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Market to Affordable Program (Rentals and Sales) 

 

Florence Township proposes a 40-unit Market to Affordable program (both rentals 

and sale units) where the units would be administered by either an experienced affordable 

housing administrator to be selected by the Township or by a non-profit agency created by 

the Township as authorized by NJAC 5:97-6.9.  The selected administrator will fully 

implement the program in accordance with COAH’s regulations.  Florence Township will 

purchase 40 existing housing units in the Township, 20 of which will be sold to income-

eligible purchasers at moderate income prices and 20 of which will be rented to income-

eligible tenants at low income rents.  The market to affordable program units will not be age-

restricted.  In addition, the 20 rental units will address the Township’s Third Round 

minimum rental and very low income components.     

 

 Florence Township will address COAH’s market to affordable program requirements 

per NJAC 5:97-6.9 as follows:  

 

1. Each unit will be certified to be in sound condition by the Township’s licensed 

building inspector prior to occupancy as an affordable unit. 

 

2. The Township through the chosen affordable housing administrator will purchase 

housing units utilizing a variety of funding sources and will provide a minimum subsidy of 

$25,000 per moderate-income unit and $30,000 per low-income unit.  Based on current 

market-rate sale prices, the Township anticipates that the per-unit cost of the rental program 

to be approximately $120,000, for a total program cost of $2.4 million (see market to 

affordable rental program pro forma statement, attached.)  Also, based on current market-

rate sale prices, the Township anticipates an average subsidy of approximately $100,000 per 

sales unit for a total sales program cost of $2 million (see market to affordable sales program 

pro forma, attached).  The Township will seek funding for the market to affordable program 

from sources including, but not limited to, the Burlington County HOME program and the 
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State’s Balanced Housing Program.  In addition, the Township will provide collected 

development fee and payments in-lieu of construction to fund the program and will adopt a 

resolution of intent to bond for any shortfall. 

 

3. The Township proposes a 40-unit market to affordable program which requires a 

waiver from COAH’s limitation that initially the program may only be for 20 total units (see 

waiver discussion below).  It is important to note that COAH’s initial program limit is just to 

ensure that a municipality has a successful program because a municipality may eventually 

address its entire fair share obligation with market to affordable program units as noted in 

NJAC 5:97-1.4 ‘market to affordable program’.  As is discussed below in detail, Florence 

Township has already demonstrated success at working with non-profit affordable housing 

providers to purchase existing housing units in town and transform them into affordable 

housing.  

 

4. Affordable rents and sale prices will be established in accordance with NJAC 5:97-

9 and NJAC 5:80-26 et seq.  In addition, pursuant to NJAC 5:97-6.9(c)3, the maximum sales 

price for a moderate-income unit shall be affordable to households earning no more than 70 

percent of median income and the maximum rent for a low income unit shall be set at no 

more than 44% of the region’s median income.  Lastly, as per the amended FHA, at least 13% 

of the rental units will have restricted rents affordable to very low income households earning 

30% of the region’s median income.  In addition, in an October 30, 2008 guidance letter, 

COAH’s executive director stated that a municipality must provide half of very low income 

units as family units, thus, six units in the rental program will be restricted to very low 

income households. 

 

5. Units will be affirmatively marketed by the chosen affordable housing 

administrator in accordance with the Township’s affirmative marketing plan as attached. 

 

6. The 20 household rental units will be owned by an affordable housing provider.  

Both the rental and sales units will be restricted by minimum 30-year affordability controls. 
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7. The units will be exempt from the bedroom distribution requirements of COAH’s 

rules, however, the program will not restrict the number of bedrooms per unit. 

 

8. The affordable rental units will be reserved for low income households including at 

least 13% very low income households, to off-set the proposed sales program that will be 

reserved for moderate income households. 

 

9. There are sufficient housing units in the Township to make the 40-unit market to 

affordable housing program viable.  The Township has hundreds of existing for-sale market-

rate units that have modest market-rate values (between approximately $165,000 and 

$250,000.)  There is an average of 100 sales per year in this price range, demonstrating a 

sufficient stock for the Township to acquire approximately four (4) units per year for both of 

these programs.  The sufficiency of units in the Township for this program is documented by 

both the local multiple listing service and the Township tax assessor lists of recent sales that 

includes high rates of sales a few years ago with a drop off more recently due to the downturn 

in the economy.  The Township continues to anticipate sufficient units for this program.    

 

Waiver Request - Market to Affordable Program 

 

As noted above, the Township requests a waiver from COAH’s initial 20-unit market 

to affordable program limit for a 40-unit program (although COAH has no ultimate limit on 

the number and specifically states that a municipality may address its entire fair share 

through this program) per NJAC 5:96-15.1.  COAH’s rules state that “the Council (COAH) 

may grant waivers from specific provisions of its rules if the person demonstrates that the 

strict application of the rule would create an unnecessary financial, environmental or other 

hardship; or granting the waiver fosters the production of affordable housing, granting the 

waiver fosters the intent of, if not the letter of, the Council’s rules; and the Housing Element 

and Fair Share Plan provide a mix of housing options.” 

 

Florence Township received substantive certification from COAH in the first and 

second rounds and the Township worked with two different experienced affordable housing 
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providers (Burlington County Community Action Program and the Multiple Sclerosis 

Association) to produce affordable housing opportunities in the Township.  The municipality 

helped BCCAP with funding applications and donated land to the Multiple Sclerosis 

Association for affordable housing purposes.  Now, in the third round, the Township has 

entered into contracts or has draft contracts with three new affordable housing providers 

(Family Service, Transitional Housing, Inc., and CIS) to develop affordable housing units in 

the Township.  These include two providers (Family Service and Transitional Housing, Inc.) 

that have already purchased over ten existing housing units in the Township for 

transformation into affordable housing units.  This current level of affordable housing 

production from the Township’s existing housing stock shows the success of such efforts in 

the Township and is a great indicator of the Township’s future success with a 40-unit market 

to affordable program.  

 

As seen through its past affordable housing compliance history, Florence Township 

will contract with an experienced affordable housing provider to administer the 40-unit 

market to affordable program.  The Township’s proposal to create 40 new affordable rental 

and sale units and would most assuredly foster the production of affordable housing.  The 

Township currently has approximately $2.1 million in its affordable housing trust account 

that will enable the immediate establishment of these affordable units.   

 

COAH’s rule places an initial 20-unit limitation “unless the municipality has 

demonstrated a successful history of a market to affordable program.”  Florence Township is 

able to clearly document the viability of the Township’s existing affordable housing 

production with experienced affordable housing providers producing dozens of affordable 

units, thereby meeting the intent of, if not the letter of COAH’s rule.  Florence Township was 

certified by COAH in the second round on April 7, 1999 with existing affordable housing 

credits.  COAH added the market to affordable program (initially just for sale units) in its 

2004 third round regulations and the Township included such a program in its initial third 

round plan from December 2005.  If COAH had not been forbidden to continue to review 

and approve third round plans by the 2007 Appellate Division decision, then the Township 

would have already been able to show success with this program.  Without Third Round 
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substantive certification, the Township was unable to expend funds on this specific program 

although other affordable housing providers have been able to purchase existing housing 

units and the Township has brought them into its third round affordable housing 

compliance efforts.  As soon as COAH gives the green light by approving the program and 

granting substantive certification, Florence Township will implement the market to 

affordable program thereby fostering the production of affordable housing and meeting the 

intent of, if not the letter of, COAH’s rules. 

 

The Township’s existing affordable housing stock and proposed amended Third 

Round Plan contains a mix of housing options that serves the needs of the region’s very low, 

low and moderate income households.  From both the Prior Round and Third Round Plans, 

Florence Township will have a total of 163 actual affordable units broken down into the 

following categories: 46 affordable rental units, 59 affordable senior rentals and 40 

affordable sale units and 18 supportive and special needs rentals.  Almost 75% of the 163 

affordable units are rentals, far in excess of COAH’s 25% rental requirement, thus, 

overwhelmingly addressing an underserved housing need in the region. 

 

For all the reasons stated above, Florence Township respectfully requests that COAH 

grant a waiver, pursuant to NJAC 5:96-15, to exceed the initial 20-unit program limitation for 

the proposed Township market to affordable rental and sales program.  

 

Third Round Family Housing Component  

        

           As noted below, Florence Township has addressed its minimum 45-unit Third Round 

Growth Share family requirement through the implementation of the following: 

 

 Orleans – family affordable sales  3 

 Market to affordable sales and rental program:        40 

  Albax inclusionary development – family unit 1 

 Sassman development – family unit  2 

  46  
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Third Round Very Low Income Housing Component  

        

           As noted below, Florence Township has addressed its minimum 12-unit Third Round 

very low income housing requirement through the implementation of the following: 

 

 Special Needs and Supportive Housing and/or the Duffy School 6 
 Market to affordable rental program:         6 

  12  
 

Third Round Rental Component and Rental Bonuses 

 

Florence Township has addressed its minimum 40-unit Third Round rental 

component through the proposal for 40 affordable rental units to be established in the 

Township in the Third Round.  Specifically, the 40-unit minimum Third Round rental 

component will be addressed by 20 of the approximately 45 affordable senior units proposed 

for the Duffy School and twenty (20) affordable rental units to be created via the proposed 

Market to Affordable rental program.  Therefore, any additional non-senior affordable rental 

units provided in the Township, above and beyond the minimum 40 units noted above, will 

be eligible for Third Round rental bonuses. 

 

Third Round Bonuses (Rental and Compliance) Maximum 

        

           As noted below, Florence Township has not exceeded its maximum 39-unit Third 

Round bonus allowance with proposed third round rental bonuses or compliance bonuses: 

 
 Special Needs and Supportive Housing rental bonuses: 12 min. 

Transitional Housing Inc.: 8 of 9 units x 1.0 = 8 
Family Service (existing): 2 units x 1.0 = 2.0 
Family Service (existing): 2 bedrooms x 0.25 = 0.5 
Family Service (future):  min. 5 bedrooms x 0.25 = 1.25 or  
 max. 5 units x 1.0 = 5.0  
 

 Orleans, Sassman and Albax compliance bonuses:        6 
  minimum total  18  
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Third Round Growth Share Plan Summary 

 

As summarized in Table 17, Amended Third Round Growth Share Plan below, 

Florence Township addresses the 158-unit COAH-projected Third Round Growth Share 

Obligation as follows: 

Table 17.  Amended Third Round Growth Share Plan 
 

 
Compliance Mechanisms 

COAH Projected 
158-unit obligation 

Prior Round Surplus  
Prior Round surplus credits/ bonuses  22 
Prior Round surplus RCAs 31 

Municipally Sponsored 100% Affordable  
Duffy School Senior Complex 

 45+/- senior affordable rentals, initially 
exceeds senior cap 

 
31 
 

Market to Affordable Program  
family affordable rentals 20 

family affordable sales 20 
Inclusionary Developments  

Atlantic/Legacy – 17 senior sales  credit in the future 
Orleans – 3 affordable family sales 3 
Sassman – 2 on-site family units 2 
Albax – 1 on-site family unit 1 

Supportive and Special Needs Housing  
Transitional Housing, Inc. - units 9 
Family Service – units/bedrooms 9 

Bonuses (rental bonuses and compliance bonuses)  
Orleans – 3 new compliance bonuses 3 
Sassman – 2 new compliance bonus 2 
Albax – 1 new compliance bonus 1 
Atlantic/Legacy – 17 new compliance 
bonuses 

compliance bonuses 
in the future 

Transitional Housing, Inc. (post 1999)  
1.0 x 8 

8 

Family Service (units/bedrooms) 
min. 2 units and 7 bedrooms or  
max. 7 units and 2 bedrooms 

 
4 min. 

TOTAL 166 
Surplus 8 
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Summary and Implementation Schedule 

 

The rehabilitation credits and rehabilitations program, to be administered by 

Burlington County, will satisfy the Township’s 36-unit rehabilitation obligation. The 

Township addressed its 114-unit prior round obligation with transferred RCAs, existing 

affordable rental units, existing affordable age-restricted rental units, and previously granted 

second round rental bonuses. Florence Township will meet its 158-unit third round growth 

share obligation with the prior round surplus, a 100% affordable senior rental site, a market 

to affordable program, existing and approved inclusionary developments, existing and 

proposed special needs and supportive housing and eligible bonuses. 

 

The Township will participate in Burlington County’s rehabilitation program, 

beginning in the year which COAH grants substantive certification to the Township (at the 

earliest in 2009) to satisfy the 31-unit balance of the rehabilitation obligation. As discussed, 

and pursuant to NJAC 5:97-6.2(b)3., Florence Township will provide sufficient dollars to 

fund no less than half (16) of the balance of the municipal rehabilitation component by the 

middle of the substantive certification period, 2014.  

 

All of the affordable units satisfying the prior round have been built and the funds for 

the RCA have been transferred.  Florence Township will utilize the prior round surplus (53 

credits) to meet its third round obligation.  Much of the special needs and supportive housing 

are completed. Additionally, the Township has entered into a contract with CIS, and in 

accordance with the implementation schedule, reconstruction should begin on the Duffy 

School in 2011.  Additionally, Florence Township will implement the market to affordable 

program in the first year after COAH grants substantive certification, the earliest being 

2009.  

 

 Florence Township anticipates, based on actual and projected growth, that 

approximately 100 affordable units/bonuses will be needed at the time of the first plan 
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evaluation, pursuant to NJAC 5:96-10.1.  Table 18, Implementation Schedule, outlines the 

Township’s timeline for meeting its third round fair share obligation.  As shown on Table 24, 

the Township anticipates that it will provide over 100 affordable credits/units/bonuses by 

2011 (earliest initial growth share evaluation) through the prior round surplus, existing 

supportive shared living arrangement, market to affordable program, Duffy School senior 

housing and compliance bonuses. 

 

Table 18. Implementation Schedule 

Program Existing 
Credits 20

0
9

 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

Total 
Units 

Prior Round Surplus 53 0 0 0 0 0 0 0 0 0 0 53 
Transitional Hsg Inc. 
– Supportive Housing 9 0 0 0 0 0 0 0 0 0 0 9 

Market to Affordable 0 10 10 10 10 0 0 0 0 0 0 40 

Duffy School, capped 0 0 0 31 0 0 0 0 0 0 0 31 

Family Service 4 0 5 0 0 0 0 0 0 0 0 9 

Orleans inclusionary 0 0 0 0 3 0 0 0 0 0 0 3 

Sassman 0 0 2 0 0 0 0 0 0 0 0 2 

Albax 0 0 0 0 0 1 0 0 0 0 0 1 

Future Bonuses 0 0 6 0 11 1 0 0 0 0 0 18 

Total Units/Bonuses 66 10 23 41 24 2 0 0 0 0 0 166 
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COST GENERATION 

 

Florence Township’s Land Development Ordinance has been reviewed to eliminate 

unnecessary cost generating standards; it provides for expediting the review of development 

applications containing affordable housing. Such expedition may consist of, but is not limited 

to, scheduling of pre-application conferences and special monthly public hearings. 

Furthermore, development applications containing affordable housing shall be reviewed for 

consistency with the Land Development Ordinance, Residential Site Improvement Standards 

(NJAC 5:21-1 et seq.) and the mandate of the Fair Housing Act regarding unnecessary cost 

generating features. Florence Township shall comply with COAH’s requirements for 

unnecessary cost generating requirements, NJAC 5:97-10,2, procedures for development 

applications containing affordable housing, NJAC 5:97-10.3, and requirements for special 

studies and escrow accounts where an application contains affordable housing, NJAC 5:97-

10.4.  

 

 

MONITORING  

 

In accordance with NJAC 5:96-11, Florence Township shall complete the annual 

monitoring reports of the Affordable Housing Trust Fund and of the affordable housing 

units and programs.  Furthermore, the Township will assist COAH with the biennial plan 

evaluation, pursuant to NJAC 5:96-10, where the actual growth of housing units and jobs is 

compared to the provision of affordable housing beginning two years from substantive 

certification and then every two years after.  If upon any biennial review the difference 

between the number of affordable units constructed or provided in the Township and the 

number of units required pursuant to NJAC 5:97-2.4 results in a pro-rated production 

shortage of 10 percent or greater, the Township is not adhering to its implementation 

schedule pursuant to NJAC 5:97- 3.2(a)4, or the mechanisms addressing the projected growth 

share obligation no longer present a realistic opportunity for the creation of affordable 

housing, the Township may be required by COAH to amend  its plan in conformance with 

NJAC 5:96-14 to address the affordable housing obligation set forth in NJAC 5:97-2.5. 
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FAIR SHARE ORDINANCES AND AFFIRMATIVE MARKETING 
  

The Township of Florence has prepared an Affirmative Marketing and Fair Share 

Ordinance in accordance with COAH’s substantive rules, NJAC 5:97-9, and UHAC at NJAC 

5:80-26.  The Township’s Fair Share Ordinance will govern the establishment of affordable 

units in the Township as well as regulating the occupancy of such units.  The Fair Share 

Ordinance covers the phasing of affordable units, the low/moderate income split, bedroom 

distribution, occupancy standards, affordability controls, establishing rents and prices, 

affirmative marketing, income qualification, etc.  

 

To conduct affirmative marketing and monitoring of affordable units, the Township 

has contracted with NJ Housing Affordability Service (HAS) for the administration of 

existing affordable units in the Township and proposed units, with the exception of the Duffy 

School (CIS) and the supportive and special needs housing units, which will be administered 

by either Transitional Housing Inc. or Family Service.  The Township anticipates entering 

into a similar contract with an experienced housing provider and administrator for future 

affordable housing units. 

 

The affirmative marketing plan is designed to attract buyers and/or renters of all 

majority and minority groups, regardless of race, creed, color, national origin, ancestry, 

marital or familial status, gender, affectional or sexual orientation, disability, age or number 

of children to the affordable units located in the Township. Additionally, the affirmative 

marketing plan is intended to target those potentially eligible persons who are least likely to 

apply for affordable units and who reside in Housing Region #5, consisting of Burlington, 

Camden and Gloucester counties.  

 

The affirmative marketing plan includes regulations for qualification of income 

eligibility, price and rent restrictions, bedroom distribution, affordability control periods, and 

unit marketing in accordance to NJAC 5:80-26.  All newly created affordable units will 

comply with the thirty-year affordability control required by UHAC, NJAC 5:80-26-5 and 
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5:80-26-11.  This plan must be adhered to by all private, non-profit or municipal developers of 

affordable housing units and must cover the period of deed restriction or affordability 

controls on each affordable unit.  The costs of implementing the affirmative marketing plan 

(i.e., the costs of advertising the affordable units, etc.) are the responsibilities of the 

developers of the affordable units.  This requirement is included in the Township’s fair share 

ordinance and shall be a condition of any municipal development approval.  

 

 
DEVELOPMENT FEE ORDINANCE AND SPENDING PLAN 

 

Florence Township previously adopted a development fee ordinance which COAH 

approved on February 3, 1993 and later amended and approved by COAH on April 10, 2000.  

On January 26, 2005, the Township adopted an amendment to its development fee 

regulations that increased the fees permitted to be imposed on residential (1% fee) and non-

residential (2% fee) development in accordance with COAH’s rules at NJAC 5:94-6.14(c) 

which allow the increased fees as the Township committed to petitioning with a Third Round 

Plan no later than December 20, 2005.  

  

However, as of July 17, 2008, with the passage of amendments to the Fair Housing 

Act (P.L.2008, c.46), the Township may only collect nonresidential development fees equal 

to 2.50% of the equalized assessed value of new nonresidential construction and in 

accordance with particular conditions and exemptions of the Act.  In order to comply with 

these amendments to the Fair Housing Act, the Township is requesting approval of an 

amended development fee ordinance that will increase the nonresidential development fee to 

2.5%.  Additionally, the revised development fee ordinance will increase the residential 

development fee to 1.5% pursuant to NJAC 5:97-8.3.   

 

The Township’s spending plan, which discusses anticipated revenues, collection of 

revenues, and the use of revenues, was prepared in accordance to NJAC 5:97-8.10.  All 

collected revenues will be placed in the Township’s Affordable Housing Trust fund and will 

be dispensed for the use of affordable housing activities. Pursuant to the Township’s plan, 
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Florence Township may use the funds in the trust fund for any of the below listed items, 

pursuant to NJAC 5:97-8.7(a): 

 

 Rehabilitation program; 

 New construction of affordable housing units and related development costs; 

 Extensions or improvements of roads and infrastructure directly serving affordable 

housing development sites;  

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

 Purchase of existing market rate or affordable housing for the purpose of maintaining or 

implementing affordability controls, such as in the event of  foreclosure; 

 Green building strategies designed to be cost-saving for low- and moderate income 

households, either for new construction that is not funded by other sources, or as part of 

necessary maintenance or repair of existing units; 

 Maintenance and repair of affordable housing units; 

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

activity; and 

 Any other activity as specified in the approved spending plan. 

 Affordability assistance. 

 

At least 30% of collected development fees, excluding expenditures made from the 

inception of the fund to June 2, 2008 on all new construction, previously funded RCAs and 

rehabilitation activities, shall be used to provide affordability assistance to low- and moderate-

income households in affordable units included in a municipal Fair Share Plan.  

Additionally, no more than 20% of the revenues collected from development fees each year, 

shall be expended on administration, including, but not limited to, salaries and benefits for 

municipal employees or consultant fees necessary to develop or implement a rehabilitation 

program, a new construction program, a housing element and fair share plan, and/or an 
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affirmative marketing program. 

 

Florence Township intends to spend development fee revenues pursuant to NJAC 

5:97-8.7 and in conjunction with the housing programs outlined in this document.  Florence 

Township currently has approximately $1.6 million in the housing trust fund and anticipates 

an additional $3.4 million in revenues before the expiration of substantive certification, for a 

total of $5 million.  The municipality will dedicate all of the collected revenue towards the 

Township’s rehabilitation and affordable housing programs.  Any shortfall of funds will be 

offset by revenue or bonding. 
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FLORENCE TOWNSHIP | SPENDING PLAN  

Clarke Caton Hintz
Introduction 

Florence Township has prepared a Housing Element and Fair Share plan that addresses 
its regional fair share of the affordable housing need in accordance with the Municipal 
Land Use Law (N.J.S.A. 40:55D-1 et seq.), the Fair Housing Act (N.J.S.A. 52:27D-301) and 
the regulations of the Council on Affordable Housing (COAH) (N.J.A.C. 5:97-1 et seq. 
and N.J.A.C. 5:96-1 et seq.). A development fee ordinance creating a dedicated revenue 
source for affordable housing was approved by COAH on February 3, 1993 and most 
recently amended by the municipality on January 26, 2005.  The ordinance establishes 
Florence Township’s affordable housing trust fund for which this spending plan is 
prepared.  
 
As of July 17, 2008, Florence Township has collected $ 3,597,876 and expended 
$1,988,817 resulting in a balance of $ 1,609,059.  All development fees, payments in 
lieu of constructing affordable units on site, funds from the sale of units with 
extinguished controls, and interest generated by the fees are deposited in a separate 
interest-bearing affordable housing trust fund in Commerce 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.  
 
Florence Township first received substantive certification from COAH on July 1, 1992 
and received prior approval to maintain an affordable housing trust fund on February 3, 
1993.  As of December 31, 2004, the prior round balance remaining in the affordable 
housing trust fund was $0 From January 1, 2005 through July 17, 2008, Florence 
Township collected an additional $1,873,780 in development fees, payments in lieu of 
construction, other funds, and/or interest.  From January 1, 2005 through July 17, 2008, 
Florence Township has expended no funds as detailed in the chart on page 8 of this 
spending plan. 
 
 

Revenues for Certification Period 

To calculate a projection of revenue anticipated during the period of third round 
substantive certification, Florence Township considered the following: 
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(a) Development fees: 

1. Residential and nonresidential projects which have had development 
fees imposed upon them at the time of preliminary or final 
development approvals; 

2. All projects currently before the planning and zoning boards for 
development approvals that may apply for building permits and 
certificates of occupancy; and 

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

 
(b) Payment in lieu (PIL):  

Actual and committed payments in lieu (PIL) of construction from developers as 
follows: 

  As of November 15, 2008, Florence Township has received a total 
  $826,798 in payments-in-lieu of construction.  The Township does not 
  currently anticipate any future payments-in-lieu of construction. 
 
(c) Other funding sources: $0 

Florence Township is not anticipating collecting money from other funding 
sources at this time.  Funds from other sources, include, but are not limited to 
the sale of units with extinguished controls, repayment of affordable housing 
program loans, rental income, and proceeds from the sale of affordable units.   
All monies in the Affordable Housing Trust fund are anticipated to come from 
development fees, payments in lieu of construction and interest.  

 
(d) Projected interest:  

Based on the current average interest rate, Florence Township anticipates 
collecting $89,000 in interest through 2018. 
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Source of Funds – Housing Trust Fund 2008 through 2018 (Thousands) 

Source of Funds 

7/18/08 
through 
12/31/08 

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 Total 

Development fees: 

Approved/Pending/Projected  
Development 

$0 $400 $400 $400 $600 $700 $300 $300 $100 $100 $100 $3,400 

Payments in Lieu of 
Construction 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Other Funds (Specify 
source(s)) 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Interest $11.6 $30 $10.5 $6 $7 $10.5 $4.5 $4.5 $1.5 $1.5 $1.5 $89 

Total 
$11.6 $430 $410.5 $406 $607 $710.5 $304.5 $304.5 $101.5 $101.5 $101.5 $3,489 
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Florence Township projects a total of $3,489,085 in revenue to be collected between July 
18, 2008 and December 31, 2018.  All interest earned on the account shall accrue to the 
account to be used only for the purposes of affordable housing. 

Clarke Caton Hintz

 

 Administrative Mechanism to Collect and Distribute Funds 

The following procedural sequence for the collection and distribution of development 
fee revenues shall be followed by Florence Township: 
 
(a) Collection of development fee revenues: 

Collection of development fee revenues shall be consistent with Florence 
Township’s development fee ordinance for both residential and non-residential 
developments in accordance with COAH’s rules and P.L.2008, c.46, sections 8 
(C. 52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).   

 
(b) Distribution of development fee revenues: 

The Planning Board adopts and forwards a resolution to the governing body 
recommending the expenditure of development fee revenues as set forth in this 
spending plan.  The governing body reviews the request for consistency with the 
spending plan and adopts the recommendation by resolution.  The release of 
funds requires the adoption of the governing body resolution in accordance with 
the COAH-approved spending plan. Funding allocations for projects listed in 
the Fair Share Plan will be reviewed by the Township Administrator and 
presented to Township Council for approval.  Once a request is approved by 
resolution, the Chief Financial Officer releases the requested revenue from the 
trust fund for the specific use approved in the governing body’s resolution. 

Description of Anticipated Use of Affordable Housing Funds 

(a) Rehabilitation and new construction programs and projects (N.J.A.C. 5:97-8.7) 

Florence Township will dedicate up to $5,062,063 to rehabilitation and new 
construction programs (see detailed descriptions in Housing Element and Fair 
Share Plan) as follows:  

 
 Rehabilitation program: 31 units at $10,000 = $310,000 
 
 New construction project(s): $37,063 

1. Final payment on bond fund to RCA: $37,063 
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Market to Affordable Programs: $4,400,000  

  

1. Market to Affordable Sales (20 units): $2,400,000 
2. Market to Affordable Rentals (20 units): $2,000,000 

 
Special Needs Housing:  Family Services 9 units/bedrooms = $315,000 

 
(b) Affordability Assistance (N.J.A.C. 5:97-8.8) 

Florence Township is required to spend a minimum of 30 percent of 
development fee revenue to render existing affordable units more affordable and 
one-third of that amount must be dedicated to very low-income households (i.e. 
households earning less than 30 percent of the regional median income).  The 
actual affordability assistance minimums are calculated on an ongoing basis in 
the CTM system based on actual revenues.   

 
Projected minimum affordability assistance requirement 

Actual development fees through 7/17/2008  $3,459,677 

Actual interest earned through 7/17/2008 + $138,198 

Development fees projected* 2008-2018 + $3,400,000 

Interest projected* 2008-2018 + $     89,085 

Less housing activity expenditures through 6/2/2008 - $1,924,835 

 Total = 5,162,125 

 30 percent requirement x 0.30 = $1,548,638 

Less Affordability assistance expenditures through 12/31/2004 - $0 

PROJECTED MINIMUM Affordability Assistance Requirement 
1/1/2005 through 12/31/2018 

= $1,548,638 

PROJECTED MINIMUM Very Low-Income Affordability 
Assistance Requirement 1/1/2005 through 12/31/2018 

÷ 3 = $516,213 

* Note:  The 2008 portion of this projection reflects 2008 subsequent to July 17 as the 
remainder of 2008 is included in the actual figure reported above. 
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Florence Township may dedicate up to $1,548,638 from the affordable housing trust 
fund to render units more affordable, including $516,213 to render units more affordable 
to households earning 30 percent or less of median income by region, as follows: 

 

 

 
 Provide supplemental funding to low and moderate homeowners to complete 

rehabilitation projects for costs not covered by Burlington County HIP grants 
 Provide down payment assistance to moderate income buyers for the Market 

To Affordable Sales Program 
 Provide down payment assistance to low and moderate income buyers who 

complete a pre-purchase counseling program at a COAH-designated agency 
and who purchase a home in Florence Township 

 
Florence Township will address the requirement of using one third of the Affordability 
Assistance allocation to assist Very Low Income (VLI) households by providing 
construction subsidies, if required, and rental assistance for  VLI households in the 
Market to Affordable Rental Program.         
 
 
(c) Administrative Expenses (N.J.A.C. 5:97-8.9) 
 

Florence Township may use affordable housing trust fund revenue for related 
administrative costs up to a 20 percent limitation pending funding availability 
after programmatic and affordability assistance expenditures.  The actual 
administrative expense maximum is calculated on an ongoing basis in the CTM 
system based on actual revenues.   
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Projected Administrative Expenses 

 

Actual development fees through 7/17/2008  $3,459,677 

Actual interest earned through 7/17/2008 + $138,198 

Development fees/P.-I.-L. projected* 2008-2018 + $3,400,000 

Interest projected* 2008-2018 + $     89,085 

Less housing activity expenditures through 6/2/2008 - $1,924,835 

 Total = $5,162,125 

 20 percent maximum permitted administrative expenses x 0.20 = $1,025,225 

Less administrative expenditures through 12/31/2004 - $**** 

Projected allowed administrative expenditures = $**** 

* - Note:  The 2008 portion of this projection reflects 2008 after July 17 as the first 
portion of 2008 is included in the actual figure reported above. 

 
Florence Township projects that $**** will be available from the affordable 
housing trust fund to be used for administrative purposes.  Projected 
administrative expenditures, subject to the 20 percent cap, are as follows:  

 Township Attorney, Engineer, and Planner fees related to obtaining 
substantive certification; 

 Rehabilitation administration fees 

 Administration fees related to the municipally sponsored new construction, 
special needs and supportive housing and market to affordable program. 

 
  

Expenditure Schedule  

Florence Township intends to use affordable housing trust fund revenues for the 
creation and/or rehabilitation of housing units.  Where applicable, the 
creation/rehabilitation funding schedule below parallels the implementation schedule 
set forth in the Housing Element and Fair Share Plan and is summarized as follows.  
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Projected Expenditure Schedule 2009 Through 2018 

Funds Expended and/or Dedicated (thousands) 
 
 

Program 
 

Number 
of 

Units 
Projected 

2005 
throug

h 
7/18/0

8 

7/18/08 
through 
12/31/08 20

0
9

 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

T
ot

al
 

Final Payment 
on RCA 

 $0 $0 $37 $0 $0 $0 $0 $0 $0 $0 $0 $0 $37 

Rehabilitation 
Program 

31 $0 $0 $30 $30 $30 $30 $40 $30 $30 $30 $30 $20 $310 

Market to 
Affordable 

Sales/Rentals 
Programs 

40 $0 $0 $1,100 $1,100 $1,100 $1,100 $0 $0 $0 $0 $0 $0 $4,400 

Duffy School 45 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Special Needs 
Housing 

9 $0 $0 $140 $175 $0 $0 $0 $0 $0 $0 $0 $0 $315 

Total Programs 125 $0 $0 $1,307 $1,305 $1,130 $1,130 $40 $30 $30 $30 $30 $0 $5,062 

Affordability 
Assistance 

 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Administration  $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 

Total 125 $0 $0 $1,307 $1,305 $1,130 $1,130 $40 $30 $30 $30 $30 $0 $5,062 

Page 8 of 10 
 



  
 
 
 
 
 
 
 
 
 
 

FLORENCE TOWNSHIP | SPENDING PLAN  Clarke Caton Hintz

Excess or Shortfall of Funds 

Pursuant to the Housing Element and Fair Share Plan, the governing body of Florence 
Township has adopted a resolution agreeing to fund any shortfall of funds required for 
implementing the rehabilitation or municipally sponsored new construction programs.  
In the event that a shortfall of anticipated revenues occurs, Florence Township may 
bond to satisfy the gap in funding.  A copy of the adopted resolution is attached.   

Barrier Free Escrow  

Collection and distribution of barrier free funds shall be consistent with Florence 
Township’s Affordable Housing Ordinance in accordance with N.J.A.C. 5:97-8.5. 
 

Summary  

Florence Township intends to spend affordable housing trust fund revenues pursuant to 
N.J.A.C. 5:97-8.7 through 8.9 and consistent with the housing programs outlined in the 
housing element and fair share plan dated November 21, 2008. 
 
Florence Township has a balance of $1,609,059 as of July 17, 2008 and anticipates an 
additional $3,489,085 in revenues before the expiration of substantive certification for a 
total of $5,098,144.  If there are any shortfalls in the funding from outside sources as 
described in the Township’s housing element and fair share plan, the municipality will 
dedicate up to $5,062,063 towards the final payment of an RCA, the Rehabilitation 
Program, the Market to Affordable Sales and Rental Program, and special 
needs/supportive housing. If required by COAH, the Township will utilize the much 
needed development fees for new construction and actual affordable unit production for 
affordability assistance. In addition, the Township may expend funds on administrative 
purposes.  Any shortfall of funds will be addressed through the use of outside funding 
sources or through bonding and/or appropriations as may be allowed by law.  Any 
excess funds will be dedicated toward affordability assistance. 
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Spending Plan Summary 

Revenues 

Balance as of July 17, 2008  $1,609,059 

Projected Revenue from July 18, 2008 through 2018   

1. Development fees + $3,400,000 

2. Payments in lieu of construction + $0 

3. Other funds + $0 

Interest + $89,085 

Total Projected Revenue = $5,098,144 

Expenditures 

Funds used for Rehabilitation  - $310,000 

Funds used for New Construction    

1. Market to Affordable Sales - $2,000,000 

2. Market to Affordable Rentals - $2,400,000 

3. Final payment on RCA - $37,063 

5. Special Needs/Supportive Housing - $315,000 

Affordability Assistance  - $0 

Administration  - $0 

Excess Funds for Additional Housing Activity = $0 

Total Projected Expenditures = $5,062,063 

Balance = 36,081 
 




