procacci/Hayverhill B 14, L1 21 $84,000

PB-02-08A

James Gatto B 137, L 1-20 3 $9,000

PB 08-07

Gladiator/Millwood B17,L 10 13 $39,000

PB06-15

Carlo Sacchetti B17,L3&4 4 $16,000

PB 00-34

Miscellaneous Minor Subdivisions | Unknown 8 $24,000

Total $248,000

7 The estimates assume an Equalized Assessed Value of $200,000 for the duplexes, $300,000 for
Millwood, Gatto and Miscellaneous, and $400,000 for Hayverhill and Sacchetti.
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Evesham Township
Anticipated Non-Residential Development Fees

2008-2018"®
Development Name Block and Lot Type of | Square feet Anticipated Total
Use Development Fee

Mapletree Associates B 210, L 7, 914, | B 2,719 sf Bank $7,000
ZB 03-32 12
Marlton VF (Vornado) B5,L4,64.01,5.03 | A-2 7,217 sf $14,500
PB 04-27 B 21, L1-7 Restaurant
Elmwood Development | B 11.47,L 2 M 5,000 sf $17,000
PB 04013 Retail
ICON Property Group B 16, L 3.02 M 14,583 sf $49,500
PB 07-12 Retail
Thomas Morello B11.47,L 3 B 4,726 sf $13,200
PB 06-06 Office
ETEL Realty B35.30, L18.01, | M 25,915 sf $107,700
PB 03-16 18.02, 18.05 Retail
Evesboro Associates B8.10,L 1 M 8,000 sf $27,200
PB 07-09 Retail
Carollo’s Restaurant B20,L1-4 A-2 6,020 sf addition ?
ZB 04-51 Restaurant
Marlton Executive B36,L2 B 93,150 sf $260,800

Office
Total $496,900

"® The figures are rough estimates for the purposes of projecting potential deposits to the Affordable
Housing Trust Fund, each site will be independently evaluated by the Township's assessor upon

construction.
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E. Summary and Conclusion

The Township is committed to ensuring that there are ample opportunities for individuals and
households with a range of incomes to live and work in the Township. The Township has
prepared a plan that provides and maintains opportunities for the provision of affordable
housing. A summary of the Township’s fair share proposals is included in the table below. The
actual number of units and credits proposed for the various compliance mechanisms may be
altered to fit the needs as the Township’s actual obligation is reassessed biannually.

Evesham Township
Fair Share Summary

572

Fair Share Obligation
(Growth Share and Rehabilitation)

-6

Excess Round Il Credits

566

Remaining Obligation

5

Rehabilitation

561

Remaining Obligation

-8

Elmwood House carry-over

553

Remaining Obligation

-104

MEND Sharp Road Site

449

Remaining Obligation

-104

MEND Sharp Road Compliance Bonus

345

Remaining Obligation

-62

Supportive housing Existing

283

Remaining obligation

-4

Supportive Housing Proposed

279

Remaining Obligation

-32

Homestead at Evesham

247

Remaining Obligation

-23

Shelter Group

224

Remaining

-16

Supportive housing .25 rental Bonus

208

Remaining

-50

Market to Affordable rental

158

Remaining

-22

Rental Bonus for Market to Affordable
(up to cap of 142 bonus credits)

136

Remaining

-8

Extension of Expiring Controls

128

Remaining

-80

100% Affordable Municipal partnership

48

Remaining

-100

100% Affordable Municipal Partnership

52

Possible Excess Credits

In lieu of providing excess credits, the Township reserves its right to reduce the number of units
addressed through municipally sponsored projects once the exact number of credits is
determined from expiring deed restrictions, Pinelands and other aspects of the plan. In addition,
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further changes in the law or growth share that actually accrues may affect this plan.
F. Implementation and Schedule

The Township anticipates, based on projected growth, that a maximum of 246 affordable
housing credits (to provide for the growth share obligation that will have accrued) may be
needed at the time of the first plan evaluation in accordance with N.J.A.C. 5:96-10.1, which we
assume will be at the end of 2012. The Township has arrived at the projection using the most
conservative approach, assuming that all proposed and approved development will be realized
over the 2 year horizon.

In accordance with N.J.A.C. 5:97-3.2(a)(4) the Fair Share Plan should include an
implementation schedule that sets forth a detailed time table that demonstrates a “realistic
opportunity” and a timetable for the submittal of all information and documentation required by
N.J.A.C. 5:97-6.

o Documentation for mechanisms to address the prior round obligation, the rehabilitation
share and the growth share obligation up to the first plan review pursuant to N.J.A.C.
5:97-10 (biennial) shall be submitted at the time of petition.

Documentation for the prior rounds has been reviewed prior to approval of the
Township’s Prior Rounds Fair Share Plan, and is summarized in this Housing Element
and Fair Share Plan. Documentation for the rehabilitation share is included within this
Housing Element and Fair Share Plan. Documentation for the growth share obligation
up to the first plan review, expected at the end of 2012, is included within this Housing
Element and Fair Share Plan.

e Documentation for zoning for inclusionary development, an accessory apartment
program, or a market to affordable program shall be submitted at the time of petition and
implemented within 45 days of substantive certification;

o Documentation for the extension of expiring controls shall be submitted at the time of
petition and implemented in accordance with an implementation schedule pursuant to
N.J.A.C. 5:97-3.2(a)4iv.

Evesham is proposing to extend controls as outlined in section D above. Additional
information will be provided as the extensions are pursued.

o Documentation for all mechanisms not included above shall be submitted according to
an implementation schedule, but no later than two years prior to scheduled
implementation of the mechanism, and shall consider the economic viability of the
mechanisms and the actual growth share obligation that has or will occur as calculated
pursuant to N.J.A.C. 5:97-2.5.

Documentation will be submitted in accordance with the implementation schedule as
required.

The Township will request a waiver, as permitted by N.J.A.C. 5:96-15.2, from the strict
application of the jobs to square footage ratios provided to measure non-residential growth
share in Appendix D. The specific waivers will be based on the actual number of jobs created
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by hotel and assisted living facilities and are described in Appendix R. When the time comes
the actual number of jobs may further reduce the number of affordable housing credits that will
be needed at the first plan review. In addition the Township will continue to monitor the actual
number of jobs created in the Township when new businesses become operational. This will
ensure that the growth share affordable housing obligation is based on the realities in the
Township. Additionally, the growth share obligation may be adjusted to the extent that the
development fee moratorium in the NJ Economic Stimulus Act results in non-residential
developments for which the Township is unable to collect the development fee or an equivalent
reimbursement.

Evesham Township
Implementation Schedule

Program Credits | o | = || o] < |w || ~]| o | Total
Compete | o | o |o|lo | oo | o] o | o | Credits
9] N N N N (9] N AN N

Prior Round Surplus 6 010 0]1]0]0]O0 0[O0 ] 0 6
Elmwood House 8 00 0 0 010 0O 0 8
Rehabilitation 16 ojo|jofo|jofo}jJofO0foO 5
MEND Sharp Rd 104 ojojofoj|jofojoj|jofo 104
100% Affordable

MEND Sharp Rd 104 ojojojojo|ofo|O0}O 104

Compliance Bonus
Supportive and Special 62 oj4}10j0j0(0((0|0]}O0 66
Needs

Rental Bonus for 0 o|o0|16|0]|]0|0|O0O]|O0]|0O 16"

Special needs

Extension of expiring 0 o|8|o0jo0ofO0O|OfO|O0]O 8

Controls

Homestead at Evesham 0 0 0 [32]0 0O 0O 0 32

Assisted/Independent

Shelter Development 0 0 0 123 0 0 0 0 0 0 23

Assisted Living

Market to Affordable 0 oflo 0 0 [10]10 {1010 | 10 50

Rental

100% Affordable 0 6jo0)J]o0jJo|8}0f{0|0]O 80

Municipal Partnership

Rental

100% Affordable 0 o|J]o0j0}{0}0|0([O0QpO0}O 100

Municipal partnership

Additional Rental Bonus 0 0 0 0|1 01]22| 0 0 0 0 22

TOTAL 284 0 12 (| 71 0 |112) 10 | 10 | 110{ 10 619 +
5 rehab

" The Township wili be eligible for the rental bonuses once the total number of rentals exceeds 142, and
at least half of those 142 rentals are family rentals (104 family rental MEND, 8 age restrict rental
Elmwood, 32 age restrict rental Homestead). The 16 rental bonuses are .25 bonus credit for each
supportive housing bedroom.
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Workbook A: Growth Share Determination Using Published Data
(Using Appendix F(2), Allocating Growth To Municipalities)

COAH Growth Projections

Must be used in all submissions

Municipality Name: Evesham Township

Enter the COAH generated growth projections from Appendix F(2) found at the back of N.J.A.C. 5:97-1 et seq.
on Line 1 of this worksheet. Use the Tab at the bottom of this page to toggle to the exclusions portion of this
worksheet. After entering all relevant exclusions, toggle back to this page to view the growth share obligation
that has been calculated. Use these figures in the Application for Substantive Certification.

Residential Reshil::r-\tial
Enter Growth Projections From Appendix
F(2)* 1,825 3,233
Subtract the following Residential Click Here to enter Prior Round
Exclusions pursuant to 5:97-2.4(a) from Exclusions
"Exclusions" tab -
COs for prior round affordable units
built or projected to be built post 1/1/04
Inclusionary Development 0
Supportive/Special Needs Housing 0
Accessory Apartments 0
Municipally Sponsored
or 100% Affordable 0
Assisted Living 0
Other 0
Market Units in Prior Round Inclusionary
development built post 1/1/04 0
Subtract the following Non-Residential
Exclusions (5:97-2.4(b)
Affordable units 0
Associated Jobs 0
Net Growth Projection 1,825 3,233
Projected Growth Share (Conversion to Affordabl Affordable
Affordable Units Dividing Households by 5 365.00 1\ oroanie 202.06 1\
Units Units
and Jobs by 16)
. S Affordabl
Total Projected Growth Share Obligation 567 Un;:; anie

* For residential growth, see Appendix F(2), Figure A.1, Housing Units by Municipality. For non-residential
growth, see Appendix F(2), Figure A.2, Employment by Municipality.
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Resolution PB 10-42

RESOLUTION OF THE PLANNING BOARD OF THE TOWNSHIP OF
EVESHAM ADOPTING THE 2010 HOUSING ELEMENT AND FAIR SHARE
PLAN AS PART OF THE MASTER PLAN

WHEREAS, on August 17, 2006, the Planning Board of Evesham Township,
Burlington County, State of New Jersey, adopted its current Housing Element and Fair
Share Plan pursuant to N.J.S.A. 40:55D-28; and

WHEREAS, on September 19, 2006, the Governing Body endorsed the Housing
Element and Fair Share Plan; and

WHEREAS, the Governing Body sought Court approval of the aforementioned
Housing Element and Fair Share Plan; and

WHEREAS, on January 25, 2007, while the Court was in the process of
scheduling the Township’s 2006 Plan for a compliance hearing, the Appellate Division
substantially invalidated the regulations of the Council On Affordable Housing (COAH),
and ordered COAH to propose and adopt amendments to the rules to address the
deficiencies identified by the Court; and

WHEREAS, in January of 2008, COAH finally proposed regulations in an effort
to address the appellate division decision; and

WHEREAS, upon review of the regulations, it was readily apparent that the
regulations would be challenged again and that there was every possibility that this would

result in still further changes; and

WHEREAS, on February 22, 2008, in view of the foregoing and other factors,
the Honorable John A. Sweeney, A.J.S.C. entered an immunity order in favor of the
Township, which provided that the schedule for the preparation, adoption, and
submission of Evesham’s Third Round Compliance Plan would be established by the
Court when it became clearer whether COAH’s rules would be sustained; and

WHEREAS, notwithstanding the protections provided by Judge Sweeney’s
immunity order, MiPro Homes intervened into the Township’s declaratory actton in
2009, and sought to force the Township into amending its 2006 Housing Element and

Fair Share Plan; and

WHEREAS, in seeking intervention, MiPro Homes expressly stated that it was
not seeking a builder’s remedy; and






WHEREAS, in response, the Township emphasized its commitment to voluntary
compliance and its willingness to adopt and file a plan at any time the Court so desired in
accordance with the February 22, 2008 order of Judge Sweeney, notwithstanding the
uncertainty in the law; and

WHEREAS, on November 9, 2009, the Honorable Ronald E. Bookbinder,
A.J.S.C. signed an order requiring the Township to adopt and endorse its amended
Housing Element and Fair Share Plan and to file same with the Court no later that

February 1, 2010; and

WHEREAS, on January 8, 2010, Judge Bookbinder signed an Order extending
the filing date of the Township’s amended Housing Element and Fair Share Plan to

February 3, 2010; and

WHEREAS, the Township Council and the Planning Board have determined to
amend the Housing Element and Fair Share Plan consistent with COAH regulations
adopted on May 6, 2008, and subsequently amended and in conformance to the Orders
signed by Judge Bookbinder on November 9, 2009 and January 8, 2010; and

WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the
Planning Board held a public hearing on the amended Housing Element and Fair Share
Plan on January 21, 2010; and

WHEREAS, the Planning Board has determined that the amended Housing
Element and Fair Share Plan is consistent with the goals and objectives of the Evesham
Township Master Plan, and that adoption and implementation of the amended Housing
Element and Fair Share Plan are in the public interest and protect public health and safety
an promote the general welfare.

NOW, THEREFORE BE IT RESOLVED by the Planning Board of Evesham
Township, Burlington County, State of New Jersey, that the Planning Board hereby
adopts the amended Housing Element and Fair Share Plan.

NOW, THEREFORE BE IT FURTHER RESOLVED by the Planning Board
of Evesham Township, Burlington County, State of New Jersey, that the Planning Board
acknowledges that the affordable housing plan is intended to be flexible and permit the
board to amend the plan as the laws change. Accordingly, the board reserves such rights

herein.
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Chairperson of the Planning Board







I hereby certify that this is a true copy of the resolution adopting the amended Housing
Element and Fair Share Plan of Evesham Township, Burlington County, on January 21,

2010.
gy
Régifla Kinney N
Planning Board Secretary







Appendix C

Resolution of the Township Council Requesting Review and Approval of the
Housing Element and Fair Share Plan






WHEREAS, in response, the Township re-emphasized its commitment to voluntary
compliance and its willingness to adopt and file a plan, despite the uncertainty in the law, at any
time the Court so desired in accordance with the February 22, 2008 order of Judge Sweeney; and

WHEREAS, on November 9, 2009, the Honorable Ronald E. Bookbinder, A.J.S.C.
signed an order, with the Township’s assent, requiring the Township to adopt and endorse its
amended Housing Element and Fair Share Plan and to file same with the Court no later than

February 1, 2010; and

WHEREAS, the November 9, 2009 order entered by Judge Bookbinder further provides
that, “[plursuant to the Order entered by Honorable John A. Sweeney, A.S.J.C. on February 22,
2008, the Township’s immunity from the filing of any Mount Laurel exclusionary zoning
lawsuits continues to remain valid and in force”; and

WHEREAS, on January 8, 2010, Judge Bookbinder signed an Order extending the filing
date of the Township’s amended Housing Element and Fair Share Plan to February, 3, 2010; and

WHEREAS, on February 1, 2010, Judge Bookbinder signed an Order extending the
filing date of the Township’s amended Housing Element and Fair Share Plan to February, 17,
2010; and

WHEREAS, the Township Council and the Planning Board have determined to approve
an amended Housing Element and Fair Share Plan consistent with COAH regulations adopted on
May 6, 2008 and subsequently amended and in conformance to the Orders signed by Judge
Bookbinder on November 9, 2009, January 8, 2010, and February 1, 2010; and

WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning
Board held a public hearing on the amended Housing Element and Fair Share Plan on January

21, 2010; and

WHEREAS, on that date, the Planning Board determined that the amended Housing
Element and Fair Share Plan was consistent with the goals and objectives of the Evesham
Township Master Plan, and that adoption and implementation of the amended Housing Element
and Fair Share Plan are in the public interest and protect public health and safety and promote
the general welfare; and

WHEREAS, a true copy of the resolution of the Planning Board adopting the amended
Housing Element and Fair Share Plan is attached pursuant to N.J.A.C. 5:96-2.2(a)2; and

WHEREAS, during the period in which the Township was abiding by Judge
Bookbinder’s Orders, a series of events occurred creating even more uncertainty in the Mount
Laurel arena than when Judge Sweeney decided to await the resolution of anticipated challenges
to COAH regulations on February 22, 2008; and

WHEREAS, more specifically, (i) on December 1, 2009, the Appellate Division heard
oral argument on 22 appeals challenging COAH regulations; (ii) on January 5, 2010, the newly






elected Governor’s transition team recommended several dramatic changes to the Mount Laurel
doctrine; and (iii) on January 19, 2010, Senator Lesniak introduced S-1, proposing a totally new
approach to the affordable housing policies of our state and an abolishment of COAH; and

WHEREAS, most significantly, Governor Christie signed an Executive Order on
February 9, 2010, incorporated hereto by reference, pursuant to which he noted the great
problems that COAH’s current regulations have created; indicated an intent to appoint a Task
Force to formulate recommendations for new laws; and imposed a 90-day moratorium directing
COAH to cease and desist from processing municipal petitions for substantive certifications for
that period of time; and

NOW THEREFORE BE IT RESOLVED by the Township Council of Evesham
Township as follows:

1. The Township hereby endorses the amended Housing Element and Fair Share
Plan as adopted by the Planning Board of the Township of Evesham on January
21, 2010.

2. The Township hereby authorizes and directs its professionals to file the amended

Housing Element and Fair Share Plan with the Court and the Special Master by
February 17, 2010 in accordance with the orders of the Court.

3. The Township authorizes its professionals to seek to maintain the temporary
immunity that currently exists in conjunction therewith, so that the Court can
review the plan, as may be amended to comply with any new laws, and so that the
Township can respond to any judicial concerns free from unnecessary litigation.

4, The Township acknowledges that the affordable housing plan is intended to be
flexible and permit the Township to amend the plan as the laws change and,
accordingly, the Township reserves such rights herein.

5. In view of the changes in the law that appear imminent, the Township authorizes
its professionals to ask the Court to manage the case so as to avoid the waste of
public resources.

Carmela Bonfrisco
Municipal Clerk

Date
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Appendix D

Updated Affordable Housing Development Fee Ordinance



TOWNSHIP OF EVESHAM
ORDINANCE NO. 6-5-2009

ORDINANCE AMENDING CHAPTER 161-3 OF THE CODE OF THE TOWNSHIP OF
EVESHAM ENTITLED “MANDATORY DEVELOPMENT FEES” AND REPEALING
CHAPTER 1614

WHEREAS, the regulations promulgated and adopted by the New Jersey Council on
Affordable Housing (“COAH”) pursuant to the Fair Housing Act heretofore permitted
municipalities to adopt Ordim_mces authorizing the collection of residential and nonresidential
affordable housing development fees; and

WHEREAS, Evesham Township adopted an Ordinance pertaining to “Mandatory
Development Fees” which was thereafter codified in Chapter 161-3 of the Evesham Township
Code; and

WHEREAS, COAH adopted new regulations for the third housing cycle on June 2, 2008
which permit municipalities to further amend their Ordinances to increase residential
development fees and the Legislature amended the Fair Housing Act on July 17, 2008 (P.L.
2008, c. 46, section 8; C. 52:27D-329.2) to implement uniform statewide nonresidential
development fees; and

WHEREAS, Evesham Township desires to repeal its prior *‘Development Fee
Ordinance” and replace it with a new Ordinance that is consistent with COAH’s third cycle rules

and the Statewide Non-Residential Development Fee Act in the recent amendments to the Fair

Housing Act.
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NOW, THEREFORE, BE IT ORDAINED by the Township Council of the Township

of Evesham that Chapter 161-3 of the Code of the Township of Evesham entitled “Mandatory

Development Fees” is hereby repealed and that the foowing new Chapter 161-3 entitled

“Affordable Housing Development Fees” be inserted in its place and stead:

SECTION 1. The following shall apply to the collection of Affordable Housing

Development Fees in the Township of Evesham.

1.

Purpose.

a)

b)

In Holmdel Builder’s Association v. Holmdel Township, 121 N.J. 550
(1990), the New Jersey Supreme Court determined that mandatory
development fees are authorized by the Fair Housing Act of 1985 (the
Act), N.J.S.A. 52:27d-301 et seq., and the State Constitution, subject to
the Council on Affordable Housing’s (COAH’s) adoption of rules.

Pursuant to P.L. 2008, ¢.46, section 8 (C. 52:27D-329.2) and the Statewide
Non-Residential Development Fee Act (C. 40:55D-8.1 through 8.7),
COAMH is authorized to adopt and promulgate regulations necessary for the
establishment, implementation, review, monitoring and enforcement of
municipal affordable housing trust funds and corresponding spending
plans. Municipalities that are under the jurisdiction of the Council or
court of competent jurisdiction and have a COAH-approved spending plan
may retain fees collected from non-residential development.

This ordinance establishes standards for the collection, maintenance, and
expenditure of development fees pursuant to COAH’s regulations and in
accordance P.L. 2008, c.46, Sections 8 and 32-38. Fees collected pursuant
to this ordinance shall be used for the sole purpose of providing low- and
moderate-income housing. This ordinance shall be interpreted within the
framework of COAH’s rules on development fees, codified at N.J.A.C.

5:97-8.

Basic requirements

a)

b)

This ordinance shall not be effective until approved by COAH pursuant to
N.J.A.C. 5:96-5.1.

The Township shall not spend development fees until COAH has
approved a plan for spending such fees in conformance with N.J.A.C.
5:97-8.10 and N.J.A.C. 5:96-5.3.
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3.

4.

Definitions

a) The following terms, as used in this ordinance, shall have the following
meanings:

i.

.

.

iv.

“Affordable housing development™ means a development
included in the Housing Element and Fair Share Plan, and
includes, but is not limited to, an inclusionary development, a
municipal construction project or a 100 percent affordable
development.

“COAH? or the “Council” means the New Jersey Council on
Affordable Housing established under the Act which has primary
jurisdiction for the administration of housing obligations in
accordance with sound regional planning consideration in the
State.

“Development fee” means money paid by a developer for the
improvement of property as permitted in N.J.A.C. 5:97-8.3.

“Developer” means the legal or beneficial owner or owners of a
lot or of any land proposed to be included in a proposed
development, including the holder of an option or contract to
purchase, or other person having an enforceable proprietary
interest in such land.

“Equalized assessed value” means the assessed value of a
property divided by the current average ratio of assessed to true
value for the municipality in which the property is situated, as
determined in accordance with sections 1, 5, and 6 of P.L.1973,
¢.123 (C.54:1-35a through C.54:1-35c).

“Green building strategies” means those strategies that minimize
the impact of development on the environment, and enhance the
health, safety and well-being of residents by producing durable,
low-maintenance, resource-efficient housing while making
optimum use of existing infrastructure and community services.

Residential Development fees.

a) Imposed fees

1.

Within all residential zoning districts, residential developers,
except for developers of the types of development specifically
exempted below, shall pay a fee of one and one half percent of the
equalized assessed value for residential development provided no
increased density is permitted.
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b)

ii.

When an increase in residential density pursuant to N.J.S.A.
40:55D-70d(5) (known as a “d” variance) has been permitted,
developers shall be required to pay a development fee of six
percent of the equalized assessed value for each additional unit that
may be realized. However, if the zoning on a site has changed
during the two-year period preceding the filing of such a variance
application, the base density for the purposes of calculating the
bonus development fee shall be the highest density permitted by
right during the two-year period preceding the filing of the
variance application.

Example: If an approval allows four units to be constructed on a
site that was zoned for two units, the fees could equal one percent
of the equalized assessed value on the first two units; and the
specified higher percentage up to six percent of the equalized
assessed value for the two additional units, provided zoning on the
site has not changed during the two-year period preceding the
filing of such a variance application.

Eligible exactions, ineligible exactions and exemptions for residential

i.

il

1.

iv.

“development

Affordable housing developments and developments where the
developer has made a payment in lieu of on-site construction of
affordable units shall be exempt from development fees.

Developments that have received preliminary or final site plan
approval prior to the adoption of a municipal development fee
ordinance shall be exempt from development fees, unless the
developer secks a substantial change in the approval. Where a site
plan approval does not apply, a zoning and/or building permit shall
be synonymous with preliminary or final site plan approval for this
purpose. The fee percentage shall be vested on the date that the
building permit is issued.

Development fees shall be imposed and collected when an existing
structure undergoes a change to a more intense use, is demolished
and replaced, or is expanded, if the expansion is not otherwise
exempt from the development fee requirement. The development
fee shall be calculated on the increase in the equalized assessed
value of the improved structure.

Developers of residential structures demolished and replaced as a
result of fire damage, flood or similar natural disaster, shall be
exempt from paying a development fee.
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5.

Non-residential Development fees

a)

b)

Imposed fees

1.

ii.

1.

Within all zoning districts, non-residential developers, except for
developers of the types of development specifically exempted,
shall pay a fee equal to two and one-half (2.5) percent of the
equalized assessed value of the land and improvements, for all new
non-residential construction on an unimproved lot or lots.

Non-residential developers, except for developers of the types of
development specifically exempted, shall also pay a fee equal to
two and one-half (2.5) percent of the increase in equalized assessed
value resulting from any additions to existing structures to be used
for non-residential purposes.

Development fees shall be imposed and collected when an existing
structure is demolished and replaced. The development fee of two
and a half percent (2.5%) shall be calculated on the difference
between the equalized assessed value of the pre-existing land and
improvement and the equalized assessed value of the newly
improved structure, i.e. land and improvement, at the time final
certificate of occupancy is issued. If the calculation required under
this section results in a negative number, the non-residential
development fee shall be zero.

Eligible exactions, ineligible exactions and exemptions for non-residential
development

iii.

iv.

The non-residential portion of a mixed-use inclusionary or market-
rate development shall be subject to the two and a half (2.5)
percent development fee, unless otherwise exempted below.

The 2.5 percent fee shall not apply to an increase in equalized
assessed value resulting from alterations, change in use within
existing footprint, reconstruction, renovations and repairs.

Non-residential developments shall be exempt from the payment of
non-residential development fees in accordance with the
exemptions required pursuant to P.L.2008, c.46, as specified in the
Form N-RDF “‘State of New Jersey Non-Residential Development
Certification/Exemption” Form. Any exemption claimed by a
developer shall be substantiated by that developer.

A developer of a non-residential development exempted from the
non-residential development fee pursuant to P.L.2008, c.46 shall
be subject to it at such time the basis for exemption no longer
applies, and shall make the payment of the non-residential
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development fee, in that event, within three years after that event
or after the issuance of the final certificate of occupancy of the
non-residential development, whichever is later.

v. If a property which was exempted from the'collection of a non-
residential development fee thereafter ceases to be exempt from
property taxation, the owner of the property shall remit the fees
required pursuant to this section within 45 days of the termination
of the property tax exemption. Unpaid non-residential
development fees under these circumstances may be enforceable
by the Township as a lien against the real property of the owner.

6. Collection procedures

a)

b)

d)

Upon the granting of a preliminary, final or other applicable approval, for
a development, the applicable approving authority shall direct its staff to
notify the construction official responsible for the issuance of a building
permit. For non-residential developments, the developer shall also be
provided with a copy of Form N-RDF “State of New Jersey Non-
Residential Development Certification/Exemption” and complete as per
the instructions provided.

For non-residential developments only, the developer shall also be
provided with a copy of Form N-RDF “State of New Jersey Non-
Residential Development Certification/Exemption” to be completed as per
the instructions provided. The Developer of a non-residential
development shall complete Form N-RDF as per the instructions provided.
The construction official shall verify the information submitted by the
non-residential developer as per the instructions provided in the Form N-
RDF. The Tax assessor shall verify exemptions and prepare estimated and
final assessments as per the instructions provided in Form N-RDF.

The construction official responsible for the issuance of a building permit
shall notify the local tax assessor of the issuance of the first building
permit for a development which is subject to a development fee.

Within 90 days of receipt of that notice, the municipal tax assessor, based
on the plans filed, shall provide an estimate of the equalized assessed
value of the development.

The construction official responsible for the issuance of a final certificate
of occupancy notifies the local assessor of any and all requests for the
scheduling of a final inspection on property which is subject to 2
development fee.

Within 10 business days of a request for the scheduling of a final
inspection, the municipal assessor shall confirm or modify the previously
estimated equalized assessed value of the improvements of the
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development; calculate the development fee; and thereafter notify the
developer of the amount of the fee.

g) Should the Township fail to determine or notify the developer of the
amount of the development fee within 10 business days of the request for
final inspection, the developer may estimate the amount due and pay that
estimated amount consistent with the dispute process set forth in
subsection b. of section 37 of P.L.2008, c.46 (C.40:55D-8.6).

h) Fifty percent of the development fee shall be collected at the time of
issuance of the building permit. The remaining portion shall be collected
at the issuance of the certificate of occupancy. The developer shall be
responsible for paying the difference between the fee calculated at
building permit and that determined at issuance of certificate of
occupancy.

i) Appeal of development fees

1) A developer may challenge residential development fees imposed
by filing a challenge with the County Board of Taxation. Pending
a review and determination b'y the Board, collected fees shall be
placed in an interest bearing escrow account by the Township.
Appeals from a determination of the Board may be made to the tax
court in accordance with the provisions of the State Tax Uniform
Procedure Law, R.S.54:48-1 et seq., within 90 days after the date
of such determination. Interest earned on amounts escrowed shall
be credited to the prevailing party.

2) A developer may challenge non-residential development fees
imposed by filing a challenge with the Director of the Division of
Taxation. Pending a review and determination by the Director,
which shall be made within 45 days of receipt of the challenge,
collected fees shall be placed in an interest bearing escrow account
by the Township. Appeals from a determination of the Director
may be made to the tax court in accordance with the provisions of
the State Tax Uniform Procedure Law, R.S.54:48-1 et seq., within
90 days after the date of such determination. Interest earned on
amounts escrowed shall be credited to the prevailing party.

7. Affordable Housing trust fund

a) There is hereby created a separate, interest-bearing housing trust fund to
be maintained by the Chief Financial Officer of the Township for the
purpose of depositing development fees collected from residential and
non-residential developers and proceeds from the sale of units with
extinguished controls.
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b)

d)

The following additional funds shall be deposited in the Affordable
Housing Trust Fund and shall at all times be identifiable by source and
amount:

1. payments in lieu of on-site construction of affordable units;

2. developer contributed funds to make ten percent (10%) of the
adaptable entrances in a townhouse or other multi-story attached
development accessible;

rental income from municipally operated units;

repayments from affordable housing program loans;

recapture funds;

proceeds from the sale of affordable units; and

any other funds collected in connection with the Township’s
affordable housing program. ‘

NowAeEwW

Within seven days from the opening of the trust fund account, the
Township shall provide COAH with written authorization, in the form of a
three-party escrow agreement between the municipality, the bank, and
COAH to permit COAH to direct the disbursement of the funds as
provided for in N.J.A.C. 5:97-8.13(b).

All interest accrued in the housing trust fund shall only be used on eligible
affordable housing activities approved by COAH.

8. Use of funds

a)

b)

The expenditure of all funds shall conform to a spending plan approved by
COAH. Funds deposited in the housing trust fund may be used for any
activity approved by COAH to address the Township’s fair share
obligation and may be set up as a grant or revolving loan program. Such
activities include, but are not limited to: preservation or purchase of
housing for the purpose of maintaining or implementing affordability
controls, rehabilitation, new construction of affordable housing units and
related costs, accessory apartment, market to affordable, or regional
housing partnership programs, conversion of existing non-residential
buildings to create new affordable units, green building strategies designed
to be cost saving and in accordance with accepted national or state
standards, purchase of land for affordable housing, improvement of land to
be used for affordable housing, extensions or improvements of roads and
infrastructure to affordable housing sites, financial assistance designed to
increase affordability, administration necessary for implementation of
Housing Element and Fair Share Plan, or any other activity as permitted
pursuant to N.J.A.C. 5:97-8.7 through 8.9 and specified in the approved
spending plan.

Funds shall not be expended to reimburse the Township for past housing
activities.
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¢) At least 30 percent of all development fees collected and interest earned
shall be used to provide affordability assistance to low- and moderate-
income households in affordable units included in the municipal Fair
Share Plan. One-third of the affordability assistance portion of
development fees collected shall be used to provide affordability
assistance to those households eaming 30% or less of median income by
region.

1. Affordability assistance programs may include down payment
assistance, security deposit assistance, low interest loans, rental
assistance, assistance with homeowners association or
condominium fees and special assessments, and assistance with
emergency repairs.

ii. Affordability assistance to households earning 30% or less of
median income may include buying down the cost of low or
moderate income units in the municipal Fair Share Plan to make
them affordable to households earning 30% or less of median
income. The use of development fees in this manner shall entitle
the Township to bonus credits pursuant to N.J.A.C. 5:97-3.7.

iii. Payments in lieu of constructing affordable units on site and funds
from the sale of units with extinguished controls shall be exempt
from the affordability assistance requirement.

d) The Township may contract with a private or public entity to administer
any part of its Housing Element and Fair Share Plan, including the
requirement for affordability assistance, in accordance with N.J.A.C. 5:96-

18.

e) No more than 20 percent of all revenues collected from development fees
may be expended on administration, including, but not limited to, salaries
and benefits for municipal employees or consultant fees necessary to
develop or implement a new construction program, a Housing Element
and Fair Share Plan, and/or an affirmative marketing program. In the case
of a rehabilitation program, no more than 20 percent of the revenues

collected from development fees shall be expended for such administrative
expenses. Administrative funds may be used for income qualification of
households, monitoring the turnover of sale and rental units, and
compliance with COAH’s monitoring requirements. Legal or other fees
related to litigation opposing affordable housing sites or objecting to the
Council’s regulations and/or action are not eligible uses of the affordable
housing trust fund.

9. Monitoring

a) The Township shall complete and return to COAH all monitoring forms
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10.

included in monitoring requirements related to the collection of
development fees from residential and non-residential developers,
payments in lieu of constructing affordable units on site, funds from the
sale of units with extinguished controls, barrier-free escrow funds, rental
income, repayments from affordable housing program loans, and any other
funds collected in connection with the Township’s housing program, as
well as to the expenditure of revenues and implementation of the plan
certified by COAH or approved by the court. All monitoring reports shall
be completed on forms designed by COAH.

Ongoing collection of fees

a)

The ability for the Township to impose, collect and expend development
fees shall expire with its substantive certification from COAH or judgment
of compliance from the court (as the case may be) unless the Township
has filed an adopted Housing Element and Fair Share Plan with COAH,
has petitioned for substantive certification or the entry of a judgment of
compliance from the court, and has received COAH’s approval of its
development fee ordinance. If the Township fails to renew its ability to
impose and collect development fees prior to the expiration of substantive
certification or its judgment of compliance, it may be subject to forfeiture
of any or all funds remaining within its municipal trust fund. Any funds
so forfeited shall be deposited into the “New Jersey Affordable Housing
Trust Fund” established pursuant to section 20 of P.L.1985, ¢.222
(C.52:27D-320). The Township shall not impose a residential
development fee on a development that receives preliminary or final site
plan approval after the expiration of its substantive certification or
judgment of compliance, nor shall the Township retroactively impose a
development fee on such a development. The Township shall not expend
development fees after the expiration of its substantive certification or

judgment of compliance.

SECTION 2. Chapter 161-4 entitled “Uniform Affordable Housing Production Based

Upon Growth Share” has been rendered moot by the amendments to the New Jersey Council on

Affordable Housing’s (“COAH’s”) third round rules which took effect on October 20, 2008 as

published at 40 N.J.R. 6054 [see N.J.LA.C. 5:97-1, et seq.]. As such, Chapter 161-4 of the

Evesham Township Code is hereby repealed.

SECTION 3. If any section, paragraph, subsection, clause or provision of this Ordinance

shall be adjudged by the Court to be invalid, such adjudication shall apply only to the section,
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paragraph, subsection, clause or provision so adjudged, and the remainder of this Ordinance shall

remain valid and in full force and effect.

SECTION 4. This Ordinance shall take effect upon final adoption and publication in

accordance with the law.

ROLL CALL VOTE —Upon Introduction __ 4/2.5/p 9
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included in monitoring requirements related to the collection of
development fees from residential and non-residential developers,
payments in lieu of constructing affordable units on site, funds from the
sale of units with extinguished controls, barrier-free escrow funds, rental
income, repayments from affordable housing program loans, and any other
funds collected in connection with the Township’s housing program, as
well as to the expenditure of revenues and implementation of the plan
certified by COAH or approved by the court. All monitoring reports shall

be completed on forms designed by COAH.

10.  Ongoing collection of fees

a) The ability for the Township to impose, collect and expend development
fees shall expire with its substantive certification from COAH or judgment
of compliance from the court (as the case may be) unless the Township
has filed an adopted Housing Element and Fair Share Plan with COAH,
has petitioned for substantive certification or the entry of a judgment of
compliance from the court, and has received COAH’s approval of its
development fee ordinance. If the Township fails to renew its ability to
impose and collect development fees prior to the expiration of substantive
certification or its judgment of compliance, it may be subject to forfeiture
of any or all funds remaining within its municipal trust fund. Any funds
so forfeited shall be deposited into the “New Jersey Affordable Housing
Trust Fund” established pursuant to section 20 of P.L.1985, ¢.222
(C.52:27D-320). The Township shall not impose a residential
development fee on a development that receives preliminary or final site
plan approval after the expiration of its substantive certification or
judgment of compliance, nor shall the Township retroactively impose a
development fee on such a development. The Township shall not expend
development fees after the expiration of its substantive certification or

judgment of compliance.

SECTION 2. Chapter 161-4 entitled “Uniform Affordable Housing Production Based
Upon Growth Share” has been rendered moot by the amendments to the New Jersey Council on
Affordable Housing’s (“COAH’s") third round rules which took effect on October 20, 2008 as

published at 40 N.J.R. 6054 [see N.J.A.C. 5:97-1, et seq.]. As such, Chapter 161-4 of the

Evesham Township Code is hereby repealed.

SECTION 3. If any section, paragraph, subsection, clause or provis{ion of this Ordinance

shall be adjudged by the Court to be invalid, such adjudication shall apply only to the section,
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paragraph, subsection, clause or provision so adjudged, and the remainder of this Ordinance shall

remain valid and in full force and effect.

SECTION 4. This Ordinance shall take effect upon final adoption and publication in

accordance with the law.
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Appendix E

COAH Resolution Approving Evesham Township’s Affordable Housing Development Fee
Ordinance



RESOLUTION RECOMMENDING APPROVAL OF A DEVELOPMENT FEE
ORDINANCE AMENDMENT EVESHAM TOWNSHIP/BURLINGTON COUNTY

WHEREAS, Evesham Township, Burlington County, has been under the jurisdiction of
the Superior Court of New Jersey since the first round, when the Township received a Final
Judgment of Compliance and Repose on October 13, 1993. At that time, the Court permitted the
Township to adopt an ordinance that complied with the Council on Affordable Housing’s
(COAH) development fee regulations. As a result, Evesham adopted Ordinance No. 40-8-94 on
August 16, 1994; and

WHEREAS, a second round Final Judgment was entered by the Court on November 18,
1999, which permitted the Township to continue to collect mandatory development fees.
Subsequently, Evesham amended its original development fee ordinance on November 20, 2001,

with the adoption of Ordinance No. 29-10-2001; and

WHEREAS, neither the original development fee ordinance nor the amended ordinance

was reviewed or approved by COAH; and

WHEREAS, on March 2, 2005, the Court issued an order in response to Evesham
Township’s Complaint for Declaratory Judgment which, among other things, permitted the
Township to amend its development fee ordinance to come into conformity with COAH’s first

third round rules; and

WHEREAS, Evesham submitted a proposed amendment to its development fee
ordinance on July 19, 2005; and pursuant to the Court’s directive, COAH reviewed Evesham’s
development fee ordinance for consistency with COAH’s regulations and recommended

approval on August 31, 2005; and

WHEREAS, on January 25, 2007 the New Jersey Superior Court, Appellate Division, In
the Matter of the Adoption of N.J.A.C. 5:94 and 5:95 by the New Jersey Council on Affordable
Housing (and related cases), 390 N.J. Super. 1 (App. Div. 2007), affirmed in part, reversed in

part, and remanded portions of the rules back to the Council for rulemaking; and

WHEREAS, as a result of the Court decision, COAH proposed the repeal and
replacement of its initial third round methodology and rules, N.J.A.C. 5:94 and N.J.A.C. 5:95, in
the form of N.J.A.C. 5:96 and N.J.A.C. 5:97 and COAH’s new regulations became effective on
June 2, 2008; and



WHEREAS, COAH proposed additional amendments, which became effective on
October 20, 2008; and

WHEREAS, on February 22, 2008, the Court ordered extended the deadline indefinitely

for the Township to complete and submit its revised third round plan; and

WHEREAS, on December 19, 2008, Evesham Township submitted Resolution No. 322-
2008 requesting COAH’s approval of its proposed development fee ordinance. Since Evesham is
under the jurisdiction of the court, COAH’s review is in the form of a recommendation to the

Court (attached here as Exhibit A); and

WHEREAS, Evesham Township’s development fee ordinance proposes a residential

development fee of one and one-half percent (1.5%) of equalized assessed value; and

WHEREAS, if a ‘d’ variance is granted pursuant to N.J.S.A. 40:55D-70d(5), then the
additional residential units realized will incur a development fee of six percent (6.0%) on the
equalized assessed value; however, if the zoning on a site has changed during the two-year
period preceding the filing of the “d” variance application, the base density for the purpose of
calculating the development fee shall be the highest density permitted by right during the two-

year period preceding filing of the “d” variance application; and

WHEREAS, Evesham has exempted affordable housing developments and
developments where the developer has made a payment in lieu of on-site construction of
affordable units. Additionally, developments that have received preliminary or final approval
prior to the adoption of the development fee ordinance, unless the developer seeks a substantial
change in the approval and residential structures demolished and replaced as a result of fire

damage, flood or similar natural disaster are also exempt from paying development fees; and

WHEREAS, in accordance with P.L. 2008, C. 46, the ordinance proposes a non-
residential development fee of two and one-half percent (2.5%) of the equalized assessed value,
which fee also applies to the increase in the equalized assessed value of an existing structure that
is expanded or undergoes change to a more intense use and the replacement of a demolished
building. In the case of expansion or replacement, the fee is based on the difference in equalized
value of the pre-existing land and improvements and the equalized value of the newly improved

or replaced structure; and

WHEREAS, the ordinance subjects the non-residential portion of a mixed used



inclusionary or market-rate development to the two and a half (2.5%) percent fee. Developments
shall be exempt from development fees where there is an increase in EAV resulting from
alterations, change in use within existing footprint, reconstruction, renovations and repairs and
exemptions specified in the Form N-RDF “State of New Jersey Non-Residential Development

Certification/Exemption” Form; and

WHEREAS, fifty percent of the development fees shall be collected at the time of
issuance of building permit and the remaining portion shall be collected at the issuance of a

certificate of occupancy; and

WHEREAS, development fees that are contested will be placed in an interest bearing
escrow account by the Township, and any part of fees returned to a developer will include

interest accrued on the returned amount; and

WHEREAS, the ordinance establishes a separate interest bearing housing trust fund for

the purpose of depositing development fees collected in accordance with the ordinance; and

WHEREAS, Evesham has executed a three-party escrow agreement among the
Township, TD Bank (formerly Commerce Bank) and COAH; and

WHEREAS, the expenditure of funds must be consistent with a spending plan to be
approved by COAH, and in case of non-conformance with COAH’s rules, COAH may direct the

manner in which the housing trust fund shall be expended; and

WHEREAS, at least thirty percent of the development fees collected and interest earned
shall be used for affordability assistance to low-and moderate-income households in affordable

units included in the Township’s Fair Share Plan; and

WHEREAS, one-third of the affordability assistance portion of development fees
collected shall be used to provide affordability assistance to those households earning thirty

percent or less of median income by region; and

WHEREAS, COAH has reviewed the development fee ordinance amendment for
compliance with N.J.A.C. 5:97-8 and has determined that the ordinance amendment complies
with all the requirements set forth in these sections, as set forth in the COAH report dated March
18, 2009 (attached herewith as Exhibit B).

NOW THEREFORE BE IT RESOLVED that COAH hereby recommends to the Court



approval of Evesham Township’s development fee ordinance amendment; and

BE IT FURTHER RESOLVED that Evesham shall file the adopted ordinance with
COAH within seven days of adoption; and

BE IT FURTHER RESOLVED that the approval of this ordinance permits Evesham to
impose and collect development fees at the higher percentages permitted pursuant to N.J.A.C.
5:97-8.3(c.) and continue to collect fees as required pursuant to P.L.2008, c.46 (C. 52:27D-
329.2) and (C. 40:55D-8.1 through 8.7); however, the Township shall not expend development
fees and housing trust funds without COAH’s approval of a spending plan prior to the

Township’s receipt of a third round Judgment of Compliance; and

BE IT FURTHER RESOLVED that in the event the Township fails to obtain a
Judgment of Compliance, the Judgment of Compliance expires or its Judgment of Compliance is

revoked, the development fee ordinance shall be null and void.
Date: March 26, 2009

MMM

Lucy Vandenberg, Executive Director Council on Affordable Housing
0313 dev fee ord res



Appendix F

DRAFT SPENDING PLAN
and
DRAFT RESOLUTION OF THE TOWNSHIP COUNCIL OF EVESHAM TOWNSHIP

REQUESTING REVIEW AND APPROVAL OF THE AFFORDABLE HOUSING TRUST FUND
SPENDING PLAN



Resolution

RESOLUTION OF THE TOWNSHIP COUNCIL OF EVESHAM TOWNSHIP
REQUESTING REVIEW AND APPROVAL OF THE AFFORDABLE HOUSING TRUST
FUND SPENDING PLAN

WHEREAS, the Governing Body of Evesham Township, Burlington County petitioned
the Superior Court of New Jersey for substantive certification and a Judgment of Compliance on
February 16, 2010; and

WHEREAS, Evesham Township's previous Spending Plan was approved by Judge
Bookbinder on January 11, 2002; and

WHEREAS, Evesham Township revised development fee ordinance and submitted
Ordinance 6-5-2009 to COAH for review and approval; and

WHEREAS, COAH approved Evesham Township’s development fee ordinance on
March 26, 2009; and

WHEREAS, the development fee ordinance establishes an affordable housing trust fund
that includes development fees, payments from developers in lieu of constructing affordable
units on-site, barrier free escrow funds, rental income, repayments from affordable housing
program loans, recapture funds, and proceeds from the sale of affordable units; and

WHEREAS, N.J.A.C. 5:97-8.1(d) requires a municipality with an affordable housing trust
fund to receive approval of a spending plan from COAH prior to spending any of the funds in its
housing trust fund; and

WHEREAS, N.J.A.C. 5:97-8.10 requires a spending plan to include the following:

1. A projection of revenues anticipated from imposing fees on development, based
on pending, approved and anticipated developments and historic development
activity;

2. A projection of revenues anticipated from other sources, including payments in lieu
of constructing affordable units on sites zoned for affordable housing, funds from
the sale of units with extinguished controls, proceeds from the sale of affordable
units, rental income, repayments from affordable housing program loans, and
interest earned;

3. A description of the administrative mechanism that the municipality will use to
collect and distribute revenues;

4. A description of the anticipated use of all affordable housing trust funds pursuant
to N.J.A.C. 5:97-8.7, 8.8, and 8.9,

5. A schedule for the expenditure of all affordable housing trust funds;



6. If applicable, a schedule for the creation or rehabilitation of housing units;

7. A pro-forma statement of the anticipated costs and revenues associated with the
development if the municipality envisions supporting or sponsoring public sector or
non-profit construction of housing; and

8. A plan to spend the trust fund balance as of July 17, 2008 within four years of the
Council’'s approval of the spending plan, or in accordance with an implementation
schedule approved by the Council;

9. A plan to spend and/or contractually commit all development fees and any
payments in lieu of construction within three years of the end of the calendar year
in which funds are collected, but no later than the end of third round substantive
certification period;

10. The manner through which the municipality will address any expected or
unexpected shortfall if the anticipated revenues from development fees are not
sufficient to implement the plan; and

11. A description of the anticipated use of excess affordable housing trust funds, in the
event more funds than anticipated are collected, or projected funds exceed the
amount necessary for satisfying the municipal affordable housing obligation.

WHEREAS, Evesham Township has prepared a spending plan consistent with N.J.A.C.
5:97-8.10 and P.L. 2008, c.46.

NOW THEREFORE BE IT RESOLVED that the Township Council of Evesham Township,
Burlington County requests that COAH review and approve Evesham Township’s spending
plan.

Carmela Bonfrisco
Municipal Clerk
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Draft Affordable Housing Ordinance
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AN ORDINANCE OF EVESHAM TOWNSHIP, BURLINGTON COUNTY, NJ TO ADDRESS
THE REQUIREMENTS OF THE COUNCIL ON AFFORDABLE HOUSING (COAH)
REGARDING COMPLIANCE WITH THE MUNICIPALITY’S PRIOR ROUND AND THIRD
ROUND AFFORDABLE HOUSING OBLIGATIONS

WHEREAS, .......

161-2 Requirements for Low and Moderate Income Housing
A. Affordable Housing Obligation

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

(2) The Evesham Township Planning Board has adopted a Housing Element and Fair
Share Plan pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-1, et seq. The
Fair Share Plan has been endorsed by the governing body. The Fair Share Plan
describes the ways Evesham Township shall address its fair share for low- and
moderate-income housing as determined by the Council on Affordable Housing (COAH)
and documented in the Housing Element.

3) This Ordinance implements and incorporates the Fair Share Plan and addresses the
requirements of N.J.A.C. 5:97, as may be amended and supplemented.

(4) Evesham Township shall file monitoring reports with COAH in accordance with N.J.A.C.
5:96, tracking the status of the implementation of the Housing Element and Fair Share
Plan. Any plan evaluation report of the Housing Element and Fair Share Plan and
monitoring prepared by COAH in accordance with N.J.A.C. 5:96 shall be available to the
public at the Evesham Township Municipal Building, Municipal Clerk’'s Office, 984
Tuckerton Road, Marlton, NJ 08053, or from COAH at 101 South Broad Street, Trenton,
New Jersey and on COAH’s website, www.nj.gov/dca/affiliates/coah.

B. Definitions
The following terms when used in this section 161-2 shall have the meanings given below:

“Accessory apartment” means a self-contained residential dwelling unit with a kitchen, sanitary
facilities, sleeping quarters and a private entrance, which is created within an existing home, or
through the conversion of an existing accessory structure on the same site, or by an addition to
an existing home or accessory building, or by the construction of a new accessory structure on
the same site.

“Act” means the Fair Housing Act of 1985, P.L. 1985, ¢. 222 (N.J.S.A. 52:27D-301 et seq.)

“Adaptable” means constructed in compliance with the technical design standards of the Barrier
Free Subcode, N.J.A.C. 5:23-7.

“Administrative agent” means the entity responsible for the administration of affordable units in



accordance with this ordinance, N.J.A.C. 5:96, N.J.A.C. 5:97 and N.J.A.C. 5:80-26.1 et seq.

“Affirmative marketing” means a regional marketing strategy designed to attract buyers and/or
renters of affordable units pursuant to N.J.A.C. 5:80-26.15.

“Affordability average” means the average percentage of median income at which restricted
units in an affordable housing development are affordable to low- and moderate-income
households.

“Affordable” means, a sales price or rent within the means of a low- or moderate-income
household as defined in N.J.A.C. 5:97-9; in the case of an ownership unit, that the sales price
for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.6, as may be amended and
supplemented, and, in the case of a rental unit, that the rent for the unit conforms to the
standards set forth in N.J.A.C. 5:80-26.12, as may be amended and supplemented.

“Affordable development” means a housing development all or a portion of which consists of
restricted units.

“Affordable housing development” means a development included in the Housing Element and
Fair Share Plan, and includes, but is not limited to, an inclusionary development, a municipal
construction project or a 100 percent affordable development.

“Affordable housing program(s)’ means any mechanism in a municipal Fair Share Plan
prepared or implemented to address a municipality’s fair share obligation.

“Affordable unit” means a housing unit proposed or created pursuant to the Act, credited
pursuant to N.J.A.C. 5:97-4, and/or funded through an affordable housing trust fund.

“Agency” means the New Jersey Housing and Mortgage Finance Agency established by P.L.
1983, c. 530 (N.J.S.A. 55:14K-1, et seq.).

“Age-restricted unit” means a housing unit designed to meet the needs of, and exclusively for,
the residents of an age-restricted segment of the population such that: 1) all the residents of the
development where the unit is situated are 62 years or older; or 2) at least 80 percent of the
units are occupied by one person that is 55 years or older; or 3) the development has been
designated by the Secretary of the U.S. Department of Housing and Urban Development as
“housing for older persons” as defined in Section 807(b)(2) of the Fair Housing Act, 42 U.S.C. §
3607.

“Assisted living residence” means a facility licensed by the New Jersey Department of Health
and Senior Services to provide apartment-style housing and congregate dining and to assure
that assisted living services are available when needed for four or more adult persons unrelated
to the proprietor and that offers units containing, at a minimum, one unfumished room, a private
bathroom, a kitchenette and a lockable door on the unit entrance.

“Certified household” means a household that has been certified by an Administrative Agent as
a low-income household or moderate-income household.

“COAH" means the Council on Affordable Housing, which is in, but not of, the Department of
Community Affairs of the State of New Jersey, that was established under the New Jersey Fair
Housing Act (N.J.S.A. 52:27D-301 et seq.).

“DCA” means the State of New Jersey Department of Community Affairs.

“Deficient housing unit” means a housing unit with health and safety code violations that require
the repair or replacement of a major system. A major system includes weatherization, roofing,
plumbing (including wells), heating, electricity, sanitary plumbing (including septic systems),
lead paint abatement and/or load bearing structural systems.



“Developer” means any person, partnership, association, company or corporation that is the
legal or beneficial owner or owners of a lot or any land proposed to be included in a proposed
development including the holder of an option to contract or purchase, or other person having
an enforceable proprietary interest in such land.

“Development” means the division of a parcel of land into two or more parcels, the construction,
reconstruction, conversion, structural alteration, relocation, or enlargement of any use or change
in the use of any building or other structure, or of any mining, excavation or landfill, and any use
or change in the use of any building or other structure, or land or extension of use of land, for
which permission may be required pursuant to N.J.S.A. 40:55D-1 et seq.

“Inclusionary development” means a development containing both affordable units and market

rate units. This term includes, but is not necessarily limited to: new construction, the conversion
of a non-residential structure to residential and the creation of new affordable units through the

reconstruction of a vacant residential structure.

“Low-income household” means a household with a total gross annual household income equal
to 50 percent or less of the median household income.

“Low-income unit