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HOUSING ELEMENT

Introduction

The New Jersey Municipal Land Use Law, N.J.S.A. 40:55D-1 to -136 ("MLUL”) and the New
Jersey Fair Housing Act, N.J.S.A. 52:27D-30 | to -329 ("FHA”) require every municipal planning
board to adopt a Housing Plan Element to its Master Plan and further require the governing
body of each municipality to adopt a Fair Share Plan. More specifically, the FHA and MLUL
require municipalities to adopt a Housing Element that addresses the municipal present and
prospective housing needs, "with particular attention to low and moderate income housing."
Voorhees Township has prepared this Housing Plan Element and Fair Share Plan in response
to the New Jersey Supreme Court's March 2015 Decision on Fair Share Housing and at the
direction of the Camden County Court. This Housing Element and Fair Share Plan has been
prepared in accordance with the provisions of N.J.A.C. 5:93, as outlined in the 2015 Court's
decision, as well as the New Jersey Revised Statutes, Section 52:27D-310 (2024).

In accordance with the Fair Housing Act at N.J.S.A. 52:27D-310 (2024), a Housing Element shall

contain the following essential components:

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. Adetermination 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, as established pursuant to
section 3 of P.L.2024, c.2 (C.52:27D-304.1;
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f.

A consideration of the lands that are 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;
An analysis of the extent to which municipal ordinances and other local factors advance or
detract from the goal of preserving multigenerational family continuity as expressed in the
recommendations of the Multigenerational Family Housing Continuity Commission, adopted
pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, ¢.273 (C.52:27D-329.20);
For a municipality located within the jurisdiction of the Highlands Water Protection and Planning
Council, established pursuant to section 4 of P.L.2004, c.120 (C.13:20-4), an analysis of
compliance of the housing element with the Highlands Regional Master Plan of lands in the
Highlands Preservation Area, and lands in the Highlands Planning Area for Highlands-
conforming municipalities. This analysis shall include consideration of the municipality's most
recent Highlands Municipal Build Out Report, consideration of opportunities for redevelopment
of existing developed lands into inclusionary or 100 percent affordable housing, or both, and
opportunities for 100 percent affordable housing in both the Highlands Planning Area and
Highlands Preservation Area that are consistent with the Highlands regional master plan;

An analysis of consistency with the State Development and Redevelopment Plan, including
water, wastewater, stormwater, and multi-modal transportation based on guidance and

technical assistance from the State Planning Commission.

The preparation and submission of a Housing Element of a municipality's Master Plan, and a Fair Share

Plan, is the first major step in the process for petitioning the New Jersey Courts for substantive

certification.

Affordable Housing regulations define “Fair Share Plan” as follows:

“Fair Share Plan" means that plan or proposal, which is in a form that may readily be converted into an

ordinance, by which a municipality proposed to satisfy its obligation to create a realistic opportunity to

meet its fair share of low and moderate income housing needs of its region and which details the

affirmative measures the municipality proposes to undertake to achieve its fair share of low and

moderate income housing, as provided in sections 9 and 14 of the Act, addresses the development

regulations necessary to implement the housing element. and addresses the requirements of N.J.A.C.
5:93-7 through 11.
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This Housing Element and Fair Share Plan (“Plan”) satisfies all of the applicable requirements set forth
within the MLUL, the FHA, and N.J.A.C. 8:93. This Plan supersedes all previously adopted housing
plans. This Housing Plan Element and Fair Share Plan will address the Township’s obligations to
provide a realistic opportunity for the construction of low and moderate income housing in Township of
Voorhees. In addition, this plan will address, the cumulative obligation for the Township, including Prior
Round (Round | and Round 1), Third Round (Round Ill) and Fourth Round ( Round IV).
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Voorhees Township’s Compliance History

This section provides an overview, but by no means exhaustive chronology, of affordable housing
activity in the Township of Voorhees. On July 8, 1987, Voorhees Township filed a first round Housing
Plan Element and Fair Share Plan with the Council on Affordable Housing (COAH). This original plan
was updated and revised over the next six years and was ultimately granted substantive certification
from COAH on May 10, 1994. This gave Voorhees Township immunity from builder's remedy litigation
for the following six years until May 10, 2000.

Prior to the Township's immunity expiring, the Township filed a new Housing Plan Element and Fair
Share Plan with COAH on May 8, 2000. This plan addressed the cumulative Round | (1987-1993) and
Round 2 (1993-1999) obligations and the new Housing Plan Element and Fair Share Plan was granted
substantive certification from COAH on March 3, 2004. Once again this granted the Township immunity

for another six years until March 3, 2010.

In 2004, COAH introduced the growth share rules which required Voorhees Township to revise its
Second Round Housing Plan Element and Fair Share Plan. Therefore, in 2005 Voorhees prepared a
supplemental Fair Share Plan as part of its Master Plan Reexamination. This supplemental Fair Share
Plan resulted in the Township adopting a Mandatory Development Fee Ordinance on April 24, 2006 and
updating it on October 26, 2009. Ultimately, the Round Ill Housing Plan Element and Fair Share Plan
was adopted by the Planning Board on February 24, 2010, endorsed by the Voorhees Township
Committee on March 1, 2010, and petitioned COAH for Round Il substantive certification on March 2,
2010.

The Round Il Housing Plan Element and Fair Share Plan never received substantive certification due
to the invalidation of the growth share rules. However, the Township continued to provide affordable
housing in the absence of clear direction from COAH and the Courts. With the March 2015 Supreme
Court decision, known as the Mount Laurel IV decisions municipalities turned to the courts to seek a
declaratory judgement of their housing plans to determine whether they are meeting their constitutional
affordable housing obligation. On March 4, 2025, Township of Voorhees and Fair Share Housing Center
adopted the final amended Settlement Agreement for its third round Obligation ( Round IlI) for the period
1999 — 2025.

In March of 2024, P.L. 2024, c.2 was signed into law establishing new procedures for determining
statewide needs and municipal obligations for low and moderate income housing. This new law formally
abolished COAH and established a new “Program” for resolving affordable housing disputes, as well as
the authority to review and certify municipal fair share housing plans. The law required municipalities to

determine their own fair share obligations by applying the methodology of the Jacobsen decision in
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Mercer County as it related to the Third Round, and adopt a binding resolution setting those obligation
numbers. The law also provided revisions to the crediting structures for affordable units, with changes
to the types of affordable units that are permitted to be granted bonus credits. The law established

timelines for submission of documents to demonstrate compliance with the Fair Housing Act.

On January 27, 2025, pursuant to the new amendments to the Fair Housing Act, the Township adopted
Resolution # 80-25, calculating a present need obligation of 289 units, and a Fourth Round prospective
obligation of 206 units. Following this on February 28, 2025, Township filed an Amended Complaint for
Declaratory Relief pursuant to the Fair Housing Act, which calculated the Fourth Round prospective

obligation of 181 units.

This Housing Plan Element and Fair Share Plan has been prepared in accordance with the
requirements of P.L. 2024, c. 2, to satisfy the Township’s municipal obligation to provide for its fair share

of the regional need for low and moderate income housing for the Fourth Round period of 2025 — 2035.
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Analysis of Demographic, Housing and Employment Characteristics

a. Inventory of Housing Stock
Age of Housing Stock

The age of a community's housing stock is considered a means of determining its overall condition and
identifying housing units in need of rehabilitation, especially those units constructed 60 or more years
ago. Voorhees' housing stock has been evenly distributed or built between the last seven decades with
an average of 1,269 units built each decade. The majority of Voorhees's housing stock has been built

between 1970 and 1989. Overall, Voorhees’ housing stock is in good condition.

Table 1: Age of Housing Stock

Time of Construction [Number of Units|Percent of Units
Built 2020 or later 0 0%
Built 2010 to 2019 320 2.5%
Built 2000 to 2009 1,478 11.6%
Built 1990 to 1999 1,618 12.8%
Built 1980 to 1989 4,421 34.8%
Built 1970 to 1979 2,579 20.3%
Built 1960 to 1969 1,292 10.2%
Built 1950 to 1959 594 4.7%
Built 1940 to 1949 92 0.07%
Built 1939 or earlier 294 2.3%
Total 12,688 100.0%
Source: 2023 ACS 5-Year Estimates

Condition of Housing Stock

In addition to age, other factors are taken into consideration to determine the quality and
condition of a municipality's housing stock and whether units are substandard. 2023 ACS data
is used to estimate the number of substandard housing units in Voorhees using the following
factors

e Persons perroom is an index of overcrowding. If 1.01 or more people occupy one room,
then the unit is considered substandard

e The adequacy of plumbing facilities is used to determine if a unit is substandard.
Inadequate plumbing facilities are indicated by either a lack of exclusive use of

plumbing facilities or incomplete plumbing facilities.
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e The adequacy of kitchen facilities is also used to determine the quality of a unit and
determine if it is substandard. Inadequate kitchen facilities are marked by shared use of a

kitchen or the lack of a sink with piped water, a stove, or a refrigerator.

Using the above indicators, the table below shows the number of substandard occupied housing

units in the Township of Voorhees.

Table 2: Housing Characteristics

Total IPercentage
Number of Persons per Room
IMore than one [16 [0.13%
Plumbing Facilities
Occupied Units with Complete Plumbing|12,354 99.9%
Units Lacking Complete Plumbinglo 0.0%
Kitchen Equipment
Occupied Units with Complete Kitchen|12,194 98.7%
Lacking Complete Kitchen Facilities 166 1.3%
Total 12,360 100%
Source: 2023 ACS 5-Year Estimates

As indicated in the table above, Voorhees Township has a total of 188 deficient units by either
overcrowding or lack of adequate kitchen and/or plumbing facilities, assuming the same units are
not represented in more than one deficiency category. It is likely, however, that some units are
deficient due to overcrowding, and/or incomplete plumbing facilities, and/or incomplete kitchen
facilities, causing the total number of deficient units stated to significantly overestimate the actual
number of deficient units. Several expert reports have given Voorhees Township a rehabilitation
obligation of either 240 or 247. This obligation has been disputed by a survey and analysis within
Appendix A of this report which determines the Township's rehabilitation obligation to be 9 units.
This number was agreed to within the Final Amended Settlement Agreement, dated March 4, 2025,
between the Township and FSHC.

Purchase or Rental Value of Housing Stock

According to 2023 ACS 5-year estimates, the median value of housing sales in Voorhees was $390,600.
A majority of the owner-occupied housing stock was valued between $200,000 and $499,999. The
median value of housing sales in Camden County in 2023 was $202,900, which is marginally lower than
Voorhees's median housing value for owner-occupied units. A total of 4,444 occupied units were paying
rent with 86 not paying any rent. A majority of units paid between $1,500 and $1,999 for rents each
month. The following tables describe the value of owner- occupied and renter-occupied units in the
Township according to 2023 ACS data.
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Table 3: Value of Owner-Occupied Units Table 4: Cost of Rent in Voorhees Township
Value {$) Units [Percentage Value {$) Units [Percentage
Less than 50,000 (118 1.5% Less than 500 292 6.6%
50,000 - 99,999 52 0.7% 500 to 999 156 3.5%
100,000 -149,999 (308 3.9% 1,000 - 1,499 739 16.6%
150,000 - 199,999 450 5.7% 1,500 - 1,999 2,377 53.5%
200,000 - 299,999 [1,348 17.2% 2,000 - 2,499 624 14%
300,000 - 499,999 (3,432 43.8% 2,500 - 2,999 172 3.9%
500,000 - 999,999 2,084 26.6% 3,000 - more 84 1.9%
1,000,000 or more (38 0.5% No rent paid 86 0.1%

Total 7,830 100.0% Total 4,530 100.0%
Source: 2023 ACS 5-Year Estimates Source: 2023 ACS 5-Year Estimates

Occupancy Characteristics and Types of Housing Units

According to the 2023 ACS 5-year estimates, the Township of Voorhees had 12,360 occupied housing
units, with 63.3% being owner-occupied and 36.7% being renter-occupied. There were 328 vacant units
of the total 12,688 housing units in the Township of Voorhees. As depicted in Table 5 below, 51.7 percent
of the housing stock consists of single-family detached housing. The balance of housing within the

Township is comprised of 1-unit attached (10.3%) and multi-family units (38%).

Table 5: Housing Units

Units In Structure Number |Percent of Total Units
1 Unit, Detached 6,556 51.7%
1 Unit, Attached 1,308 10.3%
2 Units 168 1.3%
3 or 4 Units 330 2.6%
5 to 9 Units 896 7.1%
10 to 19 Units 1,363 10.7%
20 Units or more 2,061 16.2%
Mobile Home 0 0%
Boat, RV, Van, etc. 6 0.00%
Total 11,546 100%
Source: 2023 ACS 5-Year Estimates

Units Affordable to Low and Moderate Income Households

Low-income households are defined as households earning less than or equal to 50 percent of a
regional median income. Moderate-income households earn more than 50 percent of regional median

income, but less than 80 percent of regional median income.
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In addition, the Affordable Housing Professionals of New Jersey (AHPNJ) has developed a sliding scale
for income limits, which defines low- and moderate-income limits based on household size. AHPNJ has

determined separate incomes for households of one up to households of eight.

Similarly, housing units are to be priced to be affordable to households who could reasonably be
expected to live within the housing units. For example, the current AHPNJ regulations require that an

efficiency unit be affordable to a household of one, as shown below within Table 6, 2024 Income Limits

for Region 5.
Table 6: 2024 Income Limits for Region 5
1 Person 2 Person 3 Person 4 Person 5 Person
Moderate $64,232 $73,408 $82,584 $91,760 $99,101
Low $40,145 $45,880 $51,615 $57,350 $61,938
Very Low $24,087 $27,528 $30,969 $34,410 $37,163
Source: Affordable Housing Professionals of New Jersey (AHPNJ)

To be affordable, a household should not be paying more than 28% of its gross income on principal,
interest, taxes and insurance, after a minimum down payment of 5%. A rental unit is affordable if the

household is paying no more than 30% of its income on rent and utilities. The following tables display

how many owners and renters are paying more than 30% of gross income on mortgages or rent.

Table 7: Monthly Owner Cost as a Percentage of Household Income

Percentage of Income Number Percent of Total
Less than 20% 4,281 55.1%

20% to 24.9% 950 12.2%

25% t0 29.9% 683 8.8%

30% to 34.9% 358 4.6%

35% or more 1,499 19.3%

Total 7,771* 100%

Source: 2023 ACS 5-Year Estimates

*59 units not computed

Table 8: Gross Rent as a Percentage of Household Income

Percentage of Income Number Percent of Total
Less than 15% 310 7%

15% 1019 .9 % 440 10%

20% to 24.9% 582 13.2%

25% t0 29.9% 783 17.8%

30% to 34.9% 420 9.5%

35% or more 1,868 42.4%

Total 4,403 100%

Source: 2023 ACS 5-Year Estimates

*127 units not computed
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b. Projected Housing Stock

According to the New Jersey Department of Community Affairs, Voorhees Township has issued building
permits for a total of 1,123 for single family housing units, two- to four-family housing units, and mixed
use housing units during the period from 2004-2023. Using New Jersey Department of Community
Affairs demolition data for the same period, the Township of Voorhees approved 67 demolition permits.
This brings the total number of housing units added between the year 2004 and 2023 to 1,056. The

building and demolition permit information is depicted within Table 9 below.

Table 9: Dwelling Units Permitted
Year Resiqential Building Reside'n'tial Total
Permits Issued Demolitions* Added
2004 116 3 113
2005 270 3 267
2006 75 9 66
2007 159 12 147
2008 243 1 242
2009 119 1 118
2010 3 2 1
2011 3 5 -2
2012 2 1 1
2013 9 2 7
2014 21 6 15
2015 19 2 17
2016 19 1 18
2017 5 4 1
2018 7 5 2
2019 3 0 3
2020 2 2 0
2021 26 0 26
2022 9 2 7
2023 13 6 7
Total 1,422 62 1,360
Source: Building Permit and Demolition data obtained from the New Jersey Department of Community Affairs,
Division of Codes and Standards website: Accessed March 24. 2025.
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c. Municipality’s Demographic Characteristics

As depicted in Table 10 below, the population of Voorhees Township grew steadily from 1950 to 1990,
with its greatest percent change of 107.9 percent occurring during the period between 1970 and 1980.
The U.S. Census data demonstrates that the Township's population for the year 2010 was 29,131. The
Delaware Valley Regional Planning Commission (DVRPC) conducted population projections for its
jurisdiction which included Voorhees Township. The projections were calculated and estimated in
in 2015 is 29, 206. The
projections show that the Township will keep growing through 2040. DVRPC's projections show a

January 2012. The projected population for the Township of Voorhees

population percent change of 5.5% between 2010 and 2040. Population density is a measure of the
number of people residing within a given land area. As the table shows, Voorhees is of high density
given the amount of land area the Township occupies. The table below displays Voorhees Township's

population characteristics and projections.

Table 10: Voorhees Township Population Characteristics 1930-2040 (Projected)
Year Population Percent Change Population Density*
1930 1,405 - 120.7

1940 1,450 3.2% 124.6

1950 1,823 25.7% 156.6

1960 3,784 107.6% 325.1

1970 6,214 64.2% 533.8

1980 12,919 107.9% 1,109.9

1990 24,559 90.1% 2,109.9

2000 28,126 14.5% 2,416.3

2010 29,131 3.6% 2,502.7

2020 31,069 1% 2,669.2

2030** 31,202 1% 2,680.6

2040** 31,375 1% 2,695.4

* Population Density, displayed as residents per square mile

** Population Projections from Delaware Valley Regional Planning Commission
Sources: U.S. Census Bureau & Delaware Valley Regional Planning Commission

As illustrated in Table 11, the age cohort breakdown of Voorhees Township is quite similar to Camden

County. In addition, Voorhees residents have a higher median age than that of Camden County. A

breakdown of population by age for the Township and the County is provided below:
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Table 11: Population Comparison by Age

Age (in years) Voorhees Township [Camden County
Under 5 3.8% 6.0%
510 9 7.4% 6.4%
10 to 14 6.0% 6.4%
1510 19 5.5% 6.2%
20 to 24 5.2% 5.8%
25 to 29 6.6% 6.6%
30 to 34 5.0% 7.1%
35 to 39 8.0% 7.0%
40 to 44 6.4% 6.4%
45 to 49 6.9% 6.1%
50 to 54 5.1% 6.5%
55 to 59 5.5% 6.7%
60 to 64 6.5% 6.6%
65 to 69 7.1% 5.5%
70 to 74 5.8% 4.2%
7510 79 4.1% 2.9%
80 to 84 2.1% 1.8%
85 and over 2.9% 1.8%
Total 100.00% 100.00%
Median Age 43.5 38.8
Source: 2023 ACS 5-Year Estimates

As illustrated in Table 12 below, according to the 2023 ACS 5-Year Estimates, the median household
income in Voorhees Township was $112,606. This was more than median income for Camden County,
which was $83,763. A distribution of households by income for Voorhees Township and Camden County

is presented within Table 12, Households by Income (%) in 2014, below.

Table 12: Households by Income

Income ($) Voorhees Township Camden County
Less than $10,000 5.6% 5.2%
$10,000-$14,999 3.0% 3.6%
$15,000-$24,999 3.3% 6.1%
$25,000-$34,999 3.1% 6.3%
$35,000-$49,999 6.4% 8.7%
$50,000-$74,999 11.4% 14.2%
$75,000-$99,999 13.4% 12.4%
$100,000-$149,999 16.4% 19.0%
$150,000-$199,999 12.1% 10.9%
$200,000 or more 25.3% 13.6%
Median Household Income $112,606 $86,384
Source: 2023 ACS 5-Year Estimates
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As per 2023 ACS 5-Year Estimates, the average household size in Voorhees Township is 2.42 persons
per household. 12,360 individuals or 39.8% of the total population were householders. Of which, 8,098
individuals were a part of family households and 4,262 were part of non-family households. The

distribution of household types is illustrated within Table 13 below.

Table 13: Household Type Estimate
Total households 12,360
Family households (families) 8,098
Family households with own children under 18 years 3,509
Married couple family 6,658
|Married couple with own children under 18 years 2,801
|Ma|e householder, no spouse present 409
Male householder, no spouse present with own children under 18 years 215
Female householder, no spouse present 1,031
Female householder, no spouse present with own children under 18 years 493
Non-family households 4,262
Householder living alone 28.9%
Householder living alone, 65 years and over 12.8%
Source: 2023 ACS 5-Year Estimates

d. Employment Characteristics

The 2023 ACS 5-Year Estimates reports on work activity of residents 16 years and older. A total of
25,252 Voorhees Township residents were 16 years and older. As indicated in Table 14, only 6.0 percent

of workers are self-employed and most workers (80.5%) work within the private sector.

Table 14: Classification of Workers

Class Voorhees Township Percentage of Workers
Private Wage and Salary 12,190 80.5%

Government Workers 1,992 13.2%

Self Employed 910 6.0%

Unpaid Family Workers 43 0.3%

Total 15,135 100%

Source: 2023 ACS 5-Year Estimates

An analysis of the employees (over the age of 16) by the economic sector indicates that Voorhees
workers were involved in a broad array of economic sectors. As depicted in Table 15 below, the highest
concentration of workers at 30.1% of the total workforce was in Educational, Health, and Social
Services, which was followed by Professional, Scientific, Management, Administrative, and Waste

Management Services at 17.6% of the work force.
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Table 15: Workforce by Sector
Sector Number ofPercentage of
Employees |Workforce
Agriculture, Forestry, Fisheries & Mining 13 0.1%
Construction 695 4.6%
Manufacturing 898 5.9%
Wholesale Trade 405 2.7%
Retail Trade 1,649 10.9%
Transportation, Warehousing, and Ultilities 514 3.4%
Information 471 3.1%
Finance, Insurance & Real Estate 1,372 9.1%
Professional, Scientific, Management, Administrative, and Waste|2,657 17.6%
Educational, Health and Social Services 4,550 30.1%
Arts, Entertainment, Recreation, Accommodation and Food 851 5.6%
Other Services, except public administration 427 2.8%
Public Administration 633 4.2%
Source: 2023 ACS 5-Year Estimates

The workforce occupation characteristics in Voorhees Township were compared with that of Camden
County. As indicated in Table 16, the occupation characteristics of the Township's residents closely
compare with those of workers residing in the County. The Township maintained a higher percentage in
Professional, Scientific, Management, Administrative, and Waste Management Services than that at the
County level. The County, however, had a higher percentage of jobs in several industries. Both the

Township and County Occupational Characteristics are summarized within Table 16.

Table 16: Occupation Characteristics
Sector Voorhee_s Camden County
Township
Agriculture, Forestry, Fisheries & Mining 0.1% 0.3%
Construction 4.6% 6.0%
Manufacturing 5.9% 7.4%
\Wholesale Trade 2.7% 2.4%
Retail Trade 10.9% 12.7%
Transportation, Warehousing and Ultilities 3.4% 6.9%
Information 3.1% 1.8%
Finance, Insurance & Real Estate 9.1% 7.0%
Professional, Scientific, Management, Administrative and Wase|17.6% 12.7%
Educational, Health and Social Services 30.1% 26.0%
Arts, Entertainment, Recreation, Accommodation and Food[5.6% 7.6%
Other Services, except public administration 2.8% 4.4%
Public Administration 4.2% 4.9%
Source: 2023 ACS 5-Year Estimates
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In addition, to understand what implications this employment data has for the Township and understand
what the employment field and area trends are for Voorhees Township and Camden County, the New
Jersey Department of Labor (NJDOL) has prepared projections which analyze the expected increase
or decrease in a particular employment sector by the year 2032. Overall, occupations in Camden County
are expected to grow from 229,027 in 2022 to 236,591 in 2032. The county’s employment by industry

data has been summarized and is illustrated within Table 17.

Table 17: Camden County Projected Employment
2032 .
Industry 2022 BaseProjected LITRETE Outlook
mployment Emol t Class
ploymen
Government 12,095 11,376 -719 Declining
Other Services (except Government) 8,346 8,282 -64 Declining
Accommodation and Food Services 15,316 15,557 261 Stable
Arts, Entertainment, & Recreation 3,824 4,279 455 Growing
Health Care & Social Assistance 44,196 49,241 5,045 Growing
Educational Services 21,505 22,084 579 Stable
Administration & Sypport &. Waste17’197 17,764 567 Stable
Management & Remediation Services
Management of Companies & Enterprises 4,689 4.887 198 Stable
Profgssional, Scientific, & Technical12’219 11,892 307 Declining
Services
Real Estate & Rental & Leasing 2,866 2,843 -23 Declining
Finance & Insurance 5,408 5,125 -283 Declining
Information 1,552 1,287 -265 Declining
Transportation & Warehousing 9,153 10,210 1,057 Growing
Retail Trade 25,398 24,628 -770 Declining
\Wholesale Trade 7,826 8,632 806 Growing
Manufacturing 14,742 15,330 588 Stable
Construction 9,420 9,688 268 Stable
Utilities 354 347 -7 Declining
Total All Industries 229,027 236,591 7,564 Stable
Source: New Jersey Department of Labor, Industry Sector Information

As indicated above in Table 17, it is projected that in 2032 employment will remain relatively stable and,
overall, the economy will grow by 7,564 jobs. The “arts, entertainment, and recreation” and “healthcare
and social assistance” industries are anticipated to realize the largest growth increase during the 2022-
2023 period.

Voorhees Township Housing Element and Fair Share Plan June 2025



e. Fair Share determination and capacity to accommodate

For the Fourth Round, the Department of Community Affairs (DCA) has provided a non-binding report
on the calculations of regional need and municipal obligations. Supplemental to the DCA’s report, each
municipality shall determine its present and prospective fair share obligation in accordance with the
formulas established in sections 6 and 7 of P.L.2024, c.2 (C.52:27D-304.2 and C.52:27D-304.3) by
resolution, which shall describe the basis for the municipality’s determination and bind the municipality
to adopt a Housing Element and Fair Share Plan. The DCA'’s report determined that Voorhees Township

has a Fourth Round obligation of 206 units.

Following an in-depth examination of the Land Capacity Analysis performed by the DCA, Voorhees
Township argued that a reduction from 273.70 to 119.48 total developable acres was warranted due to
conditions which significantly restricted development. The justifications for those reductions ranged from
inaccessible interior lots, land contained within a Known Contaminated Site, and lands that have already
obtained approvals for development or are currently under construction. A copy of the Land Capacity
Analysis examination is included in the Appendices of this work. The reduction in the developable land

area resulted in a reduced obligation of 181 units.

f. Consideration of lands and existing structures for housing

A consideration of the lands that are most appropriate for the construction of low- and moderate-income
housing, the existing structures that may be most appropriate for conversion to, or rehabilitation for,
low- and moderate-income housing, as well as consideration of lands of developers who have
expressed a commitment to provide low- and moderate-income housing is required. The analysis
provided below directly addresses each of those three areas to provide a complete examination of

Voorhees’ developable or redevelopable land and existing structures.

Analysis of land available for low- and moderate-income development

A thorough investigation of potential developable land was completed while reviewing DCA’s Land
Capacity Analysis (LCA). Several of the shapes shown in the LCA are only a portion of an existing lot,
often at the rear of a property with no access to a right-of-way. Some of the properties included in the
LCA have never been developed due to the presence of extensive wetlands which make the majority
of those sites inaccessible. To clarify, the LCA eliminates the wetlands portions of the properties, so the
wetlands areas are not included in the DCA’s developable land calculations. However, the included
portions of those lots containing wetlands are often broken into small areas at the exteriors of the lots
(near the properties lines), making any development of those properties exceedingly challenging or

impossible due to wetlands regulations. While those remaining segments (shapes on the LCA) may not
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have any development restrictions placed directly on them, they are inaccessible and/or far too small
to yield any development due to the presence of wetlands which make the shapes discontinuous from

other portions of the lot or a right-of-way.

As stated previously, to Voorhees’ knowledge, there are 119.48 total developable acres throughout the
township. Few of the remaining undeveloped lots are larger than one acre, significantly limiting suitability
for multi-family housing development. Of the parcels publicly available for purchase as of May 14, 2025
on LoopNet.com, a commercial real estate website, only nine (9) sites which are not already approved

for development or currently being developed. Those sites are:

804 & 808 S Burnt Mill Road, two vacant parcels being sold together for a total of 1.1 acre listed for
$190,000. There is an existing bus stop located on the adjacent lot. This property could suit a small-

scale multi-family development, such as a triplex or similar development.

600 & 602 Centennial Blvd, two vacant parcels totaling 6.6-acres which are planned to be developed
as a 120-unit low- and moderate-income housing development. Credits for this property are to be

applied to Voorhees Township’s Fourth Round obligation.

710 Centennial Blvd, a vacant 3-acre parcel between Chelsea Place, an existing low- and moderate-
income housing development, and The Club market rate apartment complex. No price was listed for
this property. The site could suit an apartment complex similar to Chelsea Place’s size and layout. There
is an existing bus stop on the adjacent lot which could service this property, making it particularly well

suited for low- and moderate-income housing development.

800 & 802 Cooper Road, two vacant lots totaling 5-acres on wedge-shaped parcel at the corner of
Cooper Road and Centennial Blvd, listed for $1,250,000. This parcel fronts two busy county roadways
with the Animal Welfare Association’s site forming its only non-street-fronting property line. Due to its
odd shape limiting development potential, its significant exposure to two highly trafficked roadways with
speed limits of 40 and 45 MPH, and the fact that it is adjacent to an animal shelter, a use which our
residents often complain about as being too noisy, this site is not considered to be suitable for the

development of residential uses, including low- and moderate-income housing.

122 Route 73, a vacant 2.48-acre lot on a state highway which has received court-ordered development
approvals for the construction of a strip mall and is listed for $1,850,000. Due to the previous litigation
to secure development approvals from court after Voorhees denied the application (evidencing the
property owner’s strong desire to move forward with their commercial development), the listing price

making residential development infeasible, and its corner location on a highly-trafficked state highway
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with a 55 MPH speed limit and no public transit access, this site is not considered to be well suited for

residential uses, including low- and moderate-income housing.

214 Route 73, a vacant 30-acre parcel on a state highway with about half of its land area designated
by the NJ DEP as wetlands. No price was listed. Due to its location on a highly trafficked state highway
with a 55 MPH speed limit and no public transit access, limited development potential due to the
extensive presence of wetlands, and the fact that a proposed low- and moderate-income housing
development at 300 Route 73 (an adjacent lot) could not be constructed due to the wetlands area
covering a larger area than originally mapped, this site is not considered to be well suited for residential

uses, including low- and moderate-income housing.

250 Route 73, a vacant 1.05-acre parcel on a state highway listed for $448,700. Due to its location on
a highly trafficked state highway with a 55 MPH speed limit and limited public transit access, restricted
development potential due to the extensive presence of wetlands, and the fact that a proposed low- and
moderate-income housing development at 300 Route 73 (an adjacent lot) could not be constructed due
to the wetlands area covering a larger area than originally mapped, this site is not considered to be well

suited for low- and moderate-income housing.

110 Somerdale Road is a 0.77-acre lot containing the foundation of a former restaurant building and
its parking lot. The site is located between Osage Elementary School and the Regina Hill Center for
Counseling Support and Healing. The area contains a mix of uses including retail and car service shops,
a self-storage facility, and a residential subdivision known as Green Ridge. Across Somerdale Road lies
the Voorhees Town Center, where 110 low- and moderate-income units are to be constructed as part of
the Town Center Redevelopment Plan. Due to the size of the lot and the intended construction of 100
low- and moderate-income units directly across the street, this site is not considered to be highly suitable

for the construction of low- and moderate-income housing.

10 W White Horse Road, a vacant L-shaped 0.88-acre lot which fronts on White Horse Road as well
as Burnt Mill Road and is listed for $395,000. Despite its frontage on two county roadways, this site is
located within a mostly residential area with existing bus stops, several restaurants and stores including
a “super” Wawa, and the Lindenwold PATCO rapid transit system within walking distance. This site is

considered to be well-suited for low- and moderate-income housing.

When searching for residentially-zone undeveloped parcels available for purchase as of May 15, 2025

on realtor.com, a residential real estate website, only four (4) lots populated. Those parcels were:

1100 Rural Ave, a mostly vacant 4.58-acre lot with some wetlands mapped along the rear property line,

listed for $1,000,000. This site is large enough to be suitable for multi-family development; however, it
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is located on a dead-end street with no access to public transportation. The Ashland PATCO station,
the nearest stop on the line, is just over one mile away. As a result, this parcel is not considered to be

well suited for low- and moderate-income housing.

400 Cooper Road, a vacant 1.69-acre wedge-shaped lot with a small amount of wetlands along the
rear property line, listed for $110,000. The immediate area is residential, with single-family dwelling
subdivisions dominating both sides of Cooper Road and a condominium development known as “The
Lakes at Alluvium” nearby. The nearest bus stop is located at the corner of Route 73 and Cooper Road,
almost a mile away from this site. Due to its lack of access to public transportation and the presence of

mapped wetlands, this parcel is not considered to be well suited for low- and moderate-income housing.

323-1 Kresson-Gibbsboro Road, a vacant 1.19-acre lot that is part of an approved 5-lot single-family
cul-de-sac subdivision, listed for $350,000. This lot has limited access to public transportation with the
nearest bus stop located about a mile away at Virtua hospital. This parcel is not considered to be well

suited for low- and moderate-income housing.

1193 Kirkwood-Gibbsboro Road, a vacant 1.13-acre lot which DEP’s NJ-GeoWeb site shows as
almost entirely wetlands, listed for $299,000. As a result of the mapped wetlands covering the vast
majority of this property, this parcel is not considered to be well suited for low- and moderate-income

housing.

Analysis of sites with existing structures most appropriate for conversion to, or rehabilitation for, low-

and moderate-income housing

1202 Berlin Road is an 11,600 SF flex storage/warehouse and office building constructed in 1980 with
a detached garage located on a 1.5-acre site, listed for $1,499,000. The area consists of a wide array
of uses including residential, commercial shops, restaurants, and a dance school. It is considered well-
suited for the construction of low- and moderate-income housing, however, due to Victory Commons
being located directly across the street from this property, it is recommended that future low- and
moderate-income developments are located elsewhere in the township to ensure that affordable

housing units are spread throughout the community.

1213 Berlin Road is a 1.29-acre lot with a 1,054 SF one-story building located next to 1223 Berlin
Road, the site upon which Victory Commons is currently under construction. The site is located across
the street from the previously described site. It is considered well-suited for the construction of low- and
moderate-income housing, however, due to the size of the building located on the site, conversion is

not possible. Further, since Victory Commons is located directly next to this property, it is recommended
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that future low- and moderate-income developments are located elsewhere in the township to ensure

that affordable housing units are spread throughout the community.

332 S Burnt Mill Road is an existing 19,000 SF one-story warehouse/retail building constructed in 1966
and listed for $3,200,000. The site is located near the busy intersection of Burnt Mill and Somerdale
Roads in an area which contains mostly industrial and warehousing uses. There is, however, a Domino’s
Pizza at the corner mentioned and a strip mall of 9 small businesses within walking distance. The site

is considered well-suited for a conversion to low- and moderate-income housing.

201 Laurel Road is an existing 8-story office building proposing to convert the existing structure into
residential apartments. At the time of the last discussion, the developer proposed to construct 178
apartments within the building with 35 of those units available to low- and moderate-income individuals
and families. This redevelopment project would result in the adaptive reuse of a vacant office building
located near the Voorhees Town Center. The property has the Camden County Library next door, and
restaurants and office buildings within walking distance. This site is considered well-suited for an

inclusive conversion to residential apartments.

1010 Old Egg Harbor Road is an existing 71,728 SF industrial building constructed in 1972 on a 5.27-
acre lot. The site is located on a dead-end street in a mixed use area consisting mostly of industrial and
residential properties. Due to the site’s isolated location, its only access being from a ~19 wide
uncurbed road located within the neighboring community of Gibbsboro, and the lack of access to public
transportation, this site is not considered to be suitable to low-and moderate-income housing

development.

401 White Horse Road is an existing 224,000 SF multi-tenant office building constructed in 1972 and
renovated in 2000. The site has been vacant for the past few years, except for a corner of the building
which has been occupied by a government office since 2025. The site is located on White Horse Road
with between professional offices, Kirkwood Park, and Kirkwood Forest, a Township-owned property
that is almost entirely covered in wetlands. Several restaurants and shops are also within walking

distance. This site is considered well-suited for a conversion to low- and moderate-income housing.

Consideration of lands of developers who have expressed a commitment to providing low- and
moderate-income housing

Voorhees Township has been approached by or otherwise been in contact with a few potential low- and
moderate-income housing developers. The Michaels Organization, who is currently constructing Victory
Commons at 1223 Berlin Road, has expressed sincere interest in developing a 120-unit low- and

moderate-income family rental community at 600 Centennial Blvd.
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The Walters Group has also been in contact with Voorhees Township. The Group is proposing a 60 unit
100% affordable housing development to be located along Laurel Oak in the existing shopping center.
The Township has received a Letter of Intent and is considering the site to be part of their Fair Share

Plan.

Voorhees has also received a letter from Richard J. Hoff, Jr, Esq. as representative for the owners of
several lots which make up the Kresson Golf Course. His letter expressed the owners’ interest in
constructing an inclusive development on their site at 298 Kresson Road. The DCA’s NJ-GeoWeb
mapping shows that the area around this site is largely wetlands, with the site itself containing Cedar
Lake, several streams connecting to other lakes, a tributary for the Barton Run stream, and connections
to the nearby Cooper River and its tributaries. Depending on how the development were laid out and
whether access to Virtua hospital’s loop road would be granted, the site could have access to public
transit via existing bus stops on Virtua’s campus. Aside from the bus stops located on the hospital’s
campus, there are no public transit options nearby. The property is located within a mostly residential
portion of the township with no restaurants, grocery stores, or shops within half of a mile. As a result,

this parcel is not considered to be well suited for low- and moderate-income housing.

g. Analysis of the extent to which municipal ordinances and other local factors
advance or detract from the goal of preserving multigenerational family continuity
as expressed in the Multigenerational Family Housing Continuity Commission,
pursuant to paragraph 1 of subsection f. of section 1 of P.L.2021, c.273
(C.52:27D-329.20).

The Multigenerational Housing Continuity Commission was charged with preparing and adopting
recommendations on how governments, community organizations, private entities, and community
members may advance the goal of enabling senior citizens to reside at the home of their extended
families. As of the date of this Housing Plan, no recommendations have been adopted by the

Multigenerational Family Housing Continuity Commission in which to provide an analysis.

To address the overarching goal of the Commission, Voorhees Township does not prohibit
multigenerational family housing. Any residential property may add additional living space for use as an

“in-law suite.”
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h. Analysis of compliance with Highlands Regulations

Voorhees Township is not located within the jurisdiction of the Highlands Water Protection and/or

Planning Commission, therefore, this section is not applicable.

i. Analysis of consistency with the State Development and Redevelopment Plan,
including water, wastewater, stormwater, and multi-modal transportation

The State Development and Redevelopment Plan (SDRP) aims to:
1. promote economic growth that benefits all residents,
2. provide an adequate supply of housing for residents of all ages and incomes in communities of
their choosing,
enable economic opportunity through nation-leading infrastructure,
revitalize and recenter the state’s underutilized developed areas,
effectively address the adverse impacts of global climate change,
protect, maintain, and restore the state’s natural and water resources and ecosystems,

protect the environment; prevent and clean up pollution,
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protect, enhance, and improve access to areas with exceptional archeological, historic, cultural,
scenic, open space, and recreational value,
9. implement equitable planning practices to promote thriving communities for all, and

10. foster sound and integrated planning and implementation at all levels statewide.

Voorhees Township shares these goals and aims to improve the community by incorporating these
elements into all proposed development and redevelopment projects. Its Planner continues to review
and suggest updates to the Township’s Unified Land Development Ordinance to improve adaptability
and accomplish the goals set forth by the SDRP. Its Economic Development Director works with
businesses interested in locating within the township, finding solutions which enable their success while
adaptively reusing vacant commercial sites, thereby strengthening Voorhees’ tax base without creating
burdens or nuisances to existing residents and businesses. While Voorhees has been nearly built out
for several years, the Township’s housing supply continues to grow through the redevelopment of former

commercial sites and proposed reuse of existing commercial buildings.

Voorhees Township’s current housing supply is made up of a strong mix of residential housing types,
including everything from studio apartments to million dollar single-family dwellings, with a multitude of
senior and special needs assisted living facilities located throughout the township. Voorhees has
satisfied its previous round obligations through the construction of low- and moderate-income housing

developments including 100% affordable family, inclusive units created in compliance with set-aside
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requirements, age-restricted affordable housing developments, and assisted living facilities for
individuals with developmental disorders or brain injuries. While the Township currently offers a wide
array of housing opportunities for all income levels and does not prohibit or restrict multigenerational
housing, it could improve its practices to promote greater mixing of housing types. Further, Voorhees
should consider permitting higher density residential development near the Ashland and Lindenwold
PATCO Stations.

Voorhees continues to maintain and improve its public rights-of-way while adding sidewalks, bike lanes,
and curbing to many sections of the community. Its land use boards, Environmental Commission, and
Planner review all development and redevelopment plans to ensure that the most recent environmental
regulations are accounted for, and all development projects preserve the maximum amount of extant
natural landscaping and conditions on each site. This includes wetlands, buffer areas, floodplains,
stormwater considerations, and the presence of natural habitats for various species including those
classified as endangered. Voorhees strives to have sites containing hazardous conditions remediated,
with many of its former industrial sites being cleaned up over the past few years. The Township
continues to purchase both developed and undeveloped lands to preserve its natural resources and
improve public safety through better roadway connections and has continued to expand its sewer

service to provide more of its homes with public sewer connections.

Voorhees Township has pursued the redevelopment of its obsolete shopping mall center, formerly
known as Echelon Mall, for many years. During the first phase of the site’s redevelopment, it was
renamed Voorhees Town Center, and the Foster Square apartment complex with first floor retail and
restaurant tenants was constructed in the New Urbanist tradition. The first phase approved two
additional buildings which were never constructed. Current redevelopment plans for the site, which have
been approved through the Township Committee, include the construction of hundreds of residential
townhomes and apartments on the surface parking areas surrounding the mall structure. A parking
garage will be constructed as well, enabling mall visitors to access the site from that structure. The

designated redeveloper is currently in the process of obtaining funding for the redevelopment project.

Shifting focus from development and redevelopment to preservation, Voorhees Township was heavily
forested until its older sections were cleared to make way for homes, sawmills, and farms. It remained
mostly forests and farms until development boomed in the area in the 1960s and 70s. As a result,
Voorhees has few historic sites, with the Glendale Methodist Episcopal Church at 615 Berlin Road being
its only site on the National Register for Historic Places. Voorhees has no known archeological, cultural
(aside from the aforementioned church), or scenic sites, but maintains a number of public parks with

extensive recreational facilities and preserved open space areas which include open lands, waterways,
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and forests. Voorhees will continue to preserve its community amenities and natural resources to the

best of its ability.

Multi-modal transportation is a staple of Voorhees Township’s development. South Jersey historical
records show that Berlin Road and State Route 73 have been in use for hundreds of years, originally
carrying horses and wagons across the area. As development expanded beyond the two major
thoroughfares, public roadways were constructed to provide access to all lands within the municipality.
The township’s roadways are well maintained and provide ample options for personal vehicle access
as well as public transportation via the bus service provided by NJ Transit. Voorhees Township
maintains a Senior Citizen Program which provides free bus services from several locations throughout
the township. The service operates Monday through Thursday, transporting Voorhees residents of 50
years of age or greater from locations near their homes to retail stores, banks, and Voorhees’ Senior
Citizen Club. Finally, Voorhees’ Ashland Station provides access to the PATCO rapid transit system,
enabling riders to travel to and from Philadelphia and Atlantic City. The Township continues to seek

opportunities to encourage transit oriented redevelopment near Ashland Station.

Voorhees strives to uphold its reputation as a highly desirable community for residents, a welcoming
location for new and established businesses, and a place where natural resources are protected and

fostered through purposeful planning.
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FAIR SHARE PLAN

A. Fair Share Obligation Summary

The cumulative 1987-2035 affordable housing obligation for the Township was calculated based upon
the rehabilitation share, prior round obligation, Third Round obligation, and Fourth Round obligation.
Expert reports prepared by Dr. Kinsey and EConsult used N.J.A.C. 5:93 to calculate Voorhees
Township's previous fair share obligations with the final figures being agreed to by both Voorhees
Township and the Fair Share Housing Center. The Fourth Round obligation has been determined by
removing undevelopable land from the Department of Community Affair's (DCA) Land Capacity Factor.
The DCA’s original calculation yielded a Fourth Round obligation of 206 units. Following an in-depth
analysis of the parcels included in their review, the Township has requested a reduction of 25 units,
bringing the Fourth Round obligation to 181 units. Voorhees Township's affordable housing obligations

are summarized within Table 18 below.

Table 18: Cumulative 1987-2025 Affordable Housing Obligations

Type of Obligation Units
Rehabilitation Obligation 9

Prior Round Obligation (1987-1999) 456

Third Round Gap and Prospective Need (1999-2025) 510

Fourth Round Obligation (2025-2035) 181 (206)
Cumulative 1987-2025 Obligation 1,156 (1,181)

The following sections outline the Township's compliance with its Fair Share Obligation. Several
appendices are noted in the subsequent sections. Any proposed ordinance or resolution attached
hereto as an appendix may be subject to change in accordance with an approved Housing Plan Element

and Fair Share Plan, a Court order, or otherwise as required by law.

B. Rehabilitation Share

Previously, according to a report prepared by Dr. Kinsey, Voorhees Township had a rehabilitation share
of 247 units. The methodology used by Dr. Kinsey, which has been accepted by previous Mount Laurel
decisions, relies heavily upon Census data. It should be noted other expert reports have calculated a
similar rehabilitation share for Voorhees Township. A more thorough analysis was prepared by the
Township of Voorhees to confirm or adjust the pertinent Census data used to calculate a Municipal
Present Need. The Township's analysis found that its rehabilitation share should be adjusted to 9
deficient units based on the report's findings that Census data estimates of incomplete kitchen facilities

are much higher than reality. This higher and incorrect estimate of incomplete kitchen facilities
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erroneously skewed the Township's Present Need and therefore required an adjustment. The full
analysis can be found in Appendix E. The executed Final Amended Settlement Agreement between
Voorhees Township and the Fair Share Housing Center, dated March 4, 2025, affirmed a rehabilitation

share of 9 units.

The Township participates in Camden County Improvement Authority's Home Improvement and
Housing Rehabilitation Program. The Home Improvement Program is County wide and uses
Community Development Block Grant (CDBG) funds, HOME funds, and program income to rehabilitate
existing owner-occupied units. The Court requires a ten (10) year deed restriction and that an average
of $10,000 to be spent per unit. The funding for the rehabilitated units will come from the Township's
affordable housing trust fund. Funds will be transferred from the trust fund to the County for the
rehabilitation program. However, the Township will have to rehabilitate renter-occupied units through its
own program since the County program only rehabilitates owner- occupied units. Voorhees Township
will continue to rehabilitate units through the County's program and its own program until the entire
rehabilitation obligation is satisfied. Appendices include draft Developer Fee Spending Plan which
outlines how the Township's rehabilitation program and other affordable housing programs will be

funded and implemented.

C. Prior Round (Round | and Round II) (1987- 1999) Obligation

The 456 unit Prior Round Obligation for Voorhees Township has been met through inclusionary zoning
developments, special and supportive needs housing, and prior cycle credits that have all been
constructed and are currently occupied. All of these affordable housing projects, as shown in Table 19,
provide a total of 467 affordable housing credits which entirely satisfy the Township's prior round

obligation and contribute 11 credits towards its Third Round Obligation.

Bonus Credit Limitations

Per the requirements of N.J.A.C. 5:93, Voorhees Township must meet the following minimums and

maximums when addressing its prior round obligation.

Age-Restricted

In accordance with the Settlement Agreement, the Township agrees to comply with an age restricted
cap of 25% and to not request a waiver of that requirement. This shall be understood to mean that in
no circumstance may the municipality claim credit towards its fair share obligation for age restricted
units that exceed 25% of all units developed or planned to meet its cumulative prior round and third

round fair share obligation.
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25% ( 510+ 456) = 241

Per the agreement , Township of Voorhees can apply maximum of 241 credits for its age restricted
affordable housing. Township is applying 200 credits to its prior round and 41 credits to its third round

from the 267 units age restricted development known as Echelon Towers.

Rental Obligation and Rental Bonus Credits

Per N.J.A.C. 5:93-5.15, a municipality has an obligation to provide a realistic opportunity to construct
rental units. The following is the appropriate formula to determine the minimum number of rental units
Voorhees Township must provide as part of its overall obligation. 0.25(municipal pre-credited need -
prior cycle credits - impact of the 20 percent cap - the impact of the 1,000 unit limitation). Applying the

formula yields the following:
0.25%(456-0-0-0)=114

Voorhees Township must provide a minimum of 114 affordable rental units for the Prior Round
Obligation. The minimum of 114 affordable rental units also acts as the maximum number of rental
bonus credits Voorhees Township is eligible to put towards its Prior Round Obligation. -'A municipality
shall receive two units (2.0) of credit for rental units available to the public, but no rental bonuses shall
be granted for rental units in excess of the rental obligation. Voorhees Township will contribute 114
rental units, including 72 rental units in Chelsea Place, and 42 rental units in 3 Sheppard Ave. This
satisfies the Township's Prior Round rental obligation and allows 114 rental bonus credits to be
contributed towards the Prior Round Obligation. The following section outlines all inclusionary zoning

projects or credits for the prior round.
100% Affordable Development

Echelon Towers

Echelon Towers, previously called Echelon House, is an age-restricted rental complex located at 219
Laurel Road and is known as Block 150.02 Lot 1.03. The complex was funded through HUD's Section
202 program in the late 1970s and was first occupied in 1980. Echelon Towers has 267 units which are
all currently occupied. 200 credits from this development will be contributed towards the Township's
Prior Round Obligation with the balance of available age-restricted credits (41) being applied toward

the Third Round Obligation. The affordability controls for this development were extended through 2055.
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Inclusionary Project

Chelsea Place

Chelsea Place is an inclusionary development located adjacent to the Club at Main Street. The units of
Chelsea Place are on Chelsea Court just off Hermitage Drive which intersects Centennial Boulevard.
The tax lots of Chelsea Place are Block 2203 Lots 13.05 and 13.07 ( Block 213.01 Lot 91). Established
in 1998, there are 72 low- and moderate-income units consisting of two and three bedroom apartments.
The development is managed by AAH Management. All 72 units are affordable rentals, which allows
them to be credited towards the Prior Round Obligation and allows each unit to count as a rental bonus
credit. Therefore, Chelsea Place produces 144 affordable housing credits towards the Township's Prior

Round Obligation.
100% Affordable Housing

3 Sheppard Ave (Block 207 Lot 12)

Township of Voorhees has zoned this property for a 100% affordable housing development to be
developed with 60 multifamily units. Of the 60 units, 42 unit credits are applied to the Prior Round and
18 unit credits is applied to the Third Round. The units bedrooms and income distribution shall meet the
UHAC Requirement.

Site Suitability Analysis for AH-II Overlay Zone (Block 207, Lot 12; AKA 3 Sheppard Road)

(a) Sites designated to produce affordable housing shall be available, approvable, developable and

suitable, according to the following criteria:

1. The site has a clear title and is free of encumbrances which preclude development of affordable

housing;

To the extent known, this parcel does not possess any title encumbrances that would preclude the
development of affordable housing. The Township is the fee simple owner of the Site. The Township

has authorized Sheppard Road, LLC to be the Developer of the Project.

2. The site is adjacent to compatible land uses and has access to appropriate streets;

The adjacent parcels include The Malvern School daycare, a small one-story medical office building,
and the Animal Welfare Association, a no-kill shelter and low-cost animal clinic. On the other side of

Sheppard Road lies “Sheppard Office Park,” a 48-unit one-story professional office complex containing
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mostly medical practices. The subject site is within walking distance (less than one-quarter mile) of

Voorhees Township’s Connolly Park which lies just beyond Sheppard Office Park.

The property fronts on Sheppard Road and is located just ~300’ from Centennial Blvd, a collector road
which contains a mix of residential and non-residential uses. There is currently an NJ Transit sheltered
bus stop located at the nearby intersection of Centennial Blvd and Hermitage Drive and an uncovered

bus stop located at Cooper Road and East Red Oak Drive.

3. Adequate sewer and water capacity, as defined under N.J.A.C. 5:97-1.4, shall be available to the

site or the site is subject to a durational adjustment pursuant to N.J.A.C. 5:97-5.4; and

Voorhees Township currently services all adjacent properties with public sewer and can provide service
to this site as well. NJ American Water provides water to all properties in this area, and obtaining a

connection for this site is not expected to raise any concerns or issues.

4. The site can be developed consistently with the Residential Site Improvement Standards, N.J.A.C.
5:21, where applicable. Deviations from those standards are to be made in accordance with N.J.A.C.
5:21-3.

There appear to be no physical impediments or physical characteristics which would impede

development of the subject property in accordance with the Residential Site Improvement Standards.
The applicant has recently filed the application with Township of Voorhees Planning Board.
Special Needs/Supportive Housing

Guidance Center Group Home

The Guidance Center Group Home was occupied within the prior cycle period between April 1, 1980
and December 31, 1986. The Guidance Center Group Home contributes five (5) prior cycle credits to

the Township' s Prior Round Obligation. It is located at 204 Homer Avenue known as Block 11 Lot 9.

Judith Flicker House
The Judith Flicker House is located at 1001 Van Buren Road known as Block 150.02 Lot 3. The Judith

B. Flicker Center is owned and operated by Bancroft. It is a 100% affordable group home with 18 units
where adults with autism, acquired brain injuries, or other disabilities can live and be treated. Therefore,

all 18 units may be counted towards the Prior Round Obligation.
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Group Homes

Township of Voorhees 16 additional Group Home Credits for the four (4) group homes located within
the Township. Each of this Group Home is a four bedroom unit, apply 1 credit per bedroom. These are

Group Homes for the developmentally disabled individuals.

List of Group Homes
Name Credits
5 Lafayette Ave 4
6 Chandler Ave 4
904 Rural Ave 4
11 Eastwood Drive 4
16

Summary

The following table outlines Voorhees Township's Prior Round Obligation including which projects

contribute units and/or bonus credits.

Table 19: Voorhees Township Prior Round Obligation Compliance

Prior Round Total Obligation 456

Projects Credits |[Bonuses |Project Type

Echelon Towers (Block 150.02 Lot 1.03) 200 Senior Rental

Chelsea Place (Block 2203 Lots 13.05 and 13.07) 72 2 Family Rental

3 Sheppard Ave (Block 207 Lot 12) 42 42 [100% Affordable- Family

Rental

Special Needs Housing/Supportive Housing

Guidance Center Group Home -204 Homer Ave 5 Special Needs Housing
(Block 11 Lot 9)

Judith Flicker House (Bancroft) (Block 150.02 Lot 3) 18 Special Needs Housing
Archway -5 Lafayette Ave 4 Special Needs Housing
Camden County Arc — 6 Chandler 4 Special Needs Housing
Camden County Arc — 904 Rural Avenue 4 Special Needs Housing
QMANJ 11 Eastwood Drive 4 Special Needs Housing
Subtotal 353 114

Total Credits and Units 467

Surplus Credits 1
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D. Third Round 1999-2025 Obligation

As agreed in the Final Amended Settlement Agreement dated March 4, 2025, Voorhees Township has
a Third Round obligation of 510 units for the period from 1999 to 2025. This updated Third Round Need
shall include the Gap Period Present Need, which is a measure of households formed from 1999-2015
that need affordable housing, as recognized by the Supreme Court in In re Declaratory Judgement
Actions Filed by Various Municipalities, 227 N.J. 508 (2017).

Voorhees Township will satisfy its Third Round Obligation through 11 surplus units from the Prior Round,
existing inclusionary developments, existing group homes, and proposed affordable family
development. In total, Voorhees Township contributes 511 credits towards its Third Round Obligation.
This entirely satisfies the Third Round Obligation and creates a surplus of 1 affordable housing credits

that may be attributed to any future affordable housing obligation.

Bonus Credit Limitations

The following are Voorhees Township's Third Round Obligation minimums and maximums per the
requirements of N.J.A.C. 5:93.

Age-Restricted

In accordance with the Settlement Agreement, the Township agrees to comply with an age restricted
cap of 25% and to not request a waiver of that requirement. This shall be understood to mean that in
no circumstance may the municipality claim credit towards its fair share obligation for age restricted
units that exceed 25% of all units developed or planned to meet its cumulative prior round and third

round fair share obligation.
25% ( 510+ 456) = 241

Per the agreement , Township of Voorhees can apply maximum of 241 credits for its age restricted
affordable housing. Township is applying 200 credits to its prior round and 41 credits to its third round

from the 267 units age restricted development known as Echelon Towers.

Rental Obligation and Rental Bonus Credits
Per N.J.A.C. 5:93 -5.15 (d) and the Settlement Agreement at least 25% of the Third Round need

shall be met through rental units, including at least half in rental units available to families.

25% (510) = 128
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Of this minimum 64 rentals should be available to the families.

Township of Voorhees meets this requirement through providing 233 family rental units.

Family Units
Per the agreement at least half of the units addressing the Third Round Need in total must be available

to families.
50%( 510-128) = 191

Township of Voorhees meets this requirement by providing minimum 233 family units.
100% Affordable Development

Echelon Towers

Echelon Towers was previously described in the Prior Round Obligation section of this plan. As noted
in that section, the units within Echelon Towers have extended their affordability controls until the year
2055. Voorhees Township will apply the 41 credit balance for these age-restricted affordable units

towards its Third Round Obligation.
Inclusionary Development

Foster Square Apartments (Block 150.01 Lot 3)

PREIT Services, LLC is the redeveloper that constructed and redeveloped the Echelon Mall site Phase
| into the Voorhees Town Center. Included in this redevelopment was the construction of 400 market
rate units known as Foster Square Apartments. Twenty five (25) of these units are affordable rental units
for qualified low- and moderate-income households. These units are completed. This development
provides 23 bonus credits in addition to the 25 unit credits for a total of 48 credits toward Third Round

compliance.
Special Needs/Supportive Housing

Echelon Glen Group Home

Township of Voorhees is seeking 5 credits for the 5 one bedroom supervised apartment. These
apartments are located along Bibbs Road identified as 1124 Bibbs Road Apt #2, 1132 Bibbs Road Apt#
3, 1144 Bibbs Road Apt# 3, 1158 Bibbs Road Apt# 2, 308 Echelon Road Apt# 3.
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Oaks Integrated Care Group Homes

Township of Voorhees is seeking 26 credits from the group homes noted below:

List of Group Homes

Name Credits
102 Lucas Lane
108 Lucas Lane
306 Lucas Lane
1506 Lucas Lane
606 Britton Place
1402 Roberts Way
1501 Britton Place
1505 Britton Place
1506 Britton Place
2102 Sandra Road
213 Bergen Ave
133 Paradise Drive
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Bancroft Supervised Apartments

Bancroft is a leading regional nonprofit provider of programs an services for individuals with autism,

intellectual and developmental disabilities and those in need of neurological rehabilitation.

Bancroft has several apartments scattered throughout Township of Voorhees that are offered to these
individuals. Through the Settlement Agreement, Township was approved to take credits for existing units
owned and operated by Bancroft without the imposition of any deed restrictions, provided Bancroft
commits to make such units available to low or moderate income persons through Bancroft and the
Township agreement. A list of these units are provided in the appendices of this document. An

agreement shall be provided.
100% Affordable Development

1223 Berlin Road (Block 263 Lot 11)
This is a 100% Affordable Development that has received site plan approval in August 2019. The project

is currently under construction and is slated for completion in Summer 2025. The bedroom distribution

as well as income distribution shall all comply with the UHAC requirements.
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Inclusionary Development and 100% Affordable Development

Voorhees Town Center ( Block 150.01 Lot 1, 2, 5 and 5.01)

Voorhees Town Center is located in the north western portion of the Township in the Ecehlon
neighborhood. This Phase Il portion of the mall, comprising of the lots noted above, contains the Mall,
including several retail stores and the Township of Voorhees, municipal building. The site was
designated as Area in need of Redevelopment on May 14, 2018. A Redevelopment Plan for the site has
been adopted 2018 that permits mixed use including residential and commercial development. Currently
the Township is proposing an amendment to the Redevelopment Plan that would include 201 market

rate units and 50 affordable stacked townhome units and 60 100% affordable housing development.

Site Suitability Analysis for Amended Town Center Redevelopment Overlay Zone (Voorhees Town

Center)

(a) Sites designated to produce affordable housing shall be available, approvable, developable and

suitable, according to the following criteria:

1. The site has a clear title and is free of encumbrances which preclude development of affordable

housing;

To the extent known, this parcel does not possess any title encumbrances that would preclude the
development of affordable housing. It is owned in its entirety by a single owner and has been deemed
an Area in Need of Redevelopment. The Redevelopment Agreement names Hoboken Brownstone

Company as the redeveloper.
2. The site is adjacent to compatible land uses and has access to appropriate streets;

The subject parcels contain the Voorhees Town Center, a retail shopping center with extensive surface
parking. Adjacent to the mall parcel are several residential developments including Seaton Voorhees,
Echelon Tower, the Green Ridge subdivision, and the mixed use development known as Foster Square
Apartments. Adjacent non-residential uses include The Learning Experience daycare, the Camden
County Library, and several professional office buildings. Directly across Somerdale Road lies Osage
Elementary School, the Regina Hill Center for Counseling, Support, and Healing (operated by Center

for Family Services), a vehicle service center, and a Domino’s Pizza.

The site has frontages on two county roadways, Burnt Mill Road to the west and Somerdale Road to

the north. To the south, the property fronts on Laurel Road, which serves as a partial ring road around
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the mall site. In addition to the site’s street access, NJ Transit maintains five stops at the Voorhees Town

Center site.

3. Adequate sewer and water capacity, as defined under N.J.A.C. 5:97-1.4, shall be available to the

site or the site is subject to a durational adjustment pursuant to N.J.A.C. 5:97-5.4; and

Voorhees Township already provides the subject parcels with public sewer. NJ American Water already

provides water to these properties.

4. The site can be developed consistently with the Residential Site Improvement Standards, N.J.A.C.
5:21, where applicable. Deviations from those standards are to be made in accordance with N.J.A.C.
5:21-3.

There appear to be no physical impediments or physical characteristics which would impede
development of the subject property in accordance with the Residential Site Improvement Standards.
As mentioned, the site is currently developed with extensive surface parking. The parking areas provide

plenty of space for the construction of affordable units which will meet RSIS standards.
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Very Low Income

Voorhees Township has a Very Low Income (VLI) minimum obligation of 23 units. Through three (3)
planned developments, the Township will provide a total of 32 VLI units. This will be achieved by the
construction of 8 VLI units at 3 Sheppard Road, 10 VLI units at 1223 Berlin Road, and 14 VLI units as

part of the Voorhees Town Center redevelopment project.

Summary

Table 20 provides a summary of the Township’s Fair Share Plan to satisfy its Third Round Obligation.

Table 20: Voorhees Township Third Round Obligation Compliance

Third Round Total Obligation 511

Project Credits|Bonus |Project Type

Echelon Towers (Block 150.02 Lot 1.03) 41 Senior Rental

Echelon Glen Group Home (See description) 5 Supportive Needs
Oaks Integrated Group Home ( see description) 26 Supportive Needs
Bancroft Supervised Apartments ( see appendices) 67 Supportive Needs
Foster Square Apartments (Block 150.01 Lot 3) 25 23 100% Affordable Family
3 Sheppard Road ( Block 207 Lot 12) 18 100% Affordable Family
Victory Commons (1223 Berlin Rd) (Block 263 Lot 11) 80 80 100% Affordable Family
\Voorhees Town Center Inclusionary (150.01 Lot 1,2, 4 5) 50 Inclusionary

\\Voorhees Town Center 100% Affordable Block 150.01 Lots 1, 2,560 25 100% Affordable Family
5.01)

Total 372 128

Carryover credits from Prior Round 1

Total credits toward Third Round 511 One-unit surplus*

*One-unit surplus shall be eligible for future credits in a manner consistent with controlling law and jurisdiction pursuant to|
P.L. 2004, c.2, or any subsequent and controlling changes in law in the given Round.

Voorhees Township completely satisfies its Third Round Obligation for the 1999-2025 period. The
number of affordable housing credits provided exceeds the Township’s 1999-2025 Third Round
Obligation. This allows 1 affordable housing credit to be contributed to the subsequent affordable

housing cycle.
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E. Fourth Round 2025-2035 Obligation

As discussed above, Voorhees Township had an obligation of 510 units in the Third Round. Its plans
will result in the production of 511 total units for a surplus of 1 affordable housing credit to be applied to

the Fourth Round. In the Department of Community Affairs’ “Fair Share Housing Obligations for 2025-
2035 (Fourth Round),” issued in October 2024, they determined that Voorhees Township would have a
Fourth Round obligation of 206 units. As mentioned, following a parcel-by-parcel investigation of the
land included in the DCA’s Land Capacity Analysis, the Township Planner determined that the
developable land area should be reduced to 119.49 acres. That reduction in the developable land area

results in a reduced obligation of 181 units. .
The Township has a Fourth Round (2025 — 2035) Obligation of 181 affordable units.

The following minimum and maximum requirements must be met when addressing the Fourth Round

Obligation:

o Age-Restricted Units: A maximum of 30% of credits claimed by the may be age-restricted, or
senior housing units exclusive of bonus credits

o 30% x 181-45= 40
o A maximum of 40 units may be age-restricted senior housing units.

o Family Units: A minimum of 50% of credits to satisfy the Fourth shall be for units available to
families (non-age restricted or non-special needs housing), exclusive of bonus

o 50% x 181-45 = 68
o A minimum of 68 units must be family units.

¢ Rental Units: A minimum of 25% of credits claimed by the Township must be rental units, with
at least half of those rental units being available to families.

o 25% x181-45=34
o A minimum of 34 units must be rental units
o A minimum of 17 units must be family rental units.

e Bonus Credits: The Township may claim bonus credits for rental units at the following ratios,
with a maximum of 25% of the obligation being satisfied through bonus credits:

o A maximum of 45 bonus credits can be applied to the Fourth Round obligation.
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Fourth Round Compliance Mechanisms

600 Centennial Boulevard Redevelopment ( Block 213.01 Lots 95 and 96)

600 Centennial Boulevard is a planned affordable housing redevelopment project which will create 120
family units on what is currently Block 213.01, Lots 95 and 96. The site was previously used as a
RediMix concrete plant, but has been cleared of any contamination, as evidenced by the Unrestricted
Use, Entire Site, Industrial Site Recovery Act (ISRA), Response Action Outcome (RAO), issued by
Daniel D. Lawler, Licensed Site Remediation Professional # 1029695 on January 10, 2025. This site is

eligible for bonus credits since it involves the redevelopment of a formerly non-residential site.

The proposed affordable housing units will be constructed in six (6) 3-story buildings. Each building will
contain multiple bedroom configurations, ranging from 1- to 3-bedroom units. A stand-alone 1-story club

house will be built in the center of the site. A conceptual site plan showing the proposed layout and

location of each building is included below.

Site Suitability Analysis

Four categories of site suitability criteria were identified by the NJ Council on Affordable Housing
(COAH) as part of the prior round Rules. Those categories address a site’s availability, approvability,
developability, and suitability for the construction of affordable housing development. The two properties

selected for affordable housing development compared to the COAH site suitability standards, as
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follows: Sites designated to produce affordable housing shall be available, approvable, developable

and suitable, according to the following criteria:

1. The site has a clear title and is free of encumbrances precluding development of affordable

housing;

To the extent known, this parcel does not possess any title encumbrances that would preclude the

development of affordable housing. It is owned in its entirety by a single owner.
2. The site is adjacent to compatible land uses and has access to appropriate streets;

The adjacent parcels include a United States Postal Service building and a one-story medical office
called “Centennial Medical Center” to the south, single-family homes to the east, a self-storage building
to the north, and the Malvern School daycare and a small one-story medical office building to the west,
across Centennial Blvd. The subject site is also within walking distance (about 350 feet) from Voorhees

Township’s Connolly Park.

The property fronts on Centennial Blvd, a collector road which contains a mix of residential and non-
residential uses. There is currently an NJ Transit sheltered bus stop located at the nearby intersection
of Centennial Blvd and Hermitage Drive and an uncovered bus stop located at Cooper Road and East
Red Oak Drive.

3. Adequate sewer and water capacity, as defined under N.J.A.C. 5:97-1.4, shall be available to the site

or the site is subject to a durational adjustment pursuant to N.J.A.C. 5:97-5.4;

Voorhees Township currently services all adjacent properties with public sewer and can provide service
to this site as well. NJ American Water provides water to all properties in this area, and obtaining a

connection for this site is not expected to raise any concerns or issues.

4. The site can be developed consistently with the Residential Site Improvement Standards, N.J.A.C.
5:21, where applicable. Deviations from those standards are to be made in accordance with N.J.A.C.
5:21-3.

There appear to be no physical impediments or physical characteristics which would impede

development of the subject property in accordance with the Residential Site Improvement Standards.
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Laurel Oak Road Redevelopment (Block 198 Lot 7)

The Laurel Oak Road project will create 60 affordable family units on what is currently Block 198, Lot
7. A 3.5 ac * portion of this site located to the rear of the property, behind the AMC Cineplex building is

proposed to developed with a 100% affordable family rental development.

The existing parcel comprises multiple buildings and uses, most of which are located toward the “front”
of the property near the site’s Berlin Road frontage. These buildings and uses include a multi-tenant
strip mall containing retail, personal service, and restaurant tenants and two stand-alone restaurants. A
cineplex, known as the AMC Voorhees 16, stands near the middle of the site, essentially dividing it into
two sections with all commercial uses lying in front of it. Behind the cineplex, there is currently only an
overflow parking lot, detention and retention basins, and an undeveloped area which contains wetlands
and a wetlands transitions area. All existing commercial buildings and the known wetlands and wetland

transition areas will not be affected by this redevelopment.

The proposed affordable housing units would be constructed toward the rear of the property, behind the
cineplex near the Laurel Oak Road frontage. Most of the proposed 3-building redevelopment project
would be located within the footprint of the existing overflow parking area. Two of the buildings will
contain 24 affordable family units, while the third building will contain 12 affordable family units as well
as a community space, as shown in the plan below. As a result, this project will result in the creation of

60 new construction affordable units on a formerly commercial property.
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Site Suitability Analysis
(a) Sites designated to produce affordable housing shall be available, approvable, developable and

suitable, according to the following criteria:
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The site has a clear title and is free of encumbrances which preclude development of affordable

Housing;

To the extent known, this parcel does not possess any title encumbrances that would preclude the

development of affordable housing. It is owned in its entirety by a single owner.
2. The site is adjacent to compatible land uses and has access to appropriate streets;

The subject 29.75-acre parcel fronts on Laurel Oak Road, a winding municipal roadway which
terminates at Eastern Regional High School at one end and the Voorhees Town Center at the other.
The site currently contains a cineplex, two stand-alone restaurants, and a multi-tenant strip mall
providing additional restaurants, retail stores, and personal services. Working in a counterclockwise

fashion from the northwest corner of the site, the adjacent properties include:

Eagle Plaza, a large multi-tenant strip mall center anchored by an Acme Markets grocery store with
several retail establishments, restaurants, and personal service providers; Springhill Suites, a 3-star
hotel; Kingsway Learning Center, a special education school; A one-story professional office building
which is currently occupied by AAA Insurance Company; Flyers Training Center, a skating rink providing
public skating access, skating and hockey lessons, and a pro shop selling skating and hockey
equipment. This site is located across Laurel Oak Road; Comfort Inn & Suites, a 3-star hotel; CHOP
(The Children’s Hospital of Philadelphia) Specialty Care & Surgery Center; and Laurel Oak Corporate

Center, a professional office complex containing a mix of professional and medical office uses.

The surrounding uses are complimentary to residential use, providing an abundance of shopping
(including grocery shopping), entertainment, and restaurant options well within walking distance. The
site also has excellent roadway connectivity with access driveways on Laurel Oak Road, Voorhees
Drive, and Berlin Road, a 4-lane county highway. NJ Transit currently maintains four bus stops within a

half-mile range of the site, with the ability to connect to other stops in the surrounding area.

3. Adequate sewer and water capacity, as defined under N.J.A.C. 5:97-1.4, shall be available to thesite

or the site is subject to a durational adjustment pursuant to N.J.A.C. 5:97-5.4;

Voorhees Township already provides the subject parcel with public sewer. NJ American Water already

provides water to these properties.

4.The site can be developed consistently with the Residential Site Improvement Standards, N.J.A.C.
5:21, where applicable. Deviations from those standards are to be made in accordance with N.J.A.C.
5:21-3.
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There appear to be no physical impediments or physical characteristics which would impede

development of the subject property in accordance with the Residential Site Improvement Standards.

Table 21 provides a summary of the Township’s Fair Share Plan to satisfy its Fourth Round Obligation.

Table 21: Voorhees Township Fourth Round Obligation Compliance

Prior Round Total Obligation 510

Project Credits Bonuses Project Type

600 Centennial Blvd 120 45 100% Affordable Family
Laurel Oak Road Project 60 0 Inclusive

Total 180 45

Carryover credits from Third Round |1

Total credits toward Fourth Round 226 45 unit surplus

*Surplus shall be eligible for future credits in a manner consistent with controlling law and jurisdiction pursuant to
P.L. 2004, c.2, or any subsequent and controlling changes in law in the given Round.

Voorhees Township completely satisfies its Fourth Round Obligation for the 2025-2035 period through

two planned projects. The number of affordable housing credits provided exceeds the Township’s 2025-

2035 Fourth Round Obligation, enabling 45affordable housing credits to be contributed to the

subsequent affordable housing cycle.
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F. Summary of Cumulative Obligation

Table 22 outlines Voorhees Township’s Fair Share Plan compliance with all affordable housing

obligations between 1987 and 2025.

Table 22: Voorhees Township 1987-2025 Fair Share Plan Summary

Obligation Component Credits

\Compliance Mechanism

Present Need Obligation 9

Rehabilitation Programs, 2016-2025 9

\County & Township Rehabilitation Programs

Prior Round Obligation (1987-1999) (456

Echelon Towers 200 Age-Restricted Affordable

Guidance Center Group Home 5 Supportive Needs

Chelsea Place 144 Family Rental

Group Homes 16 Supportive Needs

Judith Flicker House (Bancroft) 18 100% Affordable & Supportive Needs
3 Sheppard Road 84 100% Affordable Family

Total Prior Round Credits Provided (467

11 Surplus Credits

Third Round Obligation (1999-2025) (510

Echelon Towers 41 Age-Restricted Affordable
Echelon Glen Group Home 5 Supportive Needs

Oak Integrated Group Homes 26 Supportive Needs
Bancroft Supervised Apartments 67 Supportive Needs

Foster Square Apartments 48 100% Affordable Family
Victory Commons (1223 Berlin Rd) 160 100% Affordable Family
3 Sheppard Road 18 100% Affordable Family
\Voorhees Town Center Inclusionary 50 100% Affordable Family
\VVoorhees Town Center 100% Affordable [85 Inclusionary

Prior Round Obligation Surplus 11 Applied carryover credits

Total Third Round Credits Provided (511

1 Surplus Credit

Fourth Round Obligation (2025-2035) |181

600 Centennial Blvd 165

100% Affordable Family

201 Laurel Road 60

100% Affordable Family

Total Fourth Round Credits Provided {225

45 Surplus Credits
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G. Housing Administration

Affordable Housing Ordinance

The Township Code at Chapter 153 and is compliant with all Fair Housing Act and Uniform Housing
Affordability Controls (UHAC) requirements.

e All new housing units will have a minimum of 50% of the units available to low income
households, with at least 13% of units being available to very-low-income households. No more
than 50% of housing units shall be made available to moderate income households.

¢ All new construction shall be adaptable in conformance with P.L.2005, c.350/N.J.S.A. 52:27D-
311a and -311b.

¢ All affordable units shall fully comply with UHAC.
¢ Ininclusionary developments, the affordable units shall be integrated with the market rate units.

e Construction of affordable units in inclusionary developments shall be phased in compliance
with N.J.A.C. 5:93-5.6(d).

o All affordable units shall be affirmatively marketed in accordance with UHAC and applicable
laws.

The Township’s code will be amended to require that all affordable units shall be subject to affordability

controls of at least 40 years from the initial date of occupancy for new construction.

Development Fee Ordinance

The Township’s current development fee ordinance at Section 153.028 requires that all new residential
construction make a contribution equal to 1.5 % of the equalized assessed value of the construction,
and all new non-residential construction provide a contribution of 2.5% of the equalized assessed value

of the construction, to the Township’s dedicated Affordable Housing Trust Fund.

Affordable Housing Trust Fund

The Township has a interest-bearing affordable housing trust fund in place, and consistent with the
updated development fee ordinance discussed above, will impose development fees on all applicable
residential and non-residential development, and said fees shall be deposited into the affordable

housing trust fund.

The Township will adopt by resolution an updated Spending Plan for the affordable housing trust fund.
The Spending Plan will provide an outline of how the Township intents to utilize these funds to further
the goals and mechanisms established in this Plan, and in accordance with prior COAH regulations
found at N.J.A.C. 5:97 et seq, and with the Fair Housing Act. This will include a summary of revenues

and expenditures to date from the affordable housing trust fund, identify mechanisms to collect

47|Page



revenues, project anticipated future revenues and interest, as well as outline all proposed spending
from the trust fund. Funds will be spent on appropriate housing activity, affordability assistance, and

administrative expenses consistent with applicable prior COAH regulations.

In the event that funding sources identified in the Spending Plan prove to be inadequate to complete
the affordable housing programs outlined in this Housing Plan, the Township shall provide sufficient
funding to address any such shortfalls.

Affordability Assistance Program

The Township will address the minimum affordability assistance requirements of the Affordable Housing
Trust Fund spending in accordance with an Affordability Assistance Program that it will be implemented,

consistent with the Settlement Agreement and the Spending Plan outlined above.
A draft Affordability Assistance Program Manual shall be provided.

Municipal Housing Liaison

The Township will appoint a municipal staff member as the designated Municipal Affordable Housing
Liaison, who will be responsible for overseeing all affordable housing regulations and corresponding

with administrative agent(s), the public, and all other related affordable housing professionals.

Affordable Housing Administrative Agent

The Township will ensure that all future projects are administered by a qualified affordable housing
professional and will appoint an Administrative Agent to administer all projects that do not have their

own administrative agent.

Pursuant to N.J.A.C. 5:80-26.15(f), the Township will adopt an updated Affirmative Marketing Plan to

ensure that all available affordable units are marketed to the appropriate populations.

Voorhees Township Housing Element and Fair Share Plan June 2025
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THE PLATT LAw GRoOUP, P.C.
40 Berlin Avenue
Voorhees, NJ 08084

THE PLATT LAW GROUP, P.C.

Stuart A. Platt, Esquire (#02803-1988)

40 Berlin Avenue

Voorhees, New Jersey 08084

Phone: (856) 784-8500

Attorneys for Petitioner, Township of Voorhees, Camden County

IN THE MATTER OF THE SUPERIOR COURT OF NEW JERSEY

TOWNSHIP OF VOORHEES, LAW DIVISION
CAMDEN COUNTY CAMDEN COUNTY

DOCKET NO.: CAM-L-000269-25
CIVIL ACTION

AMENDED COMPLAINT FOR
DECLARATORY RELIEF PURSUANT
TO THE FAIR HOUSING ACT, N.J.S.A.
52:27D-301 ET SEQ. AND THE MOUNT

LAUREL DOCTRINE

Petitioner, the Township of Voorhees (“Petitioner” or “Voorhees™), a municipal
corporation of the State of New Jersey with its principal place of business located at 2400
Voorhees Town Center, Voorhees, New Jersey 08043 in the County of Camden, by way
of Complaint for declaratory judgment pursuant to the Fair Housing Act, N.J.S.A
52:27D-301 et seq. and the Mount Laurel doctrine, states as follows:

BACKGROUND

1. Voorhees is a body corporate and politic organized under the laws of the State
of New Jersey.

2. The Mayor and Township Committee are the governing body of Voorhees and

are responsible, inter alia, to ensure that Voorhees takes the actions necessary to achieve
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THE PLATT LAw GROUP, P.C.
40 Berlin Avenue
Voorhees, NJ 08084

and maintain compliance with its obligations under the laws collectively known as the
“Mount Laurel doctrine.”
3. The Mount Laurel doctrine refers to the affordable housing laws of New Jersey

resulting from the landmark cases commonly referred to as “Mount Laurel I” (So.

Burlington County N.A.A.C.P. v. Tp. Of Mount Laurel, 67 N.J. 15 (1975), cert. denied,

423 U.S. 808, 96 S.Ct. 18, 46 L.Ed.2d 28 (1975)), “Mount Laurel IT” (So. Burlington

County N.A.A.C.P. v. Tp. Of Mount Laurel, 92 N.J. 158 (1983)), the New Jersey Fair

Housing Act or “FHA” (N.J.S.A. 52:27D-301 et. seq.) and related laws.

4. The Planning Board of Voorhees is a municipal agency responsible under the
Municipal Land Use Law, N.J.S.A. 40:55D-1 et. seq., (‘MLUL”), for formulating the
Housing Element of the Voorhees Master Plan in a manner that complies with its
obligations under the Mount Laurel doctrine.

5. Voorhees brings the within action seeking declaratory judgment pursuant to the
FHA and P.L. 2024, c.2 seeking a certification of compliance, repose and immunity from
exclusionary zoning lawsuits for its Fourth Round Mount Laurel affordable housing
obligation for a period of ten (10) years based upon its present need or rehabilitation
share of 289 units and its prospective need share of 181 units, as adjusted.

6. Jurisdiction propetly rests with the Superior Court, Law Division, Camden

County before the designated Mount Laurel Judge for Vicinage 4 pursuant to

Administrative Directive 14-24 of the Administrative Office of the Courts, dated

December 18, 2024.
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THE PLATT Law GROUP, P.C.
40 Berlin Avenue
Voorhees, NJ 08084

7. On January 27, 2025, the Township of Voorhees memorialized a Resolution
adopting its Fourth Round Fair Share Affordable Housing obligations and other actions.
(Exhibit “A”)

8. The Township of Voorhees’s Resolution has accepted the Fourth Round
Affordable Housing obligations as established by the FHA and the Department of
Community Affairs (“DCA”).

9. The Township’s Resolution stated that the Township of Voorhees’s Fourth
Round Affordable Housing Fair Share obligation is subject to vacant land adjustments
and other amendments as may be provided for by law and the Township reserved its right
to adjust its Fourth Round Affordable Housing Fair Share obligation accordingly.

10. The Township Affordable Housing Planner has reviewed the DCA’s
calculations in determining the Township of Voorhees’s land capacity factor and has
determined that the calculation of 273.6972643 acres of vacant and available land for
development should be reduced to 119.4839772 acres. See Land Capacity Analysis
attached hereto as Exhibit “B”.

11. Accordingly, the prospective need should be reduced by twenty-five (25) units
to 181 units.

12. Administrative Directive 14-24 provides that, “A municipality seeking a
certification of compliance with the FHA shall file an action in the form of a declaratory
judgment complaint and Civil Case Information Statement (“CIS”) in the County in

which the municipality is located.”
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THE PLATT Law GROUP, P.C.
40 Berlin Avenue
Voorhees, NJ 08084

13. The Township of Voorhees also seeks by way of this declaratory judgment
action voluntary admission into the Affordable Housing Dispute Resolution Program
(“Program™).

14. To the extent that the FHA and amendments thereto are construed or
interpreted differently then Administrative Directive 14-24, the Township of Voorhees
hereby reserves all of its rights and interests under the FHA and any amendments thereto
and this declaratory judgment action is being filed in accordance with Administrative
Directive 14-24 and voluntary admission into the Program.

WHEREFORE, Petitioner, the Township of Voorhees, respectfully requests that
the Court enter judgment as follows:

a. Voluntarily admitting the Township of Voorhees in the Program;

b. Declaring and establishing Voorhees’s Fourth Round Mount Laurel
Affordable Housing obligation as provided for in the FHA and any amendments thereto;

c. Upon the adoption and approval of the Township’s Housing Element and
Fair Share Plan and other requirements, granting Voorhees a Judgment of Fourth Round
compliance and repose, certification of compliance with the FHA and any amendments
thereto and granting immunity from exclusionary zoning lawsuits for its Fourth Round
Mount Laurel affordable housing obligations based upon its present need or rehabilitation
share of 289 units and its prospective need share of 181 units, as adjﬁsted, for the period

2025 to 2035; and
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d. Awarding such other and further relief as the Court may deem equitable

and just and necessary.

THE PLATT LAW GROUP, P.C.

By: /s/Stuart A. Platt
STUART A. PLATT, ESQUIRE

Dated: February 28. 2025

THE PLATT Law Group, P.C. 5
40 Berlin Avenue
Voorhees, NJ 08084




CAM-L-000269-25 02/28/2025 4:20:42 PM Pg 6 of 20 Trans ID: LCV2025495286

EXHIBIT “A”
THE PLATT Law GROUP, P.C. 6
40 Berlin Avenue
Voorhees, NJ 08084
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RESOLUTION NO. 80-25

ADOPTING ITS FOURTH ROUND FAIR SHARE AFFORDABLE ROUSING OBLIGATION
AND OTHER ACTIONS

WHEREAS, pursuant 10 the Fair Housing Act P.L. 2024, ¢.2, ("FHA") the State of New Jersey
adopted legislation addressing the Fourth Round of affordable housing for the period 2025 to 2035; and

WHEREAS, pursuant to the FHA, the Department of Community Affairs ("DCA”), published
Fourth Round preliminary obligations for each municipality in October of 2024; and

WHEREAS, the DCA calculaied the Township of Voorhees as having a present need or
rehabilitation share of 289 units and a prospective need share of 206 units for the Fourth Round; and

WHEREAS, pursuant to the FHA, every municipality in the State of New Jersey has an obligation
to adopt a binding resolution establishing its fair share affordable housing obligation for the Fourth Round
by January 31, 2025: and

WHEREAS, the Township's affordable housing professionals have reviewed the present need and
prospective share published by the DCA and have recommended that the Township adopt these amounts as
115 Fourth Round Fair Share obligation; and

WHEREAS. the Mayor and Township Committee have reviewed this mauer and agree 10 accept
the re:n)mmenda(ions of the Township's affordable housing professionals and take other necessary actions
in connection with the FHA

NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Township Commitiee of the
Township of Voorhees hereby establishes its Fourth Round Affordable Housing Fair Share obligation as a
present need or rehabilitation share of 289 units and a prospecuve need share of 206 units; and

BE IT FURTHER RESOLVED, thal the Township of Voorhees's Fourth Round Affordable
Housing Fair Share obligation 1s subject to vacani land adjustments and other amendments as may be
provided for by law and the Township hereby reserves its right to adjust us Fourth Round Affordable
Housing Fair Share obligation; accordingly; and

BE IT FURTHER RESOLVED, that the Township’s affordable housing attorney is hereby
authorized 1o file an action in the form of a declaratory judgment complaint and civil case information
statement within 48 hours after the adoption of this resolution; and

BE IT FURTHER RESOLVED, that the Township's affordable housing professionals shall
submit the Township of Voorhees into the DCA affordable housing dispute program and 1ake any other
action necessary to comply with the FHA and implement its Fourth Round Affordable Housing Fair Share

obligation inciuding, but not limited to defending any challenges to the Township's actions herein; and
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BE IT FURTHER RESOLVED, the Township also authorizes its affordable housing
professionals to prepare the appropriate Housing Element and Fair Share Plan as a component of the
Township’s Master Plan so that is filed with DCA on or before June 30, 2025; and

BE IT FURTHER RESOLVED, that a copy of this Resolution shall be submitted to the DCA and

posted on the Township website upon its adoption.

DATED: JANUARY 27, 2025 MOTION: MS NOCITO

AYES: 4 SECONDED: MR. PLATT =

-
NAYS: NONE APPROVED BY: W/ZZ&%’«W

Michael Mignogna. Muyo‘r/ f

ABSENT: MRS. FETBROYT

1. Dee Ober, Municipal Clerk of the Township of Voorhees, hereby certify the foregoing to be a true and
correct copy of a resolution adopted by the Mayor and Township Committee of the Township of
Voorhees at their meeting of January 27, 2025, held in the Municipal Building, 2400 Voorhees Town
Center. Voorhees, NI 08043

—

o -

YT R
Dee Ober, RMC
Township Clerk
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EXHIBIT "B”

L:\8509 - 12015 Supreme Court Decision\4th Round\Declaratory Judgment Action\Declaratory Judgment Complaint.doc

THE PLATT Law GRoUP, P.C. 7
40 Berlin Avenue
Voorhees, NJ 08084
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through existing properties, but municipal maps indicate that portion of "Cardinal Lane" is not even a paper street.)

2 |Analysis completed by Jaclyn Bradley, PP, AICP
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THE PLATT LAW GRGUP, P.C.
40 Bertin Avenue
Stratiord, NJ 08084

Stuart A. Platt, Esquire (#02803-1988)
THE PLATT LAW GROUP, P.C.

40 Berlin Avenue

Stratford, New Jersey 08084

Phone: (856) 784-8500

Attorneys for the Township of Voorhees

IN THE MATTER OF THE TOWNSHIP SUPERIOR COURT OF NEW JERSEY
OF VOORHEES, CAMDEN COUNTY CAMDEN COUNTY
LAW DIVISION
Docket No. CAM-L-2533-15
CIVIL ACTION

ORDER

This matter having been presented to the Court by Stuart A, Platt, Esquire of The
Platt Law Group, P.C., attorney for Declaratory Plaintiff, Township of Voorhees and
Ashley J. Lee, Esquire, attorney for Fair Share Housing Center (“FSHC”), with Jaclyn
Bradley, PP, AICP, appearing as the Township of Voorhees’s Affordable Housing
Planner; and

WHEREAS, on July 2, 2015, Declaratory Plaintiff, Township of Voorhees
(hereinafter “Township™) filed the within declaratory judgment action in accordance with

the New Jersey Supreme Court’s decision in In Re Adoption of N.J.A.C. 5:96 and 5:97

by NJ Council on Affordable Housing, 221 N.J. 1 (2015) (“Mount Laurel IV”) seeking a
Judgement of Compliance and Repose of its Third Round affordable housing obligations
through July 2025 (“DJ Action™); and

WHEREAS, the Court issued an Order for Temporary Immunity dated August
14, 2015 protecting the Township from all Mount Laurel lawsuits as the Township

proceeded through the process of obtaining a Judgement of Compliance and Repose; and
i
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THE PLATY LAW GROUP, P.C.
40 Berlin Avenua
Slratord, NJ 08084

WHEREAS, on July 21, 2021, the Court approved a formal Mediation
Agreement, dated April 26, 2021 which was executed by Adam Gordon, Esquire on
behalf of FSHC, by the Mayor of the Township and authorized by Township Committee,
attached hereto as Exhibit “A”; and

WHEREAS, FSHC having participated in the Township’s DJ Action; and FSHC
and the Township having considered various expert reports calculating the number of
affordable housing units required to satisfy the Township’s affordable housing obligation;
and the Township and FSHC having engaged in settlement discussions on the
Township’s preliminary compliance mechanisms to address the Township’s fair share
obligation and the parties thereafter having agreed upon a formal Amended Settlement
Agreement, dated March 4, 2025 (“Settlement Agreement” or “Agreement”) marked as
Exhibit “B” which was executed by Adam Gordon, Esquire on behalf of FSHC by the
Mayor of the Township as authorized by Township Committee; and

WHEREAS, the Mayor and Township Committee of the Township of Voorhees
approved the Agreement with FSHC at its public meeting of March 10, 2025; and

WHEREAS, the Court scheduled a Mount Laurel Fairness and Compliance
Hearing on May 7, 2025 to consider whether the terms of the Agreement are fair and
reasonable to low and moderate income households of the region; and

WHEREAS, the Township having provided adequate notice of the Faimess and
Compliance Hearing to the public, affordable housing advocates in the region and
interested parties; and the notice provided that objections to the Agreement were to be

filed with the Court and provided to the Township and FSHC on or before April 30,

2
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THE PLATT LAW GROUP, P.C.
40 Berin Avenus
Slratford, NJ 08084

2025; and no objections or comments to the Agreement having been filed in response to
the notice; and

WHEREAS, the Township’s Affordable Housing Planner having concluded that
the Agreement is fair and reasonable to the region’s low and moderate income
households; and the Affordable Housing Planner further recorrunended that the Court
approve the Agreement with suggested conditions; and FSHC having participated in the
Hearing and having expressly supported the Agreement as advancing the interest of the
region’s low and moderate income households; and

WHEREAS, the Court having accepted as evidence in the record the exhibits;_
and the Court having considered the documents in the record, as well as the testimony of
the Township’é Affordable Housing Planner; and, as a result of the foregoing, the Court
having made at the conclusion of the Hearing various findings of fact and determinations
of law as set forth on the record on May 7, 2025; and for further good cause appearing:

A
It is, on this }\

day of Wouia , 2025 ORDERED and
ADJUDGED as follows: ;
1. Pursuant to the standards articulated by Judge Skillman in Morris County

Fair Housing Council v. Boonton Borough, 197 N.J. Super. 359 (Law Div. 1984), and

further addressed by the Appellate Division in East/West Venture v. Bor. of Fort Lee,

286 N.J. Super. 311 (App. Div. 1996), the Court hereby accepts and approves the
Agreement (Exhibit “A”) and concludes that said Agreement is fair, reasonable and
adequately protects the interests of the region’s very low, low, and moderate income

persons,
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2. Within the next ninety (90) days (the “Compliance Period™), the Township
shall satisfy the requirements set forth in the Agreement and take the necessary steps to
create a realistic opportunity for its fair share of affordable housing, including adopting a
Housing Element and Fair Share Plan, Spending Plan, and all implementing ordinances
and resolutions. The Tovgnship shall comply with all of its obligations in the Agreement,
including annual reporting on affordable housing activity and trust fund expenditures.

4. Within the Compliance Period, the Township must satisfy the following
conditions:

i. Amend and adopt the Township’s Affordable Housing Ordinance
and Development Fee Ordinance.
ii.  Amend and adopt the Township’s Housing Element and Fair Share
Plan to include site suitability for Sheppard Ave and Voorhees
Town Center.
iii.  Amend and adopt the Township’s Spending Plan.
iv.  Adopt zoning pursuant to Paragraph 8 of the Agreement.
v. Amend and adopt Affirmative Marketing Plan for Sheppard Ave
and Voorhees Town Center,
vi.  Designate an administrative agent.
\.rii. Provide redevelopment agreement, pro forma, and construction
schedule for Voorhees Town Center.
vili.  Provide pro forma and construction schedule for Sheppard Ave.

3. Upon conclusion of the Compliance period, the parties shall inform the

4
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Court of the satisfaotion of the Township’s Housing Element and Fair Share Plan,
Spending Plan and other compliance documents, the Court shall issue an order proyiding
the judicial equivalent of substantive certification pursuant to the New Jersey Fair
Housing Act which, once entered, will maintain the Township’s immunity from all
“builders remedy” Mount Laurel actions through July 1, 2025, except for actions to
enforce this Court’s O'rders and the Agreement.
4. The Township’s cu&ent immunity from “builders remedy” Mount Laurel
actions shall remain in full force and effect, subject to further Order of the Court.
A“//{;@'ﬁz@ /( c/u/m

HONORABLE SHERT L. ‘SCHWEITZER, P.J.CH.
N,

The undersigned hereby consent to the entry of this Order.

FAIR SHARE HOUSING CENTER TOWNSHIP OF YQORHEES,,
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EXHIBIT “A”

MEDIATION AGREEMENT

THE PLATT LAW GROUP, P.C. 6
40) Berlln Avenue
Stratiord, NJ 08084
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Paler 1 O'Connor, Bsq
adam b, Gordon, B5q

:,_1\ [ ; : ;:\ :« Z : tauro Smith-Danker, Esq
R T I T A T A Dovid T Rommiler, Esq
HOUSH\EG CEN-{ER oshue B Booets. BsQ

Beassam | Serg, Esg

April 26, 2021

Stuart A. Platt, Esq.
Platt & Rise, P.C.
40 Berlin Avenue
Stratford, NJ 08084

Ra: In the Matter of the Appiication of the Township of Voorhees, County
of Camden, Docket No. CAM-L-2533-15

Dear Mr. Platt:

This letter memorializes the terms of an agreement reached between the Township of Voorhees
(the Township or “Voorhees"), the declaratory judgment plaintiff, and Fair Share Housing Center
(FSHC), a Supreme Courl-designated interested party in this matter in accordance with in re
N.JA.C. 596 and 597, 221 N.J. 1, 30 (2015) (Mount Laurel [V) and, through this seltlement, a
defendant in this proceeding.

Background

Voorhees filed the above-captioned matter on July 2, 2015 seeking a declaration of its compliance
with the Mount Laurel doctrine and Fair Housing Act of 1885, N.J.S.A, 52:27D-301 et sea. in
accordance with in re N.JA.C. 5:96 and 5.97, supra. The Township has secured immunity since
filing of the matter and a mediation was conducted by the Court where FSHC participated as an
interested party. The Township's immunity from ail Mount Laurel lawsuits is still in full force and
effect. Through the mediation process, the Township and FSHC agreed to settle the litigation
and to present that settlement to the trial court with Jurisdiction over this matter to review,
recognizing that the settlement of Mount Laurel litigation is favored because it avoids delays and
the expense of trial and results more quickly in the construction of homes for lower-income

households.

Mediation terms
The Township and FSHC hereby agree to the following terms:

1. FSHC agrees that the Township, through the adoption of a Housing Element and Fair
Share Plan conforming with the terms of this Agreement (hereafter "the Plan’) and
through the implementation of the Plan and this Agreement, satisfies its obligations
under the Mount Lauret doctrine and Fair Housing Act of 1985, N.J.S A, 52:27D-301 et
seq., for the Prior Round {1987-1999) and Third Round (1999-2025). thus entitling the
municipality to protection from builder's remedy litigation through July 1, 2025.

2. Atthis time and at this particular point in the process resutting from the Supreme Court’s
Mount Laurel IV decisian, when Third Round fair share obligations have yet to be
definitively determined, it is appropriate for the parties to arrive at a setttement

510 Park Bivd + Chemy Hill, New Jersey 08002 - 856-665-5444 + o Bh&-463-8182 + wwnw fairsharehousing.org
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regarding a municipality’s Third Round present and prospective need instead of doing
so through plenary adiudication of the present and prospective need.

2. FSHG and Voorhees hereby agree that Voorhees's affordable housing obligations are
as follows:

Rehabilitation Share (per Kinsey Repor' as modified | 8
through this Agreement;)
Prior Round Obligation (pursuant to N.JAC, 5:93) 456
Third Round (1989-2025) Gap and Prospective Need | 510
(per Kinsey Report, as adjusted through this
Agreement}

4 a. For purposes of this Agreement, the Third Round Need shall be deemed to nclude
the Gap Period Prasent Need, which is a measure of households formed from 1999-
2015 that need affordable housing, that was recognized by the Supreme Court in  In
re Declaratory Judament Actions Filed By Various Municipalities, 227 N.J. 508 (2017).

b. The parties, for purposes of this Agresment, have stipulated and agreed to the
obligations set forth in Paragraph 3 above and herein.

c. The parties agree that the provisions of this Agreement represent a fair and
reasonable seitlement of this litigation pursuani lo the standards elucidated by
East/West Venture v Borough of Forl Lee 286 N.J. Super. 311 (App. Div 19986}, and
related case law applicable to the Action and this Agreement, recognizing the following:
(1) either of the parties could have proceeded with mation practice ar trial (and appeal]
for a methodology determination, raising issues that, if successful, could have restlted
in a higher or lower fair share obligation: and (2) that other aspects of this setllerent
resolve additional important issues, beyond the fair share cbligation, that are relevant
to the East/West Venture analysis of the fairness and reasonableness of the settlement,
and issues that have not yet been adjudicated by the trial court as of the date of the
settlement. Thus, both Voorhees Township and FSHC agree to support this Agreement
as fair and reasonable before the trial court, and if an appeal is filed by any third-party,
intervenor. or objector, upon any appeai to the Appellate Division or to the Supreme
Court, or both.

5. The Township has a 9-unit rehabilitation obligation. The Township's efforts 1o meet its
present need include the continued participation in the Camden County rehabilitation
program and/or implementation of a local rentai-rehabilitation program. Units
rehabilitated during or after 2015 may qualify for credit against this obligation, This is
sufficient to satisfy the Township's present need obligation of 9 units

6 As noted above, the Township has a Prior Round prospective need of 456 units, which
is met through the following compliance mechanisms:

Credits Bonuses | Details

' David N. Kinsey PhD, PP, FAICP. NEW JERSEY LOW AND MODERATE INCOME HOUSING
OBLIGATIONS FOR 1999-2025 CALCULATED USING THE NJ COAH PRIOR ROUND (1987-1999)

METHODOLOGY, May 2016,
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1. Echelon Towers,
senior rental, Block
150.02 Lot 1.03

200

Voorhees Township received 267 prior cycle credits
for Echeton House (now called Echelon Tower), an
age-restricted rental complex. The site was funded
through HUD's Section 202 program in the late 1970s
and was first occupied in 1980. i is located on 218
lLaurel Road and is known as Block 150.02 Lot 1.03,
The site is built and occupied. The parlies have
agreed to limit the seniar cap to 25% of the combined
Prior Round and Third Round prospective nzed as
specified in this agreement, 200 credils are being
applied to the Prior Round and 41 credits to the Third
Reund.

2. Guidance Center
Group Home,
special needs
housing, Block 11
Lot § {204 Homer
Ave)

(8]

The Guidance Center Group Home was occupied

within the prior cycte time period between Aprit 1, 1980
and December 31, 1988, Survey says 5

3. Chelsea Place.
famidy rentals,
Block 2203 Lots
1305 and 13.07

H

| 72

Established in 1998, there are 72 low and moderate -

income units consisting of two and three bedroom
apartments.

Y4 Group Homes:

. Archway {5
Lafayetie — 4

|  bedrooms).

i Camden County

i ARC (6 Chandler

' and 904 Rural

b Avenue - 8

| bedrcoms) 11

¢ Eastwood Drive (4

' pedrooms)

16

During the compliance phase of the ligation.
Voorhees agrees fo pravide the following for each of
these credits 1) The Supportive and Special Needs
Housing Survey Form used by the Council on

Affordable Housing; 2) A capy of the facility license, if -

applicable.

The Township agrees to provide deed |

restrictions on case by case basis and if necessary (o |

prove eligibiity of credi, or alternative forms of
crediling documentation censistent with the apphcable
regulations if a deed resfriction is not available

+ 5 Judith Fiicker,
special needs
housing, Block
150 02 Lot 3

KT

The Judith B Flicker Center is owned and aperated by
Rancroft Itis a 100% affordable group home with 18
non-age reslricted units, During the compliance
phase of the litigation Voorhees agrees to provide the
following for these credits: 1) The Supportive and
Special Needs Housing Survey Form used by the
Council on Affordable Housing; 2) A copy of the facility
ticense. if applicable. The Township agrees to provide
deed restrictions on case by case bhasis and if
necessary to prove eligibility of credit, or alternative
forms of crediting documentation consistent with the
applicable regulations if @ deed restriction is not

availabie.
LY

Affordable
development

6. 300 Route 73 100%

42

42

This is a proposed 80 unit 100% affordable family
rental development with 42 units allocated to the Prior
Round and 38 units allocated to the Third Round of
which at least 50% of the units shall be affordable to
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iow income households and remained to moderaie
income. Of the 50% affordable to low income, 13%
shail be required to be affordable to very low income
households. with the low-income and very-low-income
units proportionally aliocated by each bedroom size,
additional information lo be provided during
compliance pursuant to NJAC. 58355 as
described below.

3563 114

Total 467

Surpius (total credits — 11
obiigation}

The Township has implemented or will implement the following mechanisms to address its Third
Round gap and prospective need of 510 units:

Credils Bonuses

7 Echelon Towers E a1 See mechamsm #1 above Total credits availabie is
sanior rental. Block ‘ i 267, applicable 241 due to cap.

150.02 Lot 1.03

8. Group Home 5 During the compliance phase of the litigafion
{Echelon Glen) 1125 Voorhees agrees to provide the following for each of
Bibbs Rd Apts 2 these credits: 1) The Supportive and Special Needs

Housing Survey Form used by lhe Council on
Affordable Housing; 2} A copy of the facility license
if applicable. The Township agrees to provide deed
restrictions on case by case basis and if necessary
to prove eligibility of credit or alternative forms of
crediting  documentation  consistent  with  the
applicable regulations If a deed restriction is not

available.

9, Group Homes (Oaks | 26 During the compliance phase of the btigalion,
Integrated Care, 213 Voorhees agrees fo provide the following for each of
Bergen Avenue, 133 these existing credits: 1) The Supportive and Special
Paradise Avenue) ' Needs Hausing Survey Form used by the Council on

Affordable Housing: 2} A copy of the facility license,
if applicable. The Township agrees to provide deed
restrictions .on case by case basis and if necessary
to prove efigibility of credit, or alternative forms of
crediting  documentation  consistent  with  the
applicable regulations if a deed restriction is not
available,
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10. Supervised

Apariments
(Bancroft)

80

FSHC agrees that the Borough may take credits for
existing units owned and operated by Bancrofl
without imposition of any deed restrictions, provided
Bancroft commits to make such units avallable tc
low- or moderate-income  persons  through
agreements Bancrofl and the Township and the
Township and FSHC which shali be provided during
the compliance period of this litigation and which are
substantially similar to the agreements approved in a
simifar situation by the Hon Karen M. Cassidy,
AJS.C., in In_the Matter of the Application cf the
Borough of Fanwood, County of Union, Docket No.

UNN-L-2056-15, which agreements are atfached

hereto as Exh A

1

Safety in
Groups(approved},
special heeds
housing

15

This approved project wifl create 15 special needs

bedrooms. During the compliance phase of the
litigation, the Township wili demonstrate that this
compliance mechanism  presents  a  realistic
opportunity in accordance with the terms of this

¢ agreement. Township agrees to provide Zoning

. Board of Adjustment resolution granting lhe use
. variance for the site. Additiona! information on how
! the funding for this site creates & realistic opportunity
- and how the site will be affirmalively markeled fo be
i provided during compliance phase of this agreement,

i2

1223 Haddanfield-
Berlin Rd., Block
263, Lot 1, 100%
affordable tamidy
rental

80

This site 15 located on Route 561 also known as !

. zored commercial on Block 263 Lot 11 The |

Haddonfield-Berlin Road Itis an 8 acre site currently

. Township will rezane the property and develop a
100% affordable housing project with 80 total units of |

which 11 units will be very low income, 29 low
income, and 40 moderate income proportionally

" aliocated by each bedroom size: additional
_information to be provided during compliance

pursuant to N.J.A.C. 5:93-5.5 as described below.

13.

300 Roule 73, 100%
affordable family
rental

38

25

This 15 a proposed B0 unit 100% affordable family
rental development with 42 units allocated to the
Prior Round and 38 units allocated to the Third
Round of at least 50% of the units shall be affordable
to jow income households and remained to moderate
income. Of the 50% affordable to low income, 13%
shall be required to be affordable to very low income
households, with the low-income and very-low-
income  units proportionally  allocated by each

* bedroam size, additional information fo be provided
. during compliance pursuant to N.J.A.C. 5:§3-55 as
: described below. Township reserves the right that
_this number may be adjusted based on the total
© number of units proposed on this site, provided that

the Township still meets the 510-unit obligation after
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this and adjustments on other sites noted are taken
into account. The additional units created on site may
be applied to other mechanisms of this round. in
order to meet the obligation,

14 Markat to Affordable | 11 During the compliance phase of the litigation, the
Program, family municipaiity shall demonstrate its compliance with
sales the tarms of NLJAC. 597-8.9. Half of the unils

provided through this program shall be made
available to low-income households and half shall be
made available to moderate-income households. A
¢ minimum of 3 upits per year shall be made available
starting July 1, 2022 with all units being made
avaiiabie on ar before July 1 2025 Township
reserves the right that this number may be adjusted
based on the total number of units proposed on cther
’ sites that are noted in this agreement, provided that
the Township still meets the 510-unit obligation after
this and adjustments on olher sites noted are taken
into acoount. The additional units created on other
sites may be appliad to this mechanism and the '
| number adjusted

15 Foster Square 25 23 PREIT Services LLC is the redeveioper that
Apariments (PREIT ! constructed and redeveloped the Echelon Mall site |
Services, LLC), into the Voorhees Town Center  Included in this |
family rental redevelepment was the consiruction of 400 market

rate units known as Foster Square Apartments. |
Twenty five (25) of these units are affordable rental :
units for qualified low and moderale income
households The Township will provide
documentation during compliance that these units
have been constructed, deed restricted and made
available 1 lower-income households consistent with
appiicable law.

16 Voorhees Town 50 The municipality will adopt a medified redevelopment
Center inclusicnary, plan for this site during the compliance phase of this !
Block 15 01, Lots 3, litigation and enter into a redevelopment agreement :
4, and 5. family that provides a realistic opportunity for at least 50
rental units of inclusionary affordable housing no later than

June 30, 2022: if no such agreement exists af this

lime then the Township and FSHC agree to negaliate

in good faith and seek an aiternative compliance
mechanism for these 50 family rental aflordable units
subiect to the approval of the court. During the
compliance phase of this matter, the Township shall
amend the existing redevelopment plan on this site
to require the affordable units to be on, not off, site
and to be family, non-age-restricted units and require

a solely residential component in any redevelopment

on tand area and density sufficient to generate the 50

family rental units at a 15 percent sel-aside.

Township reserves the right that this number may be

adjusted based on the total number of units proposed

on this site, provided that the Township still meets the
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510-unit obligation after this and adjustments on
other sites noted are taken intc account. The
additional units created on site may be applied to
other mechanisms of this round. in order to meet the

obligation
Total | 371 128
Cairyover credits from 11
Prior Round
Total credits toward 510

Third Round obligation

7. As provided for in paragraph 6, The Township will provide a realistic opportunity for the
development of additional affordable housing that will be developed or created through
means other than inclusionary zaning in the following ways:

Credits

Market to Affordable A
Program family sales

100% affordable family ~ 80°
rental. 300 Route 73

¢
100% affordable family | 80*
rental, 1223 i
Haddonfield-Berlin Rd. !
Block 263 Lot 11 E

“These numbers may be adjusted based on the total number of units proposed an other
sites that are part of this settlement agreement, provided that the Township still meets
the 510-unit obligation after this and adjustments on other sites noted are taken into

accound.

In accordance with N.J.A.C. 5:93-5.5, the Township recognizes that it must provide
svidence that the municipality has adequate and stable funding for the above-referenced
non-inclusionary affordable housing deveiopments and programs. The municipality is
required to provide a pro forma of both total development costs and sources of funds and
documentation of the funding available to the municipality and/or project sponsar, and any
applications stilt pending. In the case where an application for outside funding is stilt
pending, the municipality shall provide a stable alternative source, such as municipal
bonding. in the event that the funding request is not approved. The Township shali meet
these obligations through the submission of available documentation 30 days prior to the
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compliance hearing in this matter, with a right to request extension due lo reasonable
conditions imposed due to current pandemic.

fn accordance with N.JA.C. 5:93-5.5 for the above-referenced non-inclusionary
developments and programs, a construction or implementation schedule, or timetable,
shall be submitted for each step in the development process: inciuding preparation of a
site plan, granting of municipal approvals, apglications for State and Federat permits,
selection of a contractor and construction. The schedule shall provide for construction to
begin within two years from fairness hearing provided that if an application for 8% LIHTC
has been approved for funding by HMFA at that time but construction has not begun as of
yet then this time frame may be extended by right to allow for construction to begin in
accordance with that award. The municipality shall indicate the entity responsible for
undertaking and monitoring the construction and overall development activity. The
Township shall meet these obligations through the submission of available documentation
30 days prior to the compliance hearing in this matter, with a right to request extension
due to reasonable conditions imposed due to pandemic.

8 |n arder to setile this matter under the terms provided herein, the Township will also
agree to modify section 153.005 (A)of the Township zoning ordinance during the
compliance phase of this litigation so as to modify the section such that deveiopments
with final approved density of 6 du/gross acre or more shall be required to provide a
15% mandatory set-aside when the market-rate units are rental units and 20%
mandatory set aside when the market-rale units are for-sale units, with affordable uniis
provided as on site units. Developments with final density of less than 6 du/gross ac
otner than any development specifically referenced in this agreement shall remain
within the discretion of the Township as to a set-aside, payment in lieu or development
fes. This shall not be applicable to Brandywine project cammanly known as Main Street
Redevelopment, identified as Block 207 Lots 4, 4.08,4.09, 4 24 thatis to be developed
with a total of market rate units up to 280 dwelling units without any onsite affordable
units to be provided, provided that such development shatl still be required to pay at
minimum a 1.5 percent residential development fee. Such ordinance shail be
maintained thraugh at feast July 1, 2025,

9. The Township agrees to require 13% of all units referenced in this Agreement.
excepting those units that were constructed or granted preliminary or final site plan
approval prior to July 1, 2008, to be very low income units, with half of the very jow
income units being availabie to famikes, and the very low income units proportionally
distributed by each bedroom size in any family development including very low income
units. The municipality will comply with these requirements in part as foliows:

a. 300 Route 73 = 13% of the toial units proposed shail be very low income units.

b, 1223 Haddonfield-Berlin Road = 13% of the total units proposed shall be very low
income units.

o Voorhees Town Center = 13% of the total units proposed shall be very low income
units,

d 13% of affordable units in any development through section 153.003 to be very-
low-income units

The Township will otherwise demonstrate how it meets this overall requirement as part
of its Housing Element and Fair Share Plan.
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10 The Township shali meet its Third Round Gap and Prospective Need in accordance

1.

12.

with the following standards as agreed to by the Parties and reflected in the table in
paragraph 6 above:

a. Third Round bonuses will be applied in accordance with N.JA.C. 5:93-5.15(d)

5. At least 50 percent of the units addressing the Third Round Need shall be
affordable to very-low-income and low-income households with the remainder
affordable to moderate-income households.

. At least twenty-five percent of the Third Round Need shall be met threugh rental
units, including at least half in rental units available to families.

d. Afleast half of the units addressing the Third Round Need i total must be available
to families.

e. The Township agrees to comply with an age-restricted cap of 25% and to not
request a waiver of that requirement. This shaii be understood to mean that in no
circumstance may the municipality claim credit toward its fair share obligation for
age-restricted units that exceed 25% of ail units developed or pianned to meet its
cumulative prior round and third round fair share obligation,

The Township shall add to the tist of community and regional organizations n its
affirmative marketing plan, pursuant to N.JLA.C. 5:80-26.15(f)(5). Fair Share Housing
Center, the New Jersey State Conference of the NAACP, the Latino Action Network,
Camden County NAAACP, Willingboro NAACP, Southerr Burlington County NAACP,
the Supportive Housing Association, and the New Jersey Housing Resource Center for
on-line applications, and cther appropriate non-profits and civit rights organizations,
and shall, as part of its regional affirmative marketing strategies during its
implementation of the affirmative marketing plan, provide notice to those arganizations
of ali available affordable housing units. The Township also agrees to require any other
entities, including developers or persons or companies retained to do affirmative
marketing, to comply with this paragraph.

All units shall include the required bedroom distribution, be governad by controls on
affordability and affirmatively marketed in conformance with the Uniform Housing
Affordability Controls, N.J.A.C, 5:80-268.1 et, seq. or any successor regulation, with the
exception that in lieu of 10 percent of affordable units in rental projects being reguired
ta be at 35 percent of median income, 13 percent of affordable units in such projects
shall be required to be at 30 percent of median income, and all other applicable law.
The Township as part of its HEFSP shall adopt and/or update appropriate implementing
ordinances in conformance with standard ordinances and guidefines developed by
COAH to ensure that this provision is satisfied. Income limits for all units that are part
of the Plan required by this Agreement and for which income limits are not already
established through a federal program exempted from the Uniform Housing
Affordability Controls pursuant to N.J.A.C, 5:80-26.1 shall be updated by the Township
annually within 30 days of the publication of determinations of median income by HUD
as follows:
a. Regional income limits shall be established for the region ithat the Township is
located within (i.e. Region 5) based on the median income by household size,
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which shall be established by a regional weighted average of the uncapped
Section 8 income limits published by HUD. To compute this regionat income limit,
the HUD determination of median county income for a family of four is mutitiptied
by the estimated households within the county accerding to the most recent
decennial Census. The resulting product for each county within the housing region
is summed. The sum is divided by the estimated total households from the most
recent decenniai Census in the Township's housing region. This quotient
represents the regional weighted average of median income for a househald of
four. The incorne limit for a moderate-income unit for a household of four shall be
80 percent of the regional weighted average median Income for a family of four.
The income iimit for a low-income unit for a household of four shall be 50 percent
of the HUD determination of the regional weighted average median income for a
family of four. The income limit for a very low income unit for a household of four
shall be 30 percent of the regional weighted average median income for a family
of four. These income limits shall be adjusted by househald size based on
multipliers used by HUD to adjust median income by household size. In no avent
shall the income limits be less than those for the previous year.

b The income limits attached hereto as Fxhibit B are the result of applying the
percentages set forth in paragraph (a) above to HUD's determination of median
income for FY 2020, and shall be utilized until the Township updates the income
limits after HUD has published revised determinations of median income for the
next fiscal year.

. The Regionai Asset Limit used in determining an applicant's eligibility for affordable
housing pursuant to N.J.A.C. 5:80-26.16(b)3 sihall be calculated by the Township
annually by taking the percentage increase of the income lirnits calculated
pursuant to paragraph (a) above over the previous year's income fimits, and
applying the same percentage increase to the Regional Asset Limit from the pricr
year. In no event shall the Regional Asset Limit be less than that far the previous
year.

d. The parties agree 1o request the Court prior to or at the fairness hearing in this
matter to enter an order implementing this paragraph of this Agreement

All new construction units shall be adaptable in conformance with P.L.2005,
¢.350/N.J.S8.A 52:27D-311a and -311b and all other applicable law.

As an essential term of this Agreement, within 150 days of Courf's approval of this
Mediation Agreement with a right to request extension due (o reasonable conditions
imposed due to current pandemic. the Township shall introduce and adopt an ordinance
or grdinances providing for the amendment of the Township's Affordable Housing
Ordinance and Zoning Ordinance to implement the terms of this mediation agreement
and the zoning contemplated herein and adopt a Housing Element and Fair Share Plan
and Spending Plan in conformance with the terms of this mediaiicn agreement.

The parties agree that if a decision of a court of competent jurisdiction in Camden
County, or a determination by an administrative agency responsible for impltementing
the Fair Housing Act, or an acticn by the New Jersey Legislature, would result in a
calculation of an obligation for the Township for the period 1999-2025 that would be
lower by more than ten (10%) percent than the total prospective Third Round need
obligation established in this mediation agreement, and f that calculation is
memorialized in an unappealable final judgment. the Township may saek to amend the
judgment in this matter to reduce its fair share obligation accordingly. Notwithstanding
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any such reduction, the Township shall be obligated to adopt a Housing Element and
Fair Share Plan that conforms to the {erms of this mediation agreement and to
implement all compliance mechanisms included in this mediation agreement, including
by adopting or leaving in place any site specific zoning adopted or relied upon in
connection with the Plan adopted pursuant to this mediation agreement; taking all steps
necessary to support the development of any 100% affordable developments
referenced herein; and otherwise fulfiliing fulty the fair share obligations as established
herein. The reduction of the Township's obligation below that established in this
Agreement does nat provide a basis for seeking leave to amend this Agreement or
seeking leave to amend an order or judgment pursuant to R. 4.50-1. If the Township
prevails in reducing its fair share need for the Third Round, the Township may carry
over any resulting extra credits to future rounds in conformance with the then-applicable
law,

The Township shall prepare a Spending Plan within the period referenced above,
subject to the review of FSHC and approval of the Court, and reserves the right to seek
approval from the Coun that the expenditures of funds contemplated under the
Spending Plan constitute "commitment” for expenditure pursuant to N.JLS A, 52:27D-
329.2 and -329.3, with the four-year time period for expenditure designated pursuant
to those provisions beginning to run with the entry of a final judgment approving this
seftlement in accordance with the provisions of In re Tp. Of Monroe, 442 N.J. Super.
565 (Law Div. 2015) (affd 442 N.J_Super. 583). On the first anniversary of the
execution of this Agreement, which shall be established by the date on which it is
executed by a representative of the Township, and on every anniversary of that date
theraafter through the end of the pericd of protection from litigation referenced in this
Agreement, the Township agrees fo provide annuai reporting of trust fund activity to the
New Jersey Department of Community Affairs, Council on Affordable Housing, or Local
Government Services, or other entity designated by the State of New Jersey, with a
copy provided to Fair Share Housing Center and posted on the municipal website using
forms developed for this purpase by the New Jersey Department of Community Affairs,
Council an Affordable Housing, Local Government Sarvices or FSHC. The reporting
shall include an accounting of ali housing trust fund activity. including the source and
amount of funds collected and the amount and purpose for which any funds have been

expended.

On ihe first anniversary of the execution of this Agreement, and every anniversary
thereafter through the end of this Agreament, the Township agrees to provide annual
reporting of the status of all affordable housing activity within the municipality through
pasting on the municipal website with a copy of such posting provided to Fair Share
Housing Center, using forms previcusly developed for this purpose by the Council on
Affordable Housing or any other forms endorsed by FSHC.

The Fair Housing Act inciudes two provisions regarding action to be taken by the
Township during the ten-year period of protection provided in this Agreement. The
Township agrees to comply with those provisions as follows:

a. For the midpaint realistic opportunity review required pursuant to N.J. 8 A, 62:2/70-
313, the Township was obligated to pest, by July 1, 2020, on its municipal website,
with a copy provided to Fair Share Housing Center, a status report as to its
implementation of its HEFSP and an analysis of whether any unbuilt sites or
uniulfilled mechanisms continue to present a realistic oppertunity and whether the
mechanisms should be revised or supplemented.
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Recognizing that July 1, 2020, has passed prior to settlement of this matter, on
July 1, 2023, the Township will post on its municipal website, with a copy provided
to Fair Share Housing Center, a status report as to its implementation of the Plan
and an analysis of whether any unbuilt sites or unfulfilled mechanisms continue to
present a realistic opportunity and whether any mechanisms to meet unmet need
should be revised or supplemented. Such posting shall invite any interested party
to submit comments to the municipality, with a copy to Fair Share Housing Center.
regarding whether any sites no longer present a realistic opportunity and shouid
be repiaced and whether any mechanisms {o meet unmet need should be revised
or supplemented. Any interested party may by motion request a hearing before
the court regarding these issues.

b, Far the review of very low income housing requirements required by N.J.SA.
52 270-329.1, within 30 days of the ihird anniversary of this Agreement, and every
third year thereafter, the Township will post on its municipal website, with & copy
provided to Fair Share Housing Center, a status report as to its satisfaction of its
very low income requirements, including the family very low income requirements
referenced herein. Such posting shall invite any interested party to submit
commenis to the municipality and Fair Share Housing Center on the issue of
whether the municipality has complied with its very low income housing obligaticn
under the terms of this settlement.

FSHC was deemed to have interested party status in this matter pursuant to the Court s
December 16, 2016 order. The parties 1o this Agreement agree to request the Couri to
enter an order declaring FSHC is an intervenor prospectively and has the ability 1o
enforce this agreement, but the absence of such an order shall not impact FSHC s
rights.

This mediation agreement must be approved by the Court following a fairmess hearing
as required by Morris Cty Fair Hous. Counet v, Boonton Twp., 197 N.J. Super. 358,
367-69 (Law Div. 1984), affd a.b, 209 N.J. Super. 108 (App Div. 1986): East/West
Venture v. Borough of Fori Lee, 286 N.J. Super. 311 328-29 (App. Div. 19898). The
Township shail present its planner as a witness at this hearing. FSHC agrees o support
this Agreemenl at the fairness hearing. In the event the Court approves this proposed
settlement, the parties contemplate the municipality will receive either the judicial
equivalent of substantive certification or a Judgment of Compliance and Repose
£ JOR™ through July 1, 2025. The parties agree fo submit the issue of whether the
court should issue an order providing substantive certification or an order providing
repose to the court for a conclusive determination that neither party will appeal.

The Township agrees to pay FSHC's attorneys fees and costs in the amount of $12,500
within ten (10) days of the Court's approval of this Agreement pursuant to a duly-noticed
fairness hearing.

if an appeal is filed of the Court's approval or rejection of this Agreement, the Parties
agree to defend the Agreement on appeal, including in proceedings before the Superior
Court, Appetlate Division and New Jersey Supreme Court, and to continue to implement
the terms of this Agreement if the Agreement is approved before the triat court unless
and until an appeal of the trial courl’s approval is successful, at which point the Parties
reserve thew night to rescind any action taken in anticipation af the trial court's approval
All Parties shall have an obligation to fuifill the intent and purpose of this Agreement.
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This mediation agreement may be enforced through a motion to enforce litigant's rights
or a separate action filed in Superior Court, Camden County.

Unless otherwise specified, it is intended that the provisions of this Agreement are to
be severable. The validity of any arlicle, section, clause or provision of this Agreement
shall not affect the validity of the remaining articles, sections, clauses or provisions
hereof, If any section of this Agreement shall be adjudged by a court to be invald,
illegal, or unenforceable in any respect, such determination shall not affect the

remaining sections.

This Agreement shall be governed by and construed by the laws of the State of New
Jersey.

This Agreement may nol be modified, amended or altered in any way except by a
writing signed by each of the Parties.

This Agreement may be executed in any number of counterparts, each of which shall
be an originai and all of which together shall constitute but one and the same

Agreement.

The Parties acknowledge that each has entered intc this Agreement on its own volition
without coercion ar duress aftar consulting with its counsel, that each party is the proper
person and possess the authority to sign the Agreement, that this Agreement contains
the entire understanding of the Parties and that there are no representations
warranties, cavenants or undertakings other than those expressly set forth herein.

Each of the Parties hereto acknowledges that this Agreement was nol drafted by any
one of the Parties, bul was drafled. negotiated and reviewed by all Parties and.
therefore, the presumption of resolving ambiguities against the drafter shail not apply.
Each of the Parties expressly represents lo the other Parties that (i) it has been
representad by counseal in connection with negotiating the terms of this Agreement; and
(i} it has conferred due authority for execution of this Agreement upon the persons
executing it.

Any and all Exhibits and Schedules annexed to this Agreement are hereby made a part
of this Agreement by this reference thereto, Any and all Exhibits and Schedules now
and/or in the future are hereby made or wili ba made a pan of this Agreement with prior
written approval of both Parties.

This Agreement constitutes the entire Agreement between the Parties hereto and
supersedes all prior oral and written agreements between the Parties with respect to
the subject matter hereof except as otherwise provided herein.

No member, official or employee of the Township shall have any direct or indirsct
interest in this Agreement, nor participate in any decision relating to the Agreement
which is prohibited by law. absent the need to invoke the rule of necessity.

Anything herein contained to the contrary notwithstanding, the effective date of this
Agreement shail be the date upon which al} of the Parties hereto have executed and

delivered this Agreement.
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34. All notices required under this Agreement ("Notice[s]") shall be written and shall be
served upon the respective Parties by certified mail, return receipt requested, or by a
recognized overnight or by a personal carrier. In addition, where feasible (for example,
transmittals of less than fifty pages) shall be served by facsimile or e-mail. All Notices
shall be deemed received upon the date of delivery. Delivery shall be affected as
follows, subject to change as to the person(s) to be notified and/or their respective
addresses upon ten (10} days notice as provided herein:

TO ESHC Adam M. Gordon, Esq.
Fair Share Housing Center
510 Park Boulevard
Cherry Hilt, NJ 08002
Phone: (856) B65-5444
Telecopier: {856) 663-5182
Email: adamgordon@fairsharehousing.org

TO THE TOWNSHIP: - Stuart A. Platt. Esquire
Platt & Riso, P.C.
40 Berlin Avenue
Stratford, New Jersey 08084
Telecopier (856) 784-8050
Email: plati@priawofiice com

WITH A COPY TQ THE

MUNICIPAL CLERK: Municipal Clerk -Township of Voorhees
2400 Voarhees Town Center
Voorhees, N.J 08043
Telecopier: (856) 218-7623
Email: clerkiDvooressn) con

Please sign below if these terms are acceptable.

Sinceraly.

f
e

Adam . Gordon, Esq.
Counsel for intervenor/inierested Party
Fair Share Housing Center

On behalf of the Township of Voorhees, with the authorization
of the governing bady:
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Exhibit A ~ Fanwood Agreements
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AGREEMENT REGARDING AFFORDABLE HOUSING UNITS

THIS AGREEMENT (this “Agteement™) is entered into on , 2016,
by and between the Borough of Fanwond (the “Borough™), a muicipal corporation of the State
of New Jetsey having an address of 75 North Martine Avenue, Panwood, New Jersey 07023 (the
“Borough?), and Community Access Unlimifed, Ic., a New Jersey nou-profit crganization
having an address of 80 West Grand Street, Elizabeth, New Jersey 07202 (“CAU”, and together
with the Borough, the “Parties”).

WITNESSETH:

WHEREAS, CAU is a New Jarsey non-profit organization which provides special heeds
and supportive setvices housing for disabled persons; end

WHEREAS, in or sbout September 2015, CAU completed construction on a mixed-use
building containing ten (10) residential units and two (2) commercial untts located at {93 Terrill
Road within the Borough (the “Tetrill Road Bullding”), in which CAU advised that certain of tae
residential units will be ocoapied by individuals having low cr moderate ncome; and

WIEREAS, pursuani to the New Jersey Supreme Court’s Order entered on March 10,
2615 in In re NJAC. 5:95 & 5:97, 221 NLY, { (20135), the Borough fited a declaratory jodgment
action in the New Jersey Superfor Court on June 8, 2015 secking judicial affiimation of the
Rorough’s comphance with its constitutional obligation to provide for its fair share of affordable
housing (the “Asction™) for the Third Round; and '

WHEREAS, CAU intervened as an inferested party in the Action; and

WHERELAS, in conmection with the Action, the Borough submitted fo the Cowrt a
Summery of Housing Blement and Fair Share Plan (the “Plan”") setting forth the Borough’s total
Third Round fair share obligation, the credits applied to address that obligation and the
mechanisms the Borough will implement to address its remaining vamet need; and

WHEREAS, the Borough’s Plan included six (6) units of credit based upon two (2} 3-
bedroam units in CAL?s Terrill Road Bujlding {the “CAY Trits™); and

WHEREAS, the Court approved the eligibility of the CAU Units for oredit despite the
lack of any deed restrictiors on CAU properties based upon CAU’s well-established
commitment o the provision of affordable housing and, by execution of this Agreement, CAU’s
confiemation of its commitment to maintain the CAU Urits for low and/or moderate income
persond) and

WHEREAS, ont about 2016, the Court granted the Borough a
Pinal ladgment of Corpliance and Repose approving the Borough’s Plan.

NOW, THEREFORE, in mutual consideration of the covenants, obligatiops and
responsibilities set forth herein, the sufficiency of which is expressiy acknowledged and agreed
to by the Parties, it s agreed by and between the Parties as follows:
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1. CAU's Representations. CAU makes the following representetions end warranties;

(a) CAU is a pon-profit organization committed to, fnter alia, providing decent
housing and other services to low and moderate income people.

(b)  CAU intends to mainiain the CAU Units a8 afordeble units to be occupied by
persons of low and/or moderate income &8 that term is defined by the New Jersey Pair
Housing Act, N.J.8.A. 52:27D-301 et seq,

fc)  The person exeowting this Agreement on behalf of CAU has full power and
authiority to bind CAU to the commitmenis and obligations set forth herein,

2. Annual Report. CAU shall subrit a teport to the Borough on or before Jamary 15th of
each year confirming the continued occupancy of the CAU Units by persons qualified as
low and/or moderate income, including all supporing documentation. CAU also shall
supply all information and documentafion reasonably requested by tho Borough in
commection with the Borough’s compliance with its affordable housing obligations.

3. Notice of Chanpe. CAL shall provide the Borongh with at least six (5) moaths’ prior
wiizten notce of any anticipated change in the afferdability qualificaiion of any of the
CAU Units.

4, Additional Units. In the svent CAU advises the Borough of any additional affordable
CAY units within the Borough wiich may qualify for credit against the Rorough's
affordable housing obfigation in the same manner 25 the CAU Unils i¢ the Terrill Road

_Building, those additional units shall be added 1o, and collectively known ag, the “CAU
Units” and be subject to terms and conditions of this Agreement and may be relied wpon
by the Borough to seek additional eredit toward its faor share obligation.

5, Notices. All notices under this Agreement shall be i writing and delivered to the parties
by personal delivery, overnight mail or certified mail, return receipt requested, at the
addresses first set forth above.

8. Butire Aereoment, This Agreement represents the full agresment between e Parties
regarding the subject matter set forth herein end no modification or amendment shall be
valid unless in writing and signed by both Parties.

7. Governing Law. This Agreement is governed by the Laws of the Stare of New Jersey
and any dispute axising under this Agreement shall be cognizable only in the Superior
Court of New Jersey, Law Division, Union County.

8. Counlterparts. Thiz Agreement may be executed in several counterparts and by facsimile
and/or olectronic signatures, each of which shall be desmed an original but all of which
shall constitute one and the same instrument. Any Party execuiing by facsimile and/or
electronic signature shall provide original copies as soon as ressonably practicable,
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TN WITNESS WHEREOF, the parties hersto have caused this Agreement to be daly
exeouted by their respective authorized officers as of the day and yoar first written abave.

WITNESS/ATTEST: BOROUGH OF FANWOOD

@uj%fb | gﬂmf Snadn

By:  Bleanor McGovetn Colleen Mahr

Title: Borough Clerk Title: Mayor

WITNESS/ATTLST: CONMMUNITY ACCESS UNLIMITED, INC,
By By,  Sid Blanchard

Title: Exegutive Director
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AGREEVIENT REGARDING COMMUNITY ACCESS UNLIMITED
AFFORDABLE HOUSING UNITS

THIS AGREEMENT {this “Agreement™) 13 entered info on , 2008,
by and between the Borough of Fenwood (the “Borough”), # municipal corporation of the Stafs
of New Jersey having an address of 75 North Martine Avenue, Fanwood, New Jersey 07023 (the
“Borough™), and Fair Share Housing Center, a New Jersey non-profit organization haviag an
address of 510 Park Boulevard, Cherry Hill, New Jersey 08002 (“FSHC”, and together with the
Borough, the ‘“Parties™).

WITNESSETH:

WHEREAS, pursuant to the New Jarsey Supreme Court’s Order entered on March 14,
2015 in Jn re NJALC, 596 & 597, 221 NI 1 (2015), the Borough fled an action for
declaratory judgment in the New Jersey Superior Court on June B, 2015 seeking judicial
affirmation of the Borough’s compliance with its constitutional obligation lo provide for its fair
share of affordable housing (the “Action™) for the Third Round; and

WHEREAS, FSHC is an intarested party in the Action; and

WHEREAS, in connection with the Action, the Borough gubmitied to the Courl a
Summary of Housing Blement and Fair Share Plan (the “Plan”) sefting forth the Borough’s total
Third Round fair share obligation, the credits applied to eddress that oblipation and the
mechanisms the Borough will employ 1o address its remaining unmet need; and

WHEREAS, the Borough’s Plan incladed six (6) units of credit based upon two (2) 3-
bedroon wurits recently constructed in the Borough by Community Access Unlimited, Inc.
(*CAU), and '

WHEREAS, the Court and FSHC approved of the eligibility of the CAU credits
notwithstanding the lack of any deed restrietions on CAU properties based upon CALPs well-
established commitment to the provision of affordable housing and its confirmation of its
commitment to maintain the affordable units for low- and/or moderate-income persons by
excoution of that certain agreement executed by and between the Borough and CAU on even
date herewith, & copy of waich is attached herefo as Exhibit A and incorporated hercin by
reference (the “CAU Agreement™); and

WIHEREAS, on , 2016, on consent of the Parties, the Cowrt pranted
the Borough & Final ludgment of Compliance and Repose approving the Borough’s Plan.

NOW, THEREFORE, in wmutal consideration of the covenauts, obligations and
responsibilities sct forth herein, it is sgreed by and between the Parties as follows:

L. Endorsement_of Borousgh's Plan — FSHC represents that it approves and accepts the
Borough’s Plan, including, without limitation, the eligibillty and application of credits for
CAU unite toward the Borongh's affordable housing obligation notwithstanding the lack
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of any deed restricion on CAU units. FSHC further reprosents and agrees that it shall
not teke any action, nor participate in any way in any action or procesding, challenging
the Borough’s compliance with ite affordable housing obligations or challenging the
Borough's zoning ordinance with respect to affordabis honsing matters.

2. Agreoment With CAU. The Borough shall talke ail reasonable action to enforce CAU’s
cbligations under the CAU Agreement.

Termination of Affordability, [n the event CAU advises the Borough that one (1) or more
of the CAU units no longer qualifies as affordable for low- or moderate-income housing
(*“Terminated Units”), eredit for such untt(s) shall no lopger be available to the Borough
fo address the Borough’s combined Third Round cbligation. If elimination of any such
cradit(s) causes the Borough to no langer be able 1o address its Third Round Realistic
Development Potentin]l (“RDP”), the Borough shall be responsible to replace the
Terminated Unit(s).

2

4, Ausual Report, The CAU Agreement requires CAU to submit an ansual report to the
Borough confirming the continued affordability of the CAU Units. The Borough shall
provide a copy of that report within thirty (30) days of any request for same by FSHC.

3, Natice of Change, The Borough shall provide writter notice to FSHC within sixty (60)
days of receiving writing notice from CAU of any change in the affordability of any of
the CAU Uits,

6. Additional Units. In the event CAU advises the Borough of any additional affordable
CAU units within the Borongh which may qualify for credit in the same manner as the
CAU units presently identified in the CAU Agreeruent and the Borough’s Plan, FSHC
» agrees that the Borough may rety upon those CAU units to seek additional credit toward
satisfaction of its affordable housing obligation. The Borough agrees thet if it should
apply credit for any such additional CAT units toward its affordable housing obligation,
those unite ghall become subject fo and governed by the CAU Agreement and the terms
and conditions of this Agreement,

7. Notices. All notices under this Agreament shall be in writing and delivered to the parties
by personal delivery, overnight msil or certified mail, rerurn receipt requested, ai the
addresses first set forth above, .

g Eotire Apgreement. This Apreement represents the full agreoment berweer: the Parties
regarding the subject matter set forth herein and no modification or amendment shall be
valid unless in writing and signed by both Parties,

9. Governing Law. This Agreement is governed by the Laws of the State of New Jersey
and any dispute arising under this Agreement shall be cognizable only in the Supatior
Court of New Jersey, Law Division, Unjor County,
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10.  Counterparts. This Agreement may be executed in several countarparts and by faceimile
and/or electronic signatures, cach of which shall be deemed an original but all of which
shall constitute one and the same instrument. Any Perty executing by facsimile and/or
electronic sigaature shall provide original copies as soon as reasonebly practicable.

IN WITNESS WHEREOF, the parties hereto have caused this Agreement te be duly
executed by their respective authorized officers as of the day and year first wrilten above,

WITNESS/ATTEST: BOROUGH OF FANWOOD
/44‘1-*1—-—-’ Z‘ }Z il /}A(j&é’/w % /ﬁ\__
‘By:  Fleanor McGovern By:  Colleen Mahr

Title: Borough Clerk Title: Mayor

WITNESS/ATTEST: FATR SHARE HOUSING CENTER
By By:  Peter J. O’Comnot

Title: Executive Director
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Exhibit B - 2020 Income Limiis
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EXHIBIT “B”
FINAL AMENDED SETTLEMENT AGREEMENT

L:\8509 - Voorhees Twp. - Special COAH Counsel2015 Supreme Court Decision\Faimess Hearing 2025\Qrder - FINAL .doc

THE PLATT LAW GROUP, P.C. 7
40 Beriln Avenus
Stratford, NJ 08084
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March 4, 2025

Stuart A. Plalt, Esq.
The Platt Law Group
40 Berlin Avenue
Stratford, NJ 08084

Re: In the Matter of the Application of the Township of Voorhees, County
of Camden, Docket No. CAM-L-2533-15

Dear Mr. Platt:

This letter memorializes the terms of an agreement reached between the Township of Voorhees
(the Township or “Voorhees"), the declaratory judgment plaintiff, and Fair Share Housing Center
(FSHC), a Supreme Court-designated interested party in this matter in accordance with In re
N.JA.C. 5:96 and 5:97, 221 N.J 1, 30 {2015) {Mount Laurel 1V) and. through this amended
settlement, a defendant in this proceeding.

This Settlement Agreement is subject to review and approval by the Court following a duly-noticed
fairness hearing and, if approved, shall supersede and replace in its entirety the July 21, 2021,
Setllement Agreement between Voorhees and FSHC, which is attached hereto as Exhibit A, and
was previously approved by the Count following a duly-noticed fairness hearing.

Background

In accordance with Moupl Laurel 1V, on July 2, 2015, Voorhees filed the above-captioned matter
seeking a declaration of its compliance with the Mount Laurel doctrine and Fair Housing Act of

1985, N.J.8.A. 52:270-301 et seq.

Through the declaratory judgment process, the Township and FSHC agreed to settle the litigation
and a settlement agreement was signed on April 26, 2021. The agreement was presented to the
trial court with jurisdiction over this matter o review, recognizing that the settlement of Mount
Laurel litigation is favored because it ends delays and the expense of trial and results more quickly
in the construction of homes for very-low, low- and moderate- income househoids. The Court
Order approving the settlement was issued July 21, 2021,

This Amended Settlement Agreement was necessitaled by several updates and changes (o
Voorhees's Compliance Plan. These changes include removing the 300 Route 73 100%
affordable development, removing 13 credits from Bancroft Supervised Apartments, the removal
of 11 market to affordable units, the addition of 80 units at 3 Sheppard Road, and a total of 110
additional units (mix of rental and sale) at Voorhees Town Center.

Amended Mediation terms

The Township and FSHC hereby agree to the following terms:

510 Pewk Bivd, - Chermy Hil, New lersay 08007 » 856-665-5444 » fax: B54-563-8182 - www fairsharehousing org
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1. FSHC agrees that the Township, through the adoption of a Housing Element and Fair
Share Plan conforming with the terms of this Agreement (hereafter "the Plan®) and
through the implementation of the Plan and this Agreement, satisfies its obligations
under the Mount Laurel doctrine and Fair Housing Act of 1985, N.J.§ A, 52:27D-301 et
seq., for the Prior Round (1987-1999) and Third Round (1999-2025), thus entitling the
municipality to protection from builder's remedy litigation through July 1, 2025,

2. Atthis time and at this particular point in the process resulting from the Supreme Court's
Mount Laurel IV decision, when Third Round fair share obligations have yet to be
definitively determined, it is appropriate for the parties to arrive at a setitement
regarding a municipality's Third Round present and prospective need instead of doing
so through pienary adjudication of the present and prospective need.

3. FSHC and Voorhees hereby agree that Voorhees's affordable housing obligations are
as follows:

Rehabilitation Share (per Kinsey Report! as modified | 9
through this Agreement)
Prior Round Obligation (pursuant fo NLA C. 5:93) 458
Third Round {1999-2025) Gap and Prospective Need | 310
(per Kinsey Report, as adjusted through this
Agreemeni)

4. a. For purposes of this Agreement, the Third Round Need shall be deemed to include
the Gap Period Present Need, which is a measure of households formed from 1999-
2015 that need affordable housing, that was recognized by the Supreme Courtin  In
re Deciaratory Judgmeni Actions Filed By Various Municipalities, 227 N.J. 508 (2017).

b. The parties, for purposes of this Agreement, have stiputated and agreed to the
obligations set forth in Paragraph 3 above and herein.

¢. The parties agree that the provisions of this Agreement represent a fair and
reasonable setflement of this litigation pursuant to the standards elucidated by
EasWest Venture v. Borough of Fort Lee, 286 N.J. Super. 311 (App. Div. 1986), and
related case law applicable to the Action and this Agreement, recognizing the following:
(1) either of the parties could have proceeded with motion practice or trial (and appeatl)
for a methodology determination, raising issues that, if successful, could have resulted
in a higher or lower fair share obligation; and (2) that other aspects of this settlement
resolve additional important issues, beyond the fair share obligation, that are relevant
to the East/West Venture analysis of the fairness and reasonableness of the settlement,
and issues that have not yet been adjudicated by the trial court as of the date of the
settiement. Thus, both Voorhees Township and FSHC agree to support this Agreement
as fair and reasonable before the trial court, and if an appeai is filed by any third-party,
intervenor, or objector, upon any appeal to the Appellate Division or to the Supreme
Court, or both.

" David N. Kinsey, PhD, PP, FAICP, NEW JERSEY LOW AND MODERATE INCOME HOUSING
OBLIGATIONS FOR 1989-2025 CALCULATED USING THE NJ COAH PRIOR ROUND (1987-1939)
METHODOLOGY, May 2018.
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5 The Township has a 8-unit rehabilitation obligation. The Township’s efforts to meet its
present need include the continued participation in the Camden County rehabilitation
program and/or implementation of a local rentai-rehabilitation program. Units
rehabilitated during or after 2015 may qualify for credit against this obligation. This is
sufficient to satisfy the Township's present need obligation of 9 units.

6. As noted above, the Township has a Prior Round prospective need of 456 units, which
is met through the following compliance mechanisms:

Table |: Prior Round Compliance

"1 Echelon Towers,

]
i

senior rental, Biock

150,02 Lot 1.G3

! Credits

”]Lé'ﬁ'd o

[Bonuses : Details

3 Voorhees Township received 267 prior cycle credits

| for Echelon House (naw called Echelon Tower), an
age-restncted rental complex. The site was funded
through HUD's Section 202 program in the fate 1970s
and was first occupied in 1980. It s located on 219
Laurel Read and is known as Block 150 02 Lot 1.03

' The site s built and occupied.

The parties have .

agreed to limil ihe senior cap t© 25% of the combined :
Prior Round and Third Round prospective need as |

specified in s agreement; 200 credis are being

Round

"2 Guidance Center

Group Home,
special needs
housing, Block 11
Lot % (204 Homer
Ave)

5

3 Chelsea Piace,

family rentats,
Block 2203 Lots
13.05 and 13.07

S5

72

“The Guidance Center Group Home was occupied |

within the prior cycle ime period between April 1, 1989
" and December 31, 1986, Survey says 5

- applied to the Prior Round and 41 credits to the Third

TEstablished in 1998, there are 72 low and moderate

income units consisting of two and three bedroom
apariments

Archway (5

|
!
i 4. Group Homes:
|

lLafayetie — 4
bedrooms);
Camden County
ARC (6 Chandler
and 304 Rural
Avenue — 8
bedrooms); 11

Eastwood Drive (4

bedrooms}

(e e

5. Judith Flicker,
special needs

i
i
i
|
{

T -

" The Judith B Flicker Center is owned and operaled b

During the compliance phase af the HMigation,
Voorhees agrees to provide the following for each of
these credils: 1) The Supporlive and Special Needs
Housing Survey Form used by the Council on
; Affordable Housing: 2) A copy of the facility ficense, if
applicable. The Township agrees to provide deed
resirictions on case by case basis and if necessary to

erediting documentation consistent with the applicable
regulations if a deed restriction is not available.

prove eligibitity of credit, or alternative forms of -

i
t
i
]
;

Bancroft |t is a 100% affordable group home with 1

i
1

i
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housing, Block non-age restricted units, During the compilance
150.02 Lot 3 phase of the litigation, Voorhees agrees o provide the

following for these credits: 1) The Supportive and
Spedial Needs Housing Survey Form used by the
Council or Affordable Housing; 2} A copy of the facility
license, if applicable. The Township agrees to provide
deed restrictions on case by case basis and if
necessary to prove gligibility of credit, or atternative
forms of crediting documentation consistent with the
applicable regulations if a deed restriction is not

available.
6 3 Shepperd Ave 42 42 This is a proposed BO unit 100% affordable family
100% Affordable rental development with 42 units allocated to the Prior
development Round and 18 units aliocated to the Third Round of

which at least 50% of the units shalf be affordable to
low income households and remained to moderate
income. Of the 50% affordable o low Income, 13%
shalt be required to be affordable to very low income
households, with the low-income and very-low-income
units proportionally allocated by each bedrcom size;
additionat information to be provided during
compliance  pursuant fo NJAC 598355 as
described below.

53 114

Total 467

Surpius (tolal credils - 11
obligation}

The Township has implemented or will implement the following mechanisms to address its Third
Round gap and prospective need of 510 units:

Tabie U: Third Round Compliance

Credits | Bonuses

7. Echelon Towers, 41 See mechanism #1 above. Total credits available is
senior rental, Block 267 applicable 241 due ta cap.
150.02 Lot 1.03

8. Group Home 5 During the compliance phase of the litigation,
{Echelon Glen) 1125 Voorhees agrees o provide the following for each of
Bibbs Rd Apts 2 these credits; 1) The Supportive and Special Needs

Housing Survey Form used by the Council on
Affordable Housing; 2) A copy of the facility license,
if applicable. The Township agrees to provide deed
rgstrictions .on case by case basis and if necessary




CAM-L-002533-15 05/07/2025 Pg 35 of 63 Trans ID: LCV20251397786

CAM-L.-002533-15 05/01/2025 12:45:03 PM Pg 350l 63 Trans ID: LCV20251280486

March 4, 2025
Page 5

to prove eligibility of credit, or alternative forms of
crediing documentation consistent  with  the
applicable regulations if a deed restriction is not
available

G

Group Homes (Oaks
Integrated Care, 213
Bergen Avenue, 133
Paradise Avenue)

26

During the compliance phase of the filigation,
Voorhees agrees to provide the foliowing for each of
these existing credis: 1) The Supporlive and Special
Needs Housing Survey Form used by the Councit on
Affordable Housing; 2) A copy of the facility license,
if applicable The Township agrees to provide deed
restrctions .on case by case basis and if necessary
to prove eligibility of credit, or alternative forms of
crediting  documentation  consistent  with  the
applicable regulations if a deed restriction is not
avaitabie

L0

Supervised
Apartments
(Bancroft)

g7

“exisling unils owned and operated by Bancroft

“similar situation by the Hon Karen M. Cassidy,

FSHC agrees that the Township may take credis for

withou! imposition of any deed restrictions, provided
Bancroft commits {o make such unils available to
low- or moderate-incoma  persons  through
agreements Bancroft and the Township and the
Township andg FSHC which shall be provided during
the compliance period of this litigation and which are
substanlially similar to the agreements appioved in a

AJ.5.C.in In_the Matier of the Application of the
Borouah of Fanwoond. County of Union, Docket No
UNN-L-2056-15, which agreements are attached
hereio as Exh. B.

1223 Haddonfietd-
Berin Rd., Block
263, Lot 11, 100%
affordable family
rental

80

80

1 income, and 40 moderale income. proporiionally

Thus site is located on Route 561 also Known as
Haddonfield-Berlin Road. i is an 8 acre sile currently
zoned commercial on Block 263 Lot 11 The
Township will rezone the property and develop a
100% affordable housing project with 80 total units of
which 11 units will be very low income, 29 low

allocated by each bedroom  size, additional
information to be provided during compliance
pursuant io N J A.C 5:93-5.5 as described below.

IRE

3 Sheppard Ave,
100% affordable
family rental

This is a proposed 80 unit 100% affordabie family
rental development with 42 units aliocated to the
Prior Round and 18units allocated to the Third Round
of at least 50% of the unils shall be affordabie tc low
income households and remained to moderate
income. Of the 50% afHordable to low income, 13%
shall be reguired to be affordabie to very low incoime
households, with the low-income and very-low-
income units proporticnally allocated by each
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bedroom size; additional information to be provided
during comptiance pursuant fo N.J.A.C. 5:93-5.5 as
described below. Township reserves the right that
this number may be adjusted based on the total
nurnber of units proposed on this site, provided that
the Township stifl meets the 510-unit obligatian after
this and adjustments on other sites noled are taken
into account. The additional units created an site may
be applied to other mechanisms of this round, in
order to meet the obligation

14. Foster Sguare
Apartmenis (PREIT
Services, LLC),
family rental

25

23

PREIT Services, LLC is the redeveloper that
canstructed and redeveloped the Echelon Mall site
into the Voorhees Town Center. Inciuded in this
redevelopment was the construction of 400 market
rate units known as Foster Square Apartments.
Twenty five (25) of these units are affordable rental
units for qualified low and maoderate income
households. The Township will provide
documentation during compliance that these units
have been constructed, deed restricted, and made
available tc lower-income households consistert with |

applicable law.

15. Voorhees Town

Center inclusionary,
Block 15.01, Lots 3,

4, and 5, family for-
sale

50

The municipality will adopt a modified redevelopment
plan for this site during the compliance phase of this
litigation and enter into a redevelopmant agreement
that provides a realistic opportunity for at east 50
units of inclusionary affordable housing no later than
March 31, 2025 if no such agreement exists at this
time then the Township and FSHC agree to negoliate
in good faith and seek an alternative compiance
mechanism for these 50 family rental affordable units
subject to the approval of the court. During the
compliance phase of this matter, the Township shall
amend the existing redevelopment pfan on this site
to require the affordable units to be on, not off, sile
and to be family, non-age-restricted units and require
a solely residential component in any redevelopment
on land area and density sufficient to generate the 50
family rental units al a 15 percent set-aside,
Township reserves the right that this number may be
adjusted based on the totat number of units proposed
on this site, provided that the Township stiit meets the
510-unit obligation after this and adjustmenis on
other sites noted are taken inlo account. The
additional units created on site may be applied to
other mechanisms of this round, in order to meet the
obligation.

16. Voorhees Town
Center 100%
Affordable family
rental

60

25

This is a proposed 80 unit 100% affordable family
rental development to be developed in the Voorhees
Town Center with 60 credits applied to the Third
Round. Of the units at least 50% of the units shall be
affordable to low income households and remainder
to moderate income. Of the 50% affordable lo low
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{income, 13% shall be required to be affordable to |

very low income househokis, with the low-income
and very-low-income units proportionaily allocated by
each bedroom size;, additional information to be
provided during compliance pursuant to N.JAC.

 5:93-5 5 as described below. Township reserves the

right that this number may be adjusted based on the
intal number of units proposed on this site, provided
that the Township still meets the 51Q-unit abligation |
after this and adjusiments on other sites noted are
taken into account. The additional units created on
site may be applied to other mechanisms of this

i round, in order to meet the abligation.

198 | 128
E Carryover credits from 11
i Prior Round
A ) S N -
Total credits toward 511 : One-unit surplus®

E Third Round obligation

*QOne-unit surpius shalf be aligible for future cre

dits in a manner consisient with controllmg law

and jurisdiction pursuant to P.L. 2004, ¢.2, or any subsequent and controlling changes in law in

the given Round.

7. As pravided for in paragraph 6, The Township will provide a realistic opportunity for the
development of additional affordable housing that will be developed or created through

means other than inclusionary zoning in the following ways:

Table iit; Affordable Units Developed Through Means Other than Inclusionary

Zoning
Credils

100% affordable family 60
rentat, 3 Sheppard Ave
100% affordabie famiky 80~
rental, 1223
Haddonfieid-Berlin Rd.,
Block 263, Lot 11
100% affordable family 60+
rental, Voorhees Town
Center

**These numbers may be adjusted based on the total number of units proposed on other
sites that are part of this settlement agreement, provided that the Township stilt meets
the 510-unit obligation after this and adjustments on other sites noted are taken into

account.
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In accordance with N.JA.C. 5:93-5.5, the Township recognizes that it must provide
evidence that the municipality has adequate and stable funding for the above-referenced
non-inclusionary affordable housing developments and programs. The municipality is
required to provide a pro forma of both total development costs and sources of funds and
documentation of the funding available to the municipality and/or project sponsor, and any
applications stili pending. In the case where an appiication for outside funding is still
pending, the municipality shall provide a stable alternative source, such as municipal
bonding, in the event that the funding request is not approved. The Township shall meet
these obligations through the submission of available docurmentation 30 days prior lo the
compliance hearing in this matter, with a right to request extension for good cause.

In accordance with N.JA.C. 5:93-55, for the above-referenced non-inclusionary
developments and programs, a construction or implementation schedule, or timetable,
shali be submitted for each step in the development process: including preparation of a
site plan, granting of municipal approvals, applicalions for State and Federal permiis,
selection of a contractor and construction. The schedule shall provide for construction to
begin within two years from fairness hearing provided that if an application for 9% LIHTC
has been approved for funding by HMFA at that time but construction has not begun as of
yet then this time frame may be extended by right to allow for construction to begin in
accordance with that award. The municipality shat indicate the entity responsible for
undertaking and monitoring the construction and overali development activity. The
Township shall meet these obligations through the submission of available documentation
30 days prior to the compliance hearing in this matter, with a right {0 request extension for
good cause.

8. In order to settle this matter under the terms provided herein, the Township will aiso
agree to modify section 153.005(A) of the Township zoning ordinance during the
compliance phase of this litigation so as to modify the section such that developments
with final approved density of 6 du/gross acre or more shall be required to provide a
15% mandatory set-aside when the market-rate units are rental units and 20%
mandatory set aside when the markel-rate units are for-sale units, with affordable units
provided as on site units, Deveiopments with final density of less than 6 dufgross-ac
other than any development specifically referenced in this agreement shall remain
within the discretion of the Township as to a set-aside, payment in lieu or development
fee. This shalt not be applicabie to Brandywine project commonly known as Main Street
Redevelopment, identified as Block 207 Lots 4, 4.08,4.09, 4.24 thatis to be developed
with a total of market rate units up to 280 dwelling units without any onsite affordable
units to be provided, provided that such development shall still be required to pay at
minimum a 1.5 percent residential development fee. Such ordinance shall be
maintained through al least July 1, 2025,

9. The Township agrees to require 13% of all units referenced in this Agreement,
excepting those units that were constructed or granted preliminary or final site plan
approval prior to July 1, 2008, to be very low income units, with half of the very low
income units being available to families, and the very iow income units proportionatly
distributed by each bedroom size in any family development including very low income
units. The municipality will comply with those requirements in part as follows:
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3 Sheppard Ave = 13% of the total units proposed shall be very low income units.
1223 Haddonfield-Berlin Road = 13% of the total units proposed shall be very low

income units.
Voorhees Town Center = 13% of the total units proposed shail be very low income

units.
13% of affordable units in any development through section 153.003 to be very-

low-income units

Tabile: IV: Sites Constructed after July 1, 2008

Site Total Affordable Uniis Very Low- income
units {13%)
3 Sheppard Ave 60 8
1223 Haddonfield-Berlin 80 10
Road
Voorhees Town Center 110 14

The Township will otherwise demonstrate how it meets this overall requirement as part
of its Housing Element and Fair Share Plan.

10. The Township shall meet its Third Round Gap and Prospective Need in accordance
with the following standards as agreed to by the Pardies and reftected in the table in
paragraph 6 above:

a

b.

Third Round bonuses will be applied in accordance with N.J.A.C. 5:93-5.15(d).

At least 50 percent of the units addressing the Third Round Need shall be
affordable to very-low-income and low-income househalds with the remainder
affordable to moderate-income households.

At least twenty-five percent of the Third Round Need shall be met through rental
units, inciuding at least half in rental units available to families.

At least haif of the units addressing the Third Round Need in total must be avallable
to families.

The Township agrees to comply with an age-resfricted cap of 25% and to not
reques! a waiver of that requirement. This shall be understcod to mean that in no
circumstance may the municipality claim credit toward its fair share obligation for
age-restricted units that exceed 25% of all units developed or planned to meet its
cumulative prior round and third round fair share obligation.

11. Affirmative Marketing Pian. As part of its HEFSP, Voorhees must prepare an
Affirmative Marketing Plan and shall include the following entities in the fist of
community and regional organizations in its affirmative marketing plan, pursuant to
UHAC, N.JA.C. 5:80-26.15{f)(5):

a.

Fair Share Housing Center, the New Jersey State Conference of the NAACE, the
Latino Action Network, Camden County NAAACP, Willingboro NAACP, Southern
Burlington County NAACP, the Supportive Housing Association, and the New
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Jersey Housing Resource Center for on-line applications, and other appropriate
non-profits and civil rights organizations. ,

As part of its regional affirmative marketing strategies during its impiementation of
the affirmative marketing plan, provide notice of alt available affordable housing
units to the above referenced organizations.

The affirmative marketing plan shall include posting of all affordable units on the
New Jersey Housing Resource Center ("HRC") website in accordance with
applicable law, The Township also agrees to require any other entities, including
deveiopers or persons or companies retained to do affirmative marketing, to
comply with this paragraph. '

12, AHordabitity Controls. in all development that produces affordable housing, the
Parties agree that the following terms shall apply:

a.

C.

All affordable housing units shall be governed by and fully comply with
affordability controls and affirmative marketing requirements of UHAC, or
any successor regulation, including without limitation , the required
bedroom and income distribution, with the sale exception that, in lieu of the
ten percent (10%) of the affordable units in rental projects being required to
be at thirty-five percent (35%) of the median income, thirteen percent (13%)
of the affardable units in such projects shall be required to be for very low-
income households earning thirty percent (30%) or less of the median
incomme pursuant to the FHA and all other applicable law.

All the affordable units shail be subject to affordability controis of at least
thirty (30) years from the date of initial occupancy and affordable deed
restrictions as provided for by UHAC, with the sole exception that very low
income shall be defined as at or below thirty percent (30%) of median
income regional weighted average median income for a family of four. The
income limit for a very low income unit for a household of four shall be 30
percent {30%) of the regional weighted average median income for a family of
four. These income lmits shall be adjusied by household size based on
multipliers used by HUD to adjust median income by household size. In no
event shall the income limits be less than those for the previous year.

The income Hmits, attached hereto as Exhibit C, are the result of applying the
percentages set forth .in paragraph (a) above to HUD's determination of median
income for FY 2024, and shall be utilized until the Township updatas the income
limits after HUD has published revised determinations of median income for
the next fiscal year.

The Regional Asset Limit used in determining an applicant's eligibility for
affordable housing pursuant to N.J.A.C. 5:80-26.16 (b)(3) shall be calculated by
Allenhurst annually by taking the percentage increase of the income limits
calculated pursuant to paragraph (a) above over the previous year's income
fimit , and applying the same percentage increase to the Regional Asset Limit
from the prior year. In no event shall the Regional Asset Limit be less than that
for the previous year:-
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13 Income Limits. Income limits for all units that are part of Voorhees's HEFSP required
by this Agreement and for which income limits are not already established through a
federal program exempted from UHAC, pursuant to N.J.A.C. 5:80-26.1, shall be
updated by Voorhees annually within thity (30) days of the publication of
determinations of median income by the U.S. Department of Housing and Urban
Development {"HUD") as follows:

a

Regional income limits shall be estabiished for the region that the Township is
located within (i.e. Region 5) based on the median income by household size,
which shall be established by a regional weighted average of the uncapped
Section 8 income limits published by HUD. To compute this regional income limit,
the HUD determination of median county income for a family of four is multiplied
by the estimated households within the county according to the most recent
decennial Census. The resulting product for each county within the housing region
is summed. The sum is divided by the estimaled total households from the most
recent decennial Census in the Township's housing region. This quotient
represents the regional weighted average of median incame for a household of
four. The income Hmil for a moderate-income unit for a household of four shall be
80 percent of the regional weighted average median income for a family of four
The income limit for a low-income unit for a household of four shail be 50 percent
of the HUD determination of the regional weighted average median income for a
family of four. The income limit for a very low income unit for a household of four
shall be 30 percent of the regional weighted average median income for a family
of four. These income limits shall be adjusted by household size based on
multipliers used by HUD to adjust median income by household size. In no event
shall the income limits be igss than those for the previous year.

The income limils attached hereto as Exhibit B are the result of applying the
percentages set forth in paragraph (a) above to HUD's determination of median
income for FY 2020, and shall be utitized until the Township updates the income
timits after HUD has published revised determinations of median income for the

next fiscal year.

v

The Regional Asset Limit used in determining an applicant's efigibility for affordable
housing pursuant to N.J.A.C. 5:80-26.16(b)3 shall be calculated by the Township
annually by taking the percentage increase of the income limits calcuiated
pursuant to paragraph (@) above over the previous year's income limits, and
applying the same percentage increase to the Regional Asset Limit from the prior
year. in no event shall the Regional Asset Limit be less than fhat for the previous

year.

The parties agree to request the Court prior to or al the fairness hearing in this
matter to enter an order implementing this paragraph of this Agreement.

14. New Construction. All new construction units shall be adaptable in conformance with’
P 12005, c.350/N.J.8.A. 52:27D-311a and -311b and all other applicable law.

i5. Ordinances. As an essential term of this Agreement, within 150 days of Court's
appraval of this Amended Mediation Agreement with a right to request extension for
good cause, the Township shall introduce and adopt an ordinance ar ordinances
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providing for the amendment of the Township's Affordable Housing Ordinance and
Zoning Ordinance to implement the terms of this amended mediation agreement and
the zoning contemplated herein and adopt a Housing Element and Fair Share Plan and
Spending Plan in conformance with the terms of this amended mediation agreement.

Determination of Reduced Obligation. The parties agree that if a decision of a court
of competent jurisdiction in Camden County, or a determination by an administrative
agency responsible for implementing the Fair Housing Act, or an action by the New
Jersey Legislature, would result in a calculation of an obligation for the Township for
the period 1899-2025 that would be lower by more than ten (10%) percent than the
total prospective Third Round need obligation established in this amended mediation
agreement, and if that calculation is memorialized in an unappealable final judgment,
the Township may seek to amend the judgment in this matter to raduce its fair share
obligation accordingly. Notwithstanding any such reduction, the Township shali be
obligated to adopt a Housing Element and Fair Share Plan that conforms to the terms
of this amended mediation agreement and to implement all compliance mechanisms
included in this amended mediation agreement, including by adopting or leaving in
place any site specific zoning adopted or refied upon in connection with the Plan
adopted pursuant to this amended mediation agreemert; taking all steps necessary to
support the development of any 100% affordable developments referenced herein; and
otherwise fulfilling fully the fair share obligations as established herein. The reduction
of the Township's obligation below that established in this Agreement does not provide
a basis for seeking leave to amend this Agreement or seeking leave to amend an order
or judgment pursuant to R. 4:50-1. If the Township prevails in reducing its fair share
need for the Third Round, the Township may carry over any resulting extra credits 1o
future rounds in conformance with the then-applicable law.

Spending Plan. The Township shall prepare a Spending Plan within the period
referenced above, subject to the review of FSHC and approval of the Cour, and
reserves the right to seek approval from the Court thal the expenditures of funds
contemptated under the Spending Plan constitute "‘commilment” for expenditure
pursuant to N.J.SA 52:27D-329.2 and -329.3, with the four-year time period for
expenditure designated pursuant to those provisions beginning to run with the entry of
a final judgment approving this amended settlement in accordance with the provisions
of in re To. Of Monroe, 442 N.J. Super, 565 (Law Div. 2015) (affd 442 N.J. Super. 563).
On the first anniversary of the execution of this Agreement, which shall be established
by the date on which it is executed by a representative of the Township, and on every
anniversary of thal date thereafter through the end of the period of protection from
litigation referenced in this Agreement, the Township agrees to provide annual reporting
of trust fund activity ‘o the New Jersey Department of Commuaity Affairs, Councit on
Affordable Housing, or Local Government Services, or other entity designated by the
State of New Jersey, with a copy provided to Fair Share Housing Center and posted on
the municipal website, using forms developed for this purpose by the New Jersey
Department of Community Affairs, Council on Affordable Housing, Local Government
Services or FSHC. The reporting shall include an accounting of all housing trust fund
activity, including the source and amount of funds collected and the amount and
purpose for which any funds have been expended. '

Reporting of Trust Fund Activity. On the first anniversary of the execution of this
Agreement, and every anniversary thereafter through the end of this Agreement, the
Township agrees to provide annual reporting of the status of all affordable housing
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activity within the municipality through posting on the municipal website with a copy of
such posting provided to Fair Share Housing Center, using forms previcusly developed
for this purpose by the Council on Affordable Housing or any other forms endorsed by

FSHC. .

The Midpoint Review, Very Low-Income Housing Monitoring. The Fair Housing Act
includes a provision regarding action to be taken by the Township during the ten-year
periad of protection provided in this Agreement. The Township agrees to comply with
those provisions as follows:

a. The Parties agree that, given the commencement of the Fourth Round on July 2,
2025 and the opportunity for public comment and objections at the fairness hearing
and compliance hearing, Voorhees will not be required to submit a midpoint review
report pursuant to N.J.S.A. 52:27D-313, and the compliance hearing shall suffice
as the midpoint review. in accordance with the provision of the FHA regarding
actions to be taken by the Township during the ten-year period of protection
provided in this Agreement, Voorhees agrees to comply with those provisions as
follows:

b For the review of very low income housing requirements required by N.J.S.A.
52:270-329 1, on June 30, 2025, the Township will post on its municipal website,
with a copy provided to Fair Share Housing Center, a status report as to its
satisfaction of its very low income requirements, including the family very low
income requirements referenced herein. Such posting shall invite any interested
party to submit comments o the municipality and Faic Share Housing Center on
the issue of whether the municipality has complied with its very low income housing
obligation under the terms of this amended settiement.

FSHC was deemed to have interested party status in this matter pursuant to the Court's
December 16, 2016 order. The parties to this Agreement agree to request the Court to
enter an order deciaring FSHC is an intervenor prospectively and has the ability to
enforce this agreement, but the absence of such an order shall not impact FSHC's

rights,

Fairness Hearing. This amended mediation agreement must be approved by the Court
following a fairess hearing as required by Morris Cly, Fair Hous. Council v. Boonton
Twp., 197 N.J. Super. 359, 367-69 {Law Div. 1984), affd o.b., 209 N.J. Super. 108
(App. Div. 1986); East/West Venture v. Borough of Ford Lee, 286 N.J. Suger. 311, 328-
29 (App. Div. 1996). The Township shall present its planner as a witness at this
hearing. FSHC agrees to support this Agreement at the fairness hearing. In the event
the Court approves this proposed amended settlement, the parties contempiate the
municipality will receive "the judicial equivalent of substantive certification and
accompanying protection as provided under the FHA" as addressed in the Supreme
Court's decision "'n Inre N.J.A.C. 5:96 & 5"97, 221 N.J. 1,36 (2015). The "accompanying
protection” shall remain in effect through July 1, 2025. If this agreement is rejected by
the Court at a fairness hearing it shall be null and void.

Attorney's Fees. In light of the additional time and resources expended since then by
FSHC, including to review compliance documents, negotiate and enter into this
agreerment, and to conduct an additional faimess and compliance hearing, the
Township agrees lo pay FSHC's additional attorneys fees and costs of ten thousand
dollars ($10,000.00) to be used at the discretion of FSHC for the provision of affordable
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housing opportunities/assistance within sixty (80) days after entry of a Court Order
approving this agreement pursuant to a duly-noticed fairness hearing. The Parties
agree that neither shall requires or otherwise make a claim against the other for
payment or reimbursement of any legal fees and/or casts incurred in connaction within
the Declaratory Judgment Action and/or any related actions or proceedings other than
as stated below in paragraph 23.

Obligation to Defend. If an appeal is filed of the Court's approval or rejection of this
Agreement, the Parties agree lo defend the Agreement on appeal, inciuding in
proceedings before the Superior Court, Appellate Division and New Jersey Supreme
Court, and to continue to implement the terms of this Agreement if the Agreement is
approved before the trial court unless and until an appeal of the triaf court’s approval is
successful, at which point the Parties reserve their right to rescind any action taken in
anticipation of the trial court's approval. Al Parties shall have an obligation to fulfill the
intent and purpose of this Agreement.

Enforcement. This amended mediation agreement may be enforced through a motion
to enforce litigant's rights or a separate acfion filed in Superior Court, Camden County.

Severabitity. Uniess otherwise specified, it is intended that the provisions of this
Agreement are to be severable. The validity of any article, section, clause or provision
of this Agreement shall not affect the validity of the remaining articles, sections, clauses
or provisions hereof. If any section of this Agreement shall be adjudged by a court to
be invalid, illegai, or unenforceable in any respect, such determination shall not affect
the remaining sections.

Governing Law. This Agreement shall be governed by and construed by the laws of
the State of New Jersey.

Amendment or Modification. This Agreement may not be modified, amended or
altered in any way except by a writing signed by each of the Parties.

Counterparts. This Agreement may be executed in any number of counterparts, each
of which shall be an original and all of which together shall constitute but one and the
same Agreement.

Legal Capacity. Each party who signs this Agreement in a representative capacity
warrants that the party's execution of this Agreement is duly authorized, execute
and delivered by and for the entity for which that party signs. Each party wan-ants
that the party has carefully read and understands the scope and effect of each and
every provision of this Agreement, that the party has consulted with chosen legal
counsel who has explained the te1ms of the provisions of this Agreement, and ail
attachments hereto , and has executed this Agreement voluntarily, without duress,
coercion, or undue influence with the express intent to be bound thereby.

Any and ali Exhibits and Schedules annexed to this Agreement are hereby made a part
of this Agreement by this reference thereto. Any and all Exhibits and Scheduies now
and/or in the future are hersby made or will be made a part of this Agreement with prior
written approval of both Parties. ‘
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31 Entire Agreement. This Agreement constfitutes the entire Agreement between tha
Parties hereto and supersedes all prior oral and written agreements between the
Parties with respect lo the subject matter hereof except as otherwise provided herein.

32. No member, official or employee of the Township shall have any direct or indirect
interest in this Agreement, nor participale in any decision relating to the Agreement
which is prohibited by law, absent the need o invoke the rule of necessity.

33, Anything herein contained to the contrary notwithstanding. the effective date of this
Agreement shall be the date upon which all of the Parties hereto have executed and

delivered this Agreement.

34. Motices. All notices required under this Agreement ("Notice[s]") shall be written and
shall be served upon the respective Parties by certified mall, return receipt requested,
of by a recognized overnight or by a personal carrier. In addition, where feasible {for
example, transmittals of less than fifty pages) shall be served by facsimile or e-mait Al
Notices shall be deemed received upon the date of delivery. Delivery shall be affected
as follows, subject to change as to the person(s) 1o be notified and/or their respective
addresses upon ten {10} days notice as provided herein:

TG FSHC, Adam M. Gordon, Esquire
Executive Director
Fair Share Housing Center
510 Park Boulevard
Cherry Hill, NJ (8002
Phone: {B56) 865-5444
Telecopier: (856) 663-8182
Email: adamgordon@fairsharehousing org

TO THE TOWNSHIP: Stuart A. Platt, Esquire
The Platt Law Group
40 Berlin Avenue
Stratfard, New Jersey 08084
Tetecopier: (856) 784-8050
Email: gleit@ihepiatlawagroup .com

WITH A COPY TO THE

MUNICIPAL CLERK: Municipal Cierk -Township of Voorhees
2400 Veoorhees Town Center
Voorhees, NJ 08043
Telecopier: (856) 216-7623
Email: clerk@voorheesni.com
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Please sign below if these terms are acceptable.

Sincerely,

PaEN

Adam M. Gordon, Esq.
Executive Director
Fair Share Housing Center

On behalf of the Township of Voorhees, with the authorization
of the governing body:

Michael Wipnea de. &
Dated:__bagoit won JoDS
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Exhibit A — Original Settlerment Agreement
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FATR SHARE
ROUSING CENTER

April 26, 2021

Stuart A. Platt, Esq.
Piati & Riso, P.C.
43 Berlin Avenue
Stratford, NJ 08084

Re: In the Matter of the Application of the Township of Voorhees, County
of Camden, Docket No. CAM-1.-2533-15

Dear Mr, Platt;

This letter memorializas the terms of an agreement reached between the Township of Voorhees
(the Township or "Voorhees"), the declaratory judgment plaintiff, and Fair Share Housing Center
(FSHC), a Supreme Court-des:gnated interested party in this matter in accordance with |n re
N.JA.C. 596 and 5:97, 221 N.J. 1, 30 (2015) (Mount Laurel V) and, through this settlement, a
defendant in this proceeding.

Background

Voorhees filed the above-captioned matter on July 2. 2013 seeking a declaration of its compliance
with the Mount Laurel dactrine and Fair Housing Act of 1985, N.J.S A, 52:27D-301 et seq in
accordance with In re N.J.A.C. 5:96 and 5 97, supra. The Township has secured immunity since
filing of the matter and a mediation was conducted by the Court where FSHC participated as an
interested party. The Township's immunity from all Mount Laurel lawsuits is still in full force and
effect. Through the mediation process, the Township and FSHC agreed to seftfe the litigation
and to present that settiement lo the trial court with jurisdiction over this matter to review,
recagnizing that the settlement of Mount Laurel litigation is favored because it avoids delays and
the expense of trial and results more quickly in the censtruction of homes for lower-income

households.

Mediation terms
The Township and FSHC hereby agree to the following terms:

1. FSHC agrees that the Township, through the adoption of a Housing Element and Fair
Share Plan conforming with the terms of this Agreement (hereafter “the Pian’) and
through the implementation of the Plan and this Agreement, satisfies its obligations
undar the Mount Laurel doctrine and Fair Housing Act of 1985, N.J.S.A. 5§2:27D-301 et
seq., far the Prior Round (1987-1999) and Third Round (1998-2025), thus entitling the
municipality to protecticn from builder's remedy litigation through July 1. 2025,

2. Atthis time and at this particular point in the process resuiting from the Supreme Court's
Moun! Laurel IV decision, when Third Round fair share obligations have yet to be
definitively determined, it is appropriate for tne parties to arrive at a sefflement

510 Patk Bivd. » Chery Bl New Jersey 08002 - B56-665-5444 « [ox: 856-663-8182 www fairsharehousing.org
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regarding a municipality's Third Round present and prospective need instead of doing
so through plenary adjudication of the present and prospective need.

3. FSHC and Voarhees hereby agree that Voorhees's affordable housing obligations are
as follows:

Rehabilitation Share {per Kinsey Report’ as modified | 8
throuagh this Agreement)
Prior Round Obligation {pursuant to N.J.A.C. 5:93) 458
Third Round ({1899-2025) Gap and Prospective Need | 510
(per Kinsey Report, as adjusted through this
i Agreement)

4 a. For purposes of this Agreement, the Third Round Need shall be deemed te include
the Gap Period Present Need, which is a measure of households formed from 1899-
2016 that need affardable housing, that was recognized by the Supreme Courtin [n
re Declaraiory Judgment Actions Filed By Various Municipalities, 227 N.J. 508 (2017).

b. The parties, for purposes of this Agreement, have stipulated and agreed to the
obligations set forth in Paragraph 3 above and herein,

c. The parties agree that the provisions of this Agreement represent a fair and
reasonable seftfement of this litigation pursuant to the standards efucidated by
East/West Venture v. Borough of Fort Lee, 286 N.J. Super. 311 (App. Div. 1996), and
related case law applicable to the Action and this Agreement, recognizing the following:
(1) either of the parties could have proceeded with motion practice or tnal (and appeal)
for a methodology determination, raising issues that, if successful, could have resulted
in a higher or lower fair share obligation; and (2) that other aspects of this settiement
resolve additional imporiant issues, beyond the fair share obiligation, that are relevant
to the EastWest Venlture analysis of the fairness and reasanableness of the settlement,
and issues that have not yet been adjudicated by the trial court as of the date of the
setttement. Thus, both Voorhees Township and FSHC agree to support this Agreement
as fair and reasonable before the trial court, and if an appeal is filad by any third-party,
intervenor, or objector, upon any appeal to the Appellate Division or to the Suprema
Court, or both.

5 The Township has a 9-unit rehabilitation obiigation. The Township's efforts to meet its
oresent need include the continued participation in the Camden County rehabilitation
program andlor implementation of a locat rental-rehabilitation program. Units
rehabilitated during or after 2015 may qualify for cradit against this obligation. This is
sufficient to satisfy the Township's present need obligation of 8 units.

6 As noted abave, the Township has a Prior Round prospective nead of 456 units, which
is met through the following compliance mechanisms:

]( Credits Bonuses | Details

' David N. Kinsey, PhD, PP, FAICP, NEW JERSEY LOW AND MODERATE [NCOME HOUSING
OBLIGATIONS FOR $889-2025 CALCULATED USING THE NJ COAH PRIOR RCUND {1987-1999)
METHODCOLOGY, May 2016.
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1 Echelon Towers, 200 Voorhees Township received 267 prior cycle credits
senior rental, Block for Echelon House (now called Echelon Tower), an
150.02 Lot 1.03 age-festricted rentat complex, The site was funded

through HUD's Section 202 program in the late 1870s
and was first accupied in 1980. It is located on 219
Laurel Road and is known as Block 150.02 Lot 103

' The sife is built and accupied. The parties have

" agreed to {imit the senior cap to 26% of the combined
Prior Round and Third Round prospective need as
specified in this agreement; 200 credits are being
applied to the Prior Round and 41 credits 1o the Third
Round.

2. Guidance Center 5 The Guidance Center Group Home was occupied
Group Home, within the prior cycle time period between Aprii 1, 1980
special needs | and December 31, 1886, Survey says 3
housing, Block 11 X
Lot 9 (204 Homer |
Avel :

3. Chelsea Place, |72 77 i Established in 1998, there are 72 low and moderate
family rentals, : " income units consisting of two ang three bedroom
Block 2203 Lots " apartments.

13.05 and 13.07 ' ;
1 H

4. Group Homes: | 16 ! During the compliance phase of the Itigation,
Archway IS i © Vaorhees agrees to provide the following for each of
Lafayelte — 4 | these credits. 1) The Supportive and Special Needs

i bedrooms), : Housing Survey Form used by the Councl on

i Camden County ! Affordable Housing; 2} A copy of the facility license, if

i ARC (6 Chandler applicable. The Township agrees to provide deed
and 804 Rural : restrictions on case by case basis and if necessary (o
Averue - 8 ' prove eligibility of credit, or alternative forms of
hedrooms); 11 crediting documentation consistent with the applicable
Eastwood Drive (4 regulations if a deed restriction is not available.
bedrooms} :

5. Judith Flicker, 18 The Judith B Flicker Center is owned and operated by
spacial needs Aancroft Itis a2 100% affordable group home with 18
housing, Block I nan-age festricted units. During the compliance
150.02 Lot 3 . phase of the litigation, VVoorhaes agrees to provide the

following for these credits: 1} The Supportive and

|

! Special Needs Housing Survey Form used by the |
§ Council on Affordable Housing; 2) A copy of the facility :
license, if applicable. The Township agrees {o provide |
i deed resticlions on case by case basis and if |
necessary o prove eligibility of credit, or aiternative
forms of crediting documentation consistent with the | 5
applicable regulations if a deed restriction is no%

available,
6 300 Route 73 100% j 42 42 This is a propased 80 unit 100% afferdable family | :
Affordabte i rentat development with 42 units allocated to the Przor
davelopment ; Round and 38 units allocated to the Third Round of 1

which at least 50% of the units shall be affordable to |
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low come households and remained to moderate
income. Of the 50% affordable to low income, 13%

shall be required to be affordable to very low income

households, with the low-income and very-low-income
units proportionally aflocated by each bedroom size;
additional information to be provided during
compliance pursuant to N.JAC. 583-55 as
described below.

353 114

Tatal 467

Surplus (fotal cradits - 11

: obligation)

The Township has implemented or will implement the following mechanisms to address its Third

Round gap and prospective need of 510 units:

Credits : Bonuses

See mechanism #1 above. Total credits available is

7. Echelon Towers, 41 i
senior rantal, Block | : : 267, applicabie 244 due to cap. ,
150,02 Lot 1.03 : : .
f ; ‘
8. Group Home 5 During the compliance phase of the litigaton, .
(Echelon Glen) 1125 ; Voorhees agrees to provide the foliowing for each of :
Bibbs Rd Apts 2 ‘ these credits: 1) The Supportive and Special Needs |
Housing Survey Form used by the Council on |
j Affordable Housing; 2) A copy of the facility license, |
. if applicable. The Township agrees to provide deed |
i . restricions .on case by case basis and if necessary |
3 ! to prove eligibility of credit, or alternative forms of |
| | crediling documentation consistent  with  the
‘ | applicable regulations if a deed restriction is not
‘- | available.
9. Group Homes (Oaks | 26 ' During the compliance phase of the litigation,

Integrated Care, 213
Bergen Avenue, 133
Paradise Avenue)

Voorhees agrees to provide the following for each of
these axisting credits: 1) The Supportive and Special
Needs Housing Survey Form used by the Council on
Affordable Housing; 2) A copy of the facility license.
if applicable. The Township agrees to provide deed
restricions .on case by case basis and if necessary

to prove eligibility of credit, or alternative forms of
‘ crediting

documentation consistent  with  the
applicable requlations if a deed restriction is not
avaiiable.
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10. Supervised 80 FSHC agrees that the Borough may take credits for
Apartments existing units owned and operated by Bancroft
{Bancroft} without Imposition of any deed restrictions, provided

Bancroft commits {o make such units available to
low- or moderate-income persens  through
agreements Bancroft and the Township and the
Township and FSHC which shall be provided during
the compliance perod of this litigation and which are
substantially similar to the agreements approved ina
similar situation by the Hon Karen M. Cassidy,
AJS.C.. in In_the Matter of the Application of the

Borough of Fanwood, County of Umton, Dockst No.
UNN-L-2056-15, which agreements are attached

hereto as Exh. A,

1. Safety in 15 i

i This approved project will create 15 special needs
Groups(approved}, bedrooms. During the compliance phase of the
‘ special neads i iitigation, the Township will demonstrate that this
; housing | compliance mechanism presents & realistic
! % opporiunity in accordance with the ierms of this
: agreement. Township agrees to provide Zoning
Board of Adjustmeni resolution granting the use
! : " variance for the site. Additiona} nformation on how
g ‘ : . the funding for this site creates a realistic opportunity
! : . and how the site will be affirmatively markated to be
; ¢ pravided during compliance phase of this agreement.
! 12 1223 Haddanfield-  * AD E a0 This site is located on Route 561 also known as |
Rerlin Rd., Block . : i Haddonfield-Berlin Road. Itis an 8 acre site currently |
263, Lot 11, 100% | zoned commerciai on Block 2683 Lot 11, The
affordable family ‘ : Township will rezone the progerty and develop a
rental 100% affordable housing project with 8C total units of

which 11 units will be very low income, 29 low
income, and 40 moderate income, proportionally ;
aliccated by each bedroom  sizg; additional
information o be provided during compliance |
pursuant fo N.J A.C. 5:93-5.5 as described below.

13. 30C Route 73, 100% 38 s 25 This is a proposed 80 unit 100% affordable family
affordable family rental development with 42 units allocated to the
rental ’ Prior Round and 38 units allocated to the Third -

Round of at ieast 50% of the units shall be atfordable

to low income households and remained to moderate |
income. Of the 50% affordable to low income, 13%
shall be required te be affordabie to very low income !
hauseholds, with the low-income and very-low- |
income units proportionally asllocated by each

bedroom size; additional information to be provided |
during compliance pursuant to N.JA.C. 5:93-5.6 as |
described below. Township reserves the right that
this number may be adjusted based on the total ;
aumber of units propased on this site, provided that :
the Township stiff meets the 510-unit obligation after
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this and adjustments on other siles noted are taken
into acsount. The additional units created on site may
be applied to other mechanisms of this round, in
order {0 meet the obligation.

14. Market to Affordable
Program, family
sales

15 Foster Square
Aparments (PREIT
Services, LLC],
family rental

1%

During the compliance phase of the litigation, the
murticipality shall demonstrate its compliance with
the terms of NJA.C. 597-6.9. Half of the unils
provided through this program shall be made
available to low-income households and half shalf be
made avaitable to moderate-income households. A
minimum of 3 units per year shall be made available
starting July 1 2022, with all units beihg made
available on or befare July 1, 2025, Township
reserves the right that this number may be adjusted
based on the total number of units proposed on alher
sites that are noted in this agreement, provided that

the Township still meets the 510-unit obligation after |

this and adjustments an other sites noted are taken |
into account. The additional units created on other !

sites may be applied to this mechanism and the
number adjusted.

25 123

PREIT Services, LLC iz the redeveloper that

' sonstructed and redeveloped the Echelon Malt site

into the Voorhees Town Center. Included in this
. redevelopment was the consiruction of 400 market
i rate units known as Foster Square Apartments.
| Twenty five (25} of these units are affordable rental
Lumts for qualified low and moderate income
! nouseholds, The Township will provide

| documentatton during compliance that these units

nave been consiructed, deed restricled, and made

available to lower-income households consistent with

applicable law

18 Voorhees Town
Center inclusionary,
Block 15,01, Lots 3,
4, and 5 family
rental

50

The municipality will adopt a modified redevelopment

pian for this site during the compliance phase cf this

litigation and enter into a redevelopment agreement

that provides a realistic opportunity for al least 50
units of inclusionary affordable housing no fater than
June 30, 2022; if no such agreement exists at this
time then the Township and FSHC agree to negotiate
in good faith and seek an aiternative compliance
mechanism far these 50 family rental affordable units
subject to the approval of the court. During the
compliance phase of this matter, the Township shal
amend the existing redevelopment pfan on this site

! to require the affordable units to be on, not off, site
! and to be family, non-age-restrictad units and require
a solely residential component in any redevelopment |
on iand area and density sufficient to generate the 50 |

family rental units at a 15 percent set-aside

Township reserves the right that this number may be

adjusted based on the total number of units proposed |
on this site, proviged that the Township still meets the -
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540-unit obligation after this and adjustments on
other sites noted are faken into account, The
additional units created on site may be applied o
other mechanisims of this round, in order to meet the

obligation.
Total ; 371 128
Carryover credits from 11
Prior Round
Totat credits foward 510

Third Round obligation

7. As provided for in paragraph B, The Township will provide a realistic oppertunity for the
development of additional affordable housing that will be developed or created thraugh
means other than inclusionary zoning in the following ways:

e T 1
! ! i

' Credils

" Market to Affardable Qe
Program, family sales  :

© 100% affordable tamily  80¢
. rental, 300 Route 73

- 100% affordable family | 80*
! rental, 1223

! Haddonfieid-Berlin Rd .
{ Block 263, Lot 11

*These numbers may be adjusted based on the total number of units propesed on other
sites that are part of this settiement agreement, provided that the Township stiil meets
the 510-unit obligation after this and adjustments on other sites noted are taken into

account,

in accordance with N.JAC. 5:93-5.5, the Township recognizes that it must provide
evidence that the municipality has adequate and stable funding for the above-referenced
non-inclusionary affordable housing developments and programs. The municipality is
required to provide a pro forma of both total devetopment costs and sources of funds and
documentation of the funding available to the municipality and/or project sponsor, and any
applications still pending. In the case where an application for outside funding is still
pending, the municipality shall provide a stable alternative source, such as municipal
bonding, in the event that the funding request is not approved. The Township shail meet
these obligations through the submission of available documentation 30 days prior to the
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compliance hearing in this matter, with a right to request extension due to reasonabile
conditions imposed due to current pandemic.

in accordance with N.JA.C. 5:93-55 for the above-referenced non-inclusionary
developments and programs, a construction or implementation schedule, or timetlable,
shall be submitted for each step in the devetopment process: including preparation of a
site pian, granting of municipal approvals, applications for State and Federal permits,
selection of a contractor and construction, The schedule shall provide for construction to
begin within two years from faimess hearing provided that if an application for 9% LIHTC
has been approved for funding by HMFA at that time but construction has not begun as of
yet then this time frame may be extended by right to altow for construction to begin in
accordance with that award. The municipality shall indicate the entity responsible for
undertaking and monitoring the canstruction and overail development activity. The
Township shali meet these obligations through the submission of available documentation
30 days prior to the compliance hearing in this matter, with a right to request extension
due to reasonable canditions imposed due to pandemic,

8. in order to settle this matter under the terms provided herein, the Township will also
agree to modify section 153.005 (A)of the Township zoning ordinance during the
compliance phase af this litigation so as to modify the section such that developments
with final approved density of 6 du/gross acre or more shall be required to provide a
15% mandatory set-aside when the market-rate units are rental units and 20%
mandatory set aside when the market-rate units are for-sale units, with affordable units
provided as on site units. Developments with final density of less than & dufgross ac
other than any development specifically referenced in this agreement shall remain
within the discretion of the Township as to a set-aside, payment in lieu or development
fes. This shall not be applicable ta Brandywine project commonly known as Main Street
Redevelopment, identified as Block 207 Lots 4, 4.08,4.09, 4.24 thatis to be developed
with a total of market rate units up to 280 dwelling units without any onsite affordable
units to be provided, provided that such development shall still be required to pay at
minimum a 1.5 percent residential development fee. Such ordinance shall be
maintained through at least July 1, 2025.

9. The Township agrees to require 13% of all units referenced in this Agreement,
excepting those units that were constructed or granted praliminary of final site plan
approval prior to July 1, 2008, to be very low income units, with half of the very low
income units being available to families, and the very low income units proportionally
distributed by each bedroom size in any family development including very low income
units. The municipality will comply with those requirements in part as follows:

a. 300 Roule 73 = 13% of the total units proposed shall be very low income units.

h. 1223 Haddonfield-Rerlin Road = 13% of the totat units proposed shall be very low
income units.

c. Voorhees Town Center = 13% of the total units proposed shall be very low income
units.

d. 13% of affordable units in any development through section 153.003 to be very-
l[ow-income units

The Township will otherwise demonstrate how it meets this overall requirement as part
of its Housing Element and Fair Share Plan,
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10. The Township shall meet its Third Round Gap and Prospective Need in accordance
with the following standards as agreed to by the Parties and reflected in the table in

paragraph 6 above:
a. Third Round bonuses wiil be applied in accordance with N.J.A.C. 5:93-5,15(d}.

b. At least 50 percent of the units addressing the Third Round Need shali be
affordable to very-low-income and low-income households with the remainder
affordable to moderate-income housenolds.

c. At least twenty-five percent of the Third Round Need shail be met through rental
units, including at least half in rental units available to families.

d. Atleast half of the units addressing the Third Round Need in total must be availabie
to families.

e. The Township agrees to comply with an age-restricted cap of 25% and to not
request a waiver of that requirement.  This shall be understood ta mean that in no
circumstance may the municipality claim credit toward its fair share obligation for
age-restricted units that exceed 25% of ail units developed or planned to meet its
cumulative prior round and thisd round fair share obligation.

11. The Township shall add to the list of community and regional organizatians in its
affirmative marketing plan, pursuant ta N.J.A.C. 5:80-26.15()(5), Fair Share Housing
Center, the New Jersey State Conference of the NAACP, the Latino Action Network,
Camden County NAAACP, Wilingbore NAACP, Southern Burlington County NAACP.
the Supportive Housing Association, and the New Jersey Housing Resource Canter for
on-ine applicatians, and other appropriate non-profits and civil rights organizations,
and shall, as partt of its regional affirmative marketing strategies during its
implementation of the affirmative marketing plan, provide notice to those organizations
of all available affordable housing units. The Township also agrees to require any other
entities, including developers or persons or cormpanies retained to do affirmative
marketing, to comply with this paragraph.

12 All units shall include the required bedroam distribution, be governed by controls on
affordability and affirmatively marketed in conformance with the Uniform Housing
Affordability Controls, N.J.A.C. 5:80-26.1 et. seq. or any successor regulation, with the
exception that in ieu of 10 percent of affordable units in rental projects being required
to be at 35 percent of median income, 13 percent of affordable units in such projects
shall be required to be at 30 percent of median income, and all other applicable law.
The Township as part of its HEFSP shall adopt and/or update apprepriate implementing
ordinances in conformance with standard ordinances and guidelines developed by
COAH to ensure that this provision is satisfied. Income limits for all units that are part
of the Plan required by this Agreement and for which income limits are not already
established through a federal program exempted from the Uniform Housing
Affordability Controls pursuant to N.JA.C. 5:80-26.1 shall be updated by the Township
annually within 30 days of the publication of determinations of median income by HUD
as follows:

a. Regional income limits shall be established for the region that the Township is
located within {i.e. Region §) based on the median income by household size,
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which shall be established by a regional weighted average of the uncapped
Section 8 income limits published by HUD. To compute this regional income limit,
the HUD determination of median county income for a family of four is multiplied
by the estimated households within the county according fo the most recent
decennial Census. The resulting product for each county within the housing region
is summed. The sum is divided by the estimated total househelds from the most
recent decennial Census in the Township's housing region. This guotient
represents the regional weighted average of median income for a household of
four. The income iimit for a moderate-incorme unit for a household of four shall be
80 percent of the regional weighted average median income for a family of four.
The income limit far a low-income unit for a household of four shall be 50 parcent
of the HUD determination of the regional weaighted average median income for a
family of four. The income limit for a very low income unit for a househald of four
shall be 30 percent of the regianal weighted average median jncome for a family
of four. These income limits shall be adjusted by household size based on
multipliers used by HUD to adjust median income by household size. In no event
shall the income limits be less than those for the previous year.

k. The income limits attached hereto as Exhibit B are the result of applying the
percentages set forth in paragraph (@) above to HUD's determination of median
income for FY 2020, and shall be utilized until the Township updates the income
limits after HUD has published revised determinations of median income for the
next fiscal year.

c. The Regional Asset Limit used in determining an applicant's eligibility for affordable
housing pursuart to N.JA.C. 5:80-26.16(b)3 shall be caiculated by the Township
annually by taking the percentage increase of the income limits cafculated
pursuant to paragraph {a) above over the previous year's income limits, and
applying the same percentage increase to the Regional Asset Limit from the prior
year. In no avent shall the Regional Asset Limit be fess than that for the previous
year,

d. The parties agree to request the Court prior to or at the fairness hearing in this
mattar to enter an order impiementing this paragraph of this Agreement,

12.All new construction units shall be adaptable in conformance with P.L.2005,
c.350/N.J S A 52:270-311a and -311b and all other applicable |aw.

14. As an essential ferm of this Agreement, within 150 days of Court's approval of this
Mediation Agreement with a right to request extension due to reascnable conditions
imposed due to current pandemic, the Township shall introduce and adopt an ordinance
or ordinances providing for the amendment of the Township's Affordable Housing
Ordinance and Zoning Ordinance to implement the terms of this mediation agreement
and the zoning contemplated herein and adapt a Housing Element and Fair Share Plan
and Spending Plan in conformance with the terms of this mediation agreement.

15. The parties agree that if a decision of a court of competent jurisdiction in Camden
County, or a determination by an administrative agency responsibie for implementing
the Fair Housing Act, or an action by the New Jersey Legislature, would result in a
calculation of an obligation for the Township for the period 1998-2025 that would be
lower by more than ten (10%) percent than the total prospective Third Round need
obligation established in this mediation agreement, and if that calculation s
memorialized in an unappealable final judgment, the Township may seek to amend the
judgment in this matter to reduce its fair share obligation accordingly. Notwithstanding
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any such reduction, the Township shall be obligated to adopt a Housing Element and
Eair Share Plan that conforms to the terms of this mediation agreement and to
implement all compliance mechanisms included in this mediation agreement, inciuding
by adopting or leaving in place any site specific zoning adopted or relied upon in
connection with the Plan adopted pursuant to this mediation agreement; taking all steps
necessary to supporl the development of any 100% affordable developments
referenced herein; and otherwise fulfiling fully the fair share obligations as established
herein. The reduction of the Township's obligation below that established in this
Agreement does not provide a basis for seeking leave to amend this Agreement or
seeking leave to amend an order or judgment pursuant to R. 4:50-1. If the Tawnship
prevails in reducing its fair share need for the Third Round. the Township may carry
over any resulting extra credits to future rounds in conformance with the then-applicable
law.

16. The Township shall prepare a Spending Plan within the pericd referenced above,
subject to the review of FSHC and approval of the Court, and reserves the right to seek
approval from the Court that the expenditures of funds contemplated under the
Spending Plan constitute “commitment” for expenditure pursuant to N.J.S.A, 52:27D-
320.7 and -329.3, with the four-year time pariod for expenditure designated pursuant
to those provisions beginning to run with the entry of a final jJudgment approving this
sefttement in accordance with the provisions of In re To Of Monroe, 442 N.J. Super,
565 (Law Div. 2015} (affd 442 N.J. Super. 563). On the first anniversary of the
execution of this Agreement, which shall be established by the date on which it is
executed by a representative of the Township, and on every anniversary of that date
thereafter through the end of the period of protaction fram litigation referenced in this
Agreement, the Township agrees to provide annual reporting of trust fund activity to the
New Jersey Department of Community Affairs, Council on Affordable Housing, or Local
Government Services, or cther entity designated by the State of New Jersey, with a
copy provided to Fair Share Housing Center and posted on the municipal website, using
forms developed for this purpose by the New Jersey Department of Community Affairs,
Council on Affordable Housing, Local Government Services or FSHC. The reporting
shall include an accounting of all housing trust fund activity, incfuding the source and
atnount of funds collected and the amount and purpose for which any furds have been
expended.

17. On the first anniversary of the execution of this Agreement, and every anniversary
thereafter through the end of this Agreement, the Township agrees to provide annual
reporting of the status of all affordable housing activity within the municipality through
posting on the municipal website with a copy of such posting provided to Fair Share
Housing Center, using forms previously developed for this purpose by the Council on
Affordable Housing or any other forms endorsed by FSHC.

18. The Fair Housing Act includes two provisions regarding action to be taken by the
Township during the ten-year period of protection provided in this Agreement. The
Township agrees to comply with those provisions as follows:

a. For the midpoint realistic opportunity review required pursuant to N.J.§.A, 52:270-
313, the Township was obligated to post, by July 1, 2020, on its municipal website,
with a copy provided to Fair Share Housing Center, a status report as to its
implementation of its HEFSP and an analysis of whether any unbuilt sites or
unfulfilled mechanisms continue to present a reaisstic opportunity and whether the
mechanisms should be revised or supplemented.
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Recognizing that July 1, 2020, has passed prior to settlement of this matter, on
July 1, 2023, the Township will past on its municipal website, with a copy provided
to Fair Share Housing Center, a status report as to its implementation of the Plan
and an analysis of whether any unbuilt sites or unfulfilled mechanisms continue to
present a realistic opportunity and whether any mechanisms to meet unmet need
should be revised or supplemented. Such posting shali invite any inferested parly
to submit comments to the municipality, with a copy to Fair Share Housing Center,
regarding whether any sites no longer present a realistic opportunity and should
be replaced and whether any mechanisms to meet unmet need should be revised
or supplemented. Any interested party may by motion request a hearing before
the court regarding these issues,

b. For the review of very low income housing requirements raquired by N.J.S.A
52:27D-329.1, within 30 days of the third anniversary of this Agreement, and every
third year thereafter, the Township will post on its municipal website, with a copy
provided to Fair Share Housing Center, a status report as to its satisfaction of its
very low income requirements, including the family very low income requirements
referenced herein. Such posting shall invite any interested party to submit
comments to the municipality and Fair Share Hausing Center on the issue of
whether the municipality has complied with its very tow income housing obligaticn
under the terms of this settlement,

16. FSHC was deemed to have interested party status in this matter pursuant to the Court's
December 16, 2016 arder. The parties to this Agreement agree to request the Court tu
enter an order declaring FSHC is an intervenor prospectively and has the ability to
enforce this agreement, but the absence of such an order shall not impact FSHC's
rights.

20. This mediation agreement must be approved by the Court following a fairness heanng
as required by Morris Cty. Fair Hous, Council v. Boonton Twp., 197 N.J. Super. 359,
367-69 (Law Div. 1984), affd o.b., 209 N.J. Super. 108 (App. Div. 1988}, East/\West
Venture v, Borough of Fort Lee, 286 N,J. Super. 311, 328-29 (App. Div. 1986). The
Township shali present its planner as a witness at this hearing. FSHC agrees to support
this Agreement at the fairness hearing. In the event the Court approves this proposed
settlement, the parties contemplate the municipality will receive either the judicial
equivalent of substantive certification or a Judgment of Compliance and Repose
(“JOR"} thraugh July 1, 2025. The parties agree io submit the issue of whether the
court should issue an order providing substantive cerlification or an order providing
repose to the court for a conclusive determination that neither party will appeal.

24, The Township agrees to pay FSHC's attorneys fees and costs in the amount of $12,500
within ten (10) days of the Court's approval of this Agreement pursuant to a duly-noticed
fairness hearing.

22.if an appeal is filed of the Court's approval or rejection of this Agreement, the Parties
agree to defend the Agreement on appeal, including in proceedings before the Superior
Court, Appeilate Division and New Jersey Supreme Court, and te continue to implement
the terms of this Agreement if the Agreement is approved before the trial court uniess
and until an appeat of the trial court's approval is successful, at which point the Parties
reserve their right to rescind any action taken in anticipation of the trial court’s approval.
All Parties shall have an obligation to fulfill the intent and purpose of this Agreement.
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23. This mediation agreement may be enforced through a motion to enforce litigant's rights
or a separate action filed in Superior Court, Camden County.

24 Unless otherwise specified, it is intended that the provisions of this Agreement are lo
be severable. The validity of any article, section, clause ar provision of this Agreement
shall not affect the validity of the remaining articles, sections, clauses or provisions
hereof, M any section of this Agreement shall be adjudged by a caurt to be invalid,
ilegal, or unenforceable in any respect, such determination shall not affect the

remaining sections.

25. This Agreement shall be governed by and construed by the laws of the State of New
Jersey.

26. This Agreemeni may not be modified, amended or aitered in any way except by a
writing signed by each of the Parties.

27. This Agreement may be executed in any number of counterparts, each of which shall
be an original and all of which together shall canstitute but one and the same

Agreement.

J8&. The Parties acknowledge that sach has entered into this Agreement on its awn volition
without coercion or duresg after consulting with its counsel, that each party is the proper
person and possess the authorily to sign the Agreement, that this Agreement contains
the entire understanding of the Parties and that there are no representations,
warranties, covenanis or undertakings other than those expressiy set forth herein.

29. Each of the Parties hereto acknowledges that this Agreement was not drafted by any
one of the Parties, but was drafted, negotiated and reviewed by all Parties and,
therefore, the presumption of resoiving ambiguities against the drafter shall not apply.
Each of the Paries expressly represents fo the other Parties that (i} it has been
represented by counsel in connection with negotiating the terms of this Agreement: and
(i) it has conferred due authority for execution of this Agreement upon the persons

executing it.

30. Any and all Exhibits and Schedules annexed to this Agreement are hereby made a part
of this Agreement by this reference thereto. Any and al! Exhibits and Schedulas now
and/ar in the future are hereby made ar will be made a part of this Agreement with prior
written approval of both Parties.

31. This Agreement constitutes the entire Agreement between the Parties hereto and
supersedes all prior oral and written agreements between the Parties with respect to
the subject matter hereof except as otherwise provided herein.

32. No member, official or employse of the Tawnship shall have any direct or indirect
interest in this Agreement, nor participate in any decision relaling to the Agreement
which is prohibited by law, absent the need to invoke the rule of necessity.

33. Anything herein contained to the contrary notwithstanding, the effective date of this
Agreement shall be the date upon which all of the Parties hereto, haveexecuted and».‘

delivered this Agreement.
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34. Al notices required under this Agreement ("Notice(s]") shall be written and shall be
served upon the respective Parties by certified mail, return receipt requested, or by a
recognized overnight or by a persanal carrier, In addition, where feasible (for example,
transmittals of less than fifty pages) shall be served by facsimile or e-mail  All Notices
shall be deemed received upon the date of delivery. Delivery shall be affected as
follows, subject to change as to the person{s) to be notified and/or their respective
addresses upon ten {10) days notice as provided herein:

TQ FSHC: Adam M. Gordon, Esq.
: Fair Share Housing Center
510 Park Bouievard
Cherry Hil, NJ 08002
Phone: (B56) 665-5444
Telecopier: (856) 663-8182
Email: adamgordon@fairsharehousing.org

TO THE TOWNSHIP, Stuart A. Platt, Esquire
Platt & Riso, P.C.
40 Berlin Avenue
Stratford, New Jersey 08084
Telecapier. (856} 784-8050
Email; plati@@priawoffice com

WITH A COPY TO THE

MUNICIPAL CLERK: Municipal Clerk -Township of Voorhees
2400 Voorhees Town Center
Voorhees, NJ 08043
Telecopier: {856) 216-7623
Email. clerk@voorheesn|.coim

Plea'se sign below if these terms are acceptable.

Sincerely.

e

Adam M. Gordon, Esg.
Counsel for Intarvenor/Interested Party
Fair Share Housing Center

On behaif of the Township of Voorhees, with the authorization
of the governing body:
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Introduction

Voorhees Township is currently in the process of determining its fair share obligation as part of the
overall affordable housing process. After years of legal action and a lack of direction from the Council
on Affordable Housing (COAH), the affordable housing process has been taken over by the Courts as of
March 2015. Several expert reports have been submitted subsequent to the March 2015 court decision
with respect to each municipality’s fair share obligation. Within these expert reports, Voorhees
Township has been given a rehabilitation obligation, or present need obligation, of 240 and 247 by two
separate expert reports. This survey and analysis is specifically directed at further researching the
accuracy of data resources used to calculate the Township’s present need obligation.

The purpose and overall goal of this survey and report is to analyze the Township’s calculated present
need obligation of 240 or 247, survey the Township’s existing housing stock to locate any existing
residential units that are deficient, and determine the actual present need obligation of the Township
based on facts rather than estimates.

The information within this report was gathered from a variety of resources including Census data, New
Jersey state regulations, existing township records, New Jersey Department of Health records, online
research, telephone surveys, and site visits. This analysis cites data sources as often as possible. The
starting block for this analysis begins with the issue of present need calculation.

Present Need Obligation

Since the beginning of affordable housing in the State of New Jersey, COAH has calculated a present
need obligation for all municipalities and required each municipality to satisfy that obligation through
the rehabilitation of existing residential units. These rehabilitated units would then be deed restricted
for low and moderate income households. This process would ultimately satisfy a municipality’s present
need obligation by upgrading units currently occupied by low and moderate income households.

The current accepted methodology employed to calculate a municipality’s present need was upheld by
Appellate Court decisions in 2013. These decisions struck down the Growth Share methodology but
specifically upheld the methodology used to calculate present need in the 5:97 regulations. A 2013
Supreme Court decision affirmed the Appellate Court’s ruling. This agreed upon methodology includes
four steps outlined below:

1. The first step analyzes how many occupied housing units are deficient within a municipality.
This requires the most recent data available, which as of 2016, is the 2014 American Community
Survey (ACS) Estimates. This report uses the 2014 ACS as the baseline data. All 2014 ACS data
was obtained through the Census website and the analysis will determine if an adjustment is
necessary through facts and on the ground analysis, rather than estimates from the ACS.



2. The number of deficient occupied housing units acquired from the first step is then further
analyzed to determine the number of unique deficient units. Basically, this assures that a
deficient unit is not double counted because it has more than one qualifying indicator that
categorizes it as a deficient unit.

3. The third step applies a ratio to the number of unique deficient units for a municipality. This
ratio will estimate the number of unique deficient units that actually are occupied by a low and
moderate income household. This analysis does not seek to alter the ratio used in expert
reports at this time.

4. Finally, the procedure is annualized using a growth trend to estimate a Present Need Obligation
as of 2016. In this case the ACS data provides data through 2014. This final step would estimate
the additional deficient units for 2015 and 2016 based on a yearly trend of deficient units for a
municipality.

Two separate expert reports prepared by Dr. Kinsey and EConsult Solutions respectively, employed the
above process to estimate Voorhees Township’s Present Need obligation. This is the reason why two
different expert reports calculate almost identical present need obligations, 240 or 247, for Voorhees
Township. This report and analysis has the intent to identify any inaccuracies in the American
Community Survey’s estimates. [f inaccuracies are identified, then Voorhees Township’s present need
obligation may be adjusted accordingly.

Voorhees Township 2014 American Community Survey Data

As previously discussed, the Supreme Court requires the most recent available data be used to calculate
a municipality’s present need obligation. Specifically, the number of deficient units within the existing
occupied housing stock according to the American Community Survey (ACS) is used as the base line data
to calculate a present need obligation.

A unit is considered deficient if it has any of the following qualities: Overcrowded and built before 1960,
lacks adequate plumbing facilities, lacks adequate kitchen facilities, or has a combination of these three
factors. These three indicators used to identify deficient units have been upheld by the Supreme Court’s
2015 decision. Below is an outline of what qualities will qualify a unit to be deficient for overcrowding,
inadequate plumbing, or kitchen facilities:

1. A unitis considered to be overcrowded if it has more than one person living in a room and that
unit was constructed prior to 1960.

2. A unitis considered to have inadequate plumbing facilities if it lacks hot and cold running water,
a flush toilet, a bathtub or shower, or a combination of those factors.

3. Aunitis considered to have inadequate kitchen facilities if it lacks a sink with a faucet, a stove or
range, a refrigerator, or any combination of those factors.

Using American Factfinder, the 2010-2014 ACS statistics and data can be accessed for Voorhees
Township. Table B25050 below shows the number of overcrowded units (1.01 or more occupants per



room) that have complete plumbing facilities in Voorhees. This table is used to avoid double counting of
deficient units. Since Voorhees has no units lacking complete plumbing facilities, 136 units are
overcrowded and built after 1950.

Voorhees township, Camden County, New Jersey
Estimate Margin of Error

Total: 11,077 +/-307

Complete plumbing facilities: 11,077 +/-307

1.00 or less occupants per room: 10,941 +/-338

Built 1950 or later 10,477 +/-377

Built 1940 to 1949 221 +/-149
Built 1939 or earlier 243 +/-88

1.01 or more occupants per room: | 136 +/-105

Built 1950 or later 136 +/-105
Built 1940 to 1949 0 +/-22
Built 1939 or earlier 0 +/-22
Lacking complete plumbing facilities: | 0 +/-22
1.00 or less occupants per room: 0 +/-22
Built 1950 or later 0 +/-22
Built 1940 to 1949 0 +/-22
Built 1939 or earlier 0 +/-22
1.01 or more occupants perroom: |0 +/-22
Built 1950 or later 0 +/-22
Built 1940 to 1949 0 +/-22
Built 1939 or earlier 0 +/-22

Table B25050 from the 2010-2014 ACS data. Accessed from Census.gov May 2016.

However, this table does not show units built prior to 1960 and only shows units built 1950 or later. The
latest EConsult report provided to Voorhees Township estimated the number of units built between
1950 and 1959 that are overcrowded and have complete plumbing facilities. The number of units in this
category is six (6). Although this calculation was completed using 2013 ACS data which had a higher
number of overcrowded units (145), this analysis will still use the calculated number of units in the
EConsult report to be conservative. Therefore, six units were built prior to 1960 and are overcrowded.
These 6 units will be counted towards the Township’s overall deficient units. No units are lacking
complete plumbing facilities in the Township, so none will be counted as deficient units under the
category of incomplete plumbing facilities.

The next table from the 2010-2014 ACS needed to calculate deficient units is known as B25052, Kitchen
Facilities for Occupied Units. This table is displayed below and shows the number of occupied housing
units lacking complete kitchen facilities in Voorhees Township. The table shows that 436 units do not
have complete kitchen facilities.

Voorhees township, Camden County, New Jersey
Estimate Margin of Error
Total: 11,077 +/-307
Complete kitchen facilities 10,641 +/-283
Lacking complete kitchen facilities | 436 +/-151

Table B25052 from the 2010-2014 ACS data. Accessed from Census.gov May 2016.



This is the main data point that this report will further analyze. Those who live in Voorhees Township
and are most familiar with the Township want to confirm the actual number of units with incomplete
kitchens. In order to confirm this, additional research is required to determine the types of units with
incomplete kitchens and if possible the location of these units. Table B25053, Tenure by Kitchen
Facilities shows all 436 occupied units lacking complete kitchen facilities are renter-occupied. This
knowledge is crucial when searching for units with incomplete kitchens since it limits the search to units
that are rented rather than owned.

Voorhees township, Camden County, New Jersey
Estimate Margin of Error
Total: 11,077 +/-307
Owner occupied: 7,314 +/-346
Complete kitchen facilities 7,314 +/-346
Lacking complete kitchen facilities | 0 +/-22
Renter occupied: 3,763 +/-313
Complete kitchen facilities 3,327 +/-312
Lacking complete kitchen facilities | 436 +/-151

Table B25053 from the 2010-2014 ACS data. Accessed from Census.gov May 2016.

Now that the type of units lacking complete kitchen facilities is confirmed, this analysis will move on to
narrowing the location of these units. The Township of Voorhees is divided into six Census Tracts
identified as 6075.02, 6075.03, 6075.04, 6075.05, 6075.06, and 6075.07. The map below delineates
these Census Tracts within Voorhees Township.
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Table B25053, Tenure By Kitchen Facilities is reproduced below. However, this table has been modified

using American Factfinder on the Census website to show all Census Tracts within Voorhees rather than

the entire Township as a whole.

Census Tract 6075.02 Census Tract 6075.03 | Census Tract 6075.04 | Census Tract 6075.05 | Census Tract 6075.06 | Census Tract 6075.07
Camden County, Camden County, Camden County, Camden County, Camden County, Camden County,
New Jersey New Jerse New Jersey New Jerse New Jersey New Jerse
Estimate Margin of | Estimate Margin of | Estimate Margin of | Estimate Margin of | Estimate Margin of | Estimate Margin of
Error Error Error Error Error Error
Total: 2,063 +/-116 2,325 +/-105 1,094 +/-44 1,458 +/-53 1,271 +/-72 2,866 +/-144
Owner occupied: 1,630 +/-110 1,850 +/-124 1,074 +/-50 1,401 +/-56 629 +/-134 730 +/-183
Complete 1,630 +/-110 1,850 +/-124 1,074 +/-50 1,401 +/-56 629 +/-134 730 +/-183
kitchen facilities
Lacking complete 0 +/-17 0 +/-17 0 +/-12 0 +/-12 0 +/-12 0 +/-17
kitchen facilities
Renter occupied: 433 +/-116 475 +/-132 20 +/-23 57 +/-34 642 +/-133 2,136 +/-213
Complete 218 +/-92 475 +/-132 20 +/-23 57 +/-34 642 +/-133 1,915 +/-224
kitchen facilities
Lacking complete 215 +/-101 0 +/-17 0 +/-12 0 +/-12 0 +/-12 221 +/-108
kitchen facilities

Table B25053 from the 2010-2014 ACS data. Accessed from Census.gov May 2016.

The table above displays renter occupied units in the Township without complete kitchen facilities are
located in Census Tracts 6075.02 and 6075.07. 215 units in Tract 6075.02 and 221 units in Tract 6075.07
equals 436, which is the exact number of occupied units lacking complete kitchen facilities according to
Tables B25052 and B25053 for all of Voorhees Township. Therefore, all 436 units lacking complete
kitchen facilities are renter-occupied and located within Census Tracts 6075.02 and 6075.07.

Survey of Deficient Units

Building on the baseline data outlined above from the ACS, this analysis can begin its main goal of

identifying the true number of units lacking complete kitchen facilities in the target Census Tracts

(6075.02 & 6075.07).

The survey of deficient units was conducted using many resources including

Township records, online research, phone surveys of rental developments, and other methods. Below

are some key demographic data points of the target Census Tracts to give an idea of each Tract’s

makeup from a residential housing perspective.

PERTINENT DEMOGRAPHIC DATA FROM THE 2014 ACS

Census Tracts 6075.02 & 6075.07

Tract 6075.02 Tract 6075.07

Population 5,560 5,473

Housing Units 2,162 3,080

Occupied Housing Units 2,063 2,866
Vacant 99 214
Owner-Occupied 1,630 730

Renter-Occupied 433 2,136
Lacking Complete Kitchen 215 221




The target Census Tracts combined have an estimated 2,569 renter-occupied units that this survey will
analyze for incomplete units. As this is a very large number of units, the first step focused on major
rental developments to identify any incomplete kitchens. The following tables identify all major rental
developments in Census Tract 6075.02 & 6075.07. These were identified via the Tax Assessor office.

Major Rental Developments

Census Tract 6075.02
Development Name Address Number of Units
Lion’s Gate 1100 Laurel Oak Road 234
ManorCare 1086 Dumont Circle 60
Brookdale Voorhees 1301 Laurel Oak Road 92
New Seasons 501 Laurel Oak Road 93
TOTAL 479

Major Rental Developments

Census Tract 6075.07
Development Name Address Number of Units

Robin Hill 331 Preston Avenue 208
Echelon Glenn 314 Echelon Road 419*
Village Apartments 10 Lucas Lane 856
Echelon Towers 219 Laurel Road 267
Burnt Mill Apartments 250 S Burnt Mill Road 112
Foster Square Apartments 10000 Town Center Boulevard 353
Brookdale Echelon Lake 207 Laurel Road 110
Yardley Commons 209 Laurel Road 105

TOTAL 2,430

*This development is split between two Census Tracts, 6075.06 and 6075.07. 419 is the number of renter-occupied units within
Census Tract 6075.07.

Each of these developments was surveyed through telephone or researched online to determine if their
units include complete kitchens. The results of the survey are outlined for each development.

Lion’s Gate

The management office at Lion’s Gate was interviewed on the phone on May 2™ 2016 to determine the
type of units offered at Lion’s Gate and whether those units have complete kitchens. Based on the
feedback received from the management office, Lion’s Gate has 164 independent units, 70 assisted
The 164 independent units have full kitchen

facilities with a refrigerator, stove, sink with faucet, and other amenities such as a dishwasher and

living studios, and a number of skilled nursing beds.

garbage disposal. However, the 70 assisted living studios only have half kitchens with a microwave and
possibly a small refrigerator. The assisted living studios would not be considered units with complete
kitchen facilities for the lack of stove and refrigerator. The remaining skilled nursing beds would not be
considered renter-occupied units by the Census. The management office indicated that Lion’s Gate



provides extensive central dining services to all of its residents. All residents occupying the assisted
living studios have access to cooked meals several times a day.

ManorCare Health Facilities

The management office for ManorCare Health Facilities was interviewed on the phone on May 4™ 2016.
ManorCare is licensed for 120 beds according to the State Department of Health database. The
management office indicated that 60 of these beds are for long term care and are considered assisted
living. The remainder of the beds are for skilled nursing and sub-acute care. None of these sixty (60)
assisted living units have kitchens according to management. They do not have a refrigerator or a stove
meaning they lack complete kitchen facilities. The management office indicated that they provide
communal dining facilities for all residents.

Brookdale Voorhees

Brookdale Voorhees was phone interviewed on May 2" 2016. The management office was contacted to
acquire information about their units regarding kitchens. The management personnel indicated that all
units are considered assisted living. They have a total of 77 units with an additional 15 units specifically
for residents with memory problems. According to management, none of these units at Brookdale
Voorhees have kitchens. All residents are provided with central dining facilities for several meals a day.

New Seasons (Voorhees Senior Living)

New Seasons is a senior living community located in Census Tract 6075.07 along Laurel Oak Road. The
New Seasons complex was contacted on May 4™, 2016. While speaking with the receptionist, it was
communicated that no information was permitted to be given over the phone because of company
policy. The receptionist suggested sending a fax with specific questions, and these questions could be
answered by the appropriate management personnel. A short memo was prepared and faxed, which
can be distributed as requested, asking several questions. These questions are below and the answers
provided via fax are shown in red.

1. How many assisted living, independent, or apartment units are located at your facility?
93

2. Arethere any other types of units/beds for skilled nursing or other health reasons?
No.

3. Do your assisted living, independent, or apartment units have full kitchens? A full kitchen
according to the Census includes a sink with a faucet, a refrigerator, and a permanent stove.
No.

4. If not, how many do not have full kitchens?
93

5. Does your facility offer central dining services?
Yes



According to the answers, none of the 93 renter-occupied units in New Seasons have complete kitchens
and all residents use central dining facilities.

Robin Hill

Robin Hill Apartments is an older apartment complex located on the western border of the Township in
Census Tract 6075.07. The entire complex has 208 units. Online research of this complex confirms all
units have full kitchens with a range/stove, refrigerator, sink with faucet, and other amenities such as a
dishwasher using their virtual tour option. The management office was also contacted on May 4™ 2016
to confirm. The office manager confirmed all units have fully equipped kitchens.

Echelon Glenn

This apartment complex is located off of White Horse Road and is actually split by Echelon Road. The
complex has two segments identified as Echelon East and Echelon West. Oddly enough, Echelon Road is
the border between two Census Tracts. Echelon West is within 6075.07 which is this report’s target area
and Echelon East is located in 6075.06 which is not a target area for this survey. The total number of
units in the entire complex is 884 units of which 20 are townhouses and the remainder are apartments.
However, a portion of the total units are within Census Tract 6075.07. According to Township records
419 apartments and 20 townhouses are within Census Tract 6075.07. Only the apartments will be
counted as they are renter-occupied. Online research brings up photos and floor plans showing all units
have complete kitchen facilities with a refrigerator, stove, and sink with a faucet.

Village Apartments

The Village Apartments complex is located along White Horse Road and also Hamilton Drive in Census
Tract 6075.07. The entire complex is located within the target Census Tract and is comprised of 840
units. Online research was conducted for this complex. All floor plans and photos show that all units
have complete kitchens according to Census requirements.

Echelon Towers

Echelon Towers is a 267 unit complex in Census Tract 6075.07. This complex provides affordable
housing credits towards Voorhees Township’s prior round obligation and is regulated by the Housing
Finance and Development Authority (HFDA). Their requirements for complete kitchen facilities match
the Census requirements. Therefore, all units in this complex have complete kitchen facilities.

Burnt Mill Apartments

Burnt Mill Apartments is an apartment complex located in Census Tract 6075.07. This apartment
complex has a total of 112 units. Online research was conducted which revealed photographic and
video evidence of all units containing full kitchen facilities.



Foster Square Apartments

Foster Square Apartments is located in the Voorhees Town Center and has a total of 353 units. This
complex has an affordable housing set aside which would require those units to have full kitchen
facilities. Additionally, the Township construction official inspected these units prior to issuing a
Certificate of Occupancy. All units within this development have complete kitchen facilities. This was
also confirmed via online research.

Brookdale Echelon Lake

Brookdale Echelon Lake is a senior living community that provides 110 senior apartments according to
its website and is located in Census Tract 6075.07. The management office was contacted on May 4™
2016 to confirm the number and type of units at this complex. The office manager confirmed there are
110 units that are studios or “suites”. They all have one bedroom but none of the units have full
kitchens. They only offer a small refrigerator and sink which acts as a kitchenette. Therefore these units
lack complete kitchen facilities. The office manager did indicate that central dining facilities are offered.

Yardley Commons

Yardley Commons is located adjacent to Echelon Towers in Census Tract 6075.07. The complex has 105
units. Online research indicates through virtual tours and floor plans that none of these units have full
kitchen facilities. All units are provided a kitchenette with only a sink with piped water and a
refrigerator. These units are classified as independent units and are not listed on the State Department
of Health database. Therefore, the Census treats these units as renter-occupied and because of the lack
of a stove or range would fall under the category of lacking complete kitchen facilities.

Analysis of Findings

All of the information gathered via the American Community Survey and overall survey process requires
thorough analysis to deduct reasons or ascertain facts with respect to Voorhees’ Present Need
Calculation. Prior to beginning this thorough analysis, several components of the survey require
clarification. First and foremost, it should be noted all rental developments within the target Census
Tracts were acquired from the Tax Assessor and Construction Official records. These records were also
scrutinized using aerial maps and GIS data to confirm all rental developments are located within the
correct Census Tract.

Second, several rental developments included in the survey are senior living communities. Several of
these communities have different types of units that are classified differently by the Census. There are
two reasons why these communities were included in the analysis and the reasons follow a logical
thought pattern. Looking at the ACS data for Census Tract 6075.02, the table on page seven indicates
only 433 renter-occupied units in 6075.02. After researching tax records and observing aerials of
6075.02, no major apartment complexes were identified. However, it was discovered that four senior
living communities, shown in the table on page eight, are within Census Tract 6075.02. Usually, nursing



homes are classified as group quarters, but the evidence suggests that they were counted as renter-
occupied units because Census Tract 6075.02 counted 433 renter-occupied units. That data point had to
have come from somewhere.

Upon further analysis, it was discovered that these senior living communities include independent units
and assisted living units in addition to nursing and skilled nursing beds. Some of these senior
communities are only assisted living or independent units. According to Census protocols and
regulations, if a nursing home has independent or assisted living units then those are considered
housing units and will receive a census form in the mail. The units associated with the skilled nursing
unit or nursing unit are group quarters. Upon discovering this fact, the survey included major rental
developments that had assisted living or independent units since the ACS and Census Bureau would
count them as renter-occupied units.

Other senior facilities/communities were researched to confirm this fact. The evidence gathered
showed any rehabilitation or skilled nursing facility with communal dining facilities and no complete
kitchens was not counted as lacking complete kitchen facilities. For example, Voorhees Center by
Genesis in Census Tract 6075.03 is registered on the State Department of Health database for 190 long
term care beds. Further analysis via telephone discussion with management found that the units did
not have kitchens. The Census did not count the long term care beds in Voorhees Center by Genesis
because they are rehabilitation or skilled nursing beds and qualify as group quarters. Additionally,
comparing the unit totals for major rental developments (Tables on Page 8) and the number of
estimated renter-occupied units (See Table on Page 7) highlights the proximity to each other. They
aren’t exact but they are proximate to the margin of error (See Table on Page 6). This fact suggests all
renter-occupied units in the target Census Tracts are accounted for and the inclusion of assisted living
units and independent units within Census Tracts 6075.02 and 6075.07 as part of the overall renter-
occupied unit analysis is warranted.

The findings of the survey state that four senior living communities in Census Tract 6075.02 have either
assisted living units or independent units. In total, these communities were found to have 315 renter-
occupied units with incomplete kitchen facilities. In Census Tract 6075.07, two senior living
communities were found to have either independent units or assisted living units. In total, 215 renter-
occupied units were found to have incomplete kitchens. All of these units with incomplete kitchens,
technically qualify as deficient units when Census protocols and accepted present need obligation
methods are applied.

The 530 renter-occupied units the Census assesses as “lacking complete kitchen facilities” in Census
Tracts 6075.02 and 6075.07 are included as “deficient units” in the present need obligation calculation
for all expert reports. However, these units are not deficient by any stretch of the word. These units are
within recently constructed, high quality communities with central dining facilities. All residents are
provided several meals a day and do not require full kitchens. Also, many residents choose to live this
way as their preferred life-style. The units they occupy are not deficient, just developed differently to
provide a specific preferred lifestyle. Additionally, some of the occupants may not be able to cook for
themselves or may cause harm to themselves and others if they do cook on a stove or range.



If these units were counted as “deficient”, the “rehabilitation” of these units would grossly misuse the
funds from the Township’s spending plan because there would be nothing to rehabilitate. These are
high quality units that purposefully lack a full kitchen and do not require rehabilitation. Adding a
refrigerator or stove to make a complete kitchen would not be helpful because food is readily available
every day. It is likely that some units may house occupants on Medicaid or Medicare which technically
under 5:93 count as low or moderate income households. However, adding a stove or range or
refrigerator to create a complete kitchen to an independent or assisted living unit occupied by an
individual on Medicaid or Medicare would not “rehabilitate” the unit because food is provided daily
from a central dining facility. The unit is already considered luxury and all needs are provided for
including plumbing, food, and no overcrowding. Rehabilitating these units would not improve a
deficient unit because the unit is not deficient. If a unit is occupied by a low or moderate income
household, all needs are already provided and adding a full kitchen would be a waste of funds.
Therefore, these units should be deducted from the Township’s present need calculation because
including them would require the units to be rehabilitated. Rehabilitation would not provide low and
moderate income units in this instance nor provide any benefit from an affordable housing perspective.
The facts here within explain where renter-occupied units lacking complete kitchen facilities are located,
and proves that classifying these units as “deficient” would have no positive benefit from an affordable
housing standpoint.

Adjustment of Present Need Obligation

This analysis and report recommends the number of deficient units currently included in Voorhees
Township’s Present Need Obligation be adjusted according to the survey findings here within. Any
independent living units or assisted living units lacking kitchen facilities where occupants have access to
central dining facilities are recommended to not be considered deficient, and removed from the
category of lacking complete kitchen facilities.

For Census Tract 6075.02, the 2014 ACS data states that 215 units lack complete kitchen facilities. This
survey and analysis finds that 315 units are independent or assisted living and lack complete kitchen
facilities. All 315 units lacking complete kitchens should be removed from the present need calculation
and the number of units lacking complete kitchen facilities in Census Tract 6075.02 should be reduced to
zero units.

For Census Tract 6075.07, the 2014 ACS data states that 221 units lack complete kitchen facilities. This
survey and analysis finds that 215 units are independent or assisted living and lack complete kitchen
facilities. The number of units lacking complete kitchen facilities in Census Tract 6075.02 should be
reduced to six (6) units. Therefore, Voorhees Township’s present need obligation calculation would be
as follows:



Number of overcrowded units built prior to 1960 6 units
based on EConsult’s latest findings

Number of units lacking complete plumbing facilities 0 units
Number of units lacking complete kitchen facilities 6 units
TOTAL 12 units

The total is 12 deficient units. The deficient low and moderate income rate according to EConsult for

Camden County is 69.9%. 69.9 percent of twelve (12) equals nine (9) when rounded up. This analysis

does not apply the fourth step since the survey and analysis provide facts based on actual present

conditions as of May 2016. In conclusion the findings of the survey and analysis provide sufficient

evidence that the Present Need Calculation for Voorhees Township warrants an adjustment. This report

recommends the Present Need for Voorhees Township in 2016 be adjusted to 9 units. Any subsequently

prepared Housing Element and Fair Share Plan is recommended to plan for the rehabilitation of 9

deficient units.




ORDINANCE NO. 7-25

AN ORDINANCE AMENDING CHAPTER 152: ZONING DISTRICTS TO ADD SECTION
152.180 ENTITLED AFFORDABLE HOUSING DISTRICT II (AH-II) OF THE REVISED
GENERAL ORDINANCES OF THE TOWNSHIP OF VOORHEES

BE IT HEREBY ORDAINED by the Township Commiitee of the Township of Voorhees
that Chapter 152.180 entitled Affordable Housing District II (AH-II) be added to the Chapter 152
Zoning Districts of the Township of Voorhees Uniform Land Development Ordinance. Said
addition would be included as follows:

$152.181 Purpose and Intent

The purpose and intent of the AH-1I District is to provide for the development of a 100% atfordable
project not to exceed 60 multifamily units.

$152.182 Permitted Uses

(A) Principal Uses: Multi-family dwellings, townhouses, stacked townhouses.

(B) Accessory uses:
(1) Recreational facilities including club house, outdoor recreation, tot lot, playground.
(2) Off-street parking facilities.
(3) Utilty structures.

(4) Maintenance facilities.

§152.183 Conditional Uses

None.

$152.184 Area and Bulk Requirements

(A) Ownership and control: The tract shall be under one ownership or control by the

applicant for purposes of obtaining all required development approvals and committing
the tract to the regulations of the AH-II District.

(B) Maximum tract density: 20.0 dwelling units per gross acre (prior to any required
dedication of lands) but not to exceed a total of 60 residential units,
(C) Minimum tract area: 3 acres (prior to any required dedication of lands).
(D) Minimum tract frontage: 400 linear feet.
(E) Minimum Setback Requirements - Principal:
Front yard setback (Sheppard Road) = 20 feet.
Side yard setback = 15 feet
Rear yard setback = 15 feet
“~(F) Mmmum’\Sefbackﬁe&mmfnents Accessory:
REE ‘:ﬂ\;\g@,‘ac}eksb?ybu‘ildmgs pb}mltted in front yard.
* Side yard setback = 10 feet
Rear yard setback = 10 feet
(G) Minimum buffer of 10 feet within the setback area shall be maintained along the
side and rear yard of the property.
(H) Minimum Distance between buildings: 15 feet.
(I) Maximum number of units per building: Maximum of 24 units per building.

(J) Maximum Height: 3 story/ 50 feet

(K) Maximum Impervious Coverage: 70% of the entire tract area.



(L) Maximum building coverage: 30% of the entire tract area.

(M) Minimum Open Space requirement: A minimum of 20% of gross tract shall be
open space which may include, but is not be limited to, passive recreation areas, active
recreation areas, natural or planted buffer, and any other similar pervious areas. Open
space on the tract may be maintained by the owner, a tenant association, or condominium
association.

(N) Minimum parking requirements. Parking spaces shall be provided in accordance
with the requirements of the New Jersey Residential Site Improvement Standards
(RSIS). Garden apartment ratios shall be utilized in determining the minimum required
number of off-street parking spaces. Off-street parking spaces may be provided in
surface parking lots or as garages.

(O) Minimum residential bike storage spaces shall be 0.25 bike storage space for every
1 dwelling unit. Where outdoor bike parking is proposed, bike parking must be
convenient and accessible to a main building entry and street access.

(P) Relationships to other sections this chapter. Where the regulations of the AH-II
Zone conflict with any other regulations of this chapter, the regulations contained
within this section for the AH-1I Zone shall apply.

§152.185 Zone specific design standards

(A) Lighting. No light fixture, whether pole or wall mounted, shall be greater than 18
feet in height. All lighting shall be shielded to prevent glare for drivers and
pedestrians. The maximum illumination at the common property line with adjacent
properties shall not exceed 0.2 footcandle.

(1) Parking Area lighting: All parking areas for five or more motor vehicles
shall be illuminated with approved exterior lighting standards, with a
minimum of 0.5 horizontal footcandle average lighting level at the surface
of the lot.

(B) Landscaping: All public street frontages and project entrance drives shall be
planted with approved street trees spaced a maximum of 50 feet apart. Street trees
shall not be planted at less than five feet from existing or planned sidewalks.

(1) Landscaped Buffer: A 15-foot-wide landscaped buffer comprised of lawn,
massed evergreen and deciduous trees, and shrubs of such species and density
as to provide a year-round solid and continuous screen within two seasons of
planting shall be provided along Sheppard Road.

(2) Interior Parking Lot Landscaping: In parking areas of more than 10 spaces, at
least 5% of the parking area shall be landscaped with 1.5 trees installed for each
10 parking spaces. The landscaping should be located in protected areas, such
as along walkways, center islands, and at the end of bays. In narrow islands,
low spreading plants such as creeping juniper and pachysandra are appropriate.

(3) Foundation Planting: Low growing evergreen shrubs with strong winter forms
shall be considered as foundation plantings.

(4) Conifers shall be between eight and 12 foot in height at time of planting.
Deciduous trees shall be a minimum of three inches in caliper and shall meet

the minimum standards set by the American Nurseryman’s Association.

(5) All landscaping shall be guaranteed for two years.



(C) Building facades. The fagade of the structures shall be varied in such a manner that
no more than two townhouses and no more than six garden apartments shall share the
same fagade at the building line without a 1’ horizontal break. Facades shall be uniform
architecturally and shall not consist of disparate materials. The material and design
elements used on the front or primary facades shall be replicated on any side or rear
elevation visible to the general public from rights-of-way or adjacent properties.

(D) Signage: A sign identifying a multi-family residential development shall not exceed
32 square feet and shall be limited to one sign per street frontage and shall not be located
within the sight triangle of any intersection or access drive with a public street. A
secondary sign of no more than 12 square feet area shall be permitted along second access
to the guest parking area.

(E) Laundry Facilities: Adequate laundry facilities for clothing shall be provided within
each structure sufficient to serve its occupants, unless such facilities are individually
provided for each dwelling unit.

(F) Storage: Each unit should have a minimum of 25 square feet of storage space included
within each unit’s floor plan.

(G) Pedestrian circulation: A pedestrian circulation system shall be provided which
connects parking areas, dwellings, and recreational facilities in a coherent and
comprehensive pattern. The pedestrian walkway shall be adequately illuminated at night
and be surfaced with a durable, dustless, all-weather material a minimum width of five
feet.

(H) Trash enclosures: Trash enclosures shall be provided such that no disposal area is
greater than 350 feet from the entrance of any dwelling unit unless individual trash
storage areas are provided for each dwelling unit. Trash and recycling pick-up may only
occur on weekdays between the hours of 7:00 am. and 10:00 p.m. unless otherwise
regulated by any State or Federal regulations. Trash enclosures shall be visually screened
with evergreen plantings or solid fence enclosure. Gates shall be provided for trash
enclosures and shall be able to be secured in a closed and open position. The refuse
holding area shall be suitably lit, signed, screened from view, and set back from property
lines. Provisions for the collection, disposition, and recycling of waste shall be
incorporated into a Refuse and Recycling plan. This shall include standards for waste and
recycling during the construction phase.

(I) Utilities: All utilities servicing the development shall be located underground. Any
above ground mechanical units on roofs or at ground level shall be adequately screened
by walls, fences, or dense evergreen landscaping.

Iy Support facilities: Stormwater management facilities (basins, outfalls, etc.) and
potential engineering facilities (sewage pump station, etc.) shall be allowed to encroach
into the required setbacks, buffers and open space areas. Detention basins and other
stormwater management facilities shall be screened with planting and berms.

(K) Parking requirements: Non-accessible parking space dimensions shall be a minimum
of 9°x18’ with a minimum drive aisle width of 24°. No dedicated loading zone is
required, however adequate loading areas/zones shall be provided for all residential
service needs (trash removal, move-in/move-out, etc.).

(M) Tree replacement: Projects within the AH-II District shall not be required to adhere to
the Township’s tree replacement requirements due to the beneficial nature of the intended
affordable housing.

(N) Bedroom Distribution: The income and bedroom distribution shall be provided in
accordance with N.J.A.C. 5:80-26.3.



BE IT FURTHER ORDAINED, that if any section, paragraph, subsection, clause or
provision of this Ordinance shall be adjudged by the courts to be invalid, such adjudication shall
apply only to the section, paragraph, subsection, clause or provision so adjudicated, and the
remainder of the Ordinance shall be deemed valid and effective; and

BE IT FURTHER ORDAINED, that any ordinances or parts thereof in conflict with the
provisions of this Ordinance are repealed to the extent of such conflict; and

BE IT FURTHER ORDAINED, prior to public hearing on second reading, this Ordinance
shall be referred to the Voorhees Township Planning Board for review and comment and/or
recommendation as to whether the proposed ordinance amendments are substantially consistent
with the Master Plan. The Planning Board has a period of thirty-five (35) days after referral to
report on the proposed Ordinance.

BE IF FURTHER ORDAINED, upon adoption of this Ordinance after public hearing
thereon, the Township Clerk shall publish notice of the passage thereof and shall file a copy of this
Ordinance with the Camden County Planning Board, the Pinelands Commission and such other

agencies as may be required by law.

ATTEST: TOWNSHIP OF VOORHEES:
Dee Ober, RMC Mlchael Mignogna, Mayor

1, Dee Ober, Clerk of the Township of Voorhees, hereby certify the foregoing to be a true and correct
copy of an Ordinance adopted by the Mayor and Township Committee at their meeting of April 28,

2025 held in the Voorhees Township Municipal Building, 2400 Voorhees Town Center, Voorhees, NJ
08043.

Introduced: April 14, 2025
Adopted: April 28, 2025
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Municipality:_ Township of Voorhees

Department of Community Affairs
Council on Affordable Housing
Supportive and Special Needs Housing Survey

County: Camden

Sponsor: Developer:
Block: 11 Lot:_9 Street Address: 204 Homer Ave
Facility Name:
Section 1: Type of Facility: Section 2: Sources and amount of funding committed

[Licensed Group Home

[ITransitional facility for the homeless (not eligible
for credit as affordable housing after June 2, 2008)

[TJResidential health care facility (licensed by NJ Dept.
of Community Affairs or DHSS)

[[IPermanent supportive housing
[ISupportive shared housing
[JOther - Please Specify:

to the project

[“ICapital Application Funding Unit $
[CJHMFA Special Needs Housing Trust $
[IBalanced Housmg Amount §

[ZIHUD — Amount $ iz 44/2 Program /~‘;‘A,{

[CIFederal Home Lodh Bank -~ Amount $
[JFarmers Home Administration — Amount $
[“IDevelopment fees — Amount $

[_1Bank financing ~ Amount $

[CJother -~ Amount $

Program

[[JFor proposed projects, please submit a pro forma

[[IMunicipal resolution to commit funding, if
applicable

[TJAward letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:
Very low-income clients/households
Low-income clients/households
Moderate-income clients/households
Market-income clients/households

Section 4: For permanent supportive housing:

Total # of units , including:
# of very low-income units
# of low-income units
# of moderate-income units
# of market-income units

i

Section 3:

Length of Controls: ___ years
Effective Date of Controls:
Expiration Date of Controls:

Average Length of Stay: months (transitional

facilities only)

Section 6:
co Date:
For licensed facilities, indicate licensing agency:
[ish)s} DMHS [JDHSS [IDCA [JDCF
CJother

Initial License Date:

Current License Date:

Other operating subsidy sources: DMHAS

Has the project received project-based rental assistance? [ JYes [Z]No; Length of commitment: years

; Length of commitment: | years

Is the subsidy renewable? [/lYes [INo

Section 8: The following verification is attached:

FHA, FHLB, UHAC deed restriction, etc.)

deed restriction required)

[Z]Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

[[JCopy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimun, no

Section 9:

Residents 18 yrs or older? [v]Yes [[]No
Population Served (describe):
Mentally [il

Age-restricted? [1Yes [FINo
Accessible (in accordance with NJ Barrier Free
Subcede)? [JYes [INo

[ JDDD/DMHS/DHSS waiting list

Section 10: Affirmative Marketing Strategy (check all that apply):

[JAffirmative Marketing Plan approved by the Council’s xecutive Director

CERTIFICATIONS

I certify that the information provided is true and correct

Certified by: ==

‘thy, best of my knowledge and belief.
- /:r ;"a :i“

PrOJect Administrator

Certified by:

Date

Municipal Housing Liaison

® New Jersey Is An Fqual Opportunity Fmployer @

Date
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INSTRUCTIONS FOR PREPARATION OF
MORTGAGE. DEED OF TRUST, OR SECURITY DEED
{Onder Section 202 of the Aouxing Act of 1939)

The cumcht FHA corp;nuzc mortgige, deed of trust, or securiry decd form applicable to the jurisdicdon in which the
mortgage premises are located will be used in preparing the Sccton 202 morigage, deed of trust or security deed.

Appropriate modifications will be needed to show that the Scarctary of Housing and Urban Development is making rather
thzn insuring the loan and to delete all references 1o monigage insurance. A sample form is shown below and on the following pages

showing these changes and others (note especially paragraphs 10, 19 and 20) pertinent to the special fearures of the Secdon 202
program.

SAMPLE FORM FOLLOWS

MORTGAGE
THIS INDENTURE, mode this [ ¥ —  dayof December 1983 , betweenGuidance
Center of Camden County Development Corporation
organized ond existing under the laws of New Jersey , @ corporation and the

United States of America acting by and through the Secretary of Housing end Urban Development, Mortgogee,

WITNESSETH: That whereas the Mortgagor is justly indebted to the Mortgogee in the principal sum of Two Hundred

Seven Thousand, Orne Hundred and 00/100 Dellers (§ 207,100.00 ), evidenced by its note of
even date herewith, bearing interest from dote of outstanding balance utnim_md_%per centum { g 2% %) per
anndm to-— ond-thersefter.cs per centyrm (G4 T warum, soid principal

and interest being payable in installments os provided in said note with a final maturity of _Jwme 1, 2024 , which note is

identified as being secured hereby by o certificate thereon. Soid note and oll of its terms are ;g'/c;rpomtcd herein by reference

and this conveyance shall secure any and oll extensions thereof, however evidenced.

NOW, THEREFORE, the said Mortgogor, for the better securing of the payment of the said principal sum of money and
interest and the performance of the covenants and ogreeemnts herein conloined, does by these presents CONVEY, MORTGAGE,
and WARRANT unto the Mortgogee, successors or essigns, the following-described real estate situale, Iying, and being in the

Township of Voorhees

, in the County of Camden , ond the State of New Jers:
,fo wit: Block 11, Iot 9, camonly krown as 204 Homer Ave., Voorhee:

more fully described in Sche i i
TOGETHER with oll snd singular gg}eﬁeﬁef&?ﬁgﬁgnﬁﬁe&% u%r})ct}rt%{’n(%%e Erae'%ﬁgo pﬂ&?g}&. o Igﬁfr%ggpaa

issues, and profits thereof; and oll apparctus and fixtures of every kind in, or that may be ploced in, any building now or here-
ofter standing on said land, and also oll the estate, right, title, and interest of the seid Mortgogor in and to scid premises; includin,
but not limited 10 oll gos and electric fixtures; oll radiators, heaters, furnaces, hearing equipment, steam and hot-woter boilers,
stoves and ronges; oll elevators and motors; all bathtubs, sinks, woter closets, basins, pipes, faucets, and other plumbing fixtures;
all mantels and cabinets; oll refrigerating plants and refrigerators, whether mechanical or otherwise; oll cooking apparstus; all
furniture, shades, ownings, blinds, and other furnishings; oll of which spparetus, fixtures, ond equipment, whether offixed to the
realty or not, shall be considered real estate for the purposes hereof; and including oll furnishings now or hereafter artached to
or-used in and about the building or buildings now erected or hereafter 1o be erected on the lands herein described which ore
necessary to the complete and comfortable use and occupancy of such building or buildings for the purposes for which they

. were or are 1o be erected, ond oll renewsls or replacements thereof or articles in substitution therefor; together with oll building
materials and equipment now or hereafter delivered to said premises and intended to be installed therein;

TO HAVE AND TO HOLD the above-described premises, with the appurienances end fixtures, unto the said Mortgogee,
aucceasors and assigns, forever, for the purposes and uses herein ret forth.

AND SAID MORTGAGOR covenants ond ogrees:
1. Thatit will poy the Mortgoge Note ot the times and in the monner provided therein;

2. That it will not permit or suffer the use ofsony of the property for any purpose other than the use for which the
same was intended ot the time this Mortgage was executed; :

3. Thot the Regulatory Agreement, executed by the Mortgagor and the Secretary of Housing and Urban Development,
which is being recorded simultaneously herewith, is incorporated in and mode o part of this Mortguge. Upon defoult under the
Regulatory Agreement, the Mortgogee, at his/her options, may declare the whole indebtedness secured 10 be due ond paoyoble;

4. Thatoll rents, profits ond income from the property covered by this Mortgoge are hereby assigned to the Mortgugee
Jfor the purpose of discharging the debt hereby secured. Permission is hereby given to Mortgogor so long a3 no defoult exists
hereunder, 1o collect such rents, profits and income for use in accordance with the provisions of the Regulatory Agreement;

5. That upon default hereunder Mortgogee shall be entitled to the nppoinu}nenl of a receiver by any court having
jurisdiction, without notice, to toke possession ond protect the property described herein and opernte same and collect the
rents, profits and income therefrom;
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_covercge be less then eighty per centum (8054) of the insurable values or not less than the unpaid balance of the Mortgage,

6. That ot the opcion of the Morigagor the principal batance secured hereby may be reamortized on termu acceptable
to the Mortgagee if p parrial prepayment results from an award in::condemnation in accordance with provisions of paragraph 8
herein, or from an irsurance paymznt made in occordance with provisions of paragraph 7 herein, where there is a resulfing
loss of project income; .

7. That the Mortgugor will keep the improvements now existing or hereafter erected on the mortgaged property
insured against loss by fire and such other hozards, ccsualties, ond confingencies, as may be stipulated by the Mortgagee, and
all such insurance shall be evidenced by standord Fire and Extended Coverage Insurance Policy or policies, in amounts not
less than necessary to comply with the applicable Coinsurance Clause percentage, but in no event shall the amounts of

3
whichever is the lesser, and inddefault thereof the Mortgagee shall have the right to effect insurance. Such policies shall be
endorsed with stondard Mortgagee Clause with loss payable to the Mortgages, as interest max appear, and shall be deposited
with the Mortgagee;

That if the premises covered hereby, or any part thereof, shall be dameged by fire or other hazard agoinst which
insurance U held as hereinabove provided, the amounts paid by any insurance company, to the extent of the indebtedness then

remaining unpaid, shall be paid to the Mortgagee, and, at histher option, may be applied 10 the debt or released for the repairing
or rebuilding of the premises;

8. That all awards of damages in connection with any condemnation for public use or injury to any of said property
are Kereby cusigned and shall be paid to Mortgagee, who may opply the same to payment of the installments last due under
said note, and Mortgugee is hereby authorized, in the name of Mortgogor, 1o execute and deliver valid acquittances thereof
and fo appes! from any such award;

9. Thatitis lawfully seized ond possessed of said real estate in fee simple and has good right to convey same;

10. To keep said premises in good repair, and not to do, or permit to be done, upon said premises, anything that may
impeir the volue thereof, or of the security intended to be effected by virtue of this instrument; that it wil not make any
structural alterations to the building without the written consent of the Mortgugee; to pay to the Mortgngee, as -hereinafter
provided, unail said note is fully paid, a sum sufficient to pay all taxes and specinl assessments that heretofore or hereafter
may be lawfully levied, assessed or imposed by any taxing body upon the said land, or upon the Mortgogor or Mortgogee on
account of the ownership thereof to the extent thot provision has not been made by the Mortgagor for the payment of such
taxes and special axsessments os hereinafter provided in subparagraph 17(b);

11, In case of the refusal or neglect of the Mortgagor to make such payments, or to satisfy any prior lien or encum-
brances, or to keep said premises in good repair, the Mortgagee may pay such taxes, assessments, and insurance premiums,
when due, and may make such repeirs to the property herein mortgoged as in the Mortgogee's discretion hefshe may decrn
necessary for the proper preservation thereof, and any moneys so paid or expended shall become so much additional indebt-
edness, secured by this Mortgage, to be paid out of the proceeds of the séla of the mortguged premises, if not otherwise paid

by the Mortgagar, and shall bear interest at the rate specified in the note from the date of advance unril paid, and shall be
due and payable on demand;

12, Itis expressly provided, however. (all other provisions of this Mortgage to the controry notwithstanding), that
the Mortgogee shall not be required nor shall hefshe have the right to pay, discharge, or remove any tox, assessment, or tax
lien upon or aguinst the premises described herein or any part thereof or the improvements situated thereon, so long as the
Mortgagor shail, in good faith, contest the same or the validity thereof by appropriate legul proceedings brought in a court of
competent jurisdiction, which shall operate to prevent the collection of the tox, assessment, or lien so contested and the sale
or forfeiture of the said premises or any port thereof to sarisfy the same, buf in the event of a tax contest, the Mortgagor shail
deposit with the Mortgogee an amount estimated by the Mortgugee sufficient to satisfy all taxes, penalties, interest, and costs
which may reasonably accrue during such contest;

13.  Thatit will not voluntarily create or permit to be created agninst the property subject to this Mortgnge any lien
or liens inferior or superior to the lien of this Mortguge and further that it will keep ond maintain the same free from the
claim of all persons supplying lobor or materials which will enter into the construction of any and all buildings row being
erected or to be erected on said premises;

I4.  That the improvements about to be made upon the premises above described and all plons and specifications
comply with all municipel ordirances snd regulations made or promulgeted by lowful authority, and rhat the same will epon
completion comply with oll such municipal ordinances and regulacions and with the rules of cpplicable fire rating or inspection
orgonization, bureau, aasocintion, or office. In the event the Mortgugor shall at any time fail to comply with such rules, regu-
lations, and ordinances which are now or may hereafter become applicable to the premives above described, after due norice
ond demand by the Mortgogee, thereupon the principal sum  ond all arrears of interest and other charges procided for herein,
shall at the option of the Mortgugee become due and payable;

I5.  The Mortgogor covenants and agrees thot so long os this Mortgage and the soid note secured hereby are qutstanding,

- it will not execute or file for record any instrument which imposes a restriction upon the sale or occupancy of the martgaged

property on the basis of roce, color or creed;

16, Thot the funds to be advanced herein are to be used in the construction of certain improvements on the lands
herein described, in accordance with o building loon agreement between the Mortguzor and Mortgusee dated November 23
19_B23 | which building loan agraement (except such aprt or parts thereof as may be inconsistentherewith) is incorporated
herein by reference co the same extent and effect os if fully set forth and mode a part of this Mortgage; and if the consrrucrion
of the improsements to be made pursuant to soid building loan ogreement shall not be carried on with recyonable diligance, or
shall be discontinued ot any time for any recson other than sirikes or lock-outs, the Mortgugre, ofter due notice to the Mortgugor
or any subsequent owner, s hereby invested with full ond complete suthority to enter upon said premises, employ watchmen to
protect such improvements from depredation or injury and to greserve and protect the personal propercy therein, and to continue
Page 2 of 4 pages ' THA 2099-LH June 1976
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uny ond all outstanding conirocts for the erection ond complerion of 1aid buildinga, to moke and enter into ony contracts and
oblirations wherever necessary, either in hisfher own name or in the nome of the Mortgugor, and 1o pay and discharge all debus,
obligutions, and lisbilities incurred thereby. All such suma 50 aduanced by the Mortgagee (excluive of odvances of the principal
of the indebtednesi secured hereby) shall be odded to the principal of the indebtedness securcd hereby ond sholl be secured by
this Mortgaee ond shall be due and pcyable on demond with interest af the rate specified in the note. The principal sum and
other charges provided for herein sholl, al the option of the Mortgagee or holder of this Morigope and the note securing the sam
become duc and payable on the failure of the Mortgagor to keep and perform any of the covenans, conditions, end ogreement
of said building loon ogreement. This covenant shall be terminated upon complerion of the improvements 1o the sotisfoction o)
the Mortgagee and the making of the final advance as provided in anid building loan agreement;

17.  That, together with, ond in addition to, the payments of interest or of principal end interest payable under the term
of the note secured herebythe Mortgogor,will pay to the Morigogee on eoch payment date hereof, unil the said note is fully pai

the following sumy:

fa) A sum equal to the ground rents, if any, and the tares ond special ausessments nex! due on the premizes
covered by this Mortgage, plus the premiurms that will next becoine due and payoble on policies of fire end
other property insurance covering the premises covered hereby, plusy warer rotes, taxes,ond assessments next
due on the premises covered hereby foll as estimated by the Morigogee) less oll sumx already poid therefor
“divided by the number of months to elapse before one (1) month prior 1o the date when such ground rents,
premiums, water rates, taxes and assessments will become delinquent, such sums 1o be held by Morigugee to
poy said ground rents, premiums, woter rofes, taxes ond 1pecial assessments.

{b) Al payments mentioned in the preceding subsection of this parograph ond all payments 10 be made under t}
note secured hereby shall be odded together and the aggregute amount thereof thall be paid each month in¢
single payment to be applied by Mortgagee 1o the following items in the order set forth:

1) ground rents, taxes, special assessments, water rotes, fire and other property insurance
premiums; . )

(Il}) interest on the note secured hereb):;
. (I} omortizetion of the principal of said note.

18.  Any excess funds accumulated under (o) of the preceding paragraph remaining after payment of the items therein
mentioned shall be credited to subsequent monthly poyments of the same nature required thereunder; but if any such item shall
exceed the estimate therefor the Mortgogor shall without demand forthwith make good the deficiency. Foilure to do s0 before
the due date of such item shall be o defoult thereunder. If the property ir sold under foreclosure or is otherwise ocquired by the
Mortgagee after defoult, any remaining balance of the sccumulations under (o) of the preceding paragraph shall be credited to

the principal of the Mortgoge as of the date of commencement o] foreclosure proceeaings or o3 of tne oaie ine property is other
wise acquired; and : :

19.  That the Mortgogee shall have the right to inspect the morigoged premises ot any reasonable time.

. 20. That s0 long as the Mortguge and Note secured hereby ore outstanding, it will not (a) rent dwelling accommodatis
in the mortgaged premises in excess of the rates opproved by the Mortgogee or for periods of less than one month or in excess of
_three years; (b] rent the premises os an entirety; {c) rent the premises or any part thereof to any person for the purpose of sub-
“leasing; (d}rent the premises or permit its use for hotel or trunsient-purposes; (e) require of any tenont as 6 conditior. of
occupancy’ life-leasé_controcts, fees or other payments over and above those for rents, utilities, and collateral services.

-t 21.° IN THE EVENT of defoult in making any monthly payment provided for herein or in the note secured hereby fc
a period of thirty (3p) days after the due date thereof, or in case of 6 breach of eny other covenant herein atipulated, then the
whole of said principal sum remaining unpaid together with accrued interest thereon, shall, at the election of the Mortgogee,
without notice, become immediately due and payable, in which event the Mortgogre sholl have the right immediately to foreclo.
this Mortgage;

22.  AND IN CASE OF FORECLOSURE of this Mortguge by said Mortgugee in any court of low or equity, o reasona

sum shall be allowed for the solicitor's fees of the complainont, not to exceed in any case five peroeetum (5%) of the omount ¢
principal indebiedness found to be due, ond the stenogropher’s fees of the complainant in auch proceeding, and costs of minutes
Joreclosure, master’s fees, and all other costs of suit, and olso for oll outlays for documentary evidence and the cost of o complet
abstract of title for the purpose of such foreclosure; and in case of any other suit, or legul proceeding, instituted by the Mortgage
to enforce the provisions of this Mortgoge or in core of any suit or legul proceeding wherein the Mortgugee shall be made o porty
thereto by reason of this Mortgage, its costs ond expenses, ond the reasonable fees and chorges of the attorneys or solicitors of th
Mortgogee, 50 made porties, for services in such suit or proceedings, shall be further lien and charge upon said premies under th:

Mortgage, and oll such expenses sholl become a0 much odditional indebtedness secured hereby ond be allowed in ony decree fore
closing this Mortgoge;

23. AND THERE SHALL BE INCLUDED in any decree foreclosing this Mortgage and be paid out of the proceeds of
sale made in pursuance of any such decree: (1) AU the costs of such suit or suits, advertising, sale, and conveysnce, including
oftorneys, solicitors’, and stenographers’ fees, outlays for documentary evidence and cost of seid abstroct ond exominstion of
fitle; (2) All the moneys odvonced by the Mortgagee, if any, for any purpose authorized in the mortgoge, with interest on such
aedvonces at the rate specified in the note, from the time such odpances ore made; (3) Al the accrued interest remoining unpaid ¢
indebtedness hereby secured; (4) All the said principal money remaining unpaid The over-plus of the proceeds of sole, if any, s
then be paid as the court may direct; :
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24, A RECONVEYANCE of said premises shall b2 made by the Mortgogee to the Mortgogor on full payment of the

indebtedners aforesai, the performence of the covenants and ogreements herein made by the Mortgagor, and the payment of the
sumas owed under the terms of the said note.

25. IT ISEXPRESSLY ACREED that no extension of the time for payment of the debt hereby secured given by the
Mortgogze o gay successor in interest of the Mortgagor shall operate to release, in any manner, the original liability of the Mortzogor;
26.  The Mortgogor hereby waives any and all rights of redemption from sale under any order or decree of forsclosure of
this Morizage on its own behalf and on behalf of each ond every perion except decree or judgment creditors of the Mortgagor ac-
quiring any interest in or titl: 10 the premises subsequent to the date of tha MHortguge;
o=

e

THE COVENANTS HEREIN CONTAINED shal! bind, and the benefits and advantages shall inure to, the successors

and assizns of the respectis parties hereto. Wherever wsed, the singular number shall be plural, the plural the singulor, and the 1z of
any gender shall be applicable to oll genders.

IN WITNESS WHEREOF, the Mortgogor has cawsed its corporate seal to be hereunto affixed and these presents to be
signed by its President ond atrested by its __Secretary

on the day and yeor first aboue written, pursuant to authority given by resolution duly passed by _The Board of Directors

of said corporation.

{ Corporute Seal]

By %ﬂdf Z/ /én/)o’(/ .

Vice President - Patricia Lennon

7 ;
ra j A

NI A 7
Attest: Sden T Ty
Kathleen Rowley, Secretafy

—

State of New Jersey
County of Essex

.
], ,</M ,a Notary Public, in and for said County, in the State

[N N N

afaresaid, do hereby cfrrify that { //Patricia Lennon ond  Kathleen Fowley, ,
personally known toézfa'be the sa r:oﬁg{tgﬁe names ore re:pecn'uelylc.sruidenl and Secretary of Guidance Center c
Camden County velopment, , 0 corporation of the State of New Jersey , subscribed to

the forzgoing instrument, appeared before me in person and severally acknowledged that they, being thereunto duly authorized,
signed, sealed with corporate secl, and delivered the said instrument os the free and voluntary act of said corporartion and as their
own fres and voluntary act, for the uses and purpases therein set forth.

1983

Civen under my hand and notarial seal, this /g day of December

[SEAL]

Notary Public

My commiuionsexpires

Page 4 0t 4 pages YHA 309Xt June 197




SCRIDULE A

LATC 2nd preailses situzte in the Township of Voornees, County of
Camde: =22 the State of Nev Jersey:

EECINNING at a point in the Fortherly line of EHoner Avenue, distzn:

10D feer Westwardly from the Westerly line of Preston Avzpue; thence aloxng

the szid line of Nomer Avenue, Westwardly, the distaace. of 100 fesr; thence
between parallel lines of that idch or frontzge, No-thwardly and at right
angles to said Homer Avenue, the distznce of 20D feet, bound=d on the Xorrh
by Lots Nos. 5 and 7, Section 9; on the East by Lot Yo. 4, Section 9; on the
South by Homer Avenue; on the West by Lot No. 19, S=ction 9, Plan of Eber:

Brothers at Ashland, New Jersey.

BEING Lot 9, Block 11 on the Tax Map of the Tovaship of Voorhses.
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FHA FORM NO. 3432.CH 7 Project Kumber:?
Juse 1976 035-EH056
U.S. DLFARTMENT OF HOUSING AND URBAN DEVELOFPMENT
Project Nwme:
) Voorhees House
MORTGAGE NOTE
{Uoder Section 202 of e Hourinr Act of 1938) l’°°'°°\}’éorhees Township, New Jersey
]

s 207,100.00 (Maximum)

FOR VALUE RECEIVED, the undersigned promises to pay to the order of the United States of
America, acting by and t}uough the Secretary of Housing and Urban Development, at the office of the Depart-
ment of Housing and Urban Development, Washingon, D. C., or, at Payee's option, at such other place as may be
designated from time 10 time, the maximum principal sum of Two Hundred, Seven Thousand, One Hundred

and 00/100 Dollars {§ 207,100.00 ), or such lesser amount as shall be endorsed on this
instrument by the Payee, with interest on the unpai? balance computed from the date of each advance to the un.
dersigncd at the rate of nine and one—quarter 9pg €Nt per annurm, &H— —— g

thereaferztthe reteof

payment of principal and interest to be made as follows:

Interest only payable semiannually commenciﬁg on the first day of the sixth month from the date

hereof and monthly commencing on the firstday of the _Seventh month from the dare hereof, and
commencing on the first day of _eighth month after the date hereof and, thereafter, on the first

day of each month the maximum sum o
shall be endorsed on this instrument by
accordance with standard amorrization t

N 26 , or such lesser amount as
Ne, be applied first to interest and the balance to principal in
ble, with figal paymenton__gune 1, 2024 .

2]

Sy
Privilege is reserved to pay the de whole or in an amount equal to one or more monthly payments
on principal next due, on the first day of month prior to maturity upin at least thircy (30) days prior to

written nortice to the Payee.

This Noze is secured by a Firgt Mprtgage herewith upon real estate in Voorhees Townshit
Camden _County [+and is 1o be construed according to the laws of the State of New Jersey

paymegt of any installment under chis Note and if such default is not made
good prior to the due date of the n¥xr s installment, the entire principal sum and accrued interest shall ar
once become due and payable without notice of the option of the holder of this Note. Failure to exercise this
option shall not constitute a waiver of the right 1o exercise the same in the event of any subsequent defaulr. In
the event of default in the payment of this Note and if the same is collecred by an atrorney at law, the under-
signed hereby agrees to pay a}] costs of collection including reasonable attorney’s fee.

No default shall exist by reason of nonpayment of any required installment of principal so long as the
amount of optional prepayment of principal already made pursuant 1o the privilege of prepayment set forth in the
Mortgage securing this Note equals or exceeds the amount of such required installment of principal.

All garties to this Note, whether principal, surery, guarantor, or endorser, hereby waive presentment
for payment, demand, protest, norice of protest, and norice of dishonor.

IN WITNESS WHEREOF, the undersigned has caused chis Note to be executed in its name and behalf
and under its corporate seal by its Vice President
and Secretary and its corparate seal to be hereunto affixed and

nattested by its Secretary, both thereunto dully authorized the day and year
first above wricten.

ATTEST:

Vice President
PATRICIA IENNCN

it - //7 4
By X Il o Tt
' KATHLREN HRLEY

I hereby certify that this Note described in, and secured by mortgage of even date herewith and in the
same principal amount as herein stated, on real estate in the County of Camden

State of __ Newy Jersev : . Dated thk NG day of __ Degembersmi™ rt

19_83 |
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Consult your Lawyer befare sigaing this deod — it has important legal consequeonces. . l
@1 firo* -r
Deed a0 - 51
Date This Deed is made on  December /U& 1983, between
Parties ) :
,m’z‘; Richard w, Hartman, Single Man, i
 wadpout 3207 Hamilton Drive
ofice address Voorhees, N.J.
and
Janet E. Hartman, Single Woman
145 Perigrine Drive . |
Voorhees, N.J. ]
Grantor, and ‘
,jfﬁﬂvﬁ Guidance Center of Camden County Development Corp. :
. eyt i 19 East Ormond Avenue
eticsaddreas Cherry Hill, N.J.
s Grantee.
. (The words “Grantor” and “Grantec" include all Crantors and all
Grantees under this Deed.)
| el
Consideration In return for the payment to the Grantor by the Granice of
Seventy-Nine Thousand, Nine Hundred  Dollan (3 79,900.00 %
Conveyance . the Grantor granis and conveys o the Grantee all of the Jand located in the
Townshi% of  voorhees County of Camden
and Siste of New Jersey, apecificaily described as follows:
Description LAND and premises situate in the Township of Voorhees,
of Land Coungy of Camden and the. State of New Jersgy s —————

BEGINNING at a point in the Northerly line of Homer
Avenue, distant 100 feet Westwardly from the Westerly line of
Preston Avenue; thence along the said line of Homer Avenue,
Westwardly, the distance of 100 feet; thence between parallel
lines of that width or frontage, Northwardly and at right
angles to gaid Homer Avenue, the distance of 200 feet, bounded
on the North by Lots Nos. 5 and 7, Section 9: on the East by
Lot No. 4, Section 9; on the South by Homer Avenue; on the
West by Lot No. 10, Section 9, Plan of Ebert Brothers at
Ashland, New Jersey.

BEING Lot 9, Block 11 on the Tax Map of the Township
of Voorhees.

BEING also known as 204 lomer Avenue. @

BEING the same land and premises conveyed by deed from
Donald W. Wilson and Phyllis M. Wilson, his wife, to Richard
W. Hartman and Janet E. Hartman, then husband and wife, since
divorced, dated August 8, 1974 and recorded August 8, 1974 in .
Book 3344, Page 371+4C in the Office of the Camden County
Register of Deeds.

) .-
PREPAR BY: . :
cpsf.’_.f/' . —
A. David Dashoff, Esq. N
A.J.HM. Building sl
11 Sayre Avenue R

Cherry Hill, N.J. 08002




License No. GH1072
State of New Jersey
Department of Human Services

Office of Licensing

LICENSE

BANCROFT NEUROHEALTH

1255 Caldwell Road
Cherry Hill, NJ 08053

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Department,
is hereby licensed as a

Group Home Developmental Disability

for 6 individuals

at
1001-A VAN BUREN RD

VOORHEES, NJ 08043

This License is effective from 03/31/2017 to 03/31/2018

Q%L{;u, l-i?m@fg/

Elizabeth Connolly, Actlng Commissioner
Department of Human Services




License No. GH1073
State of New Jersey
Department of Human Services

Office of Licensing

LICENSE

BANCROFT NEUROHEALTH

1255 Caldwell Road
Cherry Hill, NJ 08053

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Department,
is hereby licensed as a

Group Home Developmental Disability

for 6 individuals

at
1001-B VAN BUREN RD

VOORHEES, NJ 08043

This License is effective from 03/31/2017 to 03/31/2018

Ellzabeth Connelly, Acling Commissioner
Departmeni ol Human Services




License No. GH1074
State of New Jersey
Department of Human Services

Office of Licensing

LICENSE

BANCROFT NEUROHEALTH

12565 Caldwell Road
Cherry Hill, NJ 08053

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Department,
is hereby licensed as a

Group Home Developmental Disability

for 6 individuals

at
1001 C. VAN BUREN ROAD

VOORHEES, NJ 08043

This License is effective from 03/31/2017 to 03/31/2018

) g ) 1))
-
Ellzabeth Connolly, Acting Commissioner
Dapartmeni of Human Services




License No. GH1075

State of New Jersey
Department of Human Services

Office of Licensing

LICENSE

BANCROFT NEUROHEALTH

1255 Caldwell Road
Cherry Hill, NJ 08053

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Department,
is hereby licensed as a

Group Home Developmental Disability

for 6 individuals

al
1001-D VAN BUREN RD

VOORHEES, NJ 08043

This License is effective from 03/31/2017 to 03/31/2018

oty

Elizabeth Connolly, Acting Commissloner
Departmeni of Human Services




License No. GH1076
State of New Jersey
Department of Human Services

Office of Licensing

LICENSE

BANCROFT NEUROHEALTH

1255 Caldwell Road
Cherry Hill, NJ 08053

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Department,
is hereby licensed as a

Group Home Developmental Disability

for 6 individuals

at
1001-E VAN BUREN RD

VOORHEES, N.J 08043

This License is effective from 03/31/2017 to 03/31/2018

At Loty

Ellzabeth Connoliy, Acting Commissioner
Depanment of Human Services




License No. GH1077

State of New Jersey
Department of Human Services

Office of Licensing

LICENSE

BANCROFT NEUROHEALTH

1255 Caldwell Road
Cherry Hill, NJ 08053

Having met the requirements of the New Jersey Statute, P.L. 1977, c. 448, and the regulations of this Departnient,
is hereby licensed as a

Group Home Developmental Disability

for 6 individuals

at
1001-F VAN BUREN RD
VOORHEES, NJ 08033

This License is effective from 03/31/2017 to 03/31/2018

@,%LEM) ':{’IEI.‘:M -%’/‘

Elizabeth Connolly, Acting Commisslaner
Department of Human Services




Department of Community Affairs
Council on Affordable Housing
Supportive and Special Needs Housing Survey

Municipality: Voorhees

Sponsor: Are of Camden Counly

Block:_150.09 Lot;13

Facility Name:; Chandler Group Home

County: Camden

Developer:

Street Address:™ Chandler Rd

Seetion L. Type of Facility:
[ALicensed Group Home

of Community Affairs or DIISS)
[Iprermanent supportive housing
[ISupportive shared housing
[Jother - Please Specily

[Jrransitional facility for the homeless {not eligible
for credit as affordable housing atter June 2, 2008)

CJResidential health care facility (licensed by NJ Dept

Section 2. Sources and amount of funding committed
to the project

[¢]Capital Application Funding Unit $1.455.513
[CINIMFA Speciul Needs Housing Trust $

[CJBalanced Housing — Amount $
[Jnup - Amoumt $ Program

[Jrederal Home 1.0an Bank — Amount $

[CJFarmers Home Administration — AmountS__
[Ibevelopment fees — Amount §

[CIBank financing — Amount $

[Jother — Amount $ Program

[CIFor proposed projects, please submit a pro forma

[(Municipal resolution to commit funding, if
applicable

[JAward letter/financing commitment (proposed new
construction projects only)

housing:

Total # of bedrooms reserved for:
Very low-income clients/households
Low-income ctients/households
Moderate-income clients/households
Market-income clients/households

Seetion 3. For all facilities other than permanent supportive

Section 4. For perimanent supportive housing:

Total # of units 4 . including:
# of very low-income unils
# of low-income units
# of moderatc-income units
# of market-income units

“Section 5;

Length ol Controls: __ years
Effective Date of Controls:
Expiration Date of Controls:

Average Length of Stay: months (transitional
tactlities only)

co Date:

For licensed facilities, indicate licensing agency:
[[oon Oomus [ODHSS bca [ODCF
[JOther

Initial License Date: 272002

Current License Date 2/2018

Section 7.

Other operating subsidy sources:

Has the project received project-based rental assistance? [JYes [Z]No; Length ol commitment; years

. Length o commitment: years

[s the subsidy renewable? [JYes [INo

Scetion 8 The following verification is attached:

FHA, FHLB, UHAC deed restriction, etc.)

deed restriction required)

CCopy of deed restriction or mortgage and/or mortgage nole with deed restriction (30-year minimum, HUD,

[¥]Copy of Capital Application Funding Unil (CAFU) or DHS Capital Applicalion Letter (20 year minimum, no

“Section 9

Residents |8 yrs or older? [/]Yes [INo
Population Served (describe): 1D-and DDanen -

Age-restricted? [/]Yes [JNo
Accessible (in accordance with NJ Barrier Free

Subcode)? [Jves [/]No

[/]IDDD/DMHS/DHSS waiting list

Section 10° Affirmative Marketing Strategy (check all that apply):

[JAftirmative Marketing Plan approved by the Council’s xecutive Direclor

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belief.

Certificd by:

Project Administrator

Certified by:

Date

Municipal Housing Liaison

O New Jersey Is An Egual Opporasy Employer ®

Date




Ford, Taurean

e —_— —_————
From: Mary Sharkey <msharkey@arccamden.org>

Sent: Monday, October 22, 2018 11:42 AM

To: Ford, Taurean

Subject: RE: Send data from MFP11443427 10/19/2018 13:56

21 and older

Mary Sharkey

Residential Department Director
Arc of Camden County
856-767-3650

Fax 856-767-1378

From: Ford, Taurean <tford@cmeusal.com>

Sent: Monday, October 22, 2018 11:37 AM

To: Mary Sharkey <msharkey@arccamden.org>

Subject: RE: Send data from MFP11443427 10/19/2018 13:56

Hi Mary,

| see that the special needs housing survey indicates that the Chandler Lane facility is listed as age-restricted. Is the
facility listed as age-restricted because the facility's residents are 18 years old or older or are residents classified as
senior citizens?

Regards,

TAUREAN FORD
Staff Planner

1 Market Street, Suite 1F, Camden, NJ 08102
P:732-410-2651 F:856-246-1169
tford@cmeusal.com

www.cmeusal.com

From: Mary Sharkey [mailto:msharkey@arccamden.org]
Sent: Friday, October 19, 2018 2:16 PM
To: Ford, Taurean <tford@cmeusal.com>




Subject: FW: Send data from MFP11443427 10/19/2018 13:56

Hello Taurean,

Attached you will find the Supportive and Special Needs Housing Survey you requested. This home was opened 28 years
ago and as such we do not have a Capital Application for Funding on file. Unfortunately, we were also unable to locate
the original CO from back in 1990.

Please let me know if | can be of any further assistance.

Mary Sharkey

Residential Department Director
Arc of Camden County
856-767-3650

Fax 856-767-1378



| Department of Community Affairs l
! Council on Affordable Housing
|

Supportive and Special Needs Housing Survey

Municipality; Voorhees County; Camden

Sponsor; Arc of Camden County Developer;Arc of Camden County
Block:46 Lot 2 W Street Address:Sl-RusstAve—" QP ¢f Bodad Ao
Facility Name: 4?

Section 1: Type of Facility: Section 2: Sources and amount of funding committed

[7ILicensed Group Home

[Transitional faciliey for the homeless (not eligible
for credit as affordable housing after June 2, 2008)

to the project :

[7ICapital Application Funding Unit $177.738
[CJHMFA Special Needs Housing Trust §

[CIResidential health care facility (licensed by NJ Dept. Efr?}gliei:g::tnf - Amount §

of Commumity Affairs or DHSS) Program

[CJFederal Home Loan Bank — Amount $
[CJFarmers Home Administration — Amount $
ODevelopment fees — Amount §
[Bank financing — Amount §
[Jother ~ Amount §

[IFor proposed projects, please submit a pro forma

[ IMunicipal resolution to commit funding, if
applicable

[JAward letter/financing commitment (proposed new
construction projects only)

[CJPermanent supportive housing
[CISupportive shared housing

[lOther - Piease Specify: Program

Section 3: For all facilities other than permanent supportive | Section 4: For permanent suppertive housing:
housing:
Total # of units 4 , including:
# of very low-income units
# of low-income units
e # of moderate-income units
— # of market-income units

Total # of bedrooms reserved for:
Very low-income clients/households
Low-income clients/households
Moderate-income clients/households
Market-income clients/households

Section 6:
[EICO Date: 1/29/18
For licensed facilities, indicate licensing agency:
FIDDD [bpMHS [Opuss [ DcA [JDCF
Cothes

Initial License Date:

Section 5:
Length of Controls: years
Effective Date of Controls:

Expiration Date of Controls:

Average Length of Stay: months (transitional
facilities only)

Current License Date:

Section 7.

Has the project received project-based rental assistance? [ |Yes [¥INo; Length of commitment: years
Other operating subsidy sources: i ; Length of commitment: years
Is the subsidy renewable? [JYes [INo

Section 8. The following verification is attached:

[Copy of deed restriction or mertgage and/or mortgage note with deed restriction {30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)

[CICopy of Capitat Application Funding Unit ({CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)

Section 9:

Age-restricted? [Tves [/]No
Accessible (in accordance with NJ Barrier Free
Subcede)? [Jves [INo

Residents 18 yrs or older? [¥]Yes [ INo
Population Served (describe):

Section 10: Affirmative Marketing Strategy (check all that apply):

[¥]DDD/DMHS/DHSS waiting list
[CJAffirmative Marketing Plan approved by the Council’s xecutive Director

CERTIFICATIONS
" 1 certify that the information provided is true and correct to the best of my knowledge and belief.
Certified by:  Mary Sharkey 10/29/18
Project Administrator Date
Certified by:
Municipal Housing Liaison Date

® New Jersey Is An Equal Opporinity Emplayer ®




Department of Community Affairs
Council on Affordable Housing
Supportlve and Special Needs Housing Survey

“{JQ VN i T

Municipality: ColnCe County: {_Jyride v

Sponsor: Developer: _7

Block: C’;?\ oti_ ‘i Street Address: ;7 ‘.',.\ 1:{ X i } \1 iﬂ\ -\,-{-5

Facility Name: fj\; - 11\ ail k{ ‘\ }H" ! A |

Section 1: Type of Facility: Section 2; Sources and amount of funding commu‘ted
icensed Group Home | to the project :

[ Transitional facili@/ for the homeless (not eligible
for credit as affordable housing after June 2, 2008)

[ IResidential health care facility (licensed by NJ Dept.
of Community Affairs or DHSS)

[ |Permanent supportive housing
[]Supportive shared housing
[JOther — Please Specify:

[JCapital Application Funding Unit $

[ JHMFA Special Needs Housing Trust $
[CBalanced Housing — Amount $

[ JHUD — Amount $ Program
[JFederal Home Loan Bank — Amount $

[ ]Farmers Home Administration — Amount $
[_IDevelopment fees — Amount $

[CIBank financing — Amount $

[Jother — Amount $ Program.

[|For proposed projects, please submit a pro forma

[IMunicipal resofution to commit funding, if
applicable

[JAward letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive

housing;
.f,,_/

Total # of bedrooms reserved for:
Very low-income clients/households
Low-income clients/households
Moderate-income clients/households
Market-income clients/households

Section 4: For permanent supportive housing:

Total # of units , including:
# of very low-income units
# of low-income units
# of moderate-income units
# of market-income units

Section 5:

Length of Controls: _ vears
Effective Date of Controls:
Expiration Date of Controls:

Average Length of Stay:
facilities only)

months (transitional

Section 6: _
(IO Date: __ {4 i SETAT
For licensed facilities, indicate licensing agency:
Oppp ObMHS [ODHSS [ DCA [[IDCF

mthcr j_\ i’%‘ S

Initial License Date:

Current License Date:

Section 7:

Other operating subsidy sources:

Has the project received project-based rental assistance? [_]Yes [ {No; Length of commitment: years

; Length of commitment: years

Is the subsidy renewable? [JYes [ |No

Section 8: The following verification is attached:

FHA, FHLB, UHAC deed restriction, etc.)

deed restriction required)

[_ICopy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

[_ICopy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no

Section 9:

Residents 18 yrs or older? [« HYes LN,
Popu’lilon S& Eb (‘escribe) i \%«’i &Cﬂl@ ! 5.{

Age-restricted? [ |Yes I?_Iﬁo
Accessible (in accordance with NJ Barrier Free
Subcode)? [ JYes [No

y
DD/DMHS/DHSS waiting list

Section 10: Affirmative Marketing Strategy (check all that apply):

Affirmative Marketing Plan approved by the Council’s xecutive Director

CERTIFICATIONS .

Certified by: s

Certified by:

1 certify that the. mformatron prov1ded is tru/sz and}gorrect to the best of my knowledge and belief.
. \/*, = E(:‘ (a I* ;V
Project Administrator Date
Municipal Housing Liaison Date

@ New Jersey Is An Equal Opportunity Employer ®
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e )| hnith sz PRy
" License No. SA2288

LICENSE
ﬂmm INC.

TOﬁ.CinnammsonAvenue
- )y Bixil(iﬁﬁ B
""" mﬂa;_&[ms

Having met the. reqwx&mentscf z?:e_Newf rsey &mde,IP‘.L 1977, c. 448, and the: reg:dati@ns of this Department,

i) __'_.t:,;ﬁazmnmmms, =
114usmasmi.m 3"1msmﬂsamAPT 2, & 308! EGFE.DNRQ.KD APT. 3

A _ VQOEHEEE. NJ-08043

“This-License is effective from 10/31/2018 to-10/314/201%

Carole Johnson, Cor




List of Bancroft run Apartments

Year Licensing Very Low-
Block & Lot Address Established Owner Agency # bedroomy Type of Units Survey Agency | Income/Low-Income/
Block 150.10, Lot 3, Qual C1087 |1087 Pendleton Ct 1997|Pasternack, Paul L & Catherine A Bancroft Low 3|(Group Home Survey provided/ unsigned |DDD Low Income
Block 150.10, Lot 3, Qual C1027 1027 Oaklyn Ct 1998|Kneringer, Robert R & MaryJean Bancroft Low 1|Group Home Survey provided/unsigned DDD Low Income
Block 213.21, Lot 1 3306 Avalon 1997|QRP Voorhees (Apartments) Bancroft Low 2|Group Home Survey provided/ unsigned |DDD Low Income
Block 213.21, Lot 1 3308 Avalon 1997|QRP Voorhees (Apartments) Bancroft Low 1|Group Home Survey provided/ unsigned |DDD Low Inome
Block 150.14, Lot 8 1130-1 Bibbs Rd Echelon Glen 2016 LLC (Apartments) [Bancroft Low 3|(Group Home Survey provided/unsigned DDD Low Income
Block 150.14, Lot 8 1130-3 Bibbs Rd Echelon Glen 2016 LLC (Apartments) [Bancroft Low 2|Group Home Survey provided/ unsigned |DDD Low Income
Block 150.02, Lot 2, Qual C0270 |270 Echelon Rd 1993(Shemming, Robert & Judy Bancroft Low 3|(Group Home Survey provided/ unsigned |DDD Low Income
Block 150.02, Lot 2, Qual C0230 |230 Echelon Rd 1993(Pimplaskar, Steven L & Lata S Bancroft Low 3|(Group Home Survey provided/ unsigned |DDD Low Income
Block 213.21, Lot 1 3305 Avalon Ct 2/9/1997|QRP Voorhees (Apartments) Bancroft Low 2|Group Home Survey provided/ unsigned |DDD Low Income
Block 150.02, Lot 2, Qual C0244 (244 Echelon 1993|Fay lll, William E & Gerrard, Linda Bancroft Low 2|(Group Home Survey provided/ unsigned |DDD Low Income
Block 150.10, Lot 3 1004 Ashriver Ct 4/3/2009(Purple Ashriver LLC Bancroft Low 3|(Group Home Survey provided/ unsigned |DDD Low Income
Block 150.14, Lot 2 199 Echelon Rd 5/1/2009|Vista 2016 LLC (Apartments) Bancroft Low 3|(Group Home Survey provided/ unsigned |DDD Low Income
Block 150.03, Lot 2 304 Lincoln Drive 5/22/2008|Village Group Limited Partnership (ApalBancroft Low 1|Group Home Survey provided/ unsigned |DDD Low Income
Block 150.03, Lot 2 601 Lincoln Drive 10/13/2005|Village Group Limited Partnership (ApalBancroft Low 1|Supervised Unit |Survey provided/ unsigned |DDD Low Income
Block 150.14, Lot 2 74-5 Van Buren 7/7/2004|Vista 2016 LLC (Apartments) Bancroft Low 1|Supervised Unit |Survey provided/ unsigned |DDD Low Income
Block 265, Lot 13 9 Penn Road 8/3/2005|Ronezka, Michael J & Weiss, Leigh A |Bancroft Low 5({Group Home Survey provided/ unsigned |DDD Low Income
Block 213.21, Lot 1 3307 Avalon Ct 4/7/2006|QRP Voorhees (Apartments) Bancroft Low 2|Group Home Survey provided/ unsigned |DDD Low Income
Block 150.10, Lot 3, C1077 1077 Pendleton Court Dressage Properties, LLC Bancroft Low 3|(Group Home Survey provided/ unsigned |DDD Low Income
Block 304.01, Lot 14 19 Ashton Drive Scioto Blue River Properties LLC Bancroft Low 5(Group Home Survey provided/ unsigned |DDD Low income
Block 202.01, Lot 16 65 W Holly Oak Bancroft Bancroft Low 5(Group Home Survey provided/ unsigned |DDD Low Income
Block 213.21, Lot 1 3304 Avalon Court QRP Voorhees (Apartments) Bancroft Low 1|Group Home Survey provided/ unsigned |DDD Low Income
Block 230.18, Lot 1 22 Eastwood Drive Bancroft Neurohealth Bancroft Low 4|Group Home Survey provided/ unsigned |DDD Low Income
Block 150.03, Lot 2 1203 Lincoln Drive Village Group Limited Partnership (ApajBancroft Low 2|(Group Home Survey provided/ unsigned |DDD Low Income
Block 94, Lot 8 115 Evesham Road 2001|Bancroft Bancroft Low 4(Group Home Survey provided/ unsigned |DDD Low Income
Block 213.21, Lot 1 3303 Avalon QRP Voorhees (Apartments) Bancroft Low 1|Group Home Survey provided/ unsigned |DDD Low Income
1202 Lincoln Dr Bancroft Low 2|(Group Home Survey provided/ unsigned |DDD Low Income
2002 Jackson Bancroft Low 1
4104 Hamilton Dr Bancroft 1
Total 67

based on Conference call 7/20/2022

July 20, 2022

CME Associates



Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Municipality: V ooc '31@,»? ~

County:

é{ P q,;-jk:,‘mvi;-uﬂ;

Developer:

Sponsor:
Block:_1%& 35 Lot A, Street Address
Facility Name:

Licmsened  sodan

F
& EEONTR_

Section 1: Type of Facility:

Q Licensed Group Home

& Transitional facility for the homeless (not eligible
for COATH credit after June 2, 2008)

O Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)

O Permanent supportive housing

O Supportive shared housing

Ej/ Other — Please Specify: "o wompum yp ¥ e

}%‘g);\.:ﬁ pracd 3

Section 2: Sources and amount of funding committed
to the project :

O Capital Application Funding Unit §

O HMFA Special Needs Housing Trust Fund §

O Balanced Housing — Amount §

C HUD — Amount § Program

C Federal Home Loan Bank — Amount §

C Farmers Home Administration — Amount $

T Development fees — Amount $

i Bank financing — Amount $

£ Other — Please specify:

3 For proposed projects, please submit a pro forma

] Municipal resolution to commit funding, if
applicable

O Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:

Section 4: For permanent supportive housing:

Total # of units , including:

facilities only)

Very low-income clients/households % # of very low-income units

Low-income clients/bouseholds # of low-income units

Moderate-income clients/households # of moderate-income units

Market-income clients’households # of market-income units

Section 5: Section 6;

Length of Controls: years O CODater /_ / _

Effective Date of Controls: P For licensed facilities, indicate licensing agency:
Expiration Date of Controls: __/ / @/DDD Iomus [lpbss [bpca L bpcr
Average Length of Stay: months (transitional T Other

Initial License Date: /[

Current License Date: L /Z1/ 1% - 1 E’; eg fq ‘swpa
L= 5%9 i3 o NN

T . s

Section 7:
Has the project received project-based rentai assistance?

Other operating subsidy sources:

So Ty DOS oS B 2T by

Is the subsidy renewable? _ Yes _ No

Yes No; Length of commitment: LA S
. P
; Length of commitment: o e
£ wed

Section 8: The following verification is attached:

Residents 18 yrs or older? _;A €s
Population Served (describe):

___No

0 Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)
O Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)
Section 9:

Age-restricted?  Yes y/No

Accessible {(in accordance with NJ Barrier Free
Subcode)?  Yes  No

e

COAH December 2008

(.




Section 10: Affirmative Marketing Strategy (check all that apply):

O DDD/DMHS/DHSS waiting list
0  Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:

Project Administrator Date

Certified by:
Municipal Housing Fiaison Date

mﬂﬁ%k’; \m-,:;r‘:g"'a‘__.i,““% :’% E\% %% C}
PN {-c,f_:%‘wf o ’4-;:3% kb \,&t\;}

Oafes TaFwoie 4ol o ca

COAH December 2008




| Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Municipality: \f S e County: {"ﬁ’»"‘*)-v‘“s%‘Zﬁ%‘%m
Sponsor: Developer:
Block: iS50 2ot 2. Street Address _ 19F bewg et tewa

Facility Name:

E"w AR 1:.‘“;%5. et €75 \% g

4 £ =S {3‘.\1’.!

Q.‘?L :f::f‘ﬁ*«; 31«9.&“"% s,

Cama i G,

Secticn 1: Type of Facility:

G Licensed Group Home

O Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)
O Residential health care facility (licensed by NJ

Dept. of Community Affairs or DHSS)
O  Permanent supportive housing
O Suppeortive shared housing
@’ Other - Please Specify: _%rs 2euminS e
gx.?éufséwwam L &3

Section 2: Sources and amount of funding committed
to the project ;

[J Capital Application Funding Unit §

[ HMFA Special Needs Housing Trust Fund §

[~ Balanced Housing — Amount $

C HUD - Amount § Program

0 Federal Home Loan Bank — Amount §

0 Farmers Home Administration — Amount §

3 Development fees — Amount §

0 Bank financing — Amount §

O Other — Please specify:

LJ For proposed projects, please submit a pro forma

(J Municipal resolution to commit funding, if
applicable

C Award letter/financing commitment {proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:

Very low-income clients/households |}

Low-income clients/households

Moderate-income clients/households
Market-income clients/households

Section 4: For permanent supportive housing:

Total # of units , including:
# of very low-income units

# of low-income units

# of moderate-income units

# of market-income units

Section 3:
Length of Controls:
Effective Date of Confrols: /o

Expiration Date of Controls: /7 /

Average Length of Stay: months (transitional
facilities only)

Section 6:

O CODate: [/ /

For licensed facilities, indicate licensing agency:
<bop Clpmus Opuss Obpca [ per

U Other

Initial License Date:  /  /

Current License Date: _j_/7% P

\;- oy o “5} N ‘ik@

Other operating subsidy sources:

A
Section 7: I
Has the project received project-based rental assistance? Yes No; Length of commitment:

; Length of commitment:

Is the subsidy renewable? __ Yes _ No

Section 8: The following verification is attached:

FHA, FHLE, UHAC deed restriction, etc.)

deed restriction required)

0 Copy of deed resiriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

0 Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no

Section 9:

Residents 18 yrs or older? __\éYes __No
Population Served (describe):

Age-restricted? _ Yes _%W 0

Accessible (in accordance with NJ Barrier Free
Subcode)?  Yes No

COAH December 2008




Section 10: Affirmative Marketing Strategy (check all that apply):

0 DDD/DMHS/DHSS waiting list
0 Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

1 certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:

Project Administrator Date
Certified by:

Municipal Housing Liaison Date

D vehRe o3 B el Sy

e ks - % e ' %, e
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Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Munieipality: Veorheex
Sponsor:
Block:_+% ™5 Lot: % Street Address

County:

Developer:

Facility Name:

x | -
e, & T e R

Vo, e

Section 1: Type of Facility:
O Licensed Group Home

Q Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)

O Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)

Permanent supportive housing
O Supportive shared housing

& Other — Please Specify: &

Section 2: Sources and amount of funding committed
to the project :

[J Capital Application Funding Unit §

C HMFA Special Needs Housing Trust Fund $

C Balanced Housing — Amount §

C HUD - Amount § Program

C Federal Home Loan Bank — Amount §

L Farmers Home Administration — Amount §

C Development fees — Amount §

O Bank financing — Amount §

7 Other — Please specify:

2 For proposed projects, please submit a pro forma

T Municipal resolution to commit funding, if
applicable

J Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:

Section 4: For permanent supportive housing:

Total # of units , including:

Very low-income clients/households 2. # of very low-income units
Low-income clients/households # of low-income units
Moderate-income clients/households # of moderate-income units
Market-income clients/households # of market-income units
Section 3: Section 6:
Length of Controls: years Q CODate:_ [/ _
Effective Date of Controls: ;o For licensed facilities, indicate licensing agency:
Expiration Date of Controls: _ /7 7/ pop [Oowmus Obpuss Obpca O bper
AVt_ar'age Length of Stay: months (fransitional ] Other
facilities only)
Initial License Date: __/ /
Current License Date: & -k ?a £y %: B B €osmy]
s b B "r
Section 7, : : .
Has the project received project-based rental assistance? __Yes __ No; Length of commitment:
Other operating subsidy sources: ; Length of commitment:
Is the subsidy renewable? _ Yes _ No

Section 8: The following verification is attached:

FHA, FHLB, UHAC deed restriction, etc.)

deed restriction required)

O Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

O Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no

Section 9:

Residents 18 yrs or older? tes
Population Served (describe}:

~ Ne

Age-restricted? _ Yes _L_/,,_ No

Accessible (in accordance with NI Barrier Free
Subcode)?  Yes _ No

COAH December 2008




Section 10: Affirmative Marketing Strategy (check all that apply):

0O DDD/DMHS/DHSS waiting list
0 Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:

Certified by:

COAH December 2008

Project Administrator

Date

Municipal Housing Liaison

Date




Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Municipality:_ \/ =.2¢ ecs County: Cmé&;\
Sponsor: Developer:
Block: 15002 Lot . OS5 Street Address GOl Do A~ Place,
Facility Name:
bove e smd R R SR o ST AP R T T S e
Section 1: Type of Facility: ' Section 2 Sourcesﬁgﬁd amount of funding committed

O Licensed Group Home to the project :

O Transitional facility for the homeless (not eligible | [ Capital Application Funding Unit §
for COAH credit after Jifhe 2, 2008) O HMFA Special Needs Housing Trust Fund §

O Residential health care facility (licensed by NJ - Balanced Housing — Amount §

. . C HUD ~ Amount $ Program
Dept. — &
ept. of Community Affairs or DHSS) C Federal Home Loan Bank — Amount §
0  Permanent supportive housing C Farmers Home Administration — Amount §

[: Development fees — Amount §
C Bank financing — Amount $
ﬁ/ Other — Please Specify: &4 5‘0@{@'\3»&: 00 Other — Please specify:

s .
A\;}a.é ':E" e G -33: %

Q Supportive shared housing

Ul For proposed projects, please submit a pro forma

£l Municipal resolution to commit funding, if
applicable

I Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive | Section 4: For permanent supportive housing:
housing:

Totzl # of bedrooms reserved for: Total#ofunits ______, including:

Very low-income clients/households 2., # of very low-income units

Low-income clients/households # of low-income units

Moderate-income clients/households # of moderate-income units

Market-income clients/households # of market-income units

Section 5: Section 6:

Length of Controls: years O CODate: _ / /. _

Effective Date of Controls: /o For licensed facilities, indicate licensing agency:
Expiration Date of Controls: __/ / [{&/DDD (Ipmus [lpuss Lpca [ bpcr
Average Length of Stay: months (transitional 7 Other

facilities only)
Initial License Date:  / /

Current License Date: | /AU {5 - 4 %3 .Ek 1S v Cenm s d

Is the subsidy renewable?  Yes _ No

g
t. = A\--E\- T E Eal "’\S-.(' ;,'3;‘ LN
Section 7: O™ W5 pre wess 3 v [
. . . . . S e ST T | S
Has the project received project-based rental assistance? __ Yes _ No; Length of commitment: A A
Other operating subsidy sources: ; Length of commitment:

Section 8: The following verification is attached:

0 Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)

O Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)

Section 9:

Residents 18 yrs or older? /Yes _ No Age-resiricted? - Yes ﬂ\yé\lo
Population Served {describe):

Accessible (in accordance with NJ Barrier Free
Subcode)? Yes  No

COAH December 2008 1




Section 10: Affirmative Marketing Strategy (check all that apply):

0O DDD/DMHS/DHSS waiting list
O  Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS
I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:

Project Administrator Date
Certified by:

Municipal Housing Liaison Date

Dt Yooy 3l

L R T Y
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Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Municipality:_ ¥ sore o County: _ Cwrivnsbom, o
Sponsor: Developer:
Block: L Lot Street Address | o1, Boais or e oy
. £

Facility Name:

reensed wadac: Oa s Teadoyreted Cogra

Section 1: Type of Facility: Section 2: Sources and amount of funding committed

to the project :

0O Licensed Group Home

O  Transitional facility for the homeless (not eligible | [ Capital Application Funding Unit $

for COAH credit after June 2, 2008) C HMFA Special Needs Housing Trust Fund §
O Residential health care facility (licensed by NJ C Balanced Housing — Amount$_______
Dept. of Community Affairs or DHSS) L HUD-AmountS _______ Progtam
pt. b4 O Federal Home Loan Bank ~ Amount $
O Permanent supportive housing J Farmers Home Administration — Amount §

{J Development fees — Amount §
0 Bank financing — Amount §

& Other — Please Specify: %4 C?e‘*:,, § s e O Other — Please specify:

O  Supportive shared housing
i

%‘QQ‘M‘E el [ For proposed projects, please submit & pro forma

C Municipal resofution to commit funding, if
applicable

[ Award letter/financing commitment (proposed new

construction projects only)

Section 3: For all facilities other than permanent supportive | Section 4: For permanent supportive housing:
housing:

Total # of bedrooms reserved for: Total# ofunits __, including:

Very low-income clients/households 2 # of very low-income units

Low-income clients/households # of low-income units

Moderate-income clients/households # of moderate-income units

Market-income clients/households # of market-income units

Section S: Section 6:

Length of Controls: years O CODate:_ /7 7/ _

Effective Date of Controls: F For licensed facilities, indicate licensing agency:
Expiration Date of Controls: _ / / LYppp omus [pass [Jbpca [ per
Average Length of Stay: months (transitional ] Other

facilities only)
Initial License Date:  /  /

Current License Date: LAV S 1:\%3 o Vi e cen,
R T L TR @_,35» v:c,? st DN o

s

Section 7: A S et A
Has the project received project-based rental assistance?  Yes .___No; Length of commitment: B R
Other operating subsidy sources: ; Length of commitment:

Is the subsidy renewable?  Yes ~ No

i

Section 8: The following verification is attached:

O Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)

O Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)

Section 9:

4
E

Residents 18 yrs or older? _\é‘tes ___No Age-restricted?  Yes _‘/No
Population Served (describe):

Accessible (in accordance with NI Barrier Free
Subcode)?  Yes  No

COAH December 2008 i




Section 10: Affirmative Marketing Strategy (check all that apply):

0 DDD/DMHS/DHSS waiting list
Q1 Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:
Project Administrator Date
Certified by:
Municipal Housing Liaison Date
R Al A | zi-ihe,

L

COAH December 2008




Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Municipality: Ve =c ey

County: Comie
Developer:
1Sy %r\j\?—\-}"\m P%qa_m

Sponsor:

Block: 158200t 1.5 Street Address
Facility Name:

Y

- % .
e g f}ﬂ,é_ P AT

o e N s S 5 ) 7
bt M5 TRt Syveted L

-
...... o~

Section 1: Type of Facility:
G Licensed Group Home

O Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)

0 Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)

O Permanent supportive housing

O Supportive shared housing

Ei/ Other — Please Specify: S s—esy o> e
Psg;c«r%mm"ﬁ S

Section 2: Sources and amount of funding committed
to the project :

71 Capital Application Funding Unit §

I HMFA Special Needs Housing Trust Fund $

1 Balanced Heusing — Amount $

1 HUD — Amount $ Program

1 Federal Home Loan Bank — Amount $

O Farmers Home Administration — Amount §

-1 Development fees - Amount §

1 Bank financing — Amount §

O Other — Please specify:

1 For proposed projects, please submit a pro forma

Z Municipal resolution to commit funding, if
applicable

0 Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:

Section 4: For permanent supportive housing:

Total # of units , including:

facilities only)

Very low-income clients/households 2. # of very low-income units

Low-income clients/households # of low-income units

Moderate-income clients/households # of moderate-income units

Market-income clients/households # of market-income units

Section 5: Section 6:

Length of Controls: years O CODate:_ _/__/__

Effective Date of Controls: P For licensed facilities, indicate licensing agency:
Expiration Date of Controls: __/ / Yppp L pmas U opuss [ bca [l bpcr
Average Length of Stay: months (transitional ] Other

Initial License Date:  /  /

Current License Date: § /21/3% - & EC"A EE%%‘ EORPTPEP

R s STt e T

ve ot

Has the project received project-based rental assistance?

Other operating subsidy sources:

___Yes _ No; Length of commitment:

V0 gragess of waediesivog
Eroume v St

. P
; Length of commitment: “

Is the subsidy renewable?  Yes _ No

[ AT AT

Section 8: The following verification is attached:

FHA, FHLB, UHAC deed restriction, etc.)

deed restriction required)

O Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

O Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no

Section 9:

Residents 18 yrs or older? l Yes
Population Served (describe):

___No

Age-restricted?  Yes ﬁ\f 0

Accessible (in accordance with NJ Barrier Free
Subcode)?  Yes  No

COAH December 2008




Section 10: Affirmative Marketing Strategy (check all that apply):

0 DDD/DMHS/DHSS waiting list
O Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belicf.

Certified by:
Project Administrator Date
Certified by:
Municipal Housing Liaison Date
ez Lo "N ez 5 = Evﬁ’%‘égk

P S Qee\Sy
Y Sovye o PR
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Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

Municipality: Voschesrt County: L
Sponsor: Developer:__t Pt - N Ef&:
Block:_ 50 .S ot _1. &5 Street Address
Facility Name:
Vi e s 2 e Q&\,\(ﬁ e %:tws} v’é‘&%"&@ﬂ {ogtt
Section 1: Type of Facility: Section 2: Sources and amount of funding committed
Licensed Group Home to the project :
O Transitional facility for the homeless (not eligible | [ Capital Application Funding Unit $
for COAH credit after June 2, 2008) [} HMFA Special Needs Housing Trust Fund $
O  Residential health care facility (licensed by NJ E ﬁ‘i‘}ig‘:ei H°u‘°’m§ ~ Amount $—P——m
Dept. of Community Affairs or DHSS) - —Amounts__ . Program
: C: Federal Home Loan Bank — Amount $
Permanent supportive housing [ Farmers Home Administration — Amount §

7 Development fees — Amount $
Z] Bank financing — Amount §
Other — Please Specify: - Other — Please specify:

Supportive shared housing

U For proposed projects, please submit a pro forma

[ Municipal resolution to commit funding, if
applicable

C Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive | Section 4: For permanent supportive housing:
housing:

Total # of bedrooms reserved for: Total#ofunits _____, including:

Very low-income clients/households 2. # of very low-income units

Low-income clients/households # of low-income units

Moderate-income clients/households # of moderate-income units

Market-income clients/households # of market-income units

Section 3. Section 6:

Length of Conirols: years Q CODate: _/ /[ _

Effective Date of Controls: A For licensed facilities, indicate licensing agency:
Expiration Date of Controls: ~ / / E/DDD Llpmus [puss [Dpca [lpcr
Average Length of Stay: months (transitional ] Other

facilities only)
Initial License Date; /[

Current Licenge Date: 4 _/33/ 4% ~ A &%1\ 121 v Cang

\ <, g‘:«"ﬂ% %y e @gf;@m- 5o PR S NN

Other operating subsidy sources: ; Length of commitment:

Is the subsidy renewable?  Yes  No

4 . 4 k) "
Section 7: Yisceog =5 e Eammﬁ O™ e b
Has the project received project-based rental assistance? Yes No; Length of commitment: =5 ¥ e ¢ =y

Section 8: The following verification is attached:

O Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,
FHA, FHLB, UHAC deed restriction, etc.)

0 Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no
deed restriction required)

Section 9:

Residents 18 yrs or older? m\ﬁ;/é’ es  No Age-restricted? __ Yes i/ No
Population Served (describe):

Accessible {(in accordance with NJ Barrier Free
Subcode)?  Yes  No

COAH December 2008 1




Section 10: Affirmative Marketing Strategy {check all that apply):

Q DDD/DMHS/DHSS waiting list
[ Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:
Project Administrator Date
Certified by:
Municipal Housing Liaison Date
M“D uyy\/\s——@\“__h:; )
% |
Diredae o3 Quldy 3Mhg

. .
e e et e AT, Lo e,
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Council on Affordable Housing (COAH)

Alternative Living Arrangement Survey

Municipality: \{r R e

County: _ Comurmvn ceym

Developer:

] gQ %{f §> "'\&ﬁ'}‘} Ay \i:‘:é E, e

Sponsor:

Block: Lot: Strect Address
Facility Name:

D R T

PR ; o
e gy resheted, O gewy

Section 1. Type of Facility:

; Licensed Group Home

O Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)

O Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)

0O Permanent supportive housing
Supportive shared housing

O Other — Please Specify:

Section 2: Sources and amount of funding committed
to the project :

0 Capital Application Funding Unit §

[1 HMFA Special Needs Housing Trust Fund §

[~ Balanced Housing — Amount $

C HUD - Amount $ Program

[0 Federal Home Loan Bank — Amount §

[J Farmers Home Administration — Amount §

O Development fees — Amount §

[ Bank financing — Amount §

{] Other — Please specify:

2 For proposed projects, please submit a pro forma

' Municipal resolution to commit funding, if
applicable

5 Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:

Section 4: For permanent supportive housing:

Total # of units , including:

facilities only)

Very low-income clients/households Z # of very low-incorme units

Low-income clients/houscholds # of low-income units

Moderate-income clients’households # of moderate-income units

Market-income clients/households # of market-income units

Section 5: Segtion 6:

Length of Controls: Vears Q CODate:__/__/ _

Effective Date of Controls: P For lcensed facilities, indicate licensing agency:
Expiration Date of Controls: __/ / [(loop Oomas Opuss [nca Lincr
Average Length of Stay: months (transitional 1 Other

Initial License Date:  /  /

Current License Date: N AN E J3 &! léf I Camsa
to s Ne edse T oo §

Lo,

v

Has the project received project-based rental assistance?

Other operating subsidy sources:

___Yes __ No; Length of commitment:

5
IR E S LR Y N g’:ﬁ‘g@,—: weng Gl YT
' Sl {2

; Length of commitment:

Is the subsidy renewable? _ Yes _ No

Section & The following verification is attached:

FHA, FHLB, UHAC deed restriction, etc.)

deed restriction required)

0 Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

O Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no

Section 9:

Residents 18 yrs or older? _J Yes
Population Served (describe):

___No

Ape-restricted?  Yes _Z No

Accessible (in accordance with NI Barrier Free
Subcode)?  Yes _ No

COAH December 2008




Section 10: Affirmative Marketing Strategy (check all that apply):

1 DDD/DMHS/DHSS waiting list
0 Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS
I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:

Project Administrator Date
Certified by:

Municipal Housing Liaison Date

COAH December 2008




| Council on Affordable Housing (COAH)
Alternative Living Arrangement Survey

County: T o Smn

Developer:

Municipality: Voodh < By
Sponsor:
Block: *382-9% Lot G Street Address
Facility Name:
Locamoed, sede: DaXs Tredes

Y o g
v

. rﬁ"?ﬂ% Y

Section 1: Type of Facility:

Q Licensed Group Home

O Transitional facility for the homeless (not eligible
for COAH credit after June 2, 2008)

Q Residential health care facility (licensed by NJ
Dept. of Community Affairs or DHSS)

O Permanent supportive housing

0 Supportive shared housing

E/ Other — Please Specify: S (0erv v @

J
A?m"%m-%ﬁ'% 3

Section 2: Sources and amount of funding committed
to the project :

J Capital Application Funding Unit $

J HMTFA Special Needs Housing Trust Fund $

{1 Balanced Housing — Amount §

(0 HUD — Amount $ Program

O Federal Home Loan Bank -~ Amount §

U Farmers Home Administration — Amount §

L Development fees — Amount §

C Bank financing — Amount §

C Other — Please specify:

0 For proposed projects, please submit a pro forma

J Municipal resolution to commit funding, if
applicable

0 Award letter/financing commitment (proposed new
construction projects only)

Section 3: For all facilities other than permanent supportive
housing:

Total # of bedrooms reserved for:

Section 4: For permanent supportive housing:

Total # of units , including:

L R

by

Very low-income clients/households | # of very low-income units
Low-income clients/households # of low-income units
Moderate-income clients/households # of moderate-income units
Market-income clients/households # of market-income units
Section 5: Section 6:
Length of Controls: years O CODate:_ _/ [/ _
Effective Date of Controls:  /  / For licensed facilities, indicate licensing agency:
Expiration Date of Controls: _ / [/ @/I/)DD Jomus Upass O pca T oer
AVt'ezta_ge Length of Stay: months (transitional [T Other
facilities only)
Initial License Date: /1
Current License Date: _{ /33/ & -y Eg \1 =Y L cend
v e ANy S 2550 ot B W
Section 7: T EN, o5 Lw@%w}&.c‘} aryey w ol 54
Has the project received project-based rental assistance? = Yes _ No; Length of commitment: Ve
Other operating subsidy sources: ; Length of commitment:
Is the subsidy renewable?  Yes  No

Section 8: The following verification is attached:

0 Copy of deed restriction or mortgage and/or mortgage note with deed restriction (30-year minimum, HUD,

FHA, FHLB, UHAC deed restriction, etc.}

0 Copy of Capital Application Funding Unit (CAFU) or DHS Capital Application Letter (20 year minimum, no

deed restriction required)

Section 9;

Residents 18 yrs or older? :M{_Yes
Population Served {describe):

___No

Age-restricted?  Yes ___4 0

Accessible (in accordance with NJ Barrier Free
Subcode)?  Yes  No

COAH December 2008




Section 10; Affirmative Marketing Strategy (check all that apply):

O DDD/DMHS/DHSS waiting list
O Affirmative Marketing Plan approved by the Council’s
Executive Director

CERTIFICATIONS

I certify that the information provided is true and correct to the best of my knowledge and belief.

Certified by:
Project Administrator Date
Certified by:
Municipal Housing Liaison Date
& W
o e o S fon

COAH December 2008




License No. GH2277
State of New Jersey

Department of Human Services

Office of Licensing

LICENSE

Oaks Integrated Care, Inc.

770 Woodlane Road
Mount Holly, NJ 08060-3804

Having met the requirements of the New Jersey Statute, P.L. 1977, c¢. 448, and the regulations of this Department,
is hereby licensed as a

Group Home Developmental Disability

for 2 individuals

at
1506 LUCAS LANE
VOORHEES, NJ 08043

This License is effective from 01/31/2017 to 01/31/2018

%_/L {/1/«9—%/*
Elizabeth Connolly, Acting Commissioner
Department of Human Services




Developer’s Agreement
by and between

The Township of Voorhees

And

Sheppard Road, LLC



DEVELOPER’S AGREEMENT BY AND BETWEEN THE TOWNSHIP OF
VOORHEES AND SHEPPARD ROAD, LLC AS DEVELOPER

THIS AGREEMENT (“Agreement”) made this __}{ }“"h day of March, 2025 by and
between
‘The Township of Voorhees, a municipal corporation of the State of New Jersey, County of
Camden, having an address of 2400 Voorhces Town Center, Voorhees, New Jersey 08043
(hereinafter the “Township™);

And

Sheppard Road, LL.C, having an address at P.O. Box 90708, Camden, NJ 08101 (hereinaftcr the
“Developer™).

Collectively. the Township and the Developer shall be referred to as the “Parties.”

WHEREAS, pursuant to the Municipal Land Use Law N.J.S.A. 40:55D ~ et seq. (the
“MLUL"), the Township’s Planning Board is obligated to prepare and adopt a Master Plan which
includes a “Housing Element” in furtherance of the MLUL, the New Jersey Fair Housing Act
- (NLLS.A. 52;27D-301 ef seq.), the New Jersey Constitution, and the mandates of the Supreme

Court’s decisions in Southern Burlington County N.A.A C.P. v. Township of Mount Laurel, 67

N.J. 151, appeal dismissed and cert. denied, 423 U.S. 808, 96 S.Ct. 18, 46 [..Ed.2d 28 (1975)

(herein referred to as Mount Laurel 1} and Southern Burlington County N.A.A.C.P. v. Township

of Mount Laurel. 92 N.J. 158 (1983) (herein referred to as Mount Laurel 1I); and

WHEREAS, pursuant to Mount Laurel [, Mount Laurel 11, the New Jersey Fair Housing
Act, N.J.S.A. 52:27D-301, et seq. (the “FHA”) and the New Jersey Constitution, the Township is
obligated by law to create a realistic opportunity for the provision of affordable housing

(hereinafter. the requirements of the New Jersey Constitution, as set forth by the Supreme Court’s



in Mount Laurel I and its progeny and as set forth in the FHA, regulations adopted to implement
same and related laws shall collectively be referred to as the “Mount Laurel Obligation™); and
WHEREAS, to regulate the Mount Laurel doctrine, the Council on Affordable Housing
(“COAH") adopted first round regulations in 1986, second round regulations in 1993 and a first
iteration of third round regulations in 2004; and
WHEREAS, in 2007 the Appellate Division invalidated the first iteration of COAH’s

round three regulations in In re Adoption of N.J.A.C. 5:94 and 5:95 By New Jersey Council On

Affordable Housing, 390 N.J.Super. | (App. Div.), certif. denied, 192 N.J. 72 (2007); and

WHEREAS, in response to this decision, COAH promulgated the second iteration of
round three regulations in September and October of 2008, which required municipalities to file a
round three affordable housing plan for review and approval by December 31, 2008. See N.J.A.C.
5:97-1.1 et seq.; and

WHEREAS, pursuant to the Mount Laurel [V decision of the New Jersey Supreme Court
of March 2015. the Township of Voorhees filed a declaratory judgment action in the Superior
Court of New Jersey, Camden County, Law Division, namely In the Matter of the Township of
Voorhees, Camden County, bearing Docket No. L-2533-15 (“Litigation™); and

WHEREAS, the Township and Fair Share Housing Center (“FSHC”) have tentatively
negotiated a settlement whereby the Township will have an affordable housing obligation
consisting of a rehabilitation obligation of ninc (9) units, a prior round affordable housing
obligation of 456 units and a third-round obligation, including the Gap Period of 520 units and

WHEREAS, Developer has submitted a Letter of Intent in connection with the
development of a maximum of sixty (60) units of affordable family housing on real property owned

by the Township (“Owner”) at 3 Sheppard Road (Block 207, Lot 12, Township of Voorhees,

[



County of Camden and State of New Jersey) containing approximately 3.31 acres (“Site™); and

WHEREAS, the Township has authorized Sheppard Road, LLC to be the Developer of
the Project (as hereinafter defined); and

WHEREAS., the Developer has represented to the Township that it will ensure that each
of the affordable units in the Project will be affordable to the region’s very low, low and moderate
income households and will be creditworthy units and will remain creditworthy units to enable the
Township to use such units towards satisfaction of its Mount Laurel affordable housing
obligations; and

WHEREAS, based upon these assurances and the obligations created hereby, the
Township has determined that the Project will assist the Township in satisfying its affordable
housing obligations; and

WHEREAS, the Township and the Developer have agreed to cnter into this
comprehensive Development Agreement, setting forth the terms, conditions, responsibilities and
obligations of the Partics; and

WHEREAS, the Developer agrees to implement the Project in accordance with the
relevant terms and conditions of this Agreement: and

NOW, THEREFORE, in consideration of the promises, the mutual obligations contained
herein, and other good and valuable consideration, the receipt and sufficiency of which are hereby

acknowledged by each of the Parties, the Parties hereto agree as tollows:

ARTICLE I - PURPOSE

1.1 The purpose of this Agreement is to create a realistic opportunity for the creation
of a maximum of sixty (60) affordable family units, affordable to low and moderale income

households at the Site as more particularly set forth in Section 3.1 herein. The purpose of this



Agreement is also to ensure that said units described in Section 1.1 are creditworthy and can be

counted towards the Township’s third round affordable housing obligation sct forth above.
ARTICLE 11- BASIC TERMS

2.1  The “Site”: The Township is the fee simple owner of the Site. The Site consists
of approximately 3.31 acres. The Zoning Ordinance will be amendcd to permit the affordable

housing development on the Site.

22  The “Project”: The Project will consist of one phase of a maximum of 60 family

rental units affordable to very low, low and moderate income households.

ARTICLE NI - DEVELOPER’S OBLIGATIONS

3.1 Obligation 1o Develop Site In Accordance With Various Requirements: The
Developer will develop a maximum of a 60-unit family unit project in one phase on the Site. The
Project will consist of 60 one hundred percent (100%) affordable family rental units including one
unit which shall be for an onsitc manager which will be an affordable unit. The Developer agrees,
at its sole cost and expense, to develop the Site in accordance with (a) the Concept Plan attached
hereto as Exhibit A; (b) the requirements of the amended Zoning Ordinance attached hereto as
Exhibit B; (¢) any developmental approvals by the Voorhees Township Planning Board; (d) any
other applicable governmental approvals, () the requirements of all applicable building codes,
rules, and regulations of all municipal, county. state and federal agencies having jurisdiction over

the Project and (f) the terms and conditions of this Agreement.

3.2 Obligation To Ensure That The Site Is Suitable For The Project: The

Developer will ensure that the Site is suitable for the Project in accordance with the 2025 Amended



Agreement between FSHC and the Township of Voorhees. all applicable affordable housing
regulations N.J.A.C. 5:93 and 5:97, the Uniform Housing Affordability Controls ("UHAC™),

NJDEP regulations, and any and all other applicable rules or regulations

3.3 Obligation To Develop In Accordance With Local And State Planning
Approval: Developer shall be obligated to obtain all necessary governmental approvals. including
Planning Board approvals, which shall be acquired beforc commencement of construction on the
Project. The Developer shall submit applications for all necessary preliminary and final site plan
approvals to the Planning Board in accordance with Municipal Ordinances, the MLUL, and the
Overlay Zone, which is attached hereto as Exhibit B. Developer agrees that all approvals shall be

subject to full satisfaction of the terms and requirements of this Agreement.

3.4  Obligation To Provide Creditworthy Units And Maintain The
Creditworthiness Of The Units: The Developer shall ensure that the Project results in the
construction of sixty (60) creditworthy units, to be used by the Township in addressing its current
and/or future Mount Laure| affordable housing obligations. Developer shall ensure that all units
constructed on the Site shall comply and comport with all applicable regulations, including but not
limited to (a) N.J.A.C. 5:95 and N.J.A.C. 5:97 or any standards that the court may require be
applied, (b) the Uniform Housing Affordability Controls (“UHAC”) (NJ.A.C. 5:80-26.1 ef seq.)
regulations, (c) the 2025 Amended Agreement between FSHC and the Township of Voorhees, and
(d) any such other regulations as may apply. The Parties acknowledge that these regulations
address, among other things, bedroom distribution requirements, very low/low/moderate income
split requirements, pricing requirements, marketing requirements, screening requirements, re-

rental requirements and deed restriction requirements.



3.5 Obligation To Bear All Expenses Associated With Creating and Maintaining
Creditworthy Units. The Township shall have no financial obligations under this provision to

assure the creditworthiness of the units, and all associated expenses shall be solely bome by the

Developer. its successors, or assigns.

3.6  Obligation To Cooperate With The Township In Its Efforts To Moniter The
Units: The Parties acknowledge that the Township may have the obligation from time to time to
generate information necessary to demonstrate the creditworthiness of the units. Developer will

cooperate with the Township on all monitoring and reporting requirements.

3.7  Obligation to Properly Deed Restrict The Units: The Project deed restriction will
be governcd by N.J.A.C. 5:80-26. for a minimum of thirty (*30”) years as affordable housing so
that all the units therein will qualify for affordable housing credits towards the Township’s
affordable housing obligations. A separate New Jersey and Housing Mortgage Finance Agency
deed restriction implementing the aforesaid shall be recorded against the Project prior to the
issuance of a Certificate of Occupancy for the first unit. The Developer will cause its in-house
compliance staff and counsel to work with the Township's special Mount Laurel counsel, to ensure
that the deed restriction satisfies all applicable COAH and UHAC regulation requirements or such
other requirements as a court may impose. Developer shall cause the deed restriction, along with
this Agreement, to be recorded with Camden County. The Developer shall be responsible for all
costs associated with retaining an Administrative Agent in conjunction with this Project and for
ensuring that the decd restrictions are properly maintained to ensure the creditworthiness of the
units. The Administrative Agent shall be responsible for providing the Township with all

information that it or other govemmental entities may require.



3.8 Obligation to Provide Infrastructure and Other Improvements: Developer will
design and construct all infrastructure and other improvements neccssitated by the Project in a
workmanlike manner and in accordance with all applicable laws and regulations, as well as the
requirements of the Overlay Zone attached hereto as Exhibit B. Developer acknowledges that
such infrastructure improvements may include, but are not limited to, road improvements,
walkways, storm water facilities, sidewalks, electric power transmission lines, sewer transmission
conduits or pipes, water lines or pipes, storm scwers, telephonc transmission lines,
television/internet cable lines and other utilities. The Developer agrees that it is solely responsible
to undertake the appropriate measure to negotiate with, acquire, relocate or otherwise address the
existence of these utilities and infrastructure or other improvements and easements therefore, in

order to complete the Project as provided by this Agreement.

39 Obligation to Enter PILOT Agreement At Specific Rate: Developer’s
obligations contained in this Agreement are expressly conditioned upon the execution of a
mutually acceptable Agreement for Payment in Lieu of Taxes substantially in the form attached
hereto as Exhibit C (hereinafter “PILOT"), providing for 6.28% of the Project’s revenue as a
payment in lieu of taxes pursuant to the authority contained in Scction 37 of the New Jersey
Housing and Mortgage Finance Agency Law of 1983 (N.LS.A. 55:14K-1 et seq.)(the “HMFA
Law”) with the approval of the New Jersey Housing and Mortgage Finanoce Agency, as required
by N.I.S.A. 55:14K-37 or other New Jersey law that authorizes the PILOT agreement with respect

to the Project.

3,10  Obligation Ta Obtain A Certificate of Completion: The Developer shall be
responsible to obtain, from the Township, a Certificate of Completion as set forth infra in Section

4.5.



3.11 Obligation To Lease Units In Manner That Maintains Their Creditworthiness:
The Developer, including its successors and assigns, shall have the continuing responsibility to
lease the units in accordance with applicable Federal, State, and local laws for a minimum of thirty
(30) years and maintain the Mount Laurel creditworthiness of the units pursuant to N.J.A.C. 5:80-
26.11 including but not limited to at least 8 very low-income units. In the event of any breach of

this continuing responsibility, the Township shall have all remedies available in equity and law.

3.12 Materials: Developer represents to the Township that materials and equipment
utilized in the construction of the Project shall be of good quality and of the quality for housing of
a similar nature unless otherwise permitted or required by the housing plans or housing
specifications, and shall comply with all applicable federal, state and local laws. Work not

conforming to these requirements of the Code may be considered defective by the Township

3.13 Acquisition and Financing Contingency. Notwithstanding anything to the
contrary in this Agreement, this Agreement is contingent upon (a) Developer obtaining financing
for Developer’s acquisition and construction of the Project (the “Financing”) and (b) Developer’s
acquisition of title to the Site. At the closing of the Financing, the Township agrees to convey fee
simple title to the Site free and clear of liens and encumbrances to Developer for a consideration
of 100% of equalized assessed value The subject property's 2024 assessed value, including land

and building, is $148,500.
3.14 Insurance:

(a) Liability Insurance. Developer shall purchase and maintain such insurance

as will protect it from claims set forth below which may arise out of or result from the construction



of the Project, whether arising from actions of itself or by any subcontractor or by anyone directly

or indirectly employed or engaged by of them or by anyone for whose acts of them may be liable.

(1) claims under workers’ or workmen’s compensation, disability

benefit, and other similar employee benefit acts;

(iiy  claims for damages due to bodily injury, occupational sickness or

disease, or death of its employees;

(i)  claims for damages due to bodily injury, sickness or disease, or

death of any person other than is employees;

(iv) claims for damages, insured by usual personal injury liability
coverage. which are sustained: (1) by any person as a result of an offence directly or indirectly

related to the employment of such person by Developer, and (2) by any other person;

(v)  claims for damages, other than to the construction of the Project,

because of injury to or destruction of property, including loss of use therefrom; and

(vi)  claims for damages becausc of bodily injury or death of any person

or property damage arising out of the ownership, maintenance, or use of any motor vehicle.

The liability insurance set forth above shall be written for not less than $1,000,000 per
person and $2,000,000 per occurrence, or in such greater amounts as may be required by law. A
certificate of insurance for this coverage naming the Township as an additional insured shall be
filed with the Township prior to the commencement of any work on the Project. The certificate

of insurance shall contain a provision that coverages afforded under the policy or policies will not



be cancelled until at least thirty (30) days prior written notice has been given to the Township.

(b) Property_Insurance. Developer shall purchase and at all times maintain
property insurance for the Project to the full insurable value thereof. Such insurance shall insure
against the perils of fire and extended coverage and shall include “all risk” insurance for physical
loss or damage including without duplication of coverage, theft, vandalism, and malicious

mischief. Developer shall file a copy of all policies with the Township prior to commencement of

construction of the Project.

(c) Insurance for Environmental Hazards. Developer shall purchase and at all

times maintain insurance for environmental hazards in amounts and terms agreeable between the

parties.

(d) Builder's Risk [nsurance. During the entire period of construction (deemed

to be from the first commencement of any site work up to and through the issuance of the
Certificate of Occupancy) Developer shall purchase and at all times maintain cffect adequate
builder’s risk insurance policies for the Project, to the full insurable value thereof. Such builder’s
risk policies shall provide the broadest coverage permitted in the State of New Jersey. Developer

shall file a true copy of the builder’s risk policy or a certificate of insurance thereof with the

‘Township prior to commencement of construction of the Project.
ARTICLE IV - OBLIGATIONS OF THE TOWNSHIP

4.1 Obligation Of Township To Appoint Sheppard Road, LLC As The Developer
Of The Site: Sheppard Road, LLC is hereby designated as Developer of the Site and shall have

the exclusive right to develop and implement the Project in accordance with the terms and



conditions of this Agreement. Developer may not assign or transfer these rights or responsibilities

without the prior written authorization of the Township.

4.2 Obligation to Provide A PILOT: Subject to appropriate notice to the public and
the public’s opportunity Lo be heard, and consistent with Section 3.9 of this Agreement, the
Township shall execute an Agreement for Payment in Lieu of Taxes substantially in the form

attached hereto as Exhibit C.

4.3 Local Fee Waivers: The Township shall reasonably consider a request to be made
by the Developer to contribute the Township-controlled Inspection Fee, Building Permit Fees and
Recreation Fee (if applicable) in furtherance of achieving a tax credit allocation for the Project.
Specifically. the contribution of said fees is limited to the cost of Township’s “in-house personnel™
and municipal permit fees. Any fees or costs associated with inspections, reviews undertaken or
permits by outside professionals, consultants, or contractors to the Township will be paid by the

Developer. The Parties will cooperate to determine the value of such contributions set forth in this

Section.

44  Obligation To Assist Developer In Pursuing Tax Credits. The Township shall
adopt resolutions (including but not limited to a Resolution of Need) and take other appropriate
actions to provide the support required to facilitate Developer’s efforts to secure the funding from
non-municipal sources necessary to assist the economic feasibility of the Project. The Parties
acknowledge that to be competitive. the Developer will need to demonstrate that it has established
site control, secured preliminary site plan approval and entered into a PILOT consistent with this
Agreement. The Township shall consider a request by Developer for the Township to provide

financing 10 the Project if deemed warranted.



4.5 Obligation To Provide A Certificate Of Completion Upon Satisfaction Of
Responsibilities. The Township shall issue a certificate (“Certificate of Completion™) in
recordable form to Developer upon (i) the completion of the construction of the Project and
satisfaction of its responsibilities under this Agreement, (ii} the obtaining of a Certificate of
Occupancy, lemporary or permanent, and proof that all labor, services, materials and supplies used
in connection thereto have been paid for (or, if disputed, bonded for), and (iii) the issuance of an
appropriate certification from an architect in a form deemcd acceptable to the appropriate

Township professional that the Project has been completed.

4.6 Planning Board Contingency: This Agreement is contingent upon Developer

securing Planning Board approvals for the construction of sixty (60) affordable family units.

4.7  Obligation to Provide Evidence of inclusion of the Project in the Court
Approved Fair Share Housing Plan. The Township shall provide such documentation as
reasonably requested by the Developer to demonstrate in its funding applications that the Project
has or will be included in the Township’s Fair Share Housing Plan as endorsed by a court of
competent jurisdiction. In the event the Project is not part of the Township’s court approved Fair
Share Housing Plan, either part shall have the unconditional right to terminate this Agreement, and
the Parties shall have no further liability towards each other and any Resolutions or Agreements

in furtherance of this Developer’s Agreement shall be deemed null and void

4.8 Obligation to Cooperate with the Developer to close on the construction and
permanent firancing. The Township shall provide such documentation as reasonably
requested by the Developer in order to effectuate the financial closings necessary to construct

the Project and upon completion to put in place the permanent financing. This documentation

=



shall include but not be limited to providing estoppels certificates evidencing that the Developer

is in good standing with respect to its performance in accordance with the terms of this

Agreement.

49 Tax Credits. The Parties acknowledge that the Township does not guarantee or
make any assurance, representation or warranty concerning the availability of low-income
housing federal tax credits being allocated to this Project or Developer’s ability to obtain the
same. The Township will cooperate with Developer in securing any such tax credits or other
non-Township sources of funding that may be available to Developer for the Project, at no cost
to the Township, and without the Township lending its credit or otherwise incurring any

obligation with respect to the tax credits or other funding.
ARTICLE V- COURT APPROVAL OF AGREEMENT

5.1 Court Approval of the Agreement: To the extent required, within 180 days of the
execution of this Agreement by all Parties, and as may be extended by the Township, the Parties

shall seek Court approval of same via an Order entered into by the Court after a properly noticed

Faimess Hearing.

ARTICLE VI - AFFORDABLE HOUSING CREDITS

6.1 Application Of Affordable Housing Credits: The Parties agree that the
Towuship, subject to approval by the Court, shall be permitted to count the affordable housing

units contemplated by this Agreement towards its Third Round and Prior Round Affordable

Housing obligations.



The Township shall not be able under any circumstances to seek affordable housing credits from
these units unless and until there is a firm and irrevocable commitment for all necessary sources
of financing for the Project from public and private sources. The Township can demonstrate this
firm and irrevocable commitment through Developer’s demonstration that it has secured all
requisite funding. Developer agrees to supply the Township all documents that may be reasonably

necessary to show that it has secured the requisite funding.

6.2 Rental Bonuses: The Parties shall cooperate 10 the extent required Lo secure any

rental bonus credits that the Court may deem allocable to the Project.

ARTICLE VII- COQPERATION AND COMPLIANCE

7.1 Implementation of Agreement: The Parties agree to cooperate with each other
and to provide all necessary and reasonable documentation, certificates, consents in order to satisfy
the terms and conditions hereof and the terms and conditions of this Agreement. The Township’s
obligation to cooperate shall be further conditioned upon the Developer paying and maintaining

current real estate taxes and ultimately the PILOT.

7.2 Enforcement of Agreement: The Parties hereto agree to cooperate with each
other, fumish all necessary and reasonable documentation and take all necessary actions to assure

compliance with the terms of this Agreement

ARTICLE VIII - REPRESENTATIONS AND

WARRANTIES OF THE DEVELOPER

The Developer makes the following warranties and representations, knowing,

acknowledging and intending that the Township is relying upon such representations and

14



warranties in executing this agreement, as follows:
8.1 Authority: Developer hereby represents that it has the power and authorization

to enter into this Agreement, consummate the transactions contemplated hereby, and perform

their respective obligations hereunder.
8.2  Intentionally omitted.

83  Purpese of Project. Developer warrants and represents that it will construct
exclusively 60 qualified units of low- and moderate-income housing in order to satisfy 59 units

of the Township’s third round affordable housing obligations.

8.4 Binding. The Developer covenants that this Agreement constitutes the legal,

valid and binding obligation of it, enforceable in accordance with the terms hercof.

85  Financial Condition. Developer represents that it and each of its affiliates and
affiliated corporations is not now, nor in the past, has been declared or adjudicated as bankrupt
or is currently insolvent, and it has the financial ability and wherewithal to proceed with the

approval process and with the Project as herein described.

8.6  Disclosure. As of the execution of this Agreement there is no fact known to
Developer which materially affects or is anticipated to materially affect Developer’s ability to

construct and complete the Project.

8.7 Use of Construction/Permanent Financing Funds. Developer watrants and
covenants that all proceeds issued by the construction or permanent financing lender shall be

used exclusively for or in connection with the Project.



ARTICLE IX =NOTICES

9.1 Notices: Any notice or transmittal of any document required, permitled or
appropriate hereunder and/or any transmittal between the Parties relating to the Property (herein
"Notice[s]") shall be written and shall be served upon the respective Parties by facsimile or by
certificd mail, return receipt requested, or recognized overnight or personal carrier such as, for
example, Federal Express, with certified proof of receipt, and, where feasible (for example, any
transmittal of less than fifty (50) pages), and in addition thereto, email delivery shall be provided.
All Notices shall be deemed received upon the date of delivery set forth in such certified proof,
and all times for performance based upon notice shall be from the date set forth therein. Delivery
shall be effected as follows, subject to change as to the person(s) to be notified and/or their
respective addresses upon ten (10) days’ notice as provided herein:

TO DEVELOPER: Sheppard Road, LLC
P.0. Box 90708
Carnden, NJ 08101
Attention: Nicholas J. Cangelosi, Vice President
E-Mail: ncangelosi@tmo.com

WITH COPIES TO: Arthur M. Brown, Esquire
Levine, Staller, Sklar, Chan & Brown, P_A.

3030 Atlantic Avenue
Atlantic City. NJ 08401
E-Mail: abrown@levinestaller.com

TO THE TOWNSHIP OF VOORHEES:
2400 Voorhees Town Center
Voorhees, New Jersey 08043
Atin: Dee Ober, Township Clerk
E-Mail: clerk{@voorheesnj.com

WITH COPIES TO: Wade, Long, Wood & Long, LLC
1250 Chews Landing Road
Laurel Springs, NJ 08021
Attn: Christopher Long Jr. Esquire
E-Mail: clong@wlwklaw.nct

-and-
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The Platt Law Group, PC

40 Berlin Avenue

Stratford, New Jersey 08043

Attn:  Stuart A. Platt, Esquire
E-Mail: platt@theplattlawgroup.com

Notices may be given by a party’s attorney to the other party. In the event any of the individuals
identified above has a successor, the individual identified shall name the successor and notify all

others identified of their successor.

ARTICLE X - MISCELLANEQUS

10.1 Severability: Unless otherwise specified, it is intended that the provisions of this
Agreement are to be severable. The validity of any article, section, clause or provision of this
Agreement shall not affect the validity of the remaining articles, sections, clauses or provisions
hereof. If any section of this Agreement shall be adjudged by a court to be invalid. illegal, or

unenforceable in any respect, such determination shall not affect the remaining sections.

10.2 Successors Bound: The provisions of this Agreement shall run with the land,
and the obligations and benefits hereunder shall be binding upon and inure to the benefit of the
Parties. their successors and assigns, including any person, corporation, partnership or other legal
entity which at any particular time may have a fee title interest in the Property which is the subject

of this Agreement.

10.3 Governing Law: This Agreement shall be governed by and construcd by the

laws of the State of New Jersey.

10.4 No Modification: This Agreement may not be modified, amended or altered in

any way except by a writing signed by each of the Parties.



10.5 Recording: It is intended that this Agreement will be recorded in the Clerk’s
Office of Camden County by the Developer. Recordation of this Agreement shall not occur until

the closing of the Title between the Developer and the Owner of the Site.

10.6 Counterparts: This Agreement may be executed in any number of counterparts,

each of which shall be an original and all of which together shall constitute but one and the same

Agreement,

10.7 Voluntary Agreement: The Parties acknowledge that each has entered into this
Agreement on its own volition without coercion or duress after consulting with its counsel, that
each partv is the proper person and possess the authority to sign the Agreement, that this
Agreement contains the entire understanding of the Parties and that there arc no representations,

warranties, covenants or undertakings other than those expressly set forth herein.

10.8 Interpretation: In the event of any subsequent dispute or ambiguity involving
the interpretation of this Agreement, inasmuch as Developer and its attomeys have had substantial
input into the terms and conditions contained herein, this Agrcement shall not be interpreted

against the Township or its attorneys as a result of the Agreement being primarily drafied by the

Township.

10.9 Assignment: None of the Parties may assign this Agreement without the
written consent or the other Parties. Furthermore, the Developer may, upon advance notice to the
Township. but without consent of Township, assign this Agreement to other existing or to be

created entities that are owned or controlled by the Developer.



10.10 Commissions. Each party represents and warrants to the other that it has done
nothing which would entitle any person to a brokerage commission, finder’s fee, or other
compensation by reason of negotiation or execution of this Agreement or the grant of any interest
in property herein described; and each party hereby agrees to indemnify and hold the other

harmless against and from claims for such commission, fee, or compensation based upon the action

by such party.

10.11  Attorney’s Fees. Except as otherwise provided herein, the Township and
Developer acknowledge and agree that in the event of any dispute between the Parties with respect
to the subject matter of this Agreement, each party in any such action shall be responsible for its

own costs and expenses as well as its attomey’s fees.

10.12  Captions. Marginal captions and titles to this Agreement are for convenience
and reference only and are in no way to be construed as defining, limiting, or modifying the scope

ot intent of the various provisions of this Agreement.

10.13  Validity.  If any provision of this Agreement shall be held to be invalid, void,
or unenforceable. the Parties shall, within thirty (30) days of such determination, agree to
reconstruct this Agreement so as to carry out the intent of this Agreement and to keep each of the
Parties in the same relative position. In the event the Parties are unable to so agree, the remaining
provisions hereof shall in no way be affected or impaired, and such remaining provisions shall

remain in full force and effect.

10.14  Except as specifically stated in this Agreement to the contrary, the terms of this

Agreement shall merge into the Declaration upon the recording thereof, but only to the extent the
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Declaration include the term hereof, and all terms and conditions hereof which are not included in

the Declaration shall survive the recording thereof.

10.15 No Partnership.  Nothing in this Agreement shall crate a partnership or joint
venture between the Parties and, expect as herein expressly provided to the contrary the Partics

expressly disclaim and waive any right to share in each other’s profits or losses and any right to

act by or on behalf of each other.

10.16 Waiver. Unless otherwise expressly specified herein, failure to enforce any

of the provisions of this Agreement by any of the Parties shall not be construcd as a waiver of these

provisions.

10.17  Recording. This Agreement shall not be lodged for recording in any public
recording office in the State of New Jersey, provided, however, that a short form memorandum
hereof, duly executed and acknowledged by the Partics hereto, may be recorded by either party at
the expense of such party. After the Declaration provided for in this Agreement has been duly
recorded, the recorded memorandum hereof (if any) may be removed of record, provided,
however, that the same shall not be deemed to discharge, relinquish, release or otherwise affect

the on-going obligations and covenants of the Parties hereunder, which shall be deemed to remain

in full force and effect.

10.18 Consents. Whenever this Agreement requires the consent of the other party for
action to be taken by the party wishing to act. such consent shall not be unreasonably withheld.

Both Parties agree to act reasonably relative to their performance hereunder.
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ARTICLE XI - TOWNSHIP TERMINATION RIGHTS

11.i  Additional Termination Rights of Township. In addition to the rights and
remedies set forth in this Agreement, the Township shall have the right to terminate this Agreement
upon written notice to Developer, notwithstanding the occurrence of an uncontrollable
circumstance or an event of default described below, if Developer has not commenced construction
of the Project within five years of the approval of this Agreement by the Court, unless extended
by the Parties and consistent with the time extension provisions and criteria of the Municipal Land

Use Law at N.J.S.A. 40:55D-49,

ARTICLE XI1 - EVENTS OF DEFAULT AND REMEDIES

12.1 Events of Default. Any one or more of the following shall constituie an Event of
Default hereunder, unless such event results from the occurrence of an uncontrollable
circumstance, such as an act of God (lightning, blizzards, hurricanes, etc.), man-made disasters (an
explosion, nuclear radiation, etc.). a Federal or State court order, a delay caused by no getting a

governmental approval, or a strike or similar labor action:

(a) Failure of the Developer or the Township to observe and perform any covenant,
condition or agreement in this Agreement and continuance of such failure for a period of thirty
(30) days, after receipt by the Party of written notice from the other Party specifying the nature of
such failure and requesting that such failure be remedied (“Default Notice”); provided however
that in the event any such default is not capable of being cured within said period, then provided
that the defaulting Party has diligently commenced a cure within such period, the cure period shall

be extended for an additional period of time necessary to altow Developer to effect the cure.
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(b)  The Developer shall have applied for or consented to the appointment of a
custodian, receiver, trustee or liquidator of all or a substantial part of its asscts; (ii) a custodian
shall have been legally appointed with or without consent of the Developer; (iii} the Developer (A}
has made a general assignment for the benefit of creditors, or (B) has filed a voluntary petition in
bankruptcy or a petition or an answer seeking an arrangement with creditors or has taken advantage
of any insolvency law; (iv) the Developer has filed an answer admitting the material allegations of
a petition in any bankruptcy or insolvency proceeding: or (v} the Developer shall take any action
for the purpose of effecting any of the foregoing; (vi) a petition in bankruptey shall have been filed
against the Developer and shall not have been dismissed for a period of sixty (60) consecutive
days: (vii) an Order for Relief shall have been entered with respect to or for the benefit of the
Developer under the Bankruptey Code; or (viii) an order, judgment or decree shall have been
entered, without the application, approval or consent of the Developer by any court of competent
jurisdiction appointing a receiver, trustee, custodian or liquidator of the Developer or 4 substantial
part of its assets and such order, judgment or decree shall have continued un-stayed and in effect

for any period of sixty (60) consecutive days.

()  The Developer shall fail to satisfy its obligations with respect to the timely
construction of the Project in accordance with this Agreement, following the issuance of any
Govemnmental Approvals required to do so, or shall abandon or substantially suspend construction
work, and any such failure, abandonment or suspension shall not be cured, ended, or remedied
within ninety (90) days after receipt of the Default Notice from the Township, provided, however,
if the default or violation is one which cannot be completely remedied within nincty (90) days after
receipt of the Default Notice, it shall not be an Event of Default as long as the defaulting party is

proceeding with due diligence to remedy the same.
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(d)  The Developer shall otherwise default in or violate its obligations with respect to
this Agreement and any such default or violation shall not be cured, ended, or remedied within
thirty (30) days after receipt of the Default Notice from the Towaship; provided however that in
the event any such default is not capable of being cured within said period, then provided that
Developer has diligently commenced a cure within such period, the cure period shall be extended

for an additional period of time necessary to allow Developer to effect the cure.

(¢)  The Developer or any successor Developer shall fail to pay any real estate taxes as

required by the PILO'T Agreement or assessments with respect to the Site.

(f) The occurrence of any action or inaction by the Developer which nullifies,
terminates, delays or endangers compliance for any of the residential units within the Project or
the Township's entitlement to credits and rental bonuses for all of the units contemplated by this
Agreement and any such default, nullification, termination, delay, endangerment or violation shall
not be cured. ended, or remedied within thirty (30) days after receipt of the Default Notice from
the Township; provided however that in the event any such default is not capable of being cured
within said period, then provided that Developer has diligently commenced a cure within such
period, the cure period shall be extended for an additional period of time necessary o allow

Developer to effect the cure.

(g) The Developer shall not implement a Transfer of the Project without the prior

written consent of the Township, which consent shall not be unreasonably withheld.

122 Remedies Upon Event of Default:

(@)  Termination or Institution of Lawsuit. In the event of an Event of Default

by any Party hereto, the non-defaulting Party shall provide noticc of the default to the other Party.
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The Party accused of default shall have 30 days either to agree or dispute the claim of default. If
the Party accused of default disputes the default, then the non-defaulting Party may terminate this
Agreement upon a final un-appealable judgment of a Court having jurisdiction over this matter

and/or may institutc whatever action, at faw or in equity, it may deem desirable, including the

seeking of damages.

(b) Additional Remedies in the Event of Default. In the event of an Event of
Default, in addition to the right to terminate the Agreement, the Township may implement any or

all of the following remedies:

(1) Suspension of cooperation with Developer pursuant to the terms of

this Agreement:

(1) Suspension of the review and/or approval process of any application

or submission related to any Governimental Approvals;

(b) Additional Remedies of the Township in the Event of Termination of the
Agreement. [n the event that this Agreement is terminated by the Township, the Developer’s

designation as the Developer of the Project shall in that event automatically terminate.

12.3 No Waiver of Rights and Remedies by Delay: Any delay by an aggrieved
Party in instituting or prosccuting any actions or proceedings or otherwise asserting its rights
under this Agreement shall not operate as a waiver of such rights and shall not deprive the
aggrieved Party of such rights or limit the aggrieved Party’s rights in any way. It is the intent of
this provision that the Parties’ rights under this Agreement shall not be unduly abridged by

concepts of waiver, laches, or otherwise, so that the Parties may enforce their rights while it is still
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possible to resolve the problems created by the default involved. Nor shall any waiver in fact made
by the aggrieved Party with respect to any specific default by the defaulting Party under this
Agreement be considered or treated as a waiver of the rights of the aggrieved Party with respect to
any other defaults by the defaulting Party under this Agreement or with respect to the particular

default except to the extent specifically waived in writing.

12.4 Termination by Developer due to Infeasibility: Upon sixty (60) day notice by
the Developer to the Township, the Developer may terminate this Agreement due to its reasonable
determination that thc Project is not feasible. The Developer shall make such a determination if

despite its best efforts the following conditions exist:

a) That the Developer despite its best efforts and cooperation by the
Township cannot obtain necessary funding sources to complete the Project(s) as contemplated in
this Agreement;

b) That environmental or other Site conditions are discovered that render
Project completion infeasible;

c) The costs and time of prevailing in a legal action challenging the granting
of approvals necessary for the implementation of the Project become prohibitive.
In the event that the Developer issues to the Township a notice that the Project is infeasible, the
Parties shall cooperate in good faith ta secure additional funding or to remedy the condition that
renders the Project infeasible during the notice period (or such extension as agreed to by the
Develaper). [n the event that after such period, the Project remains infeasible, this Agreement

shall terminate and each party shall have no further obligations to the other in connection with

this Agrecment.
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ARTICLE XIII - EXHIBITS AND SCHEDULES

13.1 Schedules: Any and all Exhibits and Schedules annexed to this Agreement are
hereby made a part of this Agreement by this reference thereto. Any and all Exhibits and schedules

now and/or in the future are hereby made or will be made a part of this Agreement with prior

writtcn approval of both Parties.

ARTICLE XIV - ENTIRE AGREEMENT

14.1 Entire Agreement: This Agreement constitutes the entire Agreement between the
Parties hereto and supersedes all prior oral and written agreements between the Parties with respect

to the subject matter hereof except as otherwise provided herein.

ARTICLE XV - CONFLICT OF INTEREST

5.1 Conflict of Interest: No member, official or employee of the Township shall have
any direct or indirect interest in this Agreement. nor participate in any decision relating to the

Agreement which is prohibited by law, absent the need to invoke the rule of necessity.

ARTICLE XV - INDEMNIFICATOIN

16.1 Devecloper shall indemnify, defend and hold harmless the Township, its officials,
agents, attorneys and representatives harmless from any claims, lawsuits, judgments or other losses
for personal injury, death or other casualty, losses, arising directly or indirectly, in connection with

the construction or operation of the Project.

ARTICLE XVIL - EFFECTIVE DATE

17.1 Effective Date: Anything herein contained to the contrary notwithstanding, the
effective date of this Agreement shall be the datc upon which all of the Parties hereto have

executed and delivered this Agreement.
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IN WITNESS WHEREOF, the Parties hereto have caused this Agreement to be properly

executed and their corporate seals where applicable) affixed and attested to this &O+h day of

Ma. 2025,
Witness/Attest: Sheppard Road, LLC
V] & vonfli .
. / ‘ “Mihos 3 Oaoess. , V; ce ): ;-o:,/f‘,)
Dated: 2025
Witness/Attest: Township of Voorhees

INITHSIIEN By: M/ %ﬂ%

M@or Michiel R. Mlg

Dated; {O .2025
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EXHIBIT A

Concept Plan
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EXHIBIT B

Overlay Zone
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ORDINANCE NO. 0-25-

AN ORDINANCE OF THE TOWNSHIP OF VOORHEES AMENDING CHAPTER 152:
ZONING DISTRICTS TO ADD SECTION 152.180 ENTITLED AFFORDABLE
HOUSING DISTRICT II (AH-IT) OF THE REVISED GENERAL ORDINANCES OF
THE TOWNSHIP OF VOORHEES

BE IT HEREBY ORDAINED by the Township Committee of the Township of Voorhees
that Chapter 152.180 entitled Affordable Housing District Il (AH-IT) be added to the Chapter 152
Zoning Districts of the Township of Voorhees Uniform Land Development Ordinance. Said

addition would be included as follows:

§152.181 Purpose and Intent

The purpose and intent of the AH-II District is to provide for the development of a 100% affordable

project not to exceed 60 multifamily units.

§152.182 Permitted Uses

(A) Principal Uses: Multi-family dwellings, townhouses, stacked townhouses.

(B) Accessory uses:
(1) Recreational facilities including club house, outdoor recreation, tot lot, playground.
(2) Off-street parking facilities.
(3) Utility structures.

(4) Maintenance facilities.

§152.183 Conditional Uses

None.



§152.184 Area and Bulk Requirements

(A) Ownership and control: The tract shall be under one ownership or control by the
applicant for purposes of obtaining all required development approvals and committing

the tract to the regulations of the AH-II District.

(B) Maximum tract density: 20.0 dwelling units per gross acre (prior to any required

dedication of lands) but not to exceed a total of 60 residential units.
(C) Minimum tract area: 3 acres (prior to any required dedication of lands).
(D) Minimum tract frontage: 400 linear feet.

(E)} Minimum Setback Requirements - Principal:
Front yard setback (Sheppard Road) = 20 feet.
Side yard setback = 15 feet

Rear yard setback = 15 feet

(F) Minimum Setback Requirements - Accessory:
No accessory buildings permitted in front yard.
Side yard setback = 10 feet

Rear yard setback = 10 feet

(G) Minimum buffer of 10 feet within the setback area shall be maintained along the side

and rear yard of the property.

(H) Minimum Distance between buildings: 15 feet.

(I) Maximum number of units per building: Maximum of 24 units per building.
(J) Maximum Height: 3 story/ 50 feet

(K) Maximum Impervious Coverage: 70% of the entire tract area.



(L) Maximum building coverage: 30% of the entire tract area.

(M) Minimum Open Space requirement: A minimum of 20% of gross tract shall be open
space which may include, but is not be limited to, passive recreation areas, active
recreation areas, natural or planted buffer, and any other similar pervious areas. Open
space on the tract may be maintained by the owner, a tenant association, or

condominium association.

(N) Minimum parking requirements. Parking spaces shall be provided in accordance with
the requirements of the New Jersey Residential Site Improvement Standards (RSIS).
Garden apartment ratios shall be utilized in determining the minimum required number
of off-street parking spaces. Off-street parking spaces may be provided in surface

parking lots or as garages.

(0) Minimum residential bike storage spaces shall be 0.25 bike storage space for every 1
dwelling unit. Where outdoor bike parking is proposed, bike parking must be convenient

and accessible to a main building entry and street access.

(P) Relationships to other sections this chapter. Where the regulations of the AH-II Zone
conflict with any other regulations of this chapter, the regulations contained within this

section for the AH-II Zone shall apply.

§152.185_ Zone specific design standards

(A) Lighting. No light fixture, whether pole or wall mounted, shall be greater than 18 feet
in height. All lighting shall be shielded to prevent glare for drivers and pedestrians. The
maximunt illumination at the common property line with adjacent properties shall not

exceed 0.2 footcandle.

(1) Parking Area lighting: All parking areas for five or more motor vehicles shall
be illuminated with approved exterior lighting standards, with a minimum of

0.5 horizontal footcandle average lighting level at the surface of the lot.



(B) Landscaping: Al public street frontages and project entrance drives shall be planted
with approved street trees spaced a maximum of 50 feet apart. Street trees shall not

be planted at less than five feet from existing or planned sidewalks.

(1) Landscaped Buffer: A 15-foot-wide landscaped buffer comprised of lawn,
massed evergreen and deciduous trees, and shrubs of such species and density
as to provide a year-round solid and continuous screen within two seasons of
planting shall be provided along Sheppard Road.

(2) Interior Parking Lot Landscaping: In parking areas of more than 10 spaces, at
least 5% of the parking area shall be landscaped with 1.5 trees installed for each
10 parking spaces. The landscaping should be located in protected areas, such
as along walkways, center islands, and at the end of bays. In narrow islands,
low spreading plants such as creeping juniper and pachysandra are appropriate.

(3) Foundation Planting: Low growing evergreen shrubs with strong winter forms
shall be considered as foundation plantings.

(4) Conifers shall be between eight and 12 foot in height at time of planting.
Deciduous trees shall be a minimum of three inches in caliper and shall meet
the minimum standards set by the American Nurseryman’s Association.

(5) All landscaping shall be guaranteed for two years.

(C) Building fagades. The fagade of the structures shall be varied in such a manner that
no more than two townhouses and no more than six garden apartments shall share the
same fagade at the building line without a 1’ horizontal break, Fagades shall be
uniform architecturally and shall not consist of disparate materials. The material and
design elements used on the front or primary facades shall be replicated on any side
or rear elevation visible to the general public from rights-of-way or adjacent

properties.

(D) Signage: A sign identifying a multi-family residential development shall not exceed
32 square feet and shall be limited to one sign per street frontage and shall not be located
within the sight triangle of any intersection or access drive with a public street. A
secondary sign of no more than 12 square feet area shall be permitted along second access

to the guest parking area.



(E) Laundry Facilities: Adequate laundry facilities for clothing shall be provided within
each structure sufficient to serve its occupants, unless such facilities are individually

provided for each dwelling unit.

(F) Storage. Each unit should have a minimum of 25 square feet of storage space included

within each unit’s floor plan.

(G) Pedestrian circulation: A pedestrian circulation system shall be provided which
connects parking areas, dwellings, and recreational facilities in a coherent and
comprehensive pattern. The pedestrian walkway shall be adequately illuminated at night
and be surfaced with a durable, dustless, all-weather material a minimum width of five

feet.

(H) Trash enclosures: Trash enclosures shall be provided such that no disposal area is
greater than 350 feet from the entrance of any dwelling unit unless individual trash
storage areas are provided for each dwelling unit. Trash and recycling pick-up may only
occur on weekdays between the hours of 7:00 a.m. and 10:00 p.m. unless otherwise
regulated by any State or Federal regulations. Trash enclosures shall be visually screened
with evergreen plantings or solid fence enclosure. Gates shall be provided for trash
enclosures and shall be able to be secured in a closed and open position. The refuse
holding area shall provide shall be suitably lit, signed, screened from view, and set back
from property lines Provisions for the collection, disposition, and recycling of waste shall
be incorporated into a Refuse and Recycling plan. This shall include standards for waste

and recycling during the construction phase.

(I) Utilities: All utilities servicing the development shall be located underground. Any
above ground mechanical units on roofs or at ground level shall be adequately screened

by walls, fences, or dense evergreen landscaping.

(1) Support facilities: Stormwater management facilities (basins, outfalls, etc.) and
potential engineering facilities (sewage pump station, etc.) shall be allowed to encroach
into the required setbacks, buffers and open space areas. Detention basins and other

stormwater management facilities shall be screened with planting and berms.



(K) Parking requirements: Non-accessible parking space dimensions shall be a minimum
of 9°x18” with a minimum drive aisle width of 24°. No dedicated loading zone is
required, however adequate loading areas/zones shall be provided for all residential

service needs (trash removal, move-in/move-out, etc.).

(M) Tree replacement: Projects within the AH-II District shall not be required to adhere
to the Township’s tree replacement requirements due to the beneficial nature of the

intended affordable housing.

(N) Bedroom Distribution: The income and bedroom distribution shall be provided in

accordance with N.J.A.C. 5:80-26.3.

Be it further ordained, that if any section, paragraph, subsection, clause or provision of
this Ordinance shall be adjudged by the courts to be invalid, such adjudication shall apply only to
the section, paragraph, subsection, clause or provision so adjudicated, and the remainder of the

Ordinance shall be deemed valid and effective; and

Be it further ordained, that any ordinances or parts thereof in conflict with the provisions

of this Ordinance are repealed to the extent of such conflict; and

Be it further ordained, that this Ordinance shall take effect upon passage and publication

in accordance with applicable law.



EXHIBIT C

Agreement for Payment In Lieu of Taxes
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AGREEMENT FOR PAYMENT IN LIEU OF TAXES

THIS AGREEMENT, made this dayof __,2025, between Sheppard Road LLC,
having an office at 2 Cooper Street, Camden, New Jersey 08101 (hereinafter the "Sponsor") and the
Township of Voorhees, a municipal corporation in the County of Camden and State of New Jersey

(hereinafter the "Municipality").
WITNESSETH

In consideration of the mutual covenants herein contained-and for other good and valuable
consideration, it is mutually covenanted and agreed as follows:
! R
L. This Agreement is made pursuant to the authority contained in‘Section 37 of the New
Jersey Housing and Mortgage Finance Agency Law of 1983 (N.1.S.A. 55:14K-1 ef s2g.) (hereinafter
"HMFA Law") and a Resolution of the Council.of the;Municipality dated March__", 2025 (the
"Resolution") and with the approval of the New Jersey. Housing and Mortgage Einance Agency

(hereinafter the "Agency™), as required by N.J.S.A. 55:14K:37.

2. The Project is or will be situated.on those parcel.dS'qf land located in the Township of
Voorhees located at 3 Sheppard Road also known'as Block 207, Lot:12/on the Official Assessment
Map of the Township of Voorhees (“Property:’). :

3. The Sponsorisithe contract purchaser of the real property set forth in Section 2 upon
which the Sponsor proposes to construct sixty (60) rental units for very low, low, and moderate
income families and;ori¢ /(1) rental unit for an on-site. manager pursuant to HMFA Law (“Project”).

4, As of the date ﬁg@ﬁonsgr'-exeeutega first mortgage upon the Project in favor of the
Agency (hcrgiﬁgfw;;ﬁgqged toagthe "AgencykMortgage"), the land and improvements comprising
the Projeci’shall be c':f(eqﬁtlﬁom real’property taxes, provided that the Sponsor shall make payments
in lieu ok taxes to the M l‘xnicipalitj?«"a‘.i‘;'-*prbvided hereinafter and so long as the Sponsor or its
successo ‘:ﬁnd assigns and'{he Projegl-provide very low, low, and moderate income housing in
accordance‘with HMFA Law. iThe exemption of the Project from real property taxation and the
sponsor's obli‘ﬁra;t&o_é}\to make payments in lieu of taxes shall not extend beyond the date on which the
Agency Mongagedﬁjggid in -;iﬂl, which, according to the HMFA Law, may not exceed fifty (50)
years. o, o0

5. Pursuarii to HMFA Law, the Municipality is authorized to grant a tax exemption to 2
project which meets or will meet an existing affordable housing need in the Municipality, provided
that the Municipality makes said determination by means of a resolution and that in lieu of taxes, the
Sponsor pays the Municipality an annual service charge for municipal services supplied to such
project.

6. (a) For projects receiving construction and permanent financing from the Agency,

1



the Sponsor shall make payment to the Municipality of an annual service charge in lieu of taxes in
such amount as follows:

(1) From the date of the execution of the Agency Mortgage until the date of
Substantial Completion of the Project, the Sponsor shall make payment to the
Municipality in the amount equal to the current real estate taxes (pursuant to
the HMFA Law, the annual amount may not exceed the amount of taxes due
on the property for the year preceding theirecording of the Agency
Mortgage). The minimum payment shall be %5,000. (“Minimum Annual
Payment”) As used herein, “Substantial Comp/étion” means the date upon
which the Municipality issues the Ceniﬁc'gte of Occuipancy for all of the units
in the Project. ", Y

2) From the date of Substantial Completion gf the Project and for the remaining
term of the NJHMFA Mortgage; the Sponsor shall make payment to the
Municipality in an amount equal:t; 6{.’2'8' percent of Project Revenues or
$25,000.00 per year (“Minimum Annual Payment”), whichever is greater.

£y

.

(b) For Projects receivinZspermanent financing, only from the Agency, the
Sponsor shall make paymetitto,the Municipalityih an amount equal to 6.28
percent of Project Revenues from'the date o_;';tfie Agency Mortgage and for
the remaining term ofithe g&éency Mortgage or the Minimum Annual
Payriént, whichever is greater.

(c) AAsyused hc}’gih, “Project Reyenues" means the total annual gross rental or
carrying charge or other incoéme ofithe Sponsor fronthe Project less the costs of utilities furnished
by the Project, which shallir cludé’the costs.of gas, electricity, heating fuel, water supplied, and
sewage chargés, and lless vacancies if any. Project Revenues shall not include any rental subsidy
contributions receivedfroin any federal or state program.

i S, (d) The 1'ax’n‘cza‘unl of payment in lieu of taxes to be paid pursuant to paragraphs (a)
or (b) and F%’%e is calculated in Exhibit "A" attached hereto. It is expressly understood and

14

agreed that théftéyenue proje%’fons provided to the Municipality as set forth in Exhibit "A" and as
part of the Sponso @a‘gplica‘g‘fi‘pn for an agreement for payments in lieu of taxes are estimates only.
The actual paymen%’ﬁg;ligil of taxes to be paid by the Sponsor shall be determined pursuant to

Section 7 below. b

(e) In each year during the term hereof, the Minimum Annual Payment will be
increased as follows commencing on the first anniversary of the first full year after the Date of
Completion of the Project: the prior year’s Project Revenues shall be multiplied by 1.5% and that
product shall then be multiplied by 5.0% and the amount by which that product shall exceed the
prior year’s Minimum Annual Payment shall then be added to the prior year’s Minimum Annual
Payment (the “New Minimum Annual Payment™). Provided, however, in resetting New Minimum
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Annual Payment, annually in no case may the New Minimum Annual Payment ever exceed the
actual Project Revenue for the prior year utilizing a vacancy allowance of ten (10%) percent in place
of the allowance used in Exhibit “A” attached hereto.

7. (@  Payments by the Sponsor shall be made on a quarterly basis in accordance
with bills issued by the Tax Collector of the Municipality in the same manner and on the same dates
as real estate taxes are paid to the Municipality and shall be based upon Project Revenues of the
previous quarter. No later than three (3) months following the end of°the first fiscal year of
operation afer (i) the date of Substantial Completion (for projeg_i_frshreceiving construction and
permanent financing) or (ii) the date of the Agency Mortgage, (forprojects receiving permanent
financing only) and each year thereafter that this Agreementdgmains in effect, the Sponsor shall
submit to the Municipality a certified, audited financial statehlempf the o;‘%ir%lign of the Project (the
"Audit"), setting forth the Project Revenues and the total payments in liew of taxes due to the
Municipality calculated at 6.28 percent of Project Revenues as set forth in thezAudit (the "Audit
Amount"). The Sponsor simultaneously shall pay%e difference, if any, between:(i) the Audit
Amount and (ii) payments made by the Sponsor to the Mumicipality«for the preceding fiscal year.
The Municipality may accept any such payment withou‘t'prejudice to its right to challenge the
amount due. In the event that the payments made by the Sponsorfor any fiscal year shall exceed the
Audit Amount for such fiscal year, the Municipality shall credit the amount of such excess to the

account of the Sponsor. Eo.
\Y

(b)  All payments pursuant'tg this Agreemént shall be in lieu of taxes and the

Municipality shall have a__llit_hfé_'ri'ght\s and remedigs 6f tax en forcement granted to Municipalities by
law just as if said pa 'f‘"cms constituted reguldr tax obligations on real property within the
Municipality. If, hwgyg?thc Mumgipality disput‘e?;ghgtotal amount of the annual payment in lieu
of taxes due it, based uponithe Audif, it may apply tg‘_;,the Superior Court, Chancery Division for an
accounting of the service chg gg'dﬁg'tﬁ“gm&%’ip%iity, in accordance with this Agreement and
HMFA La M@@Qion wst.be commenced within one year of the receipt of the Audit by the
Municipality. %{g;f'».' e 1

ﬂff Y

£ "éa.:“_-:?i‘ (c) In the;event of any delinquency in the aforesaid payments, the Municipality
shall give netice to the Sponsg;:\;]and NJHMFA in the manner set forth in 11(a) below, prior to any

legal action Esﬁ?g‘;t_gken.
':‘t' Ay

ko
s g
ity

8. Notﬁﬁﬁg;landi'ng any other provisions herein to the contrary, the tax exemption
provided herein shall a"g ly only so long as the Sponsor or its successors and assigns and the Project
remain subject to theqﬁovisious of the HMFA Law and Regulations made thereunder and the
supervision of the Agency and only so long as the Sponsor or its successors and assigns and the
Project provide very low, low, and moderate income housing in accordance with HMFA Law, but in
no event Jonger than the term of the Agency Mortgage. In the event of (a) a sale, transfer or
conveyance of the Project by the Sponsor or (b) a change in the organizational structure of the
Sponsor, this Agreement shall be assigned to the Sponsor’s successor and shall continue in full force

and effect so long as the successor entity qualifies under the HMFA Law or any other state law
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applicable at the time of the assignment of this Agreement and assumes the Agency Mortgage.

9. Upon any termination of such tax exemption, whether by affirmative action of the
Sponsor, its successors and assigns, or by virtue of the provisions of the HMFA Law, or any other
applicable state law, the Project shall be taxed in the same fashion as any other real property in the
Municipality in accordance with the law.

10.  The Sponsor, its successors and assigns shall, upon rgquest, permit inspection of
property, equipment, buildings and other facilities of the Project and_a_:fso documents and papers by
representatives duly authorized by the Municipality. Any such inSpecti_;q;q,_\examination or audit shall

be made during reasonable hours of the business day, in the presence of:an officer or agent of the
] p e

A

Sponsor or its successors and assigns. . N ¥
11.  Any notice or communication sent by either party to the other her‘éuﬁder shall be sent
by certified mail, return receipt requested, addressed as'foliows: '

(a) When sent by the Municipality to"the!Sponsor, it shall be addressed to 2
Cooper Street, Camden, New Jersey 08101 or to such other address as the Sponsor may hereafter
designate in writing and a copy of said notige ér.communication by the Mfgnicipality to the Sponsor
shall be sent by the Municipality to the New. Jersey;Housing and Mortgage Finance Agency, 637
South Clinton Avenue, P.O. Box 18550, Trenton, New:Jersey 08630-2085.

(b)  When'sertby the Sponsor'to the Municipality, it shall be addressed to the

Tovwnship of Voorhees, 2400 Voorhees Town Center, Voorhees, New Jersey 08043 or to such other

address as the Munigipality may de’é‘zibgnate in writing; and a copy of said notice or communication by

the Sponsor to the Muui“ej"‘%\g‘l\ity shall be sent by the Sponsor to the New Jersey Housing and
6

Mortgage Finance Agency, 37:50uth_Clinton Avenue, P.O. Box 18550, Trenton, New Jersey
L

08650-2085 570w i Ty
4! 3 "’* i,
o | In the event6£a breach of this Agreement by either of the parties hereto or a dispute
arising be ii{gen the parties T@rgeference-to the terms and provisions as set forth herein, either party
may apply mj}mg Superior (fg'fm, Cﬁ&;ncery Division, to settle and resolve said dispute in such
fashion as wiIlCt;é@dﬁto accomplish the purposes of the HMFA Law.
oy
13. Spon’ﬁ’%{%dﬁ‘gunicipality understand that Municipality may retain the entirety of
Sponsor’s payment in [igw'of taxes, and that the HMFA Law does not require Municipality to remit a
portion of Sponsor’s pé‘yment to Camden County. In the event Municipatity is legally required to
remit a portion of Sponsor’s payment to Camden County, Sponsor shall reimburse Municipality for
any such payments to Camden County. Sponsor shalt remit such payment to the Municipality at the

end of each quarter.

B

14.  Itis agreed and understood that subject to the terms and provisions of Paragraph 8
above, the Sponsor agrees that it shall not sell or transfer the Project to gether with the improvements

4



to be located thereon, to any corpatation, association or entity, unless such corporation, association
or entity continues to provide low and moderate income housing in accordance with HMFA Law,
without first obtaining the prior written consent of the Municipality, provided, however, that any
transfer or syndication of interests in the Sponsor shall not be deemed to constitute a sale or transfer
of the Project. The parties hereto understand and agree that current HMFA Law requires that the
Project will provide low and moderate income housing for a period not to exceed thirty (30) years
from Substantial Completion, :

15.  Notwithstanding any provision herein to the contrary, the Sponsor shall pay the fully
assessed value of the land as it is assessed under applicable law in addition to all other payments set
forth herein. ;

16.  This Agreement may be executed in any,numberof counterparts, each of which shall
be deemed an original, but all of which together shall constitute one and the same agreement. It
shall not be necessary in making proof of this Agreement to produce or account for more than a
sufficient number of counterparts to evidence the exectition.of the Agreement by each party hereto,

WITNESS SHEPPARD ROAD, LLC
S By Lis E &
' Nicholas J. Cangelosi, Vice President
|/ Ny
o i . 1

ATTEST: = TOWNSHIP OF VOORHEES

B & By
Nanfe: &2 W i d Michael R. Mignogna, Mayor
Title: S Y



EXHIBIT “A”

REVENUE PROJECTIONS

L2509 - Voorhees Twp. - Specin] COAH Counsel\2015 Supreme Court Decision\Housing Plan\Sheppatd Ave\PILOT\PILOT Agreement Sheppard
Road - Draft.doc



Sheppard Road

Agreement for Payment in Lieu of Taxes

Projected Annual Gross Rents $829,980
Proforma Vacancy at 7% ($58,099)
Projected Annual Utility Costs ($87,187)
Project Revenues $684,694
Payment in Lisu Percentage 6.28%

Annual Projected Payment in Lieu Amount $42,999



Sheppard Road

Estimated Annual Payments in Lieu of Taxes

Estimated PILOT
Payment

Year 1 $ 42,999
Year 2 $ 43,859
Year 3 3 44,736
Year 4 $ 45,631
Year 5 $ 46,543
Year 6 $ 47,474
Year 7 $ 48,424
Year 8 $ 49,392
Year 9 $ 50,380
Year 10 $ 51,388
Year 11 $ 52,415
Year 12 $ 53,464
Year 13 $ 54,533
Year 14 $ 55,624
Year 15 $ 56,736
Year 16 $ 57,871
Year 17 $ 59,028
Year 18 $ 60,209
Year 19 $ 61,413
Year 20 $ 62,641
Year 21 $ 63,894
Year 22 $ 65,172
Year 23 $ 66,475
Year 24 $ 67,805
Year 25 $ 69,161
Year 26 $ 70,544
Year 27 $ 71,955
Year 28 $ 73,394
Year 29 $ 74,862
Year 30 $ 76,359



EXHIBIT “A”

L8509 - Voorhees Twp. - Special COAH Counsel\2015 Supreme Court DecisiomHousing Plan\Sheppard Road\PILOT\Resolution
{AuthorizingTaxAbatement) Sheppard Road - Final.doc



AGREEMENT FOR PAYMENT IN LIEU OF TAXES

THIS AGREEMENT, made this day of , 2025, between Sheppard Road LLC,
having an office at 2 Cooper Street, Camden, New Jersey 08101 (hereinafter the "Sponsor") and the
Township of Voorhees, a municipal corporation in the County of Camden and State of New Jersey
(hereinafter the "Municipality”).

s,
WITNESSETH &
ﬁ{' oy

In consideration of the mutual covenants herein contameﬂ{ﬁhdzfor other good and valuable
consideration, it is mutually covenanted and agreed as follo &,

"\ O,
‘ ority contained :ﬁ@uon 37 of the New
983 {N. S.A.55: 14K-17equg)_ ercinafter

i. This Agreement is made pursuant to the
Jersey Housing and Mortgage Finance Agency Law,
"HMFA Law") and a Resclution of the Council Sfth
“Resolution") and with the approval of the New Jersey,, Hou
(hereinafter the "Agency"), as required by N.J.S.A. 55:1

2. The Project is or will be Slf» i
Voorhees located at 3 Sheppard Road also
Map of the Township of Voorhees (“Prope

ecd.on | those parcei"H land located in the Township of
wn as:Block 207, Lo 1:2 ©n the Official Assessment

. ;;:‘gkﬁ _ﬂy

3. The Spon l"fSﬂm _ontract purch aser of the re rﬁ;openy set forth in Section 2 upon

'e.,! rental units for very low, low, and moderate

&

e theS pmfékeeutcs ﬁrst mortgage upon the Project in favor of the
"A—géﬁﬁrw‘f/rtgage“), the land and improvements comprising
‘property taxes, provided that the Sponsor shall make payments
asypfovided hereinafter and so long as the Sponsor or its
‘ ‘provide very low, low, and moderate income housing in

-f The exemption of the Project from real property taxation and the

igation to make ﬁ*msnts in lieu of taxes shall not extend beyond the date on which the

Agency Mortgage,\;é‘mgnd in full, which, according to the HMFA Law, may not exceed fifty (50)
years. ,\.4 :

4,

5. Pursuarit to HMFA Law, the Municipality is authorized to grant a tax exemption to a
project which meets or will meet an existing affordable housing need in the Municipality, provided
that the Municipality makes said determination by means of a resolution and that in lieu of taxes, the
Sponsor pays the Municipality an annual service charge for municipal services supplied to such
project.

6. (a) For projects receiving construction and permanent financing from the Agency,

1



the Sponsor shall make payment to the Municipality of an annual service charge in lieu of taxes in
such amount as follows:

(1)  From the date of the execution of the Agency Mortgage until the date of
Substantial Completion of the Project, the Sponsor shall make payment to the
Municipality in the amount equal to the current real estate taxes (pursuant to
the HMFA Law, the annual amount may not excegd the amount of taxes due
on the property for the year preceding thefret rgimg of the Agency
Mortgage). The minimum payment shall b¢'$25,000. (“Minimum Annual
Payment”) As used herein, “Substantial pl tion” means the date upon

te of Ocet hcy for all of the units

in the Project.

(2)  From the date of Substantial (
term of the NJHMFA Ma#gage; the S
Municipality in an amount equal
$25,000.00 per year (“Minimum

-----

or shall makg"ppymem to the
_ "’percent of Pro;eéf Revenues or
Annt wal Payment”), whichever is greater.

mpletion %f the Project andfbr, the remaining

(b) For Projects rece ;"‘Jr ? €

: citig. only from the Agency, the
Sponsor shall make :ﬁ"ﬂn_ﬂ _ ali ]’Y

n an amount equal to 6.28

n the Project less the costs of utilities furnished

carrying charge or other in |
£, electricity, heating fuel, water supplied, and

a~ ime ¢ ?1_!_
by the Project, which shal udethele
sewage cha d;;""**. and I cles |

contrib - s received "'r"- 01 9‘% or state program.

or (b) and gz above is -r;”_' in xhlblt "A" attached hereto. It is expressly understood and
agreed that thégel ve jons provided to the Mumc1pality as set forth in Exhibit "A" and as
part of the Sponsbpsap phca f 'u' for an agreement for payments in lieu of taxes are estimates only.

The actual paymentsg

*'r'r. il
Section 7 below. &

(e) In each year during the term hereof, the Minimum Annual Payment will be
increased as follows commencing on the first anniversary of the first full year after the Date of
Completion of the Project: the prior year’s Project Revenues shall be multiplied by 1.5% and that
product shall then be multiplied by 5.0% and the amount by which that product shall exceed the
prior year’s Minimum Annual Payment shall then be added to the prior year’s Minimum Annual
Payment (the “New Minimum Annual Payment”). Provided, however, in resetting New Minimum

2



Annual Payment, annually in no case may the New Minimum Annual Payment ever exceed the
actual Project Revenue for the prior year utilizing a vacancy allowance of ten (10%) percent in place
of the allowance used in Exhibit “A” attached hereto.

7. (a) Payments by the Sponsor shall be made on a quarterly basis in accordance
with bills issued by the Tax Collector of the Municipality in the same manner and on the same dates
as real estate taxes are paid to the Municipality and shall be based upon Project Revenues of the
prevnous quarter. No later than three (3) months following the :..- of e first fiscal year of

permanent financing) or (ii) the date of the Agency Mortgage ] %o jects receiving permanent
financing only) and each year thereafter that this Agreemen f‘b ains i éffect, the Sponsor shall

submit to the Municipality a certified, audited financial sta eTatio n of the Project (the
"Audit™), setting forth the Project Revenues and the taxes due to the
Municipality calculated at 6.28 percent of Project R& e "Audit
Amount"). The Sponsor simultaneously shall pﬁ' I%!{,he Audit
Amount and (11) payments made by the Sponsor to the’ i Yafor the preced ng fiscal year.

yrfor any fiscal year shall exceed the

y]
16 amount of such excess to the

amount due. In the event that the paymen\ts.gnade by the Spo g
Audit Amount for such fiscal year, the 'prallty shall credi
account of the Sponsor.

(b)
Municipality shall have alltheFigh
law just as if said payments consti tax obligations on real property within the
Mummpahty If, hoﬁﬁg&t’; the Munigipality disputé%ﬁ total amount of the annual payment in lieu

of taxes due it, based up ')fhg Au it | 1e Superior Court, Chancery Division for an

accounting of the serv1ce mﬂi@}:&mﬁmgpahty, in accordance with this Agreement and
: nced within one year of the receipt of the Audit by the

4
8. Not tmﬂ%g any other provisions herein to the contrary, the tax exemption
pr0v1ded herein sh;ﬁ%l}f only so long as the Sponsor or its successors and assigns and the Project
remain subject to the’provisions of the HMFA Law and Regulations made thereunder and the
supervision of the Agency and only so long as the Sponsor or its successors and assigns and the
Project provide very low, low, and moderate income housing in accordance with HMFA Law, but in
no event longer than the term of the Agency Mortgage. In the event of (a) a sale, transfer or
conveyance of the Project by the Sponsor or (b) a change in the organizational structure of the
Sponsor, this Agreement shall be assigned to the Sponsor's successor and shall continue in full force
and effect so long as the successor entity qualifies under the HMFA Law or any other state law

3



applicable at the time of the assignment of this Agreement and assumes the Agency Mortgage.

0. Upon any termination of such tax exemption, whether by affirmative action of the
Sponsor, its successors and assigns, or by virtue of the provisions of the HMFA Law, or any other
applicable state law, the Project shall be taxed in the same fashion as any other real property in the
Municipality in accordance with the law.

10.  The Sponsor, its successors and assigns shall, upon rﬁ%sgpermit inspection of
property, equipment, buildings and other facilities of the Project and‘also documents and papers by
representatives duly authorized by the Municipality. Any such ingpet "'&wxmnination or audit shall
be made during reasonable hours of the business day, in the presence f an officer or agent of the

Sponsor or its successors and assigns. /"‘\h‘ N ‘\ By
& ‘:.i_‘ s,
11. Any notice or communication sent b 8ither party.:to the other héfbi_lﬁdcr shall be sent
. ) . Coa % o
by certified mail, return receipt requested, address uiL@sf.___ﬁgIlows:}_.~.L L

i & N r
(a) When sent by the Municipality to “thu iﬂgy)onsor, it shall be addressed to 2
Cooper Street, Camden, New Jersey 08101 or to such other at dress as the Sponsor may hereafter
¥.the Municipality to the Sponsor
age Finance Agency, 637

designate in writing and a copy of said not‘i%’o" ommunication
shall be sent by the Municipality to the New, Jer ;rj_;{%using and M

South Clinton Avenue, P.0. Box 18550, Tregton, New Jersey 086

(b) Wh_eﬁié_’g_’g;_ the Spon ‘;-a, 16 the Mun] pality, it shall be addressed to the
Township of Voorhees ;%‘360 Voorhges Town Center, Voorhees, New Jersey 08043 or to such other
address as the Munigipality may degig 1; and a copy of said notice or communication by

the Sponsor to the Muni it lity
Mortgage Finance Agency, \3
A 'J‘-,:-M‘_'-'hh u

i *n _J;})ﬁ : *’i

iéﬁs}brea ; 'i?dfé this Agreement by either of the parties hereto or a dispute

n'feferency {0 the terms and provisions as set forth herein, either party
may apply tQthe Superior Gourt, Chancery Division, to settle and resolve said dispute in such
fashion as will4end to accomfi]}sh the purposes of the HMFA Law.
AL P

13.  Spon » and rl\iunicipality understand that Municipality may retain the entirety of
Sponsor’s payment in ligiof taxes, and that the HMFA Law does not require Municipality to remita
portion of Sponsor’s payment to Camden County. In the event Municipality is legally required to
remit a portion of Sponsor’s payment to Camden County, Sponsor shall reimburse Municipality for
any such payments to Camden County. Sponsor shall remit such payment to the Municipality at the

end of each quarter.

14. It is agreed and understood that subject to the terms and provisions of Paragraph 8
above, the Sponsor agrees that it shall not sell or transfer the Project together with the improvements

4



to be located thereon, to any corporation, association or entity, unless such corporation, association
or entity continues to provide low and moderate income housing in accordance with HMFA Law,
without first obtaining the prior written consent of the Municipality, provided, however, that any
transfer or syndication of interests in the Sponsor shall not be deemed to constitute a sale or transfer
of the Project. The parties hereto understand and agree that current HMFA Law requires that the
Project will provide low and moderate income housing for a period not to exceed thirty (30) years
from Substantial Completion. .

15.  Notwithstanding any provision herein to the contrary; I.

WITNESS

ATTEST:

Michael R. Mignogna, Mayor



EXHIBIT “A”

REVENUE PROJECTIONS

L:A8509 - Voorhees Twp. - Special COAH Counsel\2015 Supreme Court Decision\Housing Plan\Sheppard Ave\PILOT\PILOT Agreement Sheppard
Road - Draft.doc



Sheppard Road

Agreement for Payment in Lieu of Taxes

Projected Annual Gross Rents $829,980
Proforma Vacancy at 7% ($58,099)
Projected Annual Utility Costs ($87,187)
Project Revenues $684,694
Payment in Lieu Percentage 6.28%

Annual Projected Payment in Lieu Amount $42,999



Sheppard Road

Estimated Annual Payments in Lieu of Taxes

Estimated PILOT

Payment
Year 1 $ 42,999
Year 2 $ 43,859
Year 3 $ 44,736
Year 4 $ 45,631
Year 5 $ 46,543
Year 6 $ 47,474
Year 7 $ 48,424
Year 8 $ 49,392
Year 9 $ 50,380
Year 10 $ 51,388
Year 11 $ 52,415
Year 12 $ 53,464
Year 13 $ 54,533
Year 14 $ 55,624
Year 15 3 56,736
Year 16 $ 57,871
Year 17 $ 56,028
Year 18 $ 60,209
Year 19 $ 61,413
Year 20 $ 62,641
Year 21 $ 63,894
Year 22 $ 65,172
Year 23 $ 66,475
Year 24 $ 67,805
Year 25 $ 69,161
Year 26 $ 70,544
Year 27 $ 71,955
Year 28 $ 73,394
Year 29 $ 74,862
Year 30 $ 76,359



ORDINANCE NO. 7-25

AN ORDINANCE AMENDING CHAPTER 152: ZONING DISTRICTS TO ADD SECTION
152.180 ENTITLED AFFORDABLE HOUSING DISTRICT II (AH-II) OF THE REVISED
GENERAL ORDINANCES OF THE TOWNSHIP OF VOORHEES

BE IT HEREBY ORDAINED by the Township Commiitee of the Township of Voorhees
that Chapter 152.180 entitled Affordable Housing District II (AH-II) be added to the Chapter 152
Zoning Districts of the Township of Voorhees Uniform Land Development Ordinance. Said
addition would be included as follows:

$152.181 Purpose and Intent

The purpose and intent of the AH-1I District is to provide for the development of a 100% atfordable
project not to exceed 60 multifamily units.

$152.182 Permitted Uses

(A) Principal Uses: Multi-family dwellings, townhouses, stacked townhouses.

(B) Accessory uses:
(1) Recreational facilities including club house, outdoor recreation, tot lot, playground.
(2) Off-street parking facilities.
(3) Utilty structures.

(4) Maintenance facilities.

§152.183 Conditional Uses

None.

$152.184 Area and Bulk Requirements

(A) Ownership and control: The tract shall be under one ownership or control by the

applicant for purposes of obtaining all required development approvals and committing
the tract to the regulations of the AH-II District.

(B) Maximum tract density: 20.0 dwelling units per gross acre (prior to any required
dedication of lands) but not to exceed a total of 60 residential units,
(C) Minimum tract area: 3 acres (prior to any required dedication of lands).
(D) Minimum tract frontage: 400 linear feet.
(E) Minimum Setback Requirements - Principal:
Front yard setback (Sheppard Road) = 20 feet.
Side yard setback = 15 feet
Rear yard setback = 15 feet
“~(F) Mmmum’\Sefbackﬁe&mmfnents Accessory:
REE ‘:ﬂ\;\g@,‘ac}eksb?ybu‘ildmgs pb}mltted in front yard.
* Side yard setback = 10 feet
Rear yard setback = 10 feet
(G) Minimum buffer of 10 feet within the setback area shall be maintained along the
side and rear yard of the property.
(H) Minimum Distance between buildings: 15 feet.
(I) Maximum number of units per building: Maximum of 24 units per building.

(J) Maximum Height: 3 story/ 50 feet

(K) Maximum Impervious Coverage: 70% of the entire tract area.



(L) Maximum building coverage: 30% of the entire tract area.

(M) Minimum Open Space requirement: A minimum of 20% of gross tract shall be
open space which may include, but is not be limited to, passive recreation areas, active
recreation areas, natural or planted buffer, and any other similar pervious areas. Open
space on the tract may be maintained by the owner, a tenant association, or condominium
association.

(N) Minimum parking requirements. Parking spaces shall be provided in accordance
with the requirements of the New Jersey Residential Site Improvement Standards
(RSIS). Garden apartment ratios shall be utilized in determining the minimum required
number of off-street parking spaces. Off-street parking spaces may be provided in
surface parking lots or as garages.

(O) Minimum residential bike storage spaces shall be 0.25 bike storage space for every
1 dwelling unit. Where outdoor bike parking is proposed, bike parking must be
convenient and accessible to a main building entry and street access.

(P) Relationships to other sections this chapter. Where the regulations of the AH-II
Zone conflict with any other regulations of this chapter, the regulations contained
within this section for the AH-1I Zone shall apply.

§152.185 Zone specific design standards

(A) Lighting. No light fixture, whether pole or wall mounted, shall be greater than 18
feet in height. All lighting shall be shielded to prevent glare for drivers and
pedestrians. The maximum illumination at the common property line with adjacent
properties shall not exceed 0.2 footcandle.

(1) Parking Area lighting: All parking areas for five or more motor vehicles
shall be illuminated with approved exterior lighting standards, with a
minimum of 0.5 horizontal footcandle average lighting level at the surface
of the lot.

(B) Landscaping: All public street frontages and project entrance drives shall be
planted with approved street trees spaced a maximum of 50 feet apart. Street trees
shall not be planted at less than five feet from existing or planned sidewalks.

(1) Landscaped Buffer: A 15-foot-wide landscaped buffer comprised of lawn,
massed evergreen and deciduous trees, and shrubs of such species and density
as to provide a year-round solid and continuous screen within two seasons of
planting shall be provided along Sheppard Road.

(2) Interior Parking Lot Landscaping: In parking areas of more than 10 spaces, at
least 5% of the parking area shall be landscaped with 1.5 trees installed for each
10 parking spaces. The landscaping should be located in protected areas, such
as along walkways, center islands, and at the end of bays. In narrow islands,
low spreading plants such as creeping juniper and pachysandra are appropriate.

(3) Foundation Planting: Low growing evergreen shrubs with strong winter forms
shall be considered as foundation plantings.

(4) Conifers shall be between eight and 12 foot in height at time of planting.
Deciduous trees shall be a minimum of three inches in caliper and shall meet

the minimum standards set by the American Nurseryman’s Association.

(5) All landscaping shall be guaranteed for two years.



(C) Building facades. The fagade of the structures shall be varied in such a manner that
no more than two townhouses and no more than six garden apartments shall share the
same fagade at the building line without a 1’ horizontal break. Facades shall be uniform
architecturally and shall not consist of disparate materials. The material and design
elements used on the front or primary facades shall be replicated on any side or rear
elevation visible to the general public from rights-of-way or adjacent properties.

(D) Signage: A sign identifying a multi-family residential development shall not exceed
32 square feet and shall be limited to one sign per street frontage and shall not be located
within the sight triangle of any intersection or access drive with a public street. A
secondary sign of no more than 12 square feet area shall be permitted along second access
to the guest parking area.

(E) Laundry Facilities: Adequate laundry facilities for clothing shall be provided within
each structure sufficient to serve its occupants, unless such facilities are individually
provided for each dwelling unit.

(F) Storage: Each unit should have a minimum of 25 square feet of storage space included
within each unit’s floor plan.

(G) Pedestrian circulation: A pedestrian circulation system shall be provided which
connects parking areas, dwellings, and recreational facilities in a coherent and
comprehensive pattern. The pedestrian walkway shall be adequately illuminated at night
and be surfaced with a durable, dustless, all-weather material a minimum width of five
feet.

(H) Trash enclosures: Trash enclosures shall be provided such that no disposal area is
greater than 350 feet from the entrance of any dwelling unit unless individual trash
storage areas are provided for each dwelling unit. Trash and recycling pick-up may only
occur on weekdays between the hours of 7:00 am. and 10:00 p.m. unless otherwise
regulated by any State or Federal regulations. Trash enclosures shall be visually screened
with evergreen plantings or solid fence enclosure. Gates shall be provided for trash
enclosures and shall be able to be secured in a closed and open position. The refuse
holding area shall be suitably lit, signed, screened from view, and set back from property
lines. Provisions for the collection, disposition, and recycling of waste shall be
incorporated into a Refuse and Recycling plan. This shall include standards for waste and
recycling during the construction phase.

(I) Utilities: All utilities servicing the development shall be located underground. Any
above ground mechanical units on roofs or at ground level shall be adequately screened
by walls, fences, or dense evergreen landscaping.

Iy Support facilities: Stormwater management facilities (basins, outfalls, etc.) and
potential engineering facilities (sewage pump station, etc.) shall be allowed to encroach
into the required setbacks, buffers and open space areas. Detention basins and other
stormwater management facilities shall be screened with planting and berms.

(K) Parking requirements: Non-accessible parking space dimensions shall be a minimum
of 9°x18’ with a minimum drive aisle width of 24°. No dedicated loading zone is
required, however adequate loading areas/zones shall be provided for all residential
service needs (trash removal, move-in/move-out, etc.).

(M) Tree replacement: Projects within the AH-II District shall not be required to adhere to
the Township’s tree replacement requirements due to the beneficial nature of the intended
affordable housing.

(N) Bedroom Distribution: The income and bedroom distribution shall be provided in
accordance with N.J.A.C. 5:80-26.3.



BE IT FURTHER ORDAINED, that if any section, paragraph, subsection, clause or
provision of this Ordinance shall be adjudged by the courts to be invalid, such adjudication shall
apply only to the section, paragraph, subsection, clause or provision so adjudicated, and the
remainder of the Ordinance shall be deemed valid and effective; and

BE IT FURTHER ORDAINED, that any ordinances or parts thereof in conflict with the
provisions of this Ordinance are repealed to the extent of such conflict; and

BE IT FURTHER ORDAINED, prior to public hearing on second reading, this Ordinance
shall be referred to the Voorhees Township Planning Board for review and comment and/or
recommendation as to whether the proposed ordinance amendments are substantially consistent
with the Master Plan. The Planning Board has a period of thirty-five (35) days after referral to
report on the proposed Ordinance.

BE IF FURTHER ORDAINED, upon adoption of this Ordinance after public hearing
thereon, the Township Clerk shall publish notice of the passage thereof and shall file a copy of this
Ordinance with the Camden County Planning Board, the Pinelands Commission and such other

agencies as may be required by law.

ATTEST: TOWNSHIP OF VOORHEES:
Dee Ober, RMC Mlchael Mignogna, Mayor

1, Dee Ober, Clerk of the Township of Voorhees, hereby certify the foregoing to be a true and correct
copy of an Ordinance adopted by the Mayor and Township Committee at their meeting of April 28,

2025 held in the Voorhees Township Municipal Building, 2400 Voorhees Town Center, Voorhees, NJ
08043.

Introduced: April 14, 2025
Adopted: April 28, 2025



RESOLUTION NO 23-026

TOWNSHIP OF VOORHEES
PLANNING BOARD

Voorhees Housing Associates, LL.C
PC#23-0024
1123 Berlin Road
Block 263, Lot 11
Three (3) One-Year Extensions of Preliminary and Final Major Site Plan Approval

WHEREAS, Applicant Voorhees Housing Associates, LLC (“Applicant”) was previously
granted Preliminary and Final Major Site Plan Approval by Planning Board Resolution 19-007 for
a 100% affordable housing project consisting of 81 multi-family residential units, which
Resolution was memorialized at its regular meeting in August 2019; and,

WHEREAS, Applicant, through a letter application, dated October 27, 2023, and through
the legal representation of Alena Hyatt of Parker McCay, and through the testimony of Nicholas
J. Cangelosi, Vice President of the Michael’s Organization, has requested three (1) one-year
extensions of Preliminary and Final Major Site Plan Approval through August 1, 2024, pursuant
to N.J.S.A. 40:55D-49 and -52, in order to secure 9% LIHTC financing for this affordable housing
project through February 22, 2024; and

WHEREAS, a hearing was held on November 8, 2023 by the Voorhees Township
Planning Board on the requested three (3) one-year extensions in accordance with the requirements
of the Municipal Land Use Law (MLUL) and to facilitate the implementation of Voorhees
Township’s Affordable Housing Plan; and,

WHEREAS, the Planning Board has considered the requested three (3) one-year
extensions and finds that the Applicant is entitled to the relief requested and that it will facilitate
the implementation of Voorhees Township’s Affordable Housing Plan.

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of
Voorhees that it hereby finds and concludes that the requested extension of Preliminary and Final

Major Site Plan Approval is hereby granted through February 22, 2024.



BE IT FURTHER RESOLVED that certified copies of this Resolution shall be forwarded
to the applicant, Township Clerk, Township Construction Official, Township Tax Assessor and

Township Zoning Administrative Officer.

RECORD OF VOTE

BOARD AYE NAY Abstain | Absent | Motion Second
Made By

Ron Schwenke, Chairman X
Mayor Michael Mignogna
Andrew Schallenhammer, X X
Mayor’s Designee
Subash Rashatwar, Vice X
Chairman
Jason Ravitz, Deputy Mayor X
David Kleiman X
Mario DiNatale

Anthony Nicini

Andrew Brzozowski X
Mark Kleinman X
Bryan Stein X

Tk
>

I, Wendy Flite, Secretary of the Planning Board of the Township of Voorhees, County of
Camden and State of New Jersey, do hereby certify that the foregoing is a true and correct copy of
a Resolution adopted by the said Board at a meeting held at the Municipal Building, 2400 Voorhees

Town Center, Voorhees, New Jersey, on the 13" day of December, 2023.

iy Ht7 WL S

WENDY FLITE/Secretary RON SCHWENKE, Chairman
VOORHEES TOWNSHIP PLANNING BOARD
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tHe Michaels oreanization i ‘

October 27, 2023

Voorhees Township Planning & Zoning
2400 Voorhees Town Center
Voorhees, NJ 08043

RE: Affordable Housing Development - Victory Commons at Voorhees,
1123 Haddonfield-Berlin Road

Dear Members of the Planning Board,

| have enclosed a correspondence application for extension of final site plan
approval previously granted to the applicant, Voorhees Housing Associates LLC.
The Township approved our application for preliminary and final major site plan
approval for 80 affordable housing unit garden-style apartments and one site
management unit in August 2019 with Resolution 19-018, a copy of which is
enclosed. Construction start has been protracted due to challenges in securing
federal 9% LIHTC for the project. Fortunately, the applicant has obtained a
commitment from New Jersey Housing and Mortgage Finance Agency for tax-
exempt bond financing, as-of-right tax credits and soft loans, which will enable to
the project to proceed to closing in 2024. Completion of this project is critical for
the Township to meet its obligations under New Jersey's Mount Laurel doctrine —
we greatly appreciate your support of this extension request and look forward to
bringing this project to fruition!

Sincerely,

DocuSigned by:

Mclualas (angeles

97735A82837A433

Nick Cangelosi
Vice President, Voorhees Housing-Michaels LLC, Applicant's Managing Member

DEVELOPMENT | MANAGEMENT | CONSTRUCTION | INVESTMENT

PO Box 90708, Camden, NJ 08101 M i C h a e I S

856 596 0500 | www.TMO.com COMMUNITIES THAT lift LIVES



AMENDED RESOLUTION NO. 23-026

TOWNSHIP OF VOORHEES
PLANNING BOARD
(AMENDED RESOLUTION)

Voorhees Housing Associates, LL.C
PC#23-0024
1223 Berlin Road
Block 263, Lot 11
Three (3) One-Year Extensions of Preliminary and Final Major Site Plan Approval

WHEREAS, Applicant Voorhees Housing Associates, LLC (“Applicant”) was previously
granted Preliminary and Final Major Site Plan Approval by Planning Board Resolution 19-007 for
a 100% affordable housing project consisting of 81 multi-family residential units, which
Resolution was memorialized at its regular meeting in August 2019; and,

WHEREAS, Applicant, through a letter application, dated October 27, 2023, and through
the legal representation of Alena Hyatt of Parker McCay, and through the testimony of Nicholas
J. Cangelosi, Vice President of the Michael’s Organization, has requested three (1) one-year
extensions of Preliminary and Final Major Site Plan Approval through August 1, 2024, pursuant
to N.J.S.A. 40:55D-49 and -52, in order to secure 9% LIHTC financing for this affordable housing
project through February 22, 2024; and

WHEREAS, a hearing was held on November 8, 2023 by the Voorhees Township
Planning Board on the requested three (3) one-year extensions in accordance with the requirements
of the Municipal Land Use Law (MLUL) and to facilitate the implementation of Voorhees
Township’s Affordable Housing Plan; and,

WHEREAS, the Planning Board has considered the requested three (3) one-year
extensions and finds that the Applicant is entitled to the relief requested and that it will facilitate
the implementation of Voorhees Township’s Affordable Housing Plan.

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of
Voorhees that it hereby finds and concludes that the requested extension of Preliminary and Final

Major Site Plan Approval is hereby granted through August 22, 2024.



BE IT FURTHER RESOLVED that certified copies of this Resolution shall be forwarded
to the Applicants, Township Clerk, Township Construction Official, Township Tax Assessor and

Township Zoning Administrative Officer.

RECORD OF VOTE

BOARD MEMBER AYE NAY Abstain | Absent | Motion | Second
Mr. DiNatale X X
Mr. David Kleiman X
Mr. Nicini X
Mr. Mark Kleinman X
Ms. Augustine X
Mr. Platt (alt #1) X
Ms. Branch (alt #2) X
Mr. Ravitz, Deputy Mayor X
Mr. Schallenhammer X X
Mayor’s Designee
Mayor Mignogna
Mr. Rashatwar, Vice Chairperson X
Mr. Schwenke, Chairperson X

I, Rashane Thapa, Secretary of the Planning Board of the Township of Voorhees, County
of Camden and State of New Jersey, do hereby certify that the foregoing is a true and correct copy
of a Resolution adopted by the said Board at a meeting held at the Municipal Building, 2400

Voorhees Town Center, Voorhees, New Jersey, on the 10% day of April 2024.

W5

RASHAN’E THAPA, Secretary RON SCHWENKE, Chairman
VOORHEES TOWNSHIP PLANNING BOARD




RESOLUTION NO. 19- (18
TOWNSHIP OF VOORHEES
PLANNING BOARD

RE: APPLICATION NO. PC 19-007

WHEREAS,VOORHEES HOUSING ASSOCIATES, LLC, with a principle address of 2
Cooper Street, 14th Floor, Camden NJ 08102, has filed an application for development review
under application No. 19-007, seeking preliminary and final major site plan approval, together
with certain submission waivers, in regard to the lands and premises located at Block 263, Lot 11
on the Voorhees Township Tax Map (the “Subject Property™).

WHEREAS, the applicant’s case was presented before the Planning Board (the “Board™)
on July 24, 2019, (1) in sworn testimony of Robert R. Stout, P.E., P.L.S., the applicant’s
engineer, James Haley, the applicant’s architect, Nathan Mosely, P.E., C.M.E., the applicant’s
traffic engineer, and Nicholas J. Cangelosi, Vice President of The Michaels Organization; and
(2) by the legal representation of James W. Burns, Esquire.

WHEREAS, it appears that all jurisdictional and procedural requirements of applicable
Township Ordinances have been satisfied.

WHEREAS, the Voorhees Township Planning Board has considered the
recommendations and comments of its professional staff.

WHEREAS, the Planning Board after carefully considering the evidence and examining
certain exhibits, has made the following factual findings and statements of reasons:

1. The applicant is the contract-purchaser of the Subject Property. The Subject
Property is located in the AH (Affordable Housing) Zoning District and fronts on Haddonfield

Berlin Road (County Route 561).



o The applicant applied for preliminary and final major site plan approval to permit
the construction of an 81-unit multi-family affordable housing residential development which
includes one (1) non-income restricted site management unit, including parking, clubhouse,
recreation area, stormwater management facilities and various other appurtenant features
associated with multi family residential development, as well as the following submission
waivers:

(a) A submission waiver regarding the location of 57 DBH or greater trees within
clearing limits;

(b) A submission waiver regarding the road and paving cross-sections and profiles, to
be submitted later date as a condition of approval;

() A submission waiver regarding the provision of all applicable outside agency
approvals, including but not limited to approvals form the Camden County Planning Board,
NJDEP, and Camden County Soil Conservation District, to be submitted later date as a condition
of approval;

(d) A submission waiver regarding the provision of a TWA Permit Application, to be
submitted later date as a condition of approval; and

(e) A submission waiver regarding the submission checklist requirement of payment
of Township sewer connection fee, to be submitted later date as a condition of approval.

4. The following documents and exhibits were reviewed and considered by the
Board and are incorporated herein by reference:

(1) A Development Review Application filed June 24, 2019, prepared by the
applicant, consisting of two (2) pages;
(2) A Planning Board Submission Checklist, prepared by the applicant,

consisting of 12 pages;



3) A plan entitled, “Victory Common Preliminary & Final Site Plan,”
prepared by Stout & Caldwell Engineers, LLC, dated June 19, 2019, consisting of 13 pages;

(4) A report entitled, “Operations and Maintenance Manual for Stormwater
Management Facilities at Victory Commons,” prepared by Stout & Caldwell Engineers, LLC,
dated June 19, 2019, consisting of 21 pages plus appendices;

(5) A report entitled, “Environmental Impact Statement,” prepared by Stout &
Caldwell Engineers, LLC, dated June, 2019, consisting of 18 pages plus appendices;

(6) A report entitled, “Stormwater Management Report for Victory
Commons,” prepared by Stout & Caldwell Engineers, LLC, dated June 19, 2019, consisting of
Sections A through L;

(7 A report entitled, “Traffic Engineering Assessment Voorhees Housing
Associates,” prepared by Shropshire Associates, LLC, dated June 19, 2019, consisting of six (6)
pages plus appendices;

(8) Architectural drawings entitled, “Victory Commons,” prepared by Haley
Donovan Architecture; dated June 19, 2019, consisting of four (4) pages;

9 The Planning Board Engineer’s review letter, dated July 19, 2019,
consisting of 16 pages;

(10) The Township Sewer Engineer’s review letter, dated July 18, 2019,
consisting of six (6) pages;

(11)  The Voorhees Township Fire Department’s review email, dated July 22,
2019;

(12) The Voorhees Township Environmental Commission’s review letter,

dated July 24, 2019, consisting of one (1) page;



(13) A colorized rendering of the site plan, marked as Exhibit A-1 at the July
24, 2019 hearing;

(14) Building elevations, marked as Exhibit A-2 at the July 24, 2019 hearing;

(15)  First floorplan and second floor plan, marked as Exhibit A-3 at the July
24, 2019 hearing; and

(16) Layout plan for the clubhouse, marked as Exhibit A-4 at the July 24, 2019
hearing.

5, At the July 24, 2019 hearing, James W. Burns, Esquire, the applicant’s attorney,
summarized the application. Mr. Burns introduced exhibits A-1 through A-4, all of which are
more fully described above. Mr. Burns indicated that the applicant was seeking preliminary and
final major site plan approvals to construct 80 affordable units and one (1) non-income restricted
unit. Mr. Burns further indicated that the proposed development is a permitted use located in the
AH (Affordable Housing) zoning district and that the application complies with all AH bulk
standards. Mr. Burns confirmed on behalf of the applicant that, as a condition of approval, the
applicant would comply with all of the recommendations and requirements outlined in the
review letters issued by the Board Engineer, Township Sewer Engineer, Township Fire Marshall,
and the Township Environmental Commission.

6. Nicholas J. Cangelosi, Vice President of Michaels Development, testified on
behalf of the applicant in support of the application. Mr. Cangelosi testified that Michaels
Development is a full-service residential developer, headquartered in Camden, New Jersey, and
currently managing 55,000 residential units nationwide. Mr. Cangelosi indicated that the project
will be a true workforce housing development and not a project based Section 8 development,
with rents ranging from $700 to $1,200 per month. Concerning vouches, Mr. Cangelosi indicated

that potential residents with portable vouchers would have to be considered through the



application and interview process consisting of rigorous screening and background checks. Mr.
Cangelosi further indicated that the Voorhees Township Board of Education has communicated
to the applicant that new staff and infrastructure are not anticipated as a result of the proposed
development. Further to that point, Mr. Cangelosi indicated the school system expects to receive
an additional 30 to 50 students from the proposed development. All trash, recycling, snow
removal and road maintenance agreements shall be the property owner’s responsibility. Mr.
Cangelosi indicated that the proposed development will be a no smoking community with a
clubhouse and enclosed recreation area. With regard to the distribution of apartment types for the
81-unit development, Mr. Cangelosi testified that the applicant was proposing 16 one-bedroom
units, 44 two-bedroom units and 21 three-bedroom units based on New Jersey’s Uniform
Housing Affordability Controls Act. Further to that point, Mr. Cangelosi confirmed that the
application at hand will help facilitate the Township’s third round of affordable housing
compliance. He further indicated that security cameras will be installed throughout the entire
exterior of the development and the interior of the clubhouse. In response to questions from the
Board, Mr. Cangelosi indicated that the applicant, as a condition of approval, will conduct an
additional traffic study at its expense one year after full occupancy of the development and
provide a copy of said study to the Township. As a condition of approval, Mr. Cangelosi further
indicated that the applicant shall coordinate with the Board Engineer to implement additional
planting to address the buffering concerns raised by the neighboring property owners and
residents.

g4 Robert R. Stout, P.E., P.L.S., the applicant’s engineer, also testified in support of
the application. Mr. Stout was qualified as an expert in the field of engineering and testified
under oath. Mr. Stout indicated that no variances were being sought by the applicant as the

proposed development complied with all setback and stormwater management requirements. Mr.



Stout testified that the Subject Property is surrounded by a residential area in the rear, a
chiropractor’s office to the north west and a convenience store to the south east. Concerning
stormwater management, Mr. Stout indicated that a detention basin is proposed for the rear and
sized to serve the entire site. Mr. Stout further indicated that the basin complies with all NJDEP
and Township Ordinance requirements. Mr. Stout testified that all 81 units will be distributed
between nine (9) residential buildings, not including the freestanding clubhouse. In compliance
with the Township’s complete streets policy, Mr. Stout indicated that the applicant proposed a
bike path along Route 561 and that the entire Subject Property will be walkable through
interconnected sidewalks. With regard to the provision of water services, Mr. Stout testified that
the applicant proposes a looped water system that connects into the watermain on Route 561 at
both entrances of the proposed development. With regard to sanitary sewer, Mr. Stout indicated
that the applicant would rely on a gravity sewer on the Subject Property and an underground
pump system to direct sewer water towards Route 561. Mr. Stout indicated that the proposed
LED lighting would produce a zero foot candle reading at the neighboring residential properties.
To further address noise and light pollution, Mr. Stout indicated that the applicant proposes a 20-
foot buffer along the entire perimeter of the Subject Property. As a condition of approval, Mr.
Cangelosi indicated that the applicant will make a monetary contribution to the Voorhees
Township Open Space Fund at a rate of $200 per tree, up to and including the first 199 trees, and
$100 per tree after the initial 199 trees, for all trees that cannot be replanted on the Subject
Property.

8. Nathan Mosely, P.E., C.ML.E., the applicant’s traffic engineer also testified in
support of the application. Mr. Mosely was qualified as an expert in the field of traffic
engineering and testified under oath. Mr. Mosely testified that he conducted a traffic study

concerning the proposed development’s impact. Mr. Mosely indicated that the trip generation



study focused on peak hours in the morning, between 8:00 a.m. and 9:00 a.m., and peak hours in
the afternoon, between 4:30 p.m. an 5:30 p.m. Mr. Mosely further indicated that 40 trips are
currently generated during the morning peak hours and 40 trips during the afternoon peak hours.
Mr. Mosley testified that the same level of service is expected regardless of the proposed
development, with the aggregate increase in traffic expected to be 1.5% at the north gate drive
and 1.4% at the south gate drive. He indicated that this additional traffic will have a minimum
bearing on the intersections to the north and south of the Subject Property. Concerning onsite
parking and traffic circulation, Mr. Mosley indicated that his study also concluded that the
applicant’s proposal could adequately address the onsite parking and traffic circulation
requirements.

9. James Haley, the applicant’s architect also testified in support of the application.
Mr. Haley was qualified as an expert in the field of architecture. Referring to Exhibits A-1 and
A-2, Mr. Haley testified that the applicant intends to create a contextual community with
adequate buffering and a positive face on Route 561. Further to that point, Mr. Haley indicated
that the exterior design and two-story elevation was selected to provide a residential appearance
that complements the surrounding neighborhood. Referring to Exhibit A-3, Mr. Haley outlined
the first floor and second floor plans for the proposed apartment units. Referring to Exhibit A-4,
he outlined the layout plan for the proposed clubhouse. Mr. Haley indicated that all three (3)
unit types will be dispersed throughout the community.

WHEREAS, the application was opened to the public for comment during the July 24,
2019 hearing and nine (9) members of the public appeared at the time of the hearing in

connection with the application as follows:



L. Joy Staas testified that she is a resident at 8 Town Lane, Voorhees, New Jersey.
Ms. Staas expressed concerns with the adequacy of the traffic report and the proposed
development’s screening mechanisms,

2. Joe Fierro testified that he is a resident at 4 Bennet Way, Voorhees, New Jersey.
Mr. Fierro testified in support of the two-story design proposed by the applicant and expressed
concerns as to the soil testing and buffering in the rear of the Subject Property.

3. John Dusek testified that he is a resident at 8 Bennet Way, Voorhees, New Jersey.
Mr. Dusek expressed concerns regarding the inclusion of sidewalks on Route 561 and the
replacement of trees on the Subject Property.

4, Rich Wojden testified that he is a resident at 12 Northgate Drive, Voorhees, New
Jersey. Mr. Wojden expressed concerns as to the traffic impact of the proposed development and
the potential impact on school services.

5. Christine Mays testified that she is a resident at 7 Northgate Drive, Voorhees,
New Jersey. Ms. Mays testified that she has concerns as to the traffic impact and class size
impact of the proposed development.

g Frank Dutton testified that he is a resident at 4 Northgate Drive, Voorhees, New
Jersey. Mr. Dutton expressed concerns as to the dumping currently taking place on the Subject
Property, the capacity of the stormwater detention basin, and requested clarification on the
capacity of the sewage discharge system.

8. David Hargrave testified that he is a resident at 3 Bennet Way, Voorhees, New
Jersey. Mr. Hargrave expressed concerns as to the adequacy of the traffic study presented by the

applicant.



9. Michael J. Ward, Esquire, testified that he operates a law practice at 118 White
Horse Road, Voorhees, New Jersey. Mr. Ward express concerns as to the adequacy of buffering
proposed by the applicant and generally expressed support for the application.

WHEREAS, the Board Solicitor summarized the application for the Board and called for
a vote.

WHEREAS, in support of its determination, the Board found that the submission
waivers could be granted in light of the testimony presented by the applicant and the comments
outlined in the July 29, 2019 review letter issued by the Board Engineer.

WHEREAS, upon motion duly made and seconded to grant the application
forpreliminary and final major site plan approval to permit the construction of 80 affordable
housing unit garden-style apartments and one (1) site management unit with associa‘red- storm
facilities, sanitary facilities, parking, sidewalks, clubhouse, and recreation space, together with
certain submission waivers as outlined herein above, the Board voted eight (8) in favor thereof
(DiNatale, Ravitz, Nicini, Stroemel, Sytnik, Fanelli, Schallenhammer, and Rashatwar), and none
(0) against.

WHEREAS, this Resolution sets forth the Board’s findings of fact and its conclusions
based thereon.

NOW, THEREFORE, BE IT RESOLVED, by the Township of Voorhees Planning
Board, thatsaid application for preliminary and final major site plan approval to permit the
construction of 80 affordable housing unit garden-style apartments and one (1) site management
unit with associated storm facilities, sanitary facilities, parking, sidewalks, clubhouse, and
recreation space, together with certain submission waivers as outlined herein above, shall be and

is hereby granted specifically subject, however, to the testimony, representations and stipulations



of the applicant, its attorney and witnesses at the time of the hearing and further specifically
subject to the following conditions and stipulations:

L As a condition of approval, the applicant at its own expense shall conduct an
additional traffic study one year after full occupancy of the development and supply a copy of
said study to the Township.

2. As a condition of approval, the applicant shall coordinate with the Board Engineer
regarding planting to address buffering concerns raised by the neighboring property owners and
residents.

3. As a condition of approval, the applicant shall coordinate with the Board Engineer
to evaluate the number of existing trees on site with a DBH of 5” or greater. The evaluation shall
consist of performing counts in sample areas to approximate the number of such trees on site.
The size and quantity of the sample areas shall be as determined by the Board Engineer. The
applicant shall comply with section 154.006(E) of the Township Code with regard to
compensatory plantings. Should the applicant be unable to plant the requisite compensatory
plantings on site, it shall make a monetary contribution to the Voorhees Township Open Space
Fund for the balance of the compensatory plantings at a rate of $200 per tree, up to and including
the first 199 trees, and $100 per tree after the initial 199 trees.

4, As a condition of approval, the applicant shall submit a Phase 1 Environmental
Site Assessment and comply with any required remediations.

5. As a condition of approval, the applicant shall submit road and paving cross-
sections and profiles at such time as the applicant prepares county road improvement plans.

6. As a condition of approval, the applicant shall submit all approvals, including but
not limited to approvals from the Camden County Planning Board, NJDEP, and County Soil

Conservation District.
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7. As a condition of approval, the applicant shall provide a submission of TWA
Permit Application as set forth by NJDEP regulations.

8. As a condition of approval, the applicant shall tender payment of all Township
sewer connection fees.

9. The applicant shall abide by the terms of the “Developer’s Agreement by and
between the Township and Voorhees Housing Associates, LLC,” executed by Vorhees Housing
Associates, LLC on June 27, 2019 and the Township of Voorhees on July 1, 2019.

10.  The applicant shall comply with all comments in the Board Engineer report dated
July 19, 2019.

11.  The applicant shall comply with all comments in the Township Sewer Engineer’s
report dated July 18, 2019.

12.  The applicant shall comply with all of the comments of the Fire Department email
review dated July 22, 2019.

13. The applicant shall comply with all of the comments in the Voorhees Township
Environmental Commission’s report, dated July 24, 2019

14.  The applicant shall obtain all required outside agency approvals.

15.  The applicant shall comply with the Township of Voorhees' affordable housing
obligations and fees, if any, resulting from this approval.

16.  The applicant shall comply with the statutory non-residential development fee
obligations, if any, resulting from this approval.

17.  The applicant shall promptly pay any professional staff fees billed, in excess of
the required application escrows, or file a written protest with the Township Clerk within seven

(7) days of receipt of a final voucher from the Township.
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18.  These General Conditions of Approval and any additional conditions of approval,
if any, shall be binding upon the applicant, the owner, developer, and any successors and/or
assigns of them.

19.  The applicant has submitted certain plans and documents which were accepted by
the Planning Board as part of its application and further made certain representations and
provided testimony at the time of the public hearing, all of which have been relied upon by the
Planning Board in making its determination. Should there be any material deviation from said
documents, plans, representations or testimony or from any conditions contained herein, then the
Planning Board may, upon notice to the applicant and an opportunity to be heard, elect to rescind
its approval.

20.  Any improvement(s) to be constructed as a result of the Voorhees Township
Planning Board approving this application shall be constructed and operated in full compliance
with the Uniform Construction Code, Code of the Township of Voorhees, the Revised Statutes of
the State of New Jersey and any other applicable county and/or federal law.

21.  The applicant/owner is responsible for obtaining all zoning and/or building
permits and approvals necessary to construct the project/development approved herein.

22.  The applicant/owner is hereby advised that this application and plan have not
been reviewed for conformance with the Americans With Disabilities Act (ADA). It is the
responsibility of the applicant/owner to conform to said legislation.

23.  If the above application involves the granting of a final subdivision or site plan
approval, the Township Clerk, Chairperson and Secretary of the Voorhees Township Planning
Board shall not sign the final subdivision plan or final site plan nor shall any zoning permit issue

until the applicant has demonstrated that all conditions of the final approval have been satisfied.
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24, If a final approval has been granted, the applicant shall submit to the Voorhees
Township Planning Board Engineer for his review a minimum of 10 complete sets of plans
which shall incorporate all of the revisions that have been made conditions of this approval.

25.  Performance guarantees (complying with N.J.S.A. 40:55D-53) shall be posted
with the Township for the site and utility improvement installations. These guarantees shall be
effective for both the time duration required for their installation, and upon completion to check
for compliance with the approved plan prior to a certificate of compliance and certificate of
occupancy being issued. (The applicant’s engineer shall provide a cost estimate of the proposed
site improvements, excluding building costs.)

26. Inspection fees shall be posted with the Township for site and utility improvement
inspections which are to be performed by the municipal engineer to check for compliance with
the approved plan prior to a certificate of compliance and certificate of occupancy being issued.
The applicant shall post the required inspection fee deposit with the application for a building
permit.

27. It is the ultimate responsibility of the applicant/owner to construct the necessary
improvements in accordance with the Township standards and to offer said improvements to the
Township in proper condition and as approved. All damaged and/or defective improvements
shall be properly repaired and/or replaced. In furtherance of this obligation, the applicant/owner
shall enter in to a Developer's Agreement with the Township of Voorhees which document shall
be in a form prepared by and/or approved by the Board Solicitor.

28. All improvements are subject to inspection by the Township. No site clearing or
construction is to begin without proper notification to the Township Engineer.

29.  No deed restrictions may exist in regard to this property/development, except

those reviewed and included in the Board’s approval.
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30. A permit shall be obtained from the zoning officer after final approval and/or
prior to any site clearing and/or construction.

31. The applicant/owner shall continue to properly maintain all improvements of the
development including but not limited to streets, storm sewer, drainage swales, etc. and shall
sweep the streets, clean the storm sewers, etc. on a monthly basis, or as may be necessary. This
shall continue until the improvements are accepted by the Township.

32. The applicant/owner shall clean all storm sewer facilities and other such
improvements as necessary prior to their acceptance, with final as-built certifications and plans
being provided by the applicant’s licensed professional engineer which indicate compliance with
the approved plan, including the stormwater drainage system. All improvements shall be offered
in proper and good condition. All damaged improvements shall be repaired and/or replaced to
the satisfaction of the Township.

33. The public road right-of-ways within the development shall not be used as storage
areas or “staging™ areas for the construction of either buildings or site improvements.

34.  The final pavement surfacing of roadways shall not be installed on roadways used
for construction traffic. The final pavement surfacing of roadways shall not be installed on any
roadway until all repairs have been made to the various improvements within the roadway/right-
of-way area and it is determined that further damage to such roadway improvements due to
construction or construction traffic is not anticipated. The Township may, at its discretion,
determine when final roadway surfacing may occur.

35.  The applicant/owner shall provide the Township Zoning Officer and Township
Engineer 48 hours advance notice prior to any construction, including site clearing, being done.
The notification shall include the following information:

(a) Project Application Number

14



(b) Project Name

(c) Project Location (Street, Block, Lot)

(d) Applicant’s Name, Address and Telephone Number

(e) Applicant’s Contact Person, Address, Telephone Number
() Expected Start Date.

36.  The applicant/owner shall schedule a pre-construction meeting through the
Township Engineering office (428-5914) prior to the commencement of any work. Any work
within Township streets require a road opening permit from the Township Clerk’s office and a
permit from the Voorhees Township Police Department.

37. Landscaping shall be maintained on a continuing basis as a condition of approval
and the certificate of occupancy.

38.  The inspection and testing by the Township of the work done by the applicant is
solely for the benefit of the Township to determine the general quality of materials and
workmanship. While the applicant may avail itself of the Township’s testing/inspection data,
any decisions made by the applicant as a result of the Township’s test/inspection information
shall be made at the applicant’s own risk. The applicant has the right to conduct similar tests and
inspections at its own expense to satisfy its need for information and data pertaining to materials
and workmanship.

35. During construction of the development’s roadway, manhole castings, valve
boxes, inlet castings (except curb piece type), etc. shall be set flush with the roadway surface to
avoid potential damage to vehicles and other public works equipment, such as snow plows. Prior
to the construction of the final roadway surface, the castings shall be adjusted and set to final

grade.
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40.  The applicant/owner is to be advised that the development of this property is to
proceed in accordance with the approved plans and it is its responsibility to do so and obtain all
necessary permits, inspections and other approvals which may be necessary to ultimately obtain
a certificate of occupancy, and/or acceptance of the improvements.

41.  The applicant/owner is responsible for obtaining all the permits and approvals
necessary to construct the project/development and the variance improvements. (Copies of all
permits and approvals shall be filed with the Board.)

42. A two-year maintenance guaranty (complying with N.J.S.A. 40:55D-53) in the
amount of 15% of the cost of improvements shall be provided to the Township upon acceptance
of any improvements by the Township.

43.  All street name signs, stop signs, miscellaneous traffic signs, etc. are to be
installed by the applicant/owner upon a construction of a street’s hard surface base course and/or
upon the direction of the Township.

44.  The applicant/owner shall construct the required improvements within the time
period testified to at the time of the hearing or the Township may elect to construct the

improvements at the expense of the applicant/owner.

45.  All municipal utility easements shall be expressly dedicated to the Township of
Voorhees.
46.  As appropriate, the applicant/owner shall prepare the necessary deeds or

agreements conveying such real estate, right-of-ways, easements, improvements, etc. to the
Township for acceptance by Township Committee. Upon final approval and prior to the
issuance of a zoning permit, such conveyances shall be done by Deed and recorded in the county
clerk’s office, after having been reviewed and approved by the Township Engineer and Board

Solicitor.
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47.  The stormwater management facilities shall be constructed immediately upon the
initial development of the property and completed to the extent necessary to properly manage the

stormwater run-off in accordance with the parameters of the design and within the intent of the

approval of the Board.

48.  The fulfillment of all conditions precedent shall be reported, in writing, by the
applicant to the secretary of the reviewing board granting such conditional approval, and the
secretary may cause such reports to be verified in an appropriate manner.

49.  Only upon fulfillment of all conditions precedent shall any site plan be signed

and/or any required building or zoning permit be issued.

[THIS SPACE INTENTIONALLY LEFT BLANK]

17



BE IT FURTHER RESOLVED that certified copies of this Resolution shall be
forwarded to the applicant, Township Clerk, Township Construction Official, Township Tax

Assessor and Township Zoning Administrative Officer.

RECORD OF VOTE

BOARD AYE NAY Abstain | Absent | Motion Second
Made By

Thomas Fanelli, Chairman
Mayor Michael Mignogna
Andrew Schallenhammer,
Mayor’s Designee

Kelly Jo Stroemel, Vice
Chairman

Jason Ravitz, Committeeman
Mario DiNatale

Vaughn Vandegrift

Anthony Nicini

Stella Sytnik

Subash Rashatwar

David Kleiman X )
Andrew Brzozowksi x

XX | ™
<

b

X <P

>
DX

I, Wendy Flite, Secretary of the Planning Board of the Township of Voorhees, County of
Camden and State of New Jersey, do hereby certify that the foregoing is a true and correct copy
of a Resolution adopted by the said Board at a meeting held at the Municipal Building, 2400
Voorhees Town Center, Voorhees, New Jersey, on the o day,of August, 2019.

THOMAS FANELLI, Chairman
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Developer’s Agreement
by and between

The Township of Voorhees

And

Centennial Housing Associates, LLC



DEVELOPER’S AGREEMENT BY AND BETWEEN THE TOWNSHIP OF
VOORHEES AND CENTENNIAL HOUSING ASSOCIATES LLC AS
DEVELOPER

THIS AGREEMENT (“Agreement”) made this day of ,

2025 by and between
The Township of Voorhees, a municipal corporation of the State of New Jersey, County of
Camden, having an address of 2400 Voorhees Town Center, Voorhees, New Jersey 08043
(hereinafter the “Township™};
And
Centennial Housing Associates, LLC , having an address at P.O. Box 90708, Camden, NJ 08101
(hereinafter the “Developer”).
Collectively, the Township and the Developer shall be referred to as the “Parties.”

WHEREAS, pursuant to the Municipal Land Use Law N.J.S.A. 40:55D — et seq. (the
“MLUL”), the Township’s Planning Board is obligated to prepare and adopt a Master Plan which
includes a “Housing Element” in furtherance of the MLUL, the New Jersey Fair Housing Act

(N.J.S.A. 52:27D-301 et seq.), the New Jersey Constitution, and the mandates of the Supreme

Court’s decisions in Southern Burlington County N.A.A.C.P. v. Township of Mount Laurel, 67

N.J. 151, appeal dismissed and cert. denied, 423 U.S. 808, 96 S.Ct. 18, 46 L.Ed.2d 28 (1975)

(herein referred to as Mount Laurel I) and Southern Burlington County N.A.A.C.P. v. Township

of Mount Laurel, 92 N.J. 158 (1983) (herein referred to as Mount Laurel 11); and

WHEREAS, pursuant to Mount Laurel I, Mount Laurel II, the New Jersey Fair Housing

Act, N.J.S.A, 52:27D-301, et seq. (the “FHA”) and the New Jersey Constitution, the Township is
obligated by law to create a realistic opportunity for the provision of affordable housing

(hereinafter, the requirements of the New Jersey Constitution, as set forth by the Supreme Court’s



in Mount Laurel [ and its progeny and as set forth in the FHA, regulations adopted to implement

same and related laws shall collectively be referred to as the “Mount Laurel Obligation™); and
WHEREAS, to regulate the Mount Laurel doctrine, the Council on Affordable Housing
(“COAH”) adopted first round regulations in 1986, second round regulations in 1993 and a first
iteration of third round regulations in 2004; and
WHEREAS, in 2007 the Appellate Division invalidated the first iteration of COAH’s

round three regulations in In re Adoption of N.JLA.C. 5:94 and 5:95 By New Jersey Council On

Affordable Housing, 390 N.J.Super. 1 (App. Div.), certif. denied, 192 N.J. 72 (2007); and

WHEREAS, in response to this decision, COAH promulgated the second iteration of
round three regulations in September and October of 2008, which required municipalities to file a
round three affordable housing plan for review and approval by December 31, 2008. See N.J.A.C.
5:97-1.1 et seq.; and

WHEREAS, pursuant to the Mount Laurel 1V decision of the New Jersey Supreme Court
of March 2015, the Township of Voorhees filed a declaratory judgment action in the Superior
Court of New Jersey, Camden County, Law Division, namely In the Matter of the Township of
Voorhees, Camden County, bearing Docket No. L-2533-15 (“Litigation™); and

WHEREAS, the Township and Fair Share Housing Center (“FSHC”) have tentatively
negotiated a settlement whereby the Township will have an affordable housing obligation
consisting of a rehabilitation obligation of nine (9) units, a prior round affordable housing
obligation of 456 units and a third-round obligation, including the Gap Period of 520 units and

WHEREAS, Developer plans to develop a maximum of one hundred and twenty (120)
units of affordable family housing of which 119 will be deed restricted affordable and 1 home will

be for the community manager on real property owned by the 600 Centennial Dev LLC(*“*Owner”)



at 600 Centennial Boulevard (Block 213.01, Lot 95 & 96, Township of Voorhees, County of
Camden and State of New Jersey) containing approximately 6.5 acres (““Site”); and

WHEREAS, the Township has authorized Centennial Housing Associates, LLC to be the
Developer of the Project (as hereinafter defined); and

WHEREAS, the Developer has represented to the Township that it will ensure that each
of the affordable units in the Project will be affordable to the region’s very low, low and moderate
income households and will be creditworthy units and will remain creditworthy units to enable the
Township to use such units towards satisfaction of its Mount Laurel affordable housing
obligations; and

WHEREAS, based upon these assurances and the obligations created hereby, the
Township has determined that the Project will assist the Township in satisfying its affordable
housing obligations; and

WHEREAS, the Township and the Developer have agreed to enter into this
comprehensive Development Agreement, setting forth the terms, conditions, responsibilities and
obligations of the Parties; and

WHEREAS, the Developer agrees to implement the Project in accordance with the
relevant terms and conditions of this Agreement; and

NOW, THEREFORE, in consideration of the promises, the mutual obligations contained
herein, and other good and valuable consideration, the receipt and sufficiency of which are hereby

acknowledged by each of the Parties, the Parties hereto agree as follows:

ARTICLE [ - PURPOSE

1.1 The purpose of this Agreement is to create a realistic opportunity for the creation

of a maximum of one hundred and twenty (120) affordable family units (119 deed restricted



affordable and 1 manager’s unit), affordable to low and moderate income households at the Site
as more particularly set forth in Section 3.1 herein. The purpose of this Agreement is also to
ensure that said units described in Section 1.1 are creditworthy and can be counted towards the

Township’s third round affordable housing obligation set forth above.

ARTICLE I1- BASIC TERMS

2.1 The “Site”: 600 Centennial Dev LLC is the fee simple owner of the Site. The
Site consists of approximately 6.5 acres. An Affordable Housing Zoning Overlay Ordinance will

be adopted to permit the affordable housing development on the Site.

2.2 The “Project”: The Project will consist of one or more phases for a maximum of

120 family rental units affordable to very low, low and moderate income households.

ARTICLE I11 - DEVELOPER’S OBLIGATIONS

3.1 Obligation To Develop Site In Accordance With Various Requirements: The
Developer will develop a maximum of a 120-unit family unit in one or more phase on the Site.
The Project will consist of 120 one hundred percent (100%) affordable family rental which
includes one unit which shall be for an onsite manager which will not be an affordable unit.
Therefore, the Township will receive credit for 119 affordable homes. The Developer agrees, at
its sole cost and expense, to develop the Site in accordance with (a) the Concept Plan attached
hereto as Exhibit A; (b) the requirements of the Affordable Housing Overlay Ordinance attached
as Exhibit B; (c) any developmental approvals by the Voorhees Township Planning Board; (d) any
other applicable governmental approvals, (¢) the requirements of all applicable building codes,
rules, and regulations of all municipal, county, state and federal agencies having jurisdiction over

the Project and (f) the terms and conditions of this Agreement.



3.2 Obligation To Ensure That The Site Is Suitable For The Project: The
Developer will ensure that the Site is suitable for the Project in accordance with the 2025 Amended
Agreement between FSHC and the Township of Voorhees, all applicable affordable housing
regulations N.J.A.C. 5:93 and 5:97, the Uniform Housing Affordability Controls (“UHAC”),

NIDEP regulations, and any and all other applicable rules or regulations.

33 Obligation To Develop In Accordance With Local And State Planning
Approval: Developer shall be obligated to obtain all necessary governmental approvals, including
Planning Board approvals, which shall be acquired before commencement of construction on the
Project. The Developer shall submit applications for all necessary preliminary and final site plan
approvals to the Planning Board in accordance with Municipal Ordinances, the MLUL, and the
Overlay Zone, which is attached hereto as Exhibit B. Developer agrees that all approvals shall be

subject to full satisfaction of the terms and requirements of this Agreement.

3.4  Obligation To Provide Creditworthy Units And Maintain The
Creditworthiness Of The Units: The Developer shall ensure that the Project results in the
construction of one hundred twenty (120) creditworthy units, to be used by the Township in
addressing its current and/or future Mount Laurel affordable housing obligations. Developer shall
ensure that all units constructed on the Site shall comply and comport with all applicable
regulations, including but not limited to (a) N.J.A.C. 5:93 and N.J.A.C. 5:97 or any standards that
the court may require be applied, (b) the Uniform Housing Affordability Controls (“UHAC”)
(N.LLA.C. 5:80-26.1 et seq.) regulations, (c) the 2025 Amended Agreement between FSHC and the
Township of Voorhees, and (d) any such other regulations as may apply. The Parties acknowledge

that these regulations address, among other things, bedroom distribution requirements, very



low/low/moderate income split requirements, pricing requirements, marketing requirements,

screening requirements, re-rental requirements and deed restriction requirements.

3.5  Obligation To Bear All Expenses Associated With Creating and Maintaining
Creditworthy Units. The Township shall have no financial obligations under this provision to
assure the creditworthiness of the units, and all associated expenses shall be solely borne by the

Developer, its successors, or assigns.

3.6 Obligation To Cooperate With The Township In Its Efforts To Monitor The
Units: The Parties acknowledge that the Township may have the obligation from time to time to
generate information necessary to demonstrate the creditworthiness of the units. Developer will

cooperate with the Township on all monitoring and reporting requirements.

3.7  Obligation to Properly Deed Restrict The Units: The Project deed restriction will
be governed by N.J.A.C. 5:80-26. for a minimum of thirty (‘“30”) years as affordable housing so
that all the units therein will qualify for affordable housing credits towards the Township’s
affordable housing obligations. A separate New Jersey and Housing Mortgage Finance Agency
deed restriction implementing the aforesaid shall be recorded against the Project prior to the
issuance of a Certificate of Occupancy for the first unit. The Developer will cause its in-house
compliance staff and counsel to work with the Township’s special Mount Laurel counsel, to ensure
that the deed restriction satisfies all applicable COAH and UHAC regulation requirements or such
other requirements as a court may impose. Developer shall cause the deed restriction, along with
this Agreement, to be recorded with Camden County. The Developer shall be responsible for all
costs associated with retaining an Administrative Agent in conjunction with this Project and for

ensuring that the deed restrictions are properly maintained to ensure the creditworthiness of the



units. The Administrative Agent shall be responsible for providing the Township with all

information that it or other governmental entities may require.

3.8  Obligation to Provide Infrastructure and Other Improvements: Developer will
design and construct all infrastructure and other improvements necessitated by the Project in a
workmanlike manner and in accordance with all applicable laws and regulations, as well as the
requirements of the Overlay Zone attached hereto as Exhibit B. Developer acknowledges that
such infrastructure improvements may include, but are not limited to, road improvements,
walkways, storm water facilities, sidewalks, electric power transmission lines, sewer transmission
conduits or pipes, water lines or pipes, storm sewers, telephone transmission lines,
television/internet cable lines and other utilities. The Developer agrees that it is solely responsible
to undertake the appropriate measure to negotiate with, acquire, relocate or otherwise address the
existence of these utilities and infrastructure or other improvements and easements therefore, in

order to complete the Project as provided by this Agreement.

3.9  Obligation to Enter PILOT Agreement At Specific Rate: Developer’s
obligations contained in this Agreement are expressly conditioned upon the execution of a
mutually acceptable Agreement for Payment in Lieu of Taxes substantially in the form attached
hereto as Exhibit C (hereinafter “PILOT"), providing for 6.28% of the Project’s revenue as a
payment in lieu of taxes pursuant to the authority contained in Section 37 of the New Jersey
Housing and Mortgage Finance Agency Law of 1983 (N.J.S.A. 55:14K-1 et seq.)(the “HMFA
Law™) with the approval of the New Jersey Housing and Mortgage Finance Agency, as required
by N.L.S.A. 55:14K-37 or other New Jersey law that authorizes the PILOT agreement with respect

to the Project.



3.10 Obligation To Obtain A Certificate of Completion: The Developer shall be
responsible to obtain, from the Township, a Certificate of Completion as set forth infra in Section

4.5.

3.11 Obligation To Lease Units In Manner That Maintains Their Creditworthiness:
The Developer, including its successors and assigns, shall have the continuing responsibility to
lease the units in accordance with applicable Federal, State, and local laws for a minimum of thirty
(30) years and maintain the Mount Laurel creditworthiness of the units pursuant to N.J.A.C. 5:80-
26.11 including but not limited to at least 8 very low-income units . In the event of any breach of

this continuing responsibility, the Township shall have all remedies available in equity and law.

3.12 Materials: Developer represents to the Township that materials and equipment
utilized in the construction of the Project shall be of good quality and of the quality for housing of
a similar nature unless otherwise permitted or required by the housing plans or housing
specifications, and shall comply with all applicable federal, state and local laws. Work not

conforming to these requirements of the Code may be considered defective by the Township

3.13 Acquisition and Financing Contingency. Notwithstanding anything to the
contrary in this Agreement, this Agreement is contingent upon (a) Developer obtaining financing
for Developer’s acquisition and construction of the Project (the “Financing™} and (b) Developer’s

acquisition of title to the Site

3.14 Insurance;

(a) Liability Insurance. Developer shall purchase and maintain such insurance

as will protect it from claims set forth below which may arise out of or result from the construction



of the Project, whether arising from actions of itself or by any subcontractor or by anyone directly

or indirectly employed or engaged by of them or by anyone for whose acts of them may be liable.

(1) claims under workers’ or workmen’s compensation, disability

benefit, and other similar employee benefit acts;

(i)  claims for damages due to bodily injury, occupational sickness or

disease, or death of its employees;

(i)  claims for damages due to bodily injury, sickness or disease, or

death of any person other than is employees;

(iv)  claims for damages, insured by usual personal injury liability
coverage, which are sustained: (1) by any person as a result of an offence directly or indirectly

related to the employment of such person by Developer, and (2) by any other person;

(v)  claims for damages, other than to the construction of the Project,

because of injury to or destruction of property, including loss of use therefrom; and

(vi)  claims for damages because of bodily injury or death of any person

or property damage arising out of the ownership, maintenance, or use of any motor vehicle.

The liability insurance set forth above shall be written for not less than $1,000,000 per
person and $2,000,000 per occurrence, or in such greater amounts as may be required by law. A
certificate of insurance for this coverage naming the Township as an additional insured shall be
filed with the Township prior to the commencement of any work on the Project. The certificate

of insurance shall contain a provision that coverages afforded under the policy or policies will not



be cancelled until at least thirty (30) days prior written notice has been given to the Township.

(b) Property Insurance. Developer shall purchase and at all times maintain

property insurance for the Project to the full insurable value thereof. Such insurance shall insure
against the perils of fire and extended coverage and shall include “all risk” insurance for physical
loss or damage including without duplication of coverage, theft, vandalism, and malicious
mischief. Developer shall file a copy of all policies with the Township prior to commencement of

construction of the Project.

(c) Insurance for Environmental Hazards. Developer shall purchase and at all

times maintain insurance for environmental hazards in amounts and terms agreeable between the

parties.

(d) Builder’s Risk Insurance. During the entire period of construction (deemed

to be from the first commencement of any site work up to and through the issuance of the
Certificate of Occupancy) Developer shall purchase and at all times maintain effect adequate
builder’s risk insurance policies for the Project, to the full insurable value thereof. Such builder’s
risk policies shall provide the broadest coverage permitted in the State of New Jersey. Developer
shall file a true copy of the builder’s risk policy or a certificate of insurance thereof with the

Township prior to commencement of construction of the Project.

ARTICLE 1V - OBLIGATIONS OF THE TOWNSHIP

4.1 Obligation Of Township To Appeint Centennial Housing Associates LLC As
The Developer Of The Site: Centennial Housing Associates LLC LLC is hereby designated as

Developer of the Site and shall have the exclusive right to develop and implement the Project in

10



accordance with the terms and conditions of this Agreement. Developer may not assign or transfer

these rights or responsibilities without the prior written authorization of the Township.

4.2  Obligation to Provide A PILOT: Subject to appropriate notice to the public and
the public’s opportunity to be heard, and consistent with Section 3.9 of this Agreement, the
Township shall execute an Agreement for Payment in Lieu of Taxes substantially in the form

attached hereto as Exhibit C.

43  Local Fee Waivers: The Township shall reasonably consider a request to be made
by the Developer to contribute the Township-controlled Inspection Fee, Building Permit Fees and
Recreation Fee (if applicable) in furtherance of achieving a tax credit allocation for the Project.
Specifically, the contribution of said fees is limited to the cost of Township’s “in-house personnel”
and municipal permit fees. Any fees or costs associated with inspections, reviews undertaken or
permits by outside professionals, consultants, or contractors to the Township will be paid by the
Developer. The Parties will cooperate to determine the value of such contributions set forth in this

Section.

4.4  Obligation To Assist Developer In Pursuing Tax Credits. The Township shall
adopt resolutions (including but not limited to a Resolution of Need) and take other appropriate
actions to provide the support required to facilitate Developer’s efforts to secure the funding from
non-municipal sources necessary to assist the economic feasibility of the Project. The Parties
acknowledge that to be competitive, the Developer will need to demonstrate that it has established
site control, secured preliminary site plan approval and entered into a PILOT consistent with this
Agreement. The Township shall consider a request by Developer for the Township to provide

financing to the Project if deemed warranted.



4.5  Obligation To Provide A Certificate Of Completion Upon Satisfaction Of
Responsibilities. The Township shall issue a certificate (“Certificate of Completion”) in
recordable form to Developer upon (i) the completion of the construction of the Project and
satisfaction of its responsibilities under this Agreement, (ii) the obtaining of a Certificate of
Occupancy, temporary or permanent, and proof that all labor, services, materials and supplies used
in connection thereto have been paid for (or, if disputed, bonded for), and (iii} the issuance of an
appropriate certification from an architect in a form deemed acceptable to the appropriate

Township professional that the Project has been completed.

4.6  Planning Board Contingency: This Agreement is contingent upon Developer
securing Planning Board approvals for the construction of one hundred and twenty (120)

affordable family units.

4.7  Obligation to Provide Evidence of inclusion of the Project in the Court
Approved Fair Share Housing Plan. The Township shall provide such documentation as
reasonably requested by the Developer to demonstrate in its funding applications that the Project
has or will be included in the Township’s Fair Share Housing Plan as endorsed by a court of
competent jurisdiction. In the event the Project is not part of the Township’s court approved Fair
Share Housing Plan, either party shall have the unconditional right to terminate this Agreement,
and the Parties shall have no further lability towards each other and any Resolutions or

Agreements in furtherance of this Developer’s Agreement shall be deemed null and void

4.8 Obligation to Cooperate with the Developer to close on the construction and
permanent financing. The Township shall provide such documentation as reasonably

requested by the Developer in order to effectuate the financial closings necessary to construct
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the Project and upon completion to put in place the permanent financing. This documentation
shall include but not be limited to providing estoppel certificates evidencing that the Developer
is in good standing with respect to its performance in accordance with the terms of this

Agreement.

4.9 Tax Credits. The Parties acknowledge that the Township does not guarantee or
make any assurance, representation or warranty concerning the availability of low-income
housing federal tax credits and New Jersey Economic Development Authority state tax credits
under the Aspire Program being allocated to this Project or Developer’s ability to obtain the
same. The Township will cooperate with Developer in securing any such tax credits or other
non-Township sources of funding that may be available to Developer for the Project, at no cost
to the Township, and without the Township lending its credit or otherwise incurring any

obligation with respect to the tax credits or other funding.

ARTICLE V-_COURT APPROVAL OF AGREEMENT

5.1 Court Approval of the Agreement: To the extent required, within 180 days of the
execution of this Agreement by all Parties, and as may be extended by the Township, the Parties
shall seek Court approval of same via an Order entered into by the Court after a properly noticed

Fairness Hearing.

ARTICLE VI - AFFORDABLE HOUSING CREDITS

6.1  Application Of Affordable Housing Credits: The Parties agree that the

Township, subject to approval by the Court, shall be permitted to count the affordable housing



units contemplated by this Agreement towards its Fourth Round and Prior Round Affordable

Housing obligations.

The Township shall not be able under any circumstances to seek affordable housing credits from
these units unless and until there is a firm and irrevocable commitment for all necessary sources
of financing for the Project from public and private sources. The Township can demonstrate this
firm and irrevocable commitment through Developer’s demonstration that it has secured all
requisite funding. Developer agrees to supply the Township all documents that may be reasonably

necessary to show that it has secured the requisite funding.

6.2  Rental Bonuses: The Parties shall cooperate to the extent required to secure any

rental bonus credits that the Court may deem allocable to the Project.

ARTICLE VII- COOPERATION AND COMPLIANCE

7.1 Implementation of Agreement: The Parties agree to cooperate with each other
and to provide all necessary and reasonable documentation, certificates, consents in order to satisfy
the terms and conditions hereof and the terms and conditions of this Agreement. The Township’s
obligation to cooperate shall be further conditioned upon the Developer paying and maintaining

current real estate taxes and ultimately the PILOT.

7.2 Enforcement of Agreement: The Parties hereto agree to cooperate with each
other, furnish all necessary and reasonable documentation and take all necessary actions to assure

compliance with the terms of this Agreement

ARTICLE VIII - REPRESENTATIONS AND

WARRANTIES OF THE DEVELOPER
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The Developer makes the following warranties and representations, knowing,
acknowledging and intending that the Township is relying upon such representations and
warranties in executing this agreement, as follows:

8.1  Authority: Developer hereby represents that it has the power and authorization
to enter into this Agreement, consummate the transactions contemplated hereby, and perform

their respective obligations hereunder.

8.2  Intentionally omitted.

8.3 Purpose of Project. Developer warrants and represents that it will construct
exclusively 120 qualified units of low- and moderate-income housing in order to satisfy

120 units of the Township’s fourth round affordable housing obligations.

8.4 Binding. The Developer covenants that this Agreement constitutes the legal,

valid and binding obligation of it, enforceable in accordance with the terms hereof.

8.5  Financial Condition. Developer represents that it and each of its affiliates and
affiliated corporations is not now, nor in the past, has been declared or adjudicated as bankrupt
or is currently insolvent, and it has the financial ability and wherewithal to proceed with the

approval process and with the Project as herein described.

8.6  Disclosurc. As of the execution of this Agreement there is no fact known to
Developer which materially affects or is anticipated to materially affect Developer’s ability to

construct and complete the Project.
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8.7  Use of Construction/Permanent Financing Funds. Developer warrants and
covenants that all proceeds issued by the construction or permanent financing lender shall be

used exclusively for or in connection with the Project.

ARTICLE IX — NOTICES

9.1 Notices: Any notice or transmittal of any document required, permitted or
appropriate hereunder and/or any transmittal between the Parties relating to the Property (herein
"Notice[s]") shall be written and shall be served upon the respective Parties by facsimile or by
certified mail, return receipt requested, or recognized overnight or personal carrier such as, for
example, Federal Express, with certified proof of receipt, and, where feasible (for example, any
transmittal of less than fifty (50) pages), and in addition thereto, email delivery shall be provided.
All Notices shall be deemed received upon the date of delivery set forth in such certified proof,
and all times for performance based upon notice shall be from the date set forth therein. Delivery
shall be effected as follows, subject to change as to the person(s) to be notified and/or their
respective addresses upon ten (10) days’ notice as provided herein:

TO DEVELOPER: Centennial Housing Associates, LLC
P.O. Box 90708
Camden, NJ 08101
Attention: Nicholas J. Cangelosi, Vice President
E-Mail: ncangelosi@tmo.com

WITH COPIES TO: Arthur M. Brown, Esquire
Levine, Staller, Sklar, Chan & Brown, P.A.
3030 Atlantic Avenue
Atlantic City, NJ 08401
E-Mail: abrown@levinestaller.com

TO THE TOWNSHIP OF VOORHEES:
2400 Voorhees Town Center
Voorhees, New Jersey 08043
Attn:  Dee Ober, Township Clerk
E-Mail; cletk@voorheesnj.com

16



WITH COPIES TO: Wade, Long, Wood & Long, LLC
1250 Chews Landing Road
Laurel Springs, NJ 08021
Attn:  Christopher Long Jr. Esquire
E-Mail: clong@wlwklaw.net

-and-

John Palm Law Office LLC

200 Haddonfield-Berlin Rd Suite 101
Gibbsboro, New Jersey 08026

Attn: John Palm

E-Mail: jpalm@johnpalmlaw.com

Notices may be given by a party’s attorney to the other party. In the event any of the individuals
identified above has a successor, the individual identified shall name the successor and notify all
others identified of their successor.

ARTICLE X - MISCELLANEQOUS

10.1 Severability: Unless otherwise specified, it is intended that the provisions of this
Agreement are to be severable. The validity of any article, section, clause or provision of this
Agreement shall not affect the validity of the remaining articles, sections, clauses or provisions
hereof. If any section of this Agreement shall be adjudged by a court to be invalid, illegal, or

unenforceable in any respect, such determination shall not affect the remaining sections.

10.2 Successors Bound: The provisions of this Agreement shall run with the land,
and the obligations and benefits hereunder shall be binding upon and inure to the benefit of the
Parties, their successors and assigns, including any person, corporation, partnership or other legal
entity which at any particular time may have a fee title interest in the Property which is the subject

of this Agreement.

10.3 Governing Law: This Agreement shall be governed by and construed by the

laws of the State of New Jersey.
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10.4 No Modification: This Agreement may not be modified, amended or altered in

any way except by a writing signed by each of the Parties.

10.5 Recording: It is intended that this Agreement will be recorded in the Clerk’s
Office of Camden County by the Developer. Recordation of this Agreement shall not occur until

the closing of the Title between the Developer and the Owner of the Site.

10.6 Counterparts: This Agreement may be executed in any number of counterparts,
each of which shall be an original and all of which together shall constitute but one and the same

Agreement.

10.7 Voluntary Agreement: The Parties acknowledge that each has entered into this
Agreement on its own volition without coercion or duress after consulting with its counsel, that
each party is the proper person and possess the authority to sign the Agreement, that this
Agreement contains the entire understanding of the Parties and that there are no representations,

warranties, covenants or undertakings other than those expressly set forth herein.

10.8 Interpretation: In the event of any subsequent dispute or ambiguity involving
the interpretation of this Agreement, inasmuch as Developer and its attorneys have had substantial
input into the terms and conditions contained herein, this Agreement shall not be interpreted
against the Township or its attorneys as a result of the Agreement being primarily drafted by the

Township.

10.9 Assignment: None of the Parties may assign this Agreement without the

written consent or the other Parties. Furthermore, the Developer may, upon advance notice to the



Township, but without consent of Township, assign this Agreement to other existing or to be

created entities that are owned or controlled by the Developer.

10.10  Commissions. Each party represents and warrants to the other that it has done
nothing which would entitle any person to a brokerage commission, finder’s fee, or other
compensation by reason of negotiation or execution of this Agreement or the grant of any interest
in property herein described; and each party hereby agrees to indemnify and hold the other
harmless against and from claims for such commission, fee, or compensation based upon the action

by such party.

10.11  Attorney’s Fees. Except as otherwise provided herein, the Township and
Developer acknowledge and agree that in the event of any dispute between the Parties with respect
to the subject matter of this Agreement, each party in any such action shall be responsible for its

own costs and expenses as well as its attorney’s fees.

10.12  Captions. Marginal captions and titles to this Agreement are for convenience
and reference only and are in no way to be construed as defining, limiting, or modifying the scope

or intent of the various provisions of this Agreement.

10.13  Validity. If any provision of this Agreement shall be held to be invalid, void,
or unenforceable, the Parties shall, within thirty (30) days of such determination, agree to
reconstruct this Agreement so as to carry out the intent of this Agreement and to keep each of the
Parties in the same relative position. In the event the Parties are unable to so agree, the remaining
provisions hereof shall in no way be affected or impaired, and such remaining provisions shall

remain in full force and effect.
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10.14  Except as specifically stated in this Agreement to the contrary, the terms of this
Agreement shall merge into the Declaration upon the recording thereof, but only to the extent the
Declaration include the term hereof, and all terms and conditions hereof which are not included in

the Declaration shall survive the recording thereof.

10.15  No Partnership. Nothing in this Agreement shall crate a partnership or joint
venture between the Parties and, expect as herein expressly provided to the contrary the Parties
expressly disclaim and waive any right to share in each other’s profits or losses and any right to

act by or on behalf of each other.

10.16  Waiver.  Unless otherwise expressly specified herein, failure to enforce any
of the provisions of this Agreement by any of the Parties shall not be construed as a waiver of these

provisions.

10.17  Recording. This Agreement shall not be lodged for recording in any public
recording office in the State of New Jersey, provided, however, that a short form memorandum
hereof, duly executed and acknowledged by the Parties hereto, may be recorded by either party at
the expense of such party. After the Declaration provided for in this Agreement has been duly
recorded, the recorded memorandum hereof (if any) may be removed of record, provided,
however, that the same shall not be deemed to discharge, relinquish, release or otherwise affect
the on-going obligations and covenants of the Parties hereunder, which shall be deemed to remain

in full force and effect.

10.18  Consents. Whenever this Agreement requires the consent of the other party for
action to be taken by the party wishing to act, such consent shall not be unreasonably withheld.

Both Parties agree to act reasonably relative to their performance hereunder.
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ARTICLE XI - TOWNSHIP TERMINATION RIGHTS

11.1  Additional Termination Rights of Township. In addition to the rights and
remedies set forth in this Agreement, the Township shall have the right to terminate this Agreement
upon written notice to Developer, notwithstanding the occurrence of an uncontrollable
circumstance or an event of default described below, if Developer has not commenced construction
of the Project within five years of the approval of this Agreement by the Court, unless extended
by the Parties and consistent with the time extension provisions and criteria of the Municipal Land

Use Law at N.J.S.A. 40:55D-49,

ARTICLE XII - EVENTS OF DEFAULT AND REMEDIES

12.1  Events of Default. Any one or more of the following shall constitute an Event of
Default hereunder, unless such event results from the occurrence of an uncontrollable
circumstance, such as an act of God (lightning, blizzards, hurricanes, etc.), man-made disasters (an
explosion, nuclear radiation, etc.), a Federal or State court order, a delay caused by not getting a

governmental approval, or a strike or similar labor action:

(a) Failure of the Developer or the Township to observe and perform any covenant,
condition or agreement in this Agreement and continuance of such failure for a period of thirty
(30) days, after receipt by the Party of written notice from the other Party specifying the nature of
such failure and requesting that such failure be remedied (“Default Notice”); provided however
that in the event any such default is not capable of being cured within said period, then provided
that the defaulting Party has diligently commenced a cure within such period, the cure period shall

be extended for an additional period of time necessary to allow Developer to effect the cure.
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(b) The Developer shall have applied for or consented to the appointment of a
custodian, receiver, trustee or liquidator of all or a substantial part of its assets; (ii) a custodian
shall have been legally appointed with or without consent of the Developer; (iii) the Developer (A)
has made a general assignment for the benefit of creditors, or (B) has filed a voluntary petition in
bankruptcy or a petition or an answer seeking an arrangement with creditors or has taken advantage
of any insolvency law; (iv) the Developer has filed an answer admitting the material allegations of
a petition in any bankruptcy or insolvency proceeding; or (v) the Developer shall take any action
for the purpose of effecting any of the foregoing; (vi) a petition in bankruptcy shall have been filed
against the Developer and shall not have been dismissed for a period of sixty (60) consecutive
days; (vii) an Order for Relief shall have been entered with respect to or for the benefit of the
Developer under the Bankruptcy Code; or (viii) an order, judgment or decree shall have been
entered, without the application, approval or consent of the Developer by any court of competent
jurisdiction appointing a receiver, trustee, custodian or liquidator of the Developer or a substantial
part of its assets and such order, judgment or decree shall have continued un-stayed and in effect

for any period of sixty (60) consecutive days.

(c) The Developer shall fail to satisfy its obligations with respect to the timely
construction of the Project in accordance with this Agreement, following the issuance of any
Governmental Approvals required to do so, or shall abandon or substantially suspend construction
work, and any such failure, abandonment or suspension shall not be cured, ended, or remedied
within ninety (90) days after receipt of the Default Notice from the Township, provided, however,
if the default or violation is one which cannot be completely remedied within ninety (90) days after
receipt of the Default Notice, it shall not be an Event of Default as long as the defaulting party is

proceeding with due diligence to remedy the same.
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(d) The Developer shall otherwise default in or violate its obligations with respect to
this Agreement and any such default or violation shall not be cured, ended, or remedied within
thirty (30) days after receipt of the Default Notice from the Township; provided however that in
the event any such default is not capable of being cured within said period, then provided that
Developer has diligently commenced a cure within such period, the cure period shall be extended

for an additional period of time necessary to allow Developer to effect the cure.

(e) The Developer or any successor Developer shall fail to pay any real estate taxes as

required by the PILOT Agreement or assessments with respect to the Site.

® The occurrence of any action or inaction by the Developer which nullifies,
terminates, delays or endangers compliance for any of the residential units within the Project or
the Township’s entitlement to credits and rental bonuses for all of the units contemplated by this
Agreement and any such default, nullification, termination, delay, endangerment or violation shall
not be cured, ended, or remedied within thirty (30) days after receipt of the Default Notice from
the Township; provided however that in the event any such default is not capable of being cured
within said period, then provided that Developer has diligently commenced a cure within such
period, the cure period shall be extended for an additional period of time necessary to allow

Developer to effect the cure.

(g) The Developer shall not implement a Transfer of the Project without the prior

written consent of the Township, which consent shall not be unreasonably withheld.

12.2  Remedies Upon Event of Default:

(a) Termination or Institution of Lawsuit. In the event of an Event of Default

by any Party hereto, the non-defaulting Party shall provide notice of the default to the other Party.
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The Party accused of default shall have 30 days either to agree or dispute the claim of default. If
the Party accused of default disputes the default, then the non-defaulting Party may terminate this
Agreement upon a final un-appealable judgment of a Court having jurisdiction over this matter
and/or may institute whatever action, at law or in equity, it may deem desirable, including the

seeking of damages.

(b) Additional Remedies in the Event of Default. In the event of an Event of
Default, in addition to the right to terminate the Agreement, the Township may implement any or

all of the following remedies:

(1) Suspension of cooperation with Developer pursuant to the terms of

this Agreement;

(i1) Suspension of the review and/or approval process of any application

or submission related to any Governmental Approvals,

(b) Additional Remedies of the Township in the Event of Termination of the
Agreement. In the event that this Agreement is terminated by the Township, the Developer’s

designation as the Developer of the Project shall in that event automatically terminate.

12.3 No Waiver of Rights and Remedies by Delay: Any delay by an aggrieved
Party in instituting or prosecuting any actions or proceedings or otherwise asserting its rights
under this Agreement shall not operate as a waiver of such rights and shall not deprive the
aggrieved Party of such rights or limit the aggrieved Party’s rights in any way. It is the intent of
this provision that the Parties’ rights under this Agreement shall not be unduly abridged by

concepts of waiver, laches, or otherwise, so that the Parties may enforce their rights while it is still
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possible to resolve the problems created by the default involved. Nor shall any waiver in fact made
by the aggrieved Party with respect to any specific default by the defaulting Party under this
Agreement be considered or treated as a waiver of the rights of the aggrieved Party with respect to
any other defaults by the defaulting Party under this Agreement or with respect to the particular

default except to the extent specifically waived in writing.

12.4 Termination by Developer due to Infeasibility: Upon sixty (60) day notice by
the Developer to the Township, the Developer may terminate this Agreement due to its reasonable
determination that the Project is not feasible. The Developer shall make such a determination if

despite its best efforts the following conditions exist:

a) That the Developer despite its best efforts and cooperation by the
Township cannot obtain necessary funding sources to complete the Project(s) as contemplated in
this Agreement;

b) That environmental or other Site conditions are discovered that render
Project completion infeasible;

c) The costs and time of prevailing in a legal action challenging the granting
of approvals necessary for the implementation of the Project become prohibitive.
In the event that the Developer issues to the Township a notice that the Project is infeasible, the
Parties shall cooperate in good faith to secure additional funding or to remedy the condition that
renders the Project infeasible during the notice period (or such extension as agreed to by the
Developer). In the event that after such period, the Project remains infeasible, this Agreement
shall terminate and each party shall have no further obligations to the other in connection with

this Agreement.
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ARTICLE XIII - EXHIBITS AND SCHEDULES

13.1 Schedules: Any and all Exhibits and Schedules annexed to this Agreement are
hereby made a part of this Agreement by this reference thereto. Any and all Exhibits and schedules
now and/or in the future are hereby made or will be made a part of this Agreement with prior

written approval of both Parties.

ARTICLE XIV - ENTIRE AGREEMENT

14.1 Entire Agreement: This Agreement constitutes the entire Agreement between the
Parties hereto and supersedes all prior oral and written agreements between the Parties with respect

to the subject matter hereof except as otherwise provided herein.

ARTICLE XV - CONFLICT OF INTEREST

15.1 Conflict of Interest: No member, official or employee of the Township shall have
any direct or indirect interest in this Agreement, nor participate in any decision relating to the

Agreement which is prohibited by law, absent the need to invoke the rule of necessity.

ARTICLE XVI - INDEMNIFICATOIN

16.1 Developer shall indemnify, defend and hold harmless the Township, its officials,
agents, attorneys and representatives harmless from any claims, lawsuits, judgments or other losses
for personal injury, death or other casualty, losses, arising directly or indirectly, in connection with
the construction or operation of the Project.

ARTICLE XVII - EFFECTIVE DATE

17.1 Effective Date: Anything herein contained to the contrary notwithstanding, the
effective date of this Agreement shall be the date upon which all of the Parties hereto have

executed and delivered this Agreement.
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IN WITNESS WHEREQOF, the Parties hereto have caused this Agreement to be properly

executed and their corporate seals where applicable) affixed and attested to this day of

, 2025.

Witness/ Attest:

Dated: , 2025
Witness/Attest:
Dated: , 2025
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Centennial Housing Associates, LLC

By:

Township of Voorhees

By:

Mayor Michael R. Mignogna



EXHIBIT A

Concept Plan
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EXHIBIT B

Overlay Zone
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ORDINANCE NO. 0-25-

AN ORDINANCE OF THE TOWNSHIP OF VOORHEES AMENDING CHAPTER 152: ZONING
DISTRICTS TO ADD SECTION 152.191 7O 152.194 ENTITLED AFFORDABLE HOUSING DISTRICT Ill
{AH-11I) OF THE REVISED GENERAL ORDINANCES OF THE TOWNSHIP OF VOORHEES

BE HEREBY ORDAINED by the Township Committee of the Township of Voorhees that
Chapter 152.191 through 152.194 entitled Affordable Housing District Il (AH-Il1} be added to
Chapter 152 Zoning Districts of the Township of Voorhees Uniform Land Development
Ordinance. Said addition would be included as follows:

§152.191 Purpose and Intent

The purpose and intent of the AH-lI District is to provide for the development of a 100%
affordable project not to exceed 120 multifamily units.

§152.192 Permitted Uses
(A) Principal Uses: Multi-family dwellings, townhouses, stacked townhouses.
(B) Accessory uses:
(1) Recreational facilities including club house, outdoor recreation, tot lot, playground.
(2) Off-street parking facilities.
(3) Utility structures.
(4) Maintenance facilities.

§152.193 Conditional Uses

(A) Principal Uses: Telecommunications

§152.194 Area and Bulk Requirements

{A) Ownership and control: The tract shall be under one ownership or control by the applicant
for purposes of obtaining all required development approvals and committing the tract to the
regulations of the AH-IIl District.

(8) Maximum tract density: 18.5 dwelling units per gross acre (prior to any required dedication
of lands) but not to exceed a total of 120 residential units.

(C) Minimum tract area: 6 acres (prior to any required dedication of lands).

(D) Minimum tract frontage: 320 linear feet.



(E} Minimum Setback Requirements - Principal:
Front yard setback (Centennial Boulevard) = 40 feet.
Side yard setback = 15 feet
Rear yard setback = 40 feet
(F) Minimum Setback Requirements - Accessory:
No accessory buildings permitted in front yard.
Side yard setback = 15 feet
Rear yard setback = 15 feet

(G} Minimum buffer of 15 feet within the setback area shall be maintained along rear yard of
the property and 10 feet on the sides of the property.

(H) Minimum Distance between buildings: 15 feet.

{) Maximum number of units per building: Maximum of 24 units per building.
() Maximum Height: 3 story/ 50 feet

(K} Maximum Impervious Coverage: 70% of the entire tract area.

(L} Maximum building coverage: 30% of the entire tract area.

(M) Minimum Open Space requirement: A minimum of 20% of gross tract shall be open space
which may include, but is not be limited to, passive recreation areas, active recreation areas,
natural or planted buffer, and any other similar pervious areas. Open space on the tract may be
maintained by the owner, a tenant association, or condominium association.

(N} Minimum parking requirements. Parking spaces shall be provided in accordance with the
requirements of the New Jersey Residential Site Improvement Standards (RSIS). Garden
apartment ratios shall be utilized in determining the minimum required number of off-street
parking spaces. Off-street parking spaces may be provided in surface parking [ots or as garages.

(0) Minimum residential bike storage spaces shall be 0.25 bike storage space for every 1
dwelling unit. Where outdoor bike parking is proposed, bike parking must be convenient and
accessible to a main building entry and street access.

(P) Relationships to other sections this chapter. Where the regulations of the AH-lll Zone
conflict with any other regulations of this chapter, the regulations contained within this section
for the AH-IH Zone shall apply.



§152.195 Zone specific design standards

(A) Lighting. No light fixture, whether pole or wall mounted, shall be greater than 18 feet in
height. All lighting shall be shielded to prevent glare for drivers and pedestrians. The maximum
ilumination at the common property line with adjacent properties shall not exceed 0.2
footcandle.

(1} Parking Area lighting: All parking areas for five or more motor vehicles shall be
illuminated with approved exterior lighting standards, with a minimum of 0.5 horizontal
footcandle average lighting level at the surface of the lot.

(B8) Landscaping: All public street frontages and project entrance drives shall be planted
with approved street trees spaced a maximum of 50 feet apart. Street trees shall not be
planted at less than five feet from existing or planned sidewalks.

(1) Landscaped Buffer: A 15-foot-wide landscaped buffer comprised of lawn,
massed evergreen and deciduous trees, and shrubs of such species and
density as to provide a year-round solid and continuous screen within two
seasons of planting shall be provided along Centennial Boulevard.

{2) Interior Parking Lot Landscaping: In parking areas of more than 10 spaces, at
least 5% of the parking area shall be landscaped with 1.5 trees installed for
each 10 parking spaces. The landscaping should be located in protected
areas, such as along walkways, center islands, and at the end of bays. in
narrow islands, low spreading plants such as creeping juniper and
pachysandra are appropriate.

(3) Foundation Planting: Low growing evergreen shrubs with strong winter
forms shall be considered as foundation plantings.

(4) Conifers shall be between eight and 12 foot in height at time of planting.
Deciduous trees shall be a minimum of three inches in caliper and shall
meet the minimum standards set by the American Nurseryman’s Association.

(5) All landscaping shall be guaranteed for two years.

(C) Building fagcades. The fagade of the structures shall be varied in such a manner that no
more than two townhouses and no more than four garden apartments shall share the same
fagade at the building line without a 1’ horizontal break. Fagades shall be uniform
architecturally and shall not consist of disparate materials. The material and design elements



used on the front or primary facades shall be replicated on any side or rear elevation visible to
the general public from rights-of-way or adjacent properties.

(D) Signage: A sign identifying a muiti-family residential development shall not exceed 32
square feet and shall be limited to one sign per street frontage and shall not be located within
the sight triangle of any intersection or access drive with a public street.

(E) Laundry Facilities: Adequate laundry facilities for clothing shall be provided within each
structure sufficient to serve its occupants, unless such facilities are individually provided for
each dwelling unit.

(F) Storage: Each unit should have a minimum of 25 square feet of storage space included
within each unit’s floor plan.

(G) Pedestrian circulation: A pedestrian circulation system shall be provided which connects
parking areas, dwellings, and recreational facilities in a coherent and comprehensive pattern.
The pedestrian walkway shall be adequately illuminated at night and be surfaced with a
durable, dustless, all-weather material a minimum width of five feet.

(H) Trash enclosures: Trash enclosures shall be provided such that no disposal area is greater
than 350 feet from the entrance of any dwelling unit unless individual trash storage areas are
provided for each dwelling unit. Trash and recycling pick-up may only occur on weekdays
between the hours of 7:00 a.m. and 10:00 p.m. unless otherwise regulated by any State or
Federal regulations. Trash enclosures shall be visually screened with evergreen plantings or
solid fence enclosure. A vegetative buffer equal to or greater than the height of the refuse
storage receptacles at planting shall be provided. Gates shall be provided for trash enclosures
and shall be able to be secured in a closed and open position. The refuse holding area shall
provide and shall be suitably lit, signed, screened from view, and set back from property lines
Provisions for the collection, disposition, and recycling of waste shall be incorporated into a
Refuse and Recycling plan. This shall include standards for waste and recycling during the
construction phase.

(1) Utilities: All utilities servicing the development shall be located underground. Any above
ground mechanical units on roofs or at ground level shall be adequately screened by walls,
fences, or dense evergreen landscaping.

() Support facilities: Stormwater management facilities (basins, outfalls, etc.) and potential
engineering facilities (sewage pump station, etc.) shall be allowed to encroach into the required
setbacks, buffers and open space areas. Detention basins and other stormwater management
facilities shall be screened with planting and berms.



(K) Parking requirements: Non-accessible parking space dimensions shall be a minimum of
9’'x18’ with a minimum drive aisle width of 24’. Adequate loading areas shall be provided for all
residential service needs (trash removal, move-in/move-out, etc.). Loading areas shall be
buffered from view of all streets and adjacent uses by a sight-obscuring fence or masonry wall
and a planted evergreen buffer consisting of massed evergreen trees and shrubs.

(M) Tree replacement: Projects within the AH-IIl District shall not be required to adhere to the
Township's tree replacement requirements due to the beneficial nature of the intended
affordable housing.

(N) Bedroom Distribution: The income and bedroom distribution shall be provided in
accordance with N.J.A.C. 5:80-26.3.



EXHIBIT C

Agreement for Payment In Lieu of Taxes
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AGREEMENT FOR PAYMENT IN LIEU OF TAXES

THIS AGREEMENT, made this day of _, 2025, between Centennial Housing Associates,
LLC having an office at 2 Cooper Street, Camden, New Jersey 08101 (hereinafter the "Sponsor")
and the Township of Voorhees, a municipal corporation in the County of Camdenand State of New
Jersey (hereinafter the "Municipality™).

WITNESSETH

In consideration of the mutual covenants herein contained and for other good and valuable
consideration, it is mutually covenanted and agreed as follows:

L. This Agreement is made pursuant to the authority contained in Section 37 of the New
Jersey Housing and Mortgage Finance Agency Law of 1983 (N.L.S.A. 55:14K-1 et seq.) (hereinafter
"HMFA Law") and a Resolution of the Council of the Municipality dated , (the
"Resolution") and with the approval of the New Jersey Housing and Mortgage Finance Agency
(hereinafter the "Agency"), as required by N.J.S.A. 55:14K-37.

2 The Project is or will be situated on those parcels of land located in the Township of
Voorhees located at 600 Centennial Boulevard also known as Block 213.01, Lot 95 and 96 on the
Official Assessment Map of the Township of Voorhees (“Property™).

3. The Sponsor is the contract purchaser of the real property set forth in Section 2 upon
which the Sponsor proposes to construct one-hundred and nineteen rental units for very low, low,
and moderate income families and one (1) rental unit for an on-site manager for a total of 120 units
pursuant to HMFA Law (“Project”).

4, As of the date the Sponsor executes a first mortgage upon the Project in favor of the
Agency (hereinafter referred to as the "Agency Mortgage"), the land and improvements comprising
the Project shall be exempt from real property taxes, provided that the Sponsor shall make payments
in lieu of taxes to the Municipality as provided hereinafter and so long as the Sponsor or its
successors and assigns and the Project provide very low, low, and moderate income housing in
accordance with HMFA Law. The exemption of the Project from real property taxation and the
sponsor's obligation to make payments in lieu of taxes shall not extend beyond the date on which the
Agency Mortgage is paid in full, which, according to the HMFA Law, may not exceed fifty (50)
years.

5. Pursuant to HMFA Law, the Municipality is authorized to grant a tax exemption to a
project which meets or will meet an existing affordable housing need in the Municipality, provided
that the Municipality makes said determination by means of a resolution and that in lieu of taxes, the
Sponsor pays the Municipality an annual service charge for municipal services supplied to such
project.



6. (a) For projects receiving construction and permanent financing from the Agency, the
Sponsor shall make payment to the Municipality of an annual service charge in lieu of taxes in such
amount as follows:

(1) From the date of the execution of the Agency Mortgage until the date of
Substantial Completion of the Project, the Sponsor shall make payment to the
Municipality in the amount equal to the current real estate taxes (pursuant to
the HMFA Law, the annual amount may not exceed the amount of taxes due
on the property for the year preceding the recording of the Agency
Mortgage). The minimum payment shall be $50,000. (“Minimum Annual
Payment”) As used herein, “Substantial Completion™ means the date upon
which the Municipality issues the Certificate of Occupancy for all of the units
in the Project.

) From the date of Substantial Completion of the Project and for the remaining
term of the NJHMFA Mortgage, the Sponsor shall make payment to the
Municipality in an amount equal to 6.28 percent of Project Revenues or
$50,000.00 per year (“Minimum Annual Payment’), whichever is greater.

(b) For Projects receiving permanent financing only from the Agency, the
Sponsor shall make payment to the Municipality in an amount equal to 6.28
percent of Project Revenues from the date of the Agency Mortgage and for
the remaining term of the Agency Mortgage or the Minimum Annual
Payment, whichever is greater.

(c) As used herein, "Project Revenues" means the total annual gross rental or
carrying charge or other income of the Sponsor from the Project less the costs of utilities furnished
by the Project, which shall include the costs of gas, electricity, heating fuel, water supplied, and
sewage charges, and less vacancies if any. Project Revenues shall not include any rental subsidy
contributions received from any federal or state program.

(d) The amount of payment in lieu of taxes to be paid pursuant to paragraphs (a)
or {b) and (c) above is calculated in Exhibit "A" attached hereto. It is expressly understood and
agreed that the revenue projections provided to the Municipality as set forth in Exhibit "A" and as
part of the Sponsor's application for an agreement for payments in lieu of taxes are estimates only.
The actual payments in lieu of taxes to be paid by the Sponsor shall be determined pursuant to
Section 7 below.

(e} In each year during the term hereof, the Minimum Annual Payment will be
increased as follows commencing on the first anniversary of the first full year after the Date of
Completion of the Project: the prior year’s Project Revenues shall be multiplied by 15% and that
product shall then be multiplied by 5.0% and the amount by which that product shall exceed the
prior year’s Minimum Annual Payment shall then be added to the prior year’s Minimum Annual

2



Payment (the “New Minimum Annual Payment™). Provided, however, in resetting New Minimum
Annual Payment, annually in no case may the New Minimum Annual Payment ever exceed the
actual Project Revenue for the prior year utilizing a vacancy allowance of ten (10%) percent in place
of the allowance used in Exhibit “A” attached hereto.

A (a) Payments by the Sponsor shall be made on a quarterly basis in accordance with
bills issued by the Tax Collector of the Municipality in the same manner and on the same dates as
real estate taxes are paid to the Municipality and shall be based upon Project Revenues of the
previous quarter. No later than three (3) months following the end of the first fiscal year of
operation after (i) the date of Substantial Completion (for projects receiving construction and
permanent financing) or (ii) the date of the Agency Mortgage (for projects receiving permanent
financing only) and each year thereafter that this Agreement remains in effect, the Sponsor shall
submit to the Municipality a certified, audited financial statement of the operation of the Project (the
"Audit"), setting forth the Project Revenues and the total payments in lieu of taxes due to the
Municipality calculated at 6.28 percent of Project Revenues as set forth in the Audit (the "Audit
Amount"). The Sponsor simultaneously shall pay the difference, if any, between (i) the Audit
Amount and (ii) payments made by the Sponsor to the Municipality for the preceding fiscal year.
The Municipality may accept any such payment without prejudice to its right to challenge the
amount due. In the event that the payments made by the Sponsor for any fiscal year shall exceed the
Audit Amount for such fiscal year, the Municipality shall credit the amount of such excess to the
account of the Sponsor.

()] All payments pursuant to this Agreement shall be in lieu of taxes and the
Municipality shall have all the rights and remedies of tax enforcement granted to Municipalities by
law just as if said payments constituted regular tax obligations on real property within the
Municipality. If, however, the Municipality disputes the total amount of the annual payment in lieu
of taxes due it, based upon the Audit, it may apply to the Superior Court, Chancery Division for an
accounting of the service charge due the Municipality, in accordance with this Agreement and
HMFA Law. Any such action must be commenced within one year of the receipt of the Audit by the
Municipality.

© In the event of any delinquency in the aforesaid payments, the Municipality
shall give notice to the Sponsor and NJHMFA in the manner set forth in 11(a) below, prior to any
legal action being taken.

8. Notwithstanding any other provisions herein to the contrary, the tax exemption
provided herein shall apply only so long as the Sponsor or its successors and assigns and the Project
remain subject to the provisions of the HMFA Law and Regulations made thereunder and the
supervision of the Agency and only so long as the Sponsor or its successors and assigns and the
Project provide very low, low, and moderate income housing in accordance with HMFA Law, but in
no event longer than the term of the Agency Mortgage. In the event of (a) a sale, transfer or
conveyance of the Project by the Sponsor or (b) a change in the organizational structure of the
Sponsor, this Agreement shall be assigned to the Sponsor's successor and shall continue in full force

3



and effect so long as the successor entity qualifies under the HMFA Law or any other state law
applicable at the time of the assignment of this Agreement and assumes the Agency Mortgage.

9. Upon any termination of such tax exemption, whether by affirmative action of the
Sponsor, its successors and assigns, or by virtue of the provisions of the HMFA Law, or any other
applicable state law, the Project shall be taxed in the same fashion as any other real property in the
Municipality in accordance with the law.

10. The Sponsor, its successors and assigns shall, upon request, permit inspection of
property, equipment, buildings and other facilities of the Project and also documents and papers by
representatives duly authorized by the Municipality. Any such inspection, examination or audit shall
be made during reasonable hours of the business day, in the presence of an officer or agent of the
Sponsor or its successors and assigns.

11. Any notice or communication sent by either party to the other hereunder shall be sent
by certified mail, return receipt requested, addressed as follows:

@ When sent by the Municipality to the Sponsor, it shall be addressed to 2
Cooper Street, Camden, New Jersey 08101 or to such other address as the Sponsor may hereafter
designate in writing and a copy of said notice or communication by the Municipality to the Sponsor
shall be sent by the Municipality to the New Jersey Housing and Mortgage Finance Agency, 637
South Clinton Avenue, P.O. Box 18550, Trenton, New Jersey 08650-2085.

(o) When sent by the Sponsor to the Municipality, it shall be addressed to the
Township of Voorhees, 2400 Voorhees Town Center, Voorhees, New Jersey 08043 or to such other
address as the Municipality may designate in writing; and a copy of said notice or communication by
the Sponsor to the Municipality shall be sent by the Sponsor to the New Jersey Housing and
Mortgage Finance Agency, 637 South Clinton Avenue, P.O. Box 18550, Trenton, New Jersey
08650-2085.

12. In the event of a breach of this Agreement by either of the parties hereto or a dispute
arising between the parties in reference to the terms and provisions as set forth herein, either party
may apply to the Superior Court, Chancery Division, to settle and resolve said dispute in such
fashion as will tend to accomplish the purposes of the HMFA Law.

13. Sponsor and Municipality understand that Municipality may retain the entirety of
Sponsor’s payment in lieu of taxes, and that the HMFA Law does not require Municipality to remit a
portion of Sponsor’s payment to Camden County. In the event Municipality is legally required to
remit a portion of Sponsor’s payment to Camden County, Sponsor shall reimburse Municipality for
any such payments to Camden County. Sponsor shall remit such payment to the Municipality at the
end of each quarter.

14. It is agreed and understood that subject to the terms and provisions of Paragraph 8
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above, the Sponsor agrees that it shall not sell or transfer the Project together with the improvements
to be located thereon, to any corporation, association or entity, unless such corporation, association
or entity continues to provide low and moderate income housing in accordance with HMFA Law,
without first obtaining the prior written consent of the Municipality, provided, however, that any
transfer or syndication of interests in the Sponsor shall not be deemed to constitute a sale or transfer
of the Project. The parties hereto understand and agree that current HMFA Law requires that the
Project will provide low and moderate income housing for a period not to exceed thirty (30) years
from Substantial Completion.

15. Notwithstanding any provision herein to the contrary, the Sponsor shall pay the fully
assessed value of the land as it is assessed under applicable law in addition to all other payments set
forth herein.

16. This Agreement may be executed in any number of counterparts, each of which shall
be deemed an original, but all of which together shall constitute one and the same agreement. It
shall not be necessary in making proof of this Agreement to produce or account for more than a
sufficient number of counterparts to evidence the execution of the Agreement by each party hereto.

WITNESS Centennial Housing Associates, LLC
By: Centennial Housing Associates-Michaels
Its Managing Member

By:

Nicholas J. Cangelosi, Vice President

ATTEST: TOWNSHIP OF VOORHEES
By:

Name: Name: Michael R.Mignogna

Title: Title: Mayor
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EXHIBIT “A”

REVENUE PROJECTIONS



600 Centennial

Agreement for Payment in Lieu of Taxes

Projected Annual Gross Rents $1,768,692
Proforma Vacancy at 7% ($123,808)
Projected Annual Utility Costs ($126,200)
Project Revenues $1,518,684
Payment in Lieu Percentage 6.28%

Annual Projected Payment in Lieu Amount $95,373



600 Centennial

Estimated Annual Payments in Lieu of Taxes

Estimated PILOT

Payment
Year 1 $ 95,373
Year 2 $ 97,281
Year 3 $ 09,226
Year 4 $ 101,21
Year 5 $ 103,235
Year 6 $ 105,300
Year 7 $ 107,406
Year 8 $ 109,554
Year 9 $ 111,745
Year 10 $ 113,980
Year 11 $ 116,260
Year 12 $ 118,685
Year 13 $ 120,956
Year 14 $ 123,376
Year 15 $ 125843
Year 16 $ 128,360
Year 17 $ 130,927
Year 18 $ 133,546
Year 19 $ 136,217
Year 20 $ 138,941
Year 21 $ 141,720
Year 22 $ 144 554
Year 23 $ 147 445
Year 24 $ 150,394
Year 25 $ 153,402
Year 26 $ 156,470
Year 27 $ 159,599
Year 28 $ 162,791
Year 29 $ 166,047
Year 30 $ 169,368



Wa I l e rs 21 East Euclid Avenue, Suite 200, Haddonfield, NJ 08033
o Office: 856.354.2100 | Fax: 856.354.6230

June 5, 2025

Via Email rossi@@posclmanagment.com

Mr. Ross Goldberg

Posel Vorhees LLC

212 Walnut Street

Philadelphia, Pennsylvania 19106-3994

Re:  Laurel Oak Road, Voorhees, New Jersey
Dear Mr. Goldberg:

Please accept this letter as an expression of our interest to purchase the approximately 3.5-acre
property Posel Voorhees LLC (“Seller”) owns at Laurel Oak Road, more particularly described
in this letter. The purchaser of the Premises will be a single purpose entity formed by the Walters
Group (“WG”) for the purpose of owning, developing, and managing the Project on the Premises
(as those terms are defined below).

As you are aware, we have been working with Voorhees Township in connection with their
constitutional obligation to provide their fair share of affordable housing. The Township is
committed to this property and is in the process of including it in their Fair Share Plan which is
to be completed prior to June 30™ in accordance with applicable law.

Please accept the following as some of the material terms and conditions under which WG
proposes to enter into an Agreement of Purchase and Sale (the “PSA™):

1. Premises. The “Premises” to be purchased consists of approximately 3.5 acres (+/-) is
located on Laurel Road, Voorhees, New Jersey and identified as a portion of Lot 7, Block
198 as outlined on the attached plan. The Premises is a portion of a condominium and
will be conveyed as all or a portion of a condominium unit (together with an undivided
interested in the common elements of the condominium) or will be subdivided out of the
condominium. The PSA will more specifically describe the method of creating and
conveying title to the Premises. The Premises will include any easements and other
rights associated with the Premises, including but not limited to access to the common
parking field identified on the Concept Plan (defined below and attached to this LOI).

2. Purchase Price. The purchase price for the Premises, to be paid at closing of title (other
than nonrefundable deposits), shall b




Mr. Ross Goldberg
Posel Vorhees LL.C

Page 2

June §,

2025

. Project. The Project to be constructed on the Premises shall be an approximately 60-unit

rental affordable housing apartment community together with all on and off-site
improvements that are necessary to service the community. The community will be part
of the Township’s affordable housing Fair Share Plan. The Project is currently expected
to conform generally to the Concept Plan attached to this LOI.  Any changes to the
Concept Plan attached to the PSA will be subject to Seller’s approval, which will not be
unreasonably withheld, conditioned or delayed.

Inspection Period. The Agreement will be subject to an Inspection Period of 90 days
during which WG shall have the right to inspect the Premises and perform such tests and
studies as WG deems appropriate. If for any reason, or no reason at all, WG is
dissatisfied with its inspection then WG shall have the right to cancel the PSA with a
return of the deposit and the PSA will terminate. As more specifically to be set forth in
the PSA, WG shall provide adequate insurance coverage before entering onto the
Premises and will provide standard indemnification to the Seller and the condominium
association.

. Deposit. WG will pay an “Initial Deposit” of_upon signing the PSA. The

Initial Deposit will be nonrefundable upon expiration of the Inspection Period so long as
the WG has not cancelled the PSA and Seller is not in default of the PSA. The “Second
Deposit” (as referenced below) shall be nonrefundable except in the event Seller is in
default of the PSA.

Closing. Closing will occur on or before December 31, 2026; however, if all
Contingencies have not been met and WG is not in default of the PSA, WG shall have the
right to extend closing for a period of up to 6 months upon payment of the Second
Deposit in the amount oh In such event closing will be no later than June 30,
2027, unless the parties otherwise agree in writing.

. PSA, This letter is intended to be an expression of interest to purchase the Premises and

is not legally binding on any party (except with respect to the confidentiality
requirements set forth below) and creates no rights or obligations. It is intended that the
parties will be bound by a Purchase and Sale Agreement (“PSA”) if signed that will
contain the terms and conditions set forth above as well as any other material terms and
conditions acceptable to all parties.

Title. Title to the Premises shall be good and marketable subject to permitted
encumbrances, including the terms of the master deed and other condominium
documents, all to be more specifically described in the PSA.

Contingencics. The closing of title shall be contingent upon the following
“Contingencies”:



Mr. Ross Goldberg
Posel Vorhees LLC
Page 3

June §, 2025

a. WG’s ability to obtain any and all land use and other governmental approvals
necessary to commence and complete construction of the Project without interruption
(the “LUA’s”). Walters will pursue the LUA’s with good faith and due diligence at
WG’s sole cost. Seller will cooperate with WG’s efforts to obtain the LUA’s.

b. WG obtaining and closing upon the “Tax Credit Financing”. The Tax Credit
Financing is defined as funding under the federal 9% low-income housing tax credit
(“LIHTC”) program implemented by the New Jersey Housing and Mortgage Finance
Agency (“HMFA?”). WG will confirm in the PSA that the Project has the ability to
achieve a perfect score under the current scoring guidelines under which HMFA
grants such financing. WG will pursue the Tax Credit Financing in good faith and due
diligence at its sole cost.

10. Confidentiality. This letter and its contents shall be kept confidential by the parties.
This shall not apply to the Township, attorneys, accountants and other professionals who
provide guidance relevant to this transaction or to any requirement to provide information
under the law.

11. Broker. The parties represent that there is no real estate broker or other party entitled to a
real estate commission

If the terms of this letter are acceptable, please sign and return a copy of this letter. We will then
prepare the Agreement and present it to you for consideration.

Ll"/rincipal

JAD:mmr
Enclosure



Mr. Ross Goldberg

Posel Vorhees LLC
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June 5, 2025

Posel Voorhees LLC

By: j ' C) <} \
Nam

Tiler Mag Qe C

Date: (o[! S’! 2{
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IT IS THE RESPONSIBILITY OF THE OWNERS AND/OR CONTRACTOR
1-800-272-1000 FOR FIELD LOCATION OF UNDERGROUND

T0 CALL
THESE  PLANS ARE  NOT FOR  CONSTRUCTION

CONSTRUCTION” APPEARS IN THE TITLEBLOCK.

UTILITIES PRIOR TO CONSTRUCTION.

LLC.

2.

Know what's below.
Call before you dig.
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Introduction

The Township of Voorhees, Camden County has prepared a Housing Element and Fair Share Plan
that addresses its regional fair share of the affordable housing need in accordance with the Municipal
Land Use Law (N.J.S.A. 40:55D-1 et seq .), the Fair Housing Act (N.J.S.A. 52:27D-301), and the
affordable housing regulations of the Council on Affordable Housing (COAH) (N.J.A.C. 5:93-1 et seq.
and N.J.A.C. 5:91-1 et seq.). A development fee ordinance creating a dedicated revenue source for
affordable housing has been adopted by the Township following the adoption and endorsement of the

Housing Plan Element and Fair Share Plan by the Township Planning Board and Committee.

1. Revenues for Certification Period

As of March 31, 2024, the Township of Voorhees collected $2,281,025.95 and expended $207,913.60,
resulting in a balance of $2,073,112.35. All development fees, payments in lieu of constructing
affordable units on site, funds from the sale of units with extinguished controls, and interest generated
by the fees were deposited in a separate interest bearing affordable housing trust fund in Columbia
Bank for the purposes of affordable housing. These funds shall be spent in accordance with N.J.A.C.

5:97-8.7-8.9 as described in the sections that follow.

To calculate a projection of revenue anticipated during the period of Fourth Round substantive

certification, the Township of Voorhees considered the following:

(a) Development fees:

Residential and nonresidential projects which have had development fees imposed upon them at the

time of preliminary or final development approvals;

All projects currently before the planning board for development approvals that may apply for building

permits and certificates of occupancy; and

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

(b) Other funding sources:

Funds from other sources, including, but not limited to, the sale of units with extinguished controls,
repayment of affordable housing loans, rental income, and proceeds from the sale of affordable units.
All monies in the Affordable Housing Trust Fund are anticipated to come from development fees and

interest.
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(c) Projected interest:

Interest projected revenue in the municipal affordable housing trust fund at the current average interest rate. The interest rate is

variable, but as of January 31, 2025, the annual percentage yield earned was 5.09%. As shown below, the expected interest

collected each year will reduce slightly due to expected expenses exceeding expected revenues, thereby reducing the balance of the

trust fund each year. See Table 4 below for additional details.

Table 1. Projected Housing Trust Fund Revenues 2025-2035

Initial *

initial $2,073,112.35

Source of 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 Total
Funds Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected

E:;’:'”me"t $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $27,938.98 | $279,389.80
Interest $79,077.34 | $77,878.30 | $76,633.53 | $75,341.28 | $73,990.74 | $72,607.02 | $71,161.18 | $69,660.19 | $68,101.94 | $66,484.25 | $730,944.77
Other $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0.00
Income

Barrier Free $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0.00
Escrow

Payments

in lieu of $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0.00
Construction

TOTAL $107,016.32 | $105,817.28 | $104,572.51 | $103,280.26 | $101,938.72 | $100,546.00 | $99,100.16 | $97,599.17 | $96,040.92 | $94,423.23 | $1,010,334.57

*As of March 31, 2025

Projected development fee collection is expected to remain relatively consistent with prior years since nearly all development is expected to be infill development.

Using the standard formula, the Township of Voorhees projects a total of $1,010,334.57 in revenue to be collected between July 1,
2025 and June 30, 2035. This projected amount, when added to Voorhees' total collected revenue of $2,281,025.95 as of March 31,

2025, results in anticipated total revenue of $3,126,035 to fund and administer its affordable housing plan. All interest earned in the

account shall accrue to the account and be used only for the purposes of affordable housing.
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2. Administrative Mechanism to Collect and Distribute Funds

The following procedural sequence for the collection and distribution of development fee revenues
shall be followed by the Township of Voorhees:

(a) Collection of development fee revenues:

Collection of development fee revenues shall be consistent with the Township of Voorhees'
development fee ordinance for both residential and non-residential developments in accordance
with Department of Community of Affairs rules and P.L.2008, c.46, sections 8 (C. 52:270-329 .2)
and 32 38 (C. 40:550-8.1 through 8.7).

(b) Distribution of development fee revenues:

Development Fee revenues are distributed under the same procedures for any bill or purchase in
the Township. Purchase orders are requested and processed and eventually approved by the
Governing Body.

3. Description of Anticipated Use of Affordable Housing Funds
(a) Rehabilitation and new construction programs and projects (N.J.A.C. 5:97-8.7)

The Township of Voorhees will dedicate $180,000.00 to rehabilitation, pursuant to (N.J.A.C. 5:97-
8.7) as follows:

Rehabilitation program: The Township will participate in the Camden County Improvement
Authority's Rehabilitation program for owner-occupied units and will continue its own rehabilitation
program for renter-occupied units. The Township has a rehabilitation obligation of 9 units between
2025 and 2035, which the Township proposes to satisfy partially through its Trust Fund. The
Township has allocated $180,000.00, or $20,000.00 per unit. The remaining funds will be used for
future housing activities such as 100% affordable projects or other inclusionary housing activities.

(b) Affordability Assistance (N.J.A.C. 5:97-8.8)
Projected minimum affordability assistance requirement:

Table 2. Minimum Affordability Assistance

Actual development fees through 03/31/25 = $2,115,700.43
Development fees projected 2025-2035 + $279,389.80
Interest projected 2025-2035 + $719,928.20
Less Housing activity expenditures through 12/31/2024 - $0.00
Total = $3,115,018.43
30 percent requirement x 0.30 = $934,505.53
Less affordability assistance expenditures through 12/31/2024 - $0
Projected Minimum Affordability Assistance Requirement 2025-2035 = $934,505.53
Projected Minimum Very Low-Income Affordability Assistance x.34 = $317,731.88
Requirement 2025-2035
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The Township of Voorhees will dedicate $934,505.53 from the affordable housing trust fund to render
units more affordable, including $317,731.88 to render units more affordable to households earning 30
percent or less of median income by region, as follows: down payment/closing cost assistance;
security deposit assistance; housing association fee assistance; rental assistance program(s) and
emergency rental assistance.

(c) Administrative Expenses (N.J.A.C. 5:97-8.9)

Table 3. Administrative Expense Calculation

Actual development fees and interest collected through 03/31/2025 $2,281,025.95
Projected development fees and interest 2035-2035 + $999,318.00
Payments-in-lieu of construction and other deposits through 12/31/24 + $0.00
Less RCA expenditures through 03/31/2025 - $0.00
Total = $3,280,343.95
Calculate 20 percent x .20 = $656,068.79
Less admin expenditures through 03/31/2025 - $207,913.60
Projected maximum funds available for administrative expenses

11112025 through 12/31/2035 P - $448,155.19

The Township of Voorhees projects that a total of $656,068.79 will be available from the affordable
housing trust fund for administrative purposes. The Township has spent $207,913.60 on
administrative expenses through March 31, 2025, and thus may spend up to $448,155.19 to cover
subsequent administrative expenses.

Projected administrative expenditures, subject to the 20 percent cap, are as follows:
Planner and Administrative Agent Fees.
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4. Expenditure Schedule

The Township of Voorhees intends to use affordable housing trust fund revenues for the creation and/or rehabilitation of housing

units. Where applicable, the creation/rehabilitation funding schedule below parallels the implementation schedule set forth in the

Housing Element and Fair Share Plan and is summarized as follows:

Program 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 20;50_1:;(;35
Rehabilitation (9 units) $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $0 $180,000.00
Other Housing Activity $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Affordability Assistance $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $934,505.50

Administration $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $250,000.00
Total $138,450.55 $138,450.55 $138,450.55 $138,450.55 $138,450.55 $138,450.55 $138,450.55 $138,450.55 $138,450.55 $118,450.55 | $1,364,505.50

5. Excess or Shortfall of Funds

In the event of any expected or unexpected shortfalls if the anticipated revenues are not sufficient, the Township will appropriate
funds from general revenues to cover any shortfall to satisfy the rehabilitation obligation. In the event more funds than anticipated are
collected, these excess funds will be used to fund additional rehabilitation, the affordability assistance program, and/or new

construction.

6. Barrier Free Escrow

Collection and distribution of barrier free funds shall be consistent with the Township of Voorhees' Affordable Housing Ordinance in
accordance with N.J.A.C. 5:97-8 .5. A process describing the collection and distribution procedures for barrier free escrow funds

pursuant to N.J.A.C. 5:97-8.5 will be detailed within the Township's Affordable Housing Ordinance.
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Spending Plan Summary

The Township of Voorhees intends to spend affordable housing trust fund revenues pursuant to N.J.A.C.
5:97-8.7 through 8.9 and consistent with the housing programs outlined in the Housing Element and Fair
Share Plan. As of March 31, 2025, Voorhees Township had expended $207,913.60 from its Housing Trust
Fund. As of that date, Voorhees’ Housing Trust Fund had a balance of $2,073,112.35, with $2,281,025.95
in revenue collected. An additional $999,318.00 in revenues (development fees and interest) is expected

to be collected prior to June 30, 2035, for the total collected revenue expected to reach $3,280,343,95.

For the Fourth Round, the municipality will dedicate a total of $180,000 towards rehabilitation projects.
$934,505.53 will be dedicated toward affordability assistance, with a minimum of $317,731.88 specifically
dedicated to very low-income affordability assistance. $250,000 in administrative expenses is expected,
which is well below the applicable 20% cap. All remaining funds will be used for future housing activities to
continue to provide affordable housing that may satisfy future obligations. Total expenditure for the 2025-
2035 period is expected to be $1,364,505.53.
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Total

Program 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2025-2035
gt;::::g $2,073,112.35 $2,041,678.12 $2,009,044.85 $1,975,166.82 $1,939,996.53 $1,903,484.69 $1,865,580.14 $1,826,229.75 $1,785,378.35 $1,742,968.71
Development
. $27,938.98 $27,938.98 $27,938.98 $27,938.98 $27,938.98 $27,938.98 $27,938.98 $27,938.98 $27,938.98 $27,938.98 $279,389.80

ees

Interest $79,077.34 $77,878.30 $76,633.53 $75,341.28 $73,999.74 $72,607.02 $71,161.18 $69,660.19 $68,101.94 $66,484.25 $730,944.77
Total Revenue $107,016.32 | $105,817.28 | $104,572.51 | $103,280.26 | $101,938.72 | $100,546.00 $99,100.16 $97,599.17 $96,040.92 $94,423.13 | $1,010,334.47
Rehabilitation $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $20,000 $0 $180,000.00
Affordability
Assistance $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.55 $93,450.56 $93,450.56 $93,450.56 $934,505.53
Administration $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $25,000 $250,000.00
Total Expenses | $144,238.70 | $144,238.70 | $144,238.70 | $144,238.70 | $144,238.70 | $144,238.70 | $144,238.70 | $144,238.71 | $144,238.71 | $124,238.71 | $1,422,387.03

*2026 starting balance is the actual trust fund account balance as of March 31, 2025.
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