


























































 

  

Appendix A: R-2025-37: Resolution of the Township Council of the 
Township of Willingboro Committing to Fourth Round Present and 
Prospective Need Affordable Housing Obligations 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 











 

  

Appendix B: Third Round Settlement Agreement 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







































 

  

Appendix C: Third Round Judgement of Compliance and Repose 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







 

  

Appendix D: Affordable Housing Ordinance 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 















































 

  

Appendix E: Development Fee Ordinance 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

















activity to the State of 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 purpose by the New Jersey Department of Community Affairs, 
Council on Affordable Housing or Local Government Services. The reporting shall include an 
accounting of all Affordable Housing Trust Fund activity, including the sources and amounts 
of funds collected and the amounts and purposes for which any funds have been expended. 
Such reporting shall include an accounting of development fees collected from residential and 
nonresidential developers, payments in lieu of constructing affordable units on site (if permitted 
by ordinance or by agreement with the Township), funds from the sale of units with extinguished 
controls, barrier-free escrow funds, rental income from Township-owned affordable housing 
units, repayments from affordable housing program loans, and any other funds collected in 
connection with Willingboro's affordable housing programs, as well as an accounting of the 
expenditures of revenues and implementation of the spending plan approved by the Court. 

§ 79-10. Ongoing collection of fees. 

A. The ability for the Township of Willingboro to impose, collect and expend development fees 
shall expire with the expiration of the repose period covered by its Judgment of Compliance 
unless the Township of Willingboro has first filed an adopted Housing Element and Fair 
Share Plan with the Court or with a designated state administrative agency, has petitioned for 
a judgment of compliance from the Court or for substantive certification or its equivalent 
from a state administrative agency authorized to approve and administer municipal 
affordable housing compliance and has received approval of its development fee ordinance 
from the entity that will be reviewing and approving the Housing Element and Fair Share 
Plan. 

B. If the Township of Willingboro fails to renew its ability to impose and collect development 
fees prior to the expiration of its judgment of compliance, it may be subject to forfeiture of 
any or all funds remaining within its Affordable Housing Trust Fund. Any funds so forfeited 
shall be deposited into the "New Jersey Affordable Housing Trust Fund" established pursuant 
to Section 20 of P.L. 1985, c. 222 (N.J.S.A. 52:27D-320). 

C. The Township of Willingboro shall not impose a residential development fee on a 
development that receives preliminary or final site plan approval after the expiration of its 
judgment of compliance, nor shall the Township of Willingboro retroactively impose a 
development fee on such a development. The Township of Willingboro also shall not expend 
any of its collected development fees after the expiration of its judgment of compliance. 

Township of Willingboro, NJ

§ 79-9 § 79-10

Downloaded from https://ecode360.com/WI3070 on 2025-05-01



 

  

Appendix F: Copy of Resolution appointing Administrative Agent 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 















 

  

Appendix G: Affirmative Marketing Plan 
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Township of Willingboro 

Affordability Assistance Polices & Procedures Manual 

Introduction 

The purpose of this Manual is to describe the policies and procedures of the Affordability Assistance 

Program.  This Manual describes the basic content and operation of the various affordable assistance 

program components.   

I. Types of Affordability Assistance 

The four types of affordability assistance offered are listed below.  The specifics of each type are 

summarized in Section B.  No ongoing or monthly assistance options are currently available.  

A. Emergency and Health/Safety Repairs – Affordability Assistance funding is  available to assist 

owners of low-and moderate-units to make emergency and/or health and safety related repairs that 

they do not have the financial resources to make otherwise.   Funding will not be provided for 

standard maintenance items, work covered by the homeowner association, damage covered by 

homeowner insurance and/ or minor repairs such as small areas of peeling paint or other items that 

can be addressed easily by the homeowner.  This funding will help preserve the affordable deed 

restricted housing stock and the residents who reside in the homes.  Only units in the Township’s 

Fair Share Plan (portfolio of affordable units) may be eligible to apply. 

B. Create Additional Very Low Income Units– Affordability assistance may be utilized to create 

additional very low income units by converting a moderate or low income unit into a very low 

income unit in new developments.  The affordability assistance will result in additional very low 

income units beyond what is required by state affordable housing rules.  Willingboro may negotiate 

with developers of inclusionary developments to determine the appropriate amount of subsidy 

required to make the unit affordable to a very low income household.  This subsidy amount may be 

determined by the following method outlined in N.J.A.C. 5:97-8.8 (2) but it is not required: 

Example:  A 200-unit development in a municipality consists of 170 market-rate rental units, 15 

moderate-income rental units and 15 low-income rental units. Four of the low-income units are 

priced to be affordable to a household earning 30 percent of regional median income (RMI). The 

remaining 11 low-income units are priced to be affordable to households earning 49 percent of 

RMI. The rental rate established for a one-bedroom home priced at a 49 percent level of 

affordability is $833 per month while the rental rate established for units priced at a 30 percent 

level of affordability is $510 for a difference of $323 per month or $3,876 per year.  Assuming a 

capitalization rate of 8.5 percent would establish a 30-year present value of $45,600 on the 

reduced rental income. Therefore, a developer might consider re-pricing low-income units to 



 

3 

 

 

provide additional very low income units in exchange for an up-front lump sum payment of 

$45,600 for each unit re-priced.  An example of this calculation is provided below.  

 

This program can also be used to make existing low income units more affordable (very low 

income) via subsidies and changes to existing deed restrictions. 

C. Security Deposit Assistance- An interest -free loan is available to an income eligible renter 

with good credit standing who qualifies for a low- or moderate-income rental unit in a deed 

restricted affordable unit in the Township or its Rental Housing Rehabilitation Program. 

D. Downpayment Assistance -The Willingboro Down Payment Assistance Program is designed to 

help low- and moderate-income households achieve the goal of homeownership.  This program 

will provide a no interest, deferred payment loan to homebuyers of deed restricted affordable 

properties within Willingboro Township to use as a principal down payment.    The goal of the 

program is to provide financial assistance to income-qualified homebuyers moving to 

Willingboro 

Eligibility 

Applications submitted for affordability assistance will be provided on a first come-first-served basis 

according to the following criteria: 

1. There are affordability assistance funds remaining in the budget for the year. 

2. The applicant owns a deed restricted affordable unit in Willingboro that they maintain as their 

primary residence. 

3. The applicant rents a deed restricted affordable unit in Willingboro. 

4. The applicant has not received an affordability assistance grant in the past.   (Only one award 

per household is permitted.  This requirement can be waived with justification.) 

5. Applicants applying for repairs will require income certification at the time of application.   

6. Applicants applying for repairs, must show proof that property taxes, municipal utilities and, if 

applicable, mortgage and homeowner association fee are paid current. 

7. Applicants applying for repairs, must be immediate and serious threat to the health and/or 

safety of the building’s residents.  

1 BR 2 BR 3BR

Low rent (49% of median) 833$       999$       1,154$    

Very Low Rent (30% of median) 510$       612$       707$       

Monthly Difference 323$       387$       447$       

Annual Difference (monthly difference x 12) 3,876$    4,644$    5,364$    

Capitalization Rate 8.50% 8.50% 8.50%

Reduced Monthly rent (Annual difference divided by 

capitalization rate) 45,600$ 54,635$ 63,106$ 

Convert Low Income Home to Very Low Income Home Sample Calculation
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Maximum Amount  

The maximum amount of assistance that may be provided is in $10,000.00. 

Repayment Terms & Repayment Agreement 

When required, loans for properties participating in the Affordability Assistance Program shall be 

secured through a Mortgage and Mortgage Note in favor of the municipality and executed by the 

property owner. The Mortgage and Mortgage Note will be executed at closing.  The terms of the 

mortgage are in the Mortgage Note, which is not recorded.  The original mortgage note shall be retained 

by the Program Administrator and kept in the unit file. The administrative agent will send the 

affordability assistance Mortgage requiring recording to the Township.  Upon receipt the Township will 

file said documents with the County Clerk’s office upon the completion of the closing of title or 

completion of the repair, whichever program is applicable.  

When required, the following is the term of the mortgage: 

All loans are deferred payment loans and due upon change in title or when tenant moves 

from unit.  

II. ADMINISTRATION 

The Administrative agent will be responsible for administering the program.  Questions about the 

Program should be directed the Administrative Agent.  All forms are included in the appendices  

TRIAD Associates 

1301 W. Forest Grove Road, Bldg 3A | Vineland, NJ  08360 

Phone: (856) 690-9590, Ext. 107 | Fax: (856)-690-5622 

www.triadincorporated.com | www.triadhousingprograms.com 

1. Emergency and Health/Safety Repairs Program Procedures 

� Homeowner submits application for assistance along with proof of work items needed.  

Refer to section on Requirements of Work Items. 

� TRIAD ASSOCIATES income certifies applicant and confirms property taxes, municipal 

utilities and, if applicable existing mortgage and homeowner association fee are paid 

current. 

� Program inspector visits home to document emergency repair and to prepare the work 

specifications and cost estimate. 

� Upon eligibility determination  and site visit– TRIAD ASSOCIATES will send homeowner: 

� Eligibility letter (including paragraph on municipal contractor payment process to 

show to the contractor) 

� Work specifications 
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� Instructions to obtain and provide proposal from 3 contractors (willing to be paid by 

municipality at job completion). Homeowner to identify contractor selected to do 

the job and provide that contractor’s business registration, Consumer Affairs home 

improvement license and certificate of insurance listing program as certificate 

holder. The homeowner will have to fund any amount over the program funding 

limit, payable directly to the contractor. 

� Once homeowner provides the above items, send the homeowner’s certificate of 

eligibility and contractor selection to the Township to pass a resolution authorizing 

funding assistance. Upon receipt of the approved municipal resolution, provide the 

homeowner the construction agreement for the homeowner and contractor to sign, as 

well as program mortgage & note (if applicable) for the homeowner to sign in front of 

notary and return to program. 

� Upon construction completion, the homeowner will provide to the Program: 

� Written homeowner’s approval of satisfactory job completion. 

� Invoice from contractor with notarized statement identifying the work items he 

completed. 

� Copies of municipal permits and closed out permits via municipal Certificate of 

Approval for the applicable items installed. 

� If work does not require permit, TRIAD ASSOCIATES inspector will inspect work to 

ensure completeness before payment. 

� TRIAD ASSOCIATES submits the contractor invoice to the municipality for payment and 

forwards the mortgage, when applicable, to the municipality to file (record) with the 

county  clerk 

Emergency and Health/Safety Repairs Program Eligibility Certification Process  

In order to be eligible for assistance, households in each unit to be assisted must be determined to be 

income eligible. All adult members, 18 years of age and older, of the household must be fully certified as 

income-eligible before any assistance will be provided by the Program.  The Program will income qualify 

applicants in accordance with the Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:80-16.1 et 

seq., except for the asset test.  

The following is a list of various types of wages, payments, rebates and credits. Those that are 

considered as part of the household’s income are listed under Income. Those that are not considered as 

part of the household’s income are listed under Not Income.  

A. What is Considered Income 

The following income sources are considered income and will be included in the income 

eligibility determination: 
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� Wages, salaries, tips, commissions 

� Regularly scheduled overtime 

� Unemployment compensation (verify the remaining number of weeks they are 

eligible to receive) 

� Social Security 

� Pensions 

� Disability  

� Alimony  

� Verified regular child support (received) 

� Interest income from assets such as savings, certificates of deposit, money 

market accounts, mutual funds, stocks, bonds  

� Imputed interest (using a current average annual rate of two percent) from non-

income producing assets, such as equity in real estate. Rent from real estate is 

considered income, after deduction of any mortgage payments, real estate 

taxes, property owner’s insurance. 

� TANF  (Temporary Assistance For Needy Families) 

� Net income from business or real estate 

� Rent from real estate is considered income 

� Any other forms of regular income reported to the Internal Revenue Service 

B. What is Not Considered Income 

The following income sources are not considered income and will not be included in the income 

eligibility determination:  

� Court ordered payments for alimony or child support paid to another household 

shall be deducted from gross annual income  

� Part-time income of dependents enrolled as full-time students    

� Lump-sum additions to assets such as inheritances, lottery winnings, gifts, 

insurance settlements 

� Food stamps  

� Rebates or credits received under low-income energy assistance programs 

� Payments received for foster care  

� Relocation assistance benefits  

� Income of live-in attendants  

� Scholarships  

� Student loans 

� Personal property such as automobiles 

C. How to Verify Income 

To calculate income, the current gross income of the applicant is used to project that income 

over the next 12 months. Income verification documentation should include, but is not limited 

to the following for each and every member of a household who is 18 years of age or older:  
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� Four current consecutive pay stubs, including bonuses, overtime or tips, or a 

letter from the employer stating the present annual income figure or if self-

employed, a current Certified Profit & Loss Statement and Balance Sheet. 

� A signed copy of regular IRS Form 1040 (Tax computation form), 1040A or 

1040EZ (as applicable) and state income tax returns filed for the last three years 

prior to the date of interview or notarized tax waiver letter for respective tax 

year(s) 

� A Form 1040 Tax Summary for the past three tax years can be requested from 

the local Internal Revenue Service Center or by calling 1-800-829-1040. 

� If applicable, a letter or appropriate reporting form verifying monthly benefits 

such as: 

1. Social Security or SSI – Current award letter or computer print out letter 

2. Unemployment – verification of Unemployment Benefits  

3. Welfare -TANF current award letter 

4. Disability - Worker’s compensation letter or 

5. Pension income (monthly or annually) – a pension letter 

6. A letter or appropriate reporting form verifying any other sources of income 

claimed by the applicant, such as alimony or child support – copy of court 

order or recent original letters from the court (includes separation 

agreement or divorce papers) or education scholarship/stipends – current 

award letter; 

� Reports from the last two consecutive months that verify income from assets to 

be submitted by banks or other financial institutions managing savings and 

checking accounts (bank statements and passbooks), trust funds, money market 

accounts, certificate of deposit, stocks or bonds (In brokerage accounts – most 

recent statements and/or in certificate form – photocopy of certificates).  

Examples include copies of all interest and dividend statements for savings 

accounts, interest and non-interest bearing checking accounts, and investments; 

� Evidence or reports of income from directly held assets, such as real estate or 

businesses owned by any household member 18 years and older. 

� Interest in a corporation or partnership – Federal tax returns for each of the 

preceding three tax years. 
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� Current reports of assets – Market Value Appraisal or Realtor Comparative 

Market Analysis and Bank/Mortgage Co. Statement indicating Current Mortgage 

Balance. For rental property attach copies of all leases.  

D. Additional Income Verification Procedures 

1. Student Income 

Only full-time income of full-time students is included in the income calculation. A full-time 

student is a member of the household reported to the IRS as a dependent who is enrolled in 

a degree seeking program for 12 or more credit hours per semester; and part-time income is 

income earned on less than a 35-hour workweek. 

2. Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the rent is 

considered income.  After deduction of any mortgage interest, real estate taxes, property 

owner insurance and reasonable property management expenses as reported to the 

Internal Revenue Service, the remaining amount shall be counted as income. 

If an applicant owns real estate, other than primary residence, the Program Case Manager 

should determine the imputed interest from the value of the property.  The Program Case 

Manager should deduct outstanding mortgage debt from the documented market value 

established by either a market value appraisal or by applying the property tax equalization 

market value method, as well as real estate commission if property was to be sold.  Based 

on current money market rates, interest will be imputed on the determined value of the real 

estate. 

E. Other Eligibility Requirements 

Applicant to submit the following in the application package: 

� Recorded deed to the property to be assisted; 

� If you are a widow or widower, copy of Death Certificate should be included; 

� Receipt for property taxes paid current. 

� Signed Release form to verify eligibility determination from third party sources; 

� Proof that all mortgage payments are current; and 

� Copy of any and all other liens recorded against the property. 

� Personal identification (a copy of any of the following Driver’s License, Passport, 

Birth Certificate, Social Security Card, Adoption Papers, Alien Registration Card, 

etc.) for each household member. 
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F. Requirements of Utilities & Taxes Paid Current 

All applicants' water/sewer and tax accounts must be paid current. The Program reserves the 

right to make an exception to the requirement of paid up tax and/or water and/or sewer 

accounts. Individual files will be reviewed on a case-by-case basis. Upon approval by the 

appropriate municipal officials and the Program, a Special Needs Eligibility Requirements Waiver 

may be issued. 

G. Requirements of Work Items 

Homeowner has to demonstrate the existing problem has been inspected and the threat 

verified by one of the following: 

� The appropriate local sub code official; 

� A doctor or local health official; or  

� Systems or components that have been red tagged by utility company and/or 

verified non-functional by a qualified service technician.  

This is done at time of submission of the program application. 

H. Eligibility Certification 

After TRIAD ASSOCIATES staff determines that the household is income eligible and meets all 

other eligible requirements, the TRIAD ASSOCIATES Program Manager will complete and sign 

the Eligibility Certification. This certification is valid for six months starting from date of eligibility 

certification. A Construction Agreement must be signed within this time period. If not, the 

Program Administrator must reevaluate the household's eligibility. 

2. Creation of Additional Very Low Income Units Program Procedure 

A. Terms to be negotiated between landlord/developer and Willingboro. 

B. Upon approval of terms by both parties, Township attorney prepares Resolution authorizing 

award and terms, including changes in unit designation(s) from low income to very low income; 

revisions to restrictive covenant language, etc. Administrative Agent shall assist attorney upon 

request. 

C. Township adopts Resolution. 

D. Township sends assistance directly to landlord. 

E. TRIAD ASSOCIATES records assistance on master reporting spreadsheet. 

3. Security Deposit Assistance Procedures 

The Township of Willingboro will designate a portion of all development fees collected and interest 

earned towards a revolving Security Deposit Assistance Fund.  An interest -free loan from the fund will 
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be received by an income eligible renter with good credit standing who qualifies for a low- or moderate-

income rental unit in one of the Township’s deed restricted units or its Rental Housing Rehabilitation 

Program as per the following guidelines: 

• The security deposit assistance will be in the form of a cash loan equal to the security 

deposit amount determined by the landlord and will be paid to the landlord on behalf of the 

tenant . 

• At the termination of the lease, the landlord will return the portion of the security deposit it 

determines to the Township of Willingboro along with the interest earned.  The tenant will 

repay any difference between the original security deposit amount and the portion returned 

by the landlord.  Funds returned to the municipality will be placed in the affordable housing 

trust fund to be used for future security deposit assistance. 

• Township of Willingboro’s Security Deposit Affordability Assistance Program will be 

administered by the Administrative Agent, Triad Associates.  After an applicant is income 

qualified by Triad Associates pursuant to COAH’s rules and the Uniform Housing 

Affordability Controls, or cannot be qualified due to a need for assistance, an affordability 

assistance application will be completed and forwarded with all necessary documentation to 

Triad Associates.  The affordability assistance recipient will sign a contract with Township of 

Willingboro which states the amount of funds granted, interest information, procedures, 

duration and conditions of affordability assistance, and repayment information. All tenants 

of affordable units within Township of Willingboro will be advised of the availability of the 

Township’s Affordability Assistance Program.  An income eligible occupant or applicant for 

an affordable unit within the Township may not be denied participation in the Affordability 

Assistance Program(s) unless funding is no longer available. 

• The Willingboro Security Deposit Assistance Program will provide a maximum of $5,000.00. 

 

4. Downpayment Assistance Procedures 

The Willingboro Down Payment Assistance Program is designed to help low- and moderate-income 

households achieve the goal of homeownership.  This program will provide a no interest, deferred 

payment loan to homebuyers of deed restricted affordable properties within Willingboro to use as a 

principal down payment.  The goal of the program is to provide financial assistance to income-qualified 

homebuyers moving to Willingboro. 

ELIGIBLE PARTICIPANTS 

Applicants for this loan program must be income-qualified by the Administrative Agent for Willingboro 

and must be under contract to purchase a deed restricted home in Willingboro.  This means that the 

applicant must have made application to buy a home, been income-qualified and selected to purchase 

an affordable home within Willingboro, and signed a contract with the seller.   

ELIGIBLE PROPERTIES 
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Properties must be single family homes within Willingboro deed restricted in accordance with the 

U.H.A.C. guidelines.  The price of the home will be limited by the deed restriction to be affordable to 

either a low or moderate-income household. 

 

LEVEL OF FINANCING 

The Willingboro Down Payment Assistance Program will provide a maximum of $5,000.00. 

PROGRAM FINANCING  

 

Terms and Conditions  

 

The loan is given as a zero interest loan payable at time of transfer of title of the affordable 

housing unit and is secured by a second mortgage and note. 

 

Recipients of Down Payment Assistance Program funds are required to maintain the unit as 

their principal residence for the duration of the loan period and abide by all other requirements 

of the deed restriction and the Uniform Housing Affordability Controls (N.J.A.C. 5:80-26.1et 

seq.). In the event the property is sold or disposed of during the term of the loan, the loan shall 

be immediately due and payable to Willingboro according to the terms of the Mortgage and 

Mortgage Note.  

 

Security Instruments  

Loans for all properties participating in the Down Payment Assistance Program shall be secured 

through a Mortgage and Mortgage Note in favor of the municipality executed by the property 

owner. The closing agent will record said documents with the County Clerk’s office upon the 

completion of the closing of title. The Mortgage and Mortgage Note will be executed at closing.  

The terms of the mortgage are in the Mortgage Note, which is not recorded.  The original 

mortgage note shall be retained by the Program Administrator and kept in the unit file. 
 

 

 

 

 

  

 

 



 

  

Appendix H: Supportive Needs Housing Documentation 
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Appendix I: Concept Plan for Block 5.02, Lots 8, 9, 10, 11 & 17 
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INTRODUCTION  
Willingboro Township has reviewed the former Burlington County Times site located at 4284 
Route 130 (4284 US-130 site) as a potential site for the development of affordable housing in 
accordance with the recommendations of the Willingboro Township Housing Plan Element 
and Fair Share Plan. Specifically, the focus of this site suitability analysis is in reference to 
Block 5.02, Lots 8, 9, 10, 11, & 17. The 4284 US 130 site contains a total land area of 
approximately 16.16 acres, and is mapped in Appendix B. The Fair Housing Act requires that 
sites designated to produce affordable housing conform to the site suitability criteria of 
N.J.A.C. 5:97-3.13.  The state affordable housing rules require that 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 that preclude development 
of affordable housing;  

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

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  

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

 State affordable housing regulations require an examination of a Site’s location on 
the policy map of the New Jersey State Development and Redevelopment Plan (State 
Plan), and a review of the presence of wetlands, Category 1 waterways, flood hazard 
areas, and steep slope constraints. Consideration to the presence of sites and 
districts listed on the New Jersey or National Register of Historic Places must also be 
given, in addition to the availability of the infrastructure needed for development. On 
behalf of Willingboro Township, BRS Inc, has reviewed the subject property for 
conformance to State site suitability criteria. Based on its review, BRS, Inc. has 
concluded that the subject property is a suitable site.  
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SITE SUITABILITY ANALYSIS  
The following sections apply the regulations of N.J.A.C. 5:97-3.13 to the review of the subject 
property, which the township has reviewed for the development of affordable housing.  

Location on the State Plan Policy Map  
The site is located entirely within Planning Area 1 (PA 1; Metropolitan Planning Area). As 
indicated by N.J.A.C. 5:97-3.13(b)1, the areas contained by Planning Area 1 are the preferred 
location for a municipality to address its fair share obligation.  The site is located within a 
planning node known as the Route 130 Corridor designated during the State Plan 
Endorsement process.   

Special Planning Areas  
The proposed site is not located within an area that is regulated by the Pinelands 
Commission, Highlands Water Protection and Planning Council, Division of Costal 
Resources of the New Jersey Department of Environmental Protection (NJDEP), or the New 
Jersey Meadowlands Commission.   

Wetlands  
The Millcreek Tributary extends into the southeastern corner of Block 5.02, lot 17 of the 
proposed site which is part of a mapped wetland and listed as a critical environmental site.  
FEMA maps indicate Block 5.02, lot 17 is partially located within a Flood hazard area with a 
.2 percent annual chance of flood hazard.  

Category 1 Waterways 
NJDEP mapping indicates that there are no mapped Category 1 waterways located onsite.  

Steep Slopes  
Pursuant to N.J.A.C. 5:97-3.13(b)4, the portions of sites designated for construction shall 
adhere to steep slope constraints in excess of 15 percent if the municipality has an 
ordinance in place that uniformly regulates steep slope development throughout the 
municipality. As a result, the township has considered steep slopes in its analysis of the 
subject property. An analysis of elevation data based on the Digital Elevation Model (DEM) 
from the United States Geological Survey (USGS) reveals that there are no portions of the 
tract constrained by steep slopes.  



3 
 

Sites or Districts Listed on the New Jersey or National Registers of 
Historic Places 
The subject tract contains no sites or districts that are listed on the New Jersey or National 
Registers of Historic Places that are mapped in Appendix B. It is noted, however, that the 
entire Township of Willingboro is mapped as a proposed Historic District and considered 
eligible for the National Register.   In addition, the following individual lots in the 4284 US 130 
site are considered eligible for national register along the Route 130 Corridor: Block 5.02, 
lots 8, 10, and 17. However, mapping from the Office of Planning Advocacy indicates that 
there are no State Plan-identified critical historic sites located onsite, as mapped in 
Appendix B.  

Availability of Infrastructure  
The site has frontage on Route 130, Marvin Ellis Way, and Charleston Road, all of which are 
public and improved roadways. In addition, the entire site is located within the public water 
and sewer service area of the Willingboro WPCF of the Burlington County BOCF. Sewer and 
water lines can be extended to service the site.  

A Bus Route (409) along Route 130 provides bus service within walking distance of the site.   

Presence of Known Contaminated Sites  
Though not required by N.J.A.C. 5:97-3.13, this analysis has considered that the presence of 
a known contaminated site may affect site suitability. The NJ-GeoWeb indicates Block 5.02, 
lot 8 of the proposed site as a site remediation program preferred ID site closed in 2019. The 
property and the surrounding properties are not listed on the Know Contaminated Sites list.   
It is noted that all sites anticipated for affordable housing will be remediated to residential 
standards.  

Access to Appropriate Streets  
The proposed site has frontage and direct access to Route 130 and Charleston Road, which 
are public and improved roadways.  

Residential Site Improvement Standards  
The site can be developed consistent with the applicable requirements of the Residential 
Site Improvement Standards, N.J.A.C. 5:21, and any deviations from those standards can be 
done in accordance with N.J.A.C. 5:21-3.  
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Site Availability  
The properties at this site are privately owned. There are no title problems or encumbrances 
known to the Township that would preclude the use of the subject site for affordable housing. 
A title search is needed to conclusively determine that there are no title impediments to 
development of the site for affordable housing. The Township anticipates that the properties 
will be redeveloped by their current or future owners as an affordable housing site in 
accordance with the Willingboro Township Housing Element and Fair Share Plan.  

Approvable Site  
The site can be designed and approved for affordable housing development in accordance 
with the requirements of the applicable governmental agencies with jurisdiction over the 
site.  

ZONING AND LAND USE 
The proposed site comprises of Block 5.02, lots 8, 9, 10, 11, & 17 situated along the Route 
130 Corridor.  The entire site is currently zoned as Commercial 4-A.  The current land use on 
lots 8, 9, and 17 are vacant with previous building foundation footprints.  Lot 11 of the site is 
currently vacant land with grass and Marvin Ellis Road cuts through on the northern side to 
connect to Route 130.   The Willingboro Township Master Plan Housing Plan Element and Fair 
Share Plan is including this site as a Redevelopment Area for redevelopment for affordable 
housing.  Willingboro Township is in the process of preparing a redevelopment plan for this 
site to implement the recommendations of the Willingboro Township Housing Plan Element 
and Fair Share Plan for the site’s future use for affordable housing. 

SUMMARY AND CONCLUSION  
The former Burlington Times site known as 4284 US-130 site (Block 5.02, lots 8, 9, 10, 11, & 
17) is located within State Planning Area 1 and contains approximately 16.6 acres. The site 
contains no mapped Category 1 waterways, steep slopes, or historic districts or sites listed 
on the historic registers. However, the site is partially located in a flood hazard area.  The site 
will be made available and are approvable, developable, and suitable for affordable housing 
development. Further, the site is located within a public water and sewer service area, and 
sewer and water lines can be extended to service the site. Finally, the subject site has 
frontage and access on public and improved roadways. Based on the above, the 4283 US-
130 site meets the site suitability planning criteria of N.J.A.C. 5:97-3.13 for the development 
of affordable housing. 
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APPENDIX A: N.J.A.C. 5:97-3.13 (Site Suitability Criteria and Consistency 
with the State Development and Redevelopment Plan)  

APPENDIX B: Site Suitability Map 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

APPENDIX A: N.J.A.C. 5:97-3.13 (Site Suitability Criteria and Consistency 
and Redevelopment Plan) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

5:97-3.13 Site Suitability Criteria and Consistency with the State Development and 
Redevelopment Plan  
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;  
 
2. The site is adjacent to compatible land uses and has access to appropriate streets;  

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

b) Sites designated to produce affordable housing shall be consistent with the State 
Development and Redevelopment Plan and shall be in compliance with the rules and 
regulations of all agencies with jurisdiction over the site, including, but not limited to:  

1. Sites that are located in Planning Areas 1 or 2 or located within a designated center 
or located in an existing sewer service area are the preferred location for 
municipalities to address their fair share obligation.  
 
2. Municipalities or developers proposing sites located in Planning Areas 3, 4, 4B, 5 or 
5B that are not within a designated center or an existing sewer service area shall 
demonstrate to the Council that the site is consistent with sound planning principles 
and the goals, policies and objectives of the State Development and Redevelopment 
Plan. The Council may seek a recommendation from the Executive Director of the 
Office of Smart Growth on the consistency of the site with sound planning principles 
and the goals, policies and objectives of the State Development and Redevelopment 
Plan.  
 
3. Sites within the areas of the State regulated by the Pinelands Commission, 
Highlands Water Protection and Planning Council, Land Use Regulation Division of 
DEP and the New Jersey Meadowlands Commission, shall adhere to the land use 
policies delineated in The Pinelands Comprehensive Management Plan, N.J.A.C. 
7:50; The Highlands Water Protection and Planning Act rules, N.J.A.C. 7:38; the 
Coastal Permit Program Rules, N.J.A.C. 7:7; the Coastal Zone Management Rules, 
N.J.A.C. 7:7E; and the Zoning Regulations of the New Jersey Meadowlands 
Commission, N.J.A.C. 19:3, where applicable.  
 



 
 

4. The portions of sites designated for construction shall adhere to wetland 
constraints as delineated on the New Jersey DEP Freshwater Wetlands Maps; or as 
delineated on-site by the U.S. Army Corps of Engineers or DEP, whichever agency has 
jurisdiction as regulated pursuant to the Freshwater Wetlands Protection Act (N.J.S.A. 
13:9B-1 et seq.) or Section 404 of the Federal Clean Water Act (33 U.S.C. 1251 SS 
through 1375) Category One waterway constraints as defined in N.J.A.C. 7:13; and 
steep slope constraints in excess of 15 percent if the municipality has an ordinance 
in place that uniformly regulates steep slope development throughout the 
municipality.  
 
5. Historic and architecturally important sites and districts listed on the State or 
National Register of Historic Places shall be reviewed by the New Jersey State Historic 
Preservation Office for a recommendation pertaining to the appropriateness and size 
of buffer areas that will protect the integrity of the site. The review and written 
recommendation by the New Jersey Historic Preservation Office shall be included in 
the Housing Element and Fair Share Plan that is the subject of any petition before the 
Council. Within historic districts, a municipality may regulate low- and moderate-
income housing to the same extent it regulates all other development. 

 
 c) The Council may seek a recommendation from the appropriate regulating agency on the 
suitability of a proposed site. In taking such action, the Council may require the municipality 
to submit all necessary documentation to the agency so that a review and decision regarding 
the suitability of any site may be completed. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

APPENDIX B: Site Suitability Map 

  



 
 

 
Map 1- Block 5.02, Lot 8, 9, 10, 11, & 17 
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