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PART 1: HOUSING ELEMENT
1.0 INTRODUCTION

Under section 40:55D-28 of the Municipal Land Use Law, the purpose of a housing plan element
is, at a minimum, set for residential standards and proposals for the construction and improvement
of housing. Through incorporation by reference of the provisions of section 52:27D-310 of the
Fair Housing Act, this plan element is designed to achieve the goal of access to affordable housing
to meet present and prospective housing needs, with particular attention to low and moderate
income housing, and incorporates elements which are set forth below. While the Municipal Land
Use Law does not identify the Housing Element as a required element of the master plan, it is
nonetheless a required element of Logan Township’s Master Plan as, pursuant to N.J.S.A. 40: 55D-
62.(a), a governing body may not adopt or amend a zoning ordinance, until and unless, the planning
board would have adopted a land use plan element and housing plan element of the master plan.

The Housing Element as set forth under the Fair Housing Act 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;

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

d. An analysis of the existing and probable future employment characteristics of the
municipality;
e. A determination of the municipality’s present and prospective fair share for low and

moderate income housing and its capacity to accommodate its present and prospective
housing needs, including its fair share of low and moderate income housing; and

£ 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.



2.0 MUNICIPAL OVERVIEW

Logan Township is situated in the northwest corner of Gloucester County and encompasses 26.93
square miles, of which 21.9 sq. mi. are land and 5 sq. mi. are water bodies. The Township is
bounded to the north by the Delaware River, to the east by Greenwich Township, to the south by
Woolwich Township, and to the west by Oltmans Township (Salem County).

The Township’s population in 2018 was 5,900 persons, as reported in the U.S. Census 2014-2018
5-Year American Community Survey. This figure represents a decline of 2.4% from the 6,042
persons as recorded in the 2010 U.S. Census.

With respect to the State Development and Redevelopment Plan (SDRP), lands within the
Township are assigned to one of the following planning area classifications: Suburban (25%),
Environmentally Sensitive (48%), Fringe (26%), and Park (<1%).!

The intent of the Suburban classification is to encourage more efficient and serviceable
development patterns and reduce future trends toward sprawl. The major thrust of the
Environmentally Sensitive classification is preservation of the ecological integrity of natural
resources. The promotion of compact development that reduces land conflicts and encourages the
preservation of rural character is the major thrust of the Fringe classification. The Park
classification seeks to promote recreation as well as the preservation of natural resources.

In terms of residential growth, for the period January 2000 through 2018, the Township issued
building permits authorizing the development of 160 units, which averages out to 8.4 units per
year. Of the total permits, 95% (152) were issued prior to 2010. Since 2010, only 8 permits were
issued for the construction of single-family units. 2

3.0 BACKGROUND

This Housing Element and Fair Share Plan for Logan Township has been prepared, pursuant to the
New Jersey Supreme Court Order, handed down on March 10, 2015, In re Adoption of N.J.A.C.
5:96 & 5:97 by the N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (Mount Laurel IV). In
that decision, the Supreme Court held that since the Council on Affordable Housing (COAH) was
no longer functioning, trial courts were to resume their role as the forum of first instance for
evaluating municipal compliance with Mount Laurel obligations. The Court also established a
transitional process for municipalities to seek a Judgment of Compliance and Repose (“JOR”) in
lieu of Substantive Certification from COAH.

Logan Township was granted a JOR in early 2006 based upon (i) the Township reaching
settlements of two Mount Laurel II lawsuits, which had been consolidated: Raccoon Creek Group,
LLC. v. Township of Logan, et als., and Villages of Logan, LLC. v. Township of Logan; (ii) the
Court’s determination of fairness; and (iii) the Court’s approval of a 2005 Housing Element and
Fair Share Plan.

! New Jersey State Development and Redevelopment Plan, 2001
2 New Jersey Department of Community Affairs



A second lawsuit was later filed by Raccoon Creek Group, LLC, after the Planning Board’s denial
of the site’s General Development Plan (GDP). The denial was based on concerns that the site
could not be approved for inclusionary development without threatening public health, safety, and
welfare. From a procedural standpoint, the Court set aside the original settlement and JOR and had
the parties proceed as if this were a de novo trial on the issue of entitlement of the plaintiff to a
builder’s remedy.

On July 17, 2008, Governor Corzine signed P.L.2008, c.46. It provided amendments to the Fair
Housing Act (FHA) which:

e Established a statewide 2.5% nonresidential development fee instead of requiring
nonresidential developers to provide affordable housing.

e Eliminated Regional Contribution Agreements (RCAs) as a means for municipalities to
transfer up to 50% of their required affordable housing to a “receiving” municipality.

e Added a requirement that 13% of all affordable housing units be restricted to very low
income households (earning 30% or less of median income).

o Added a requirement that municipalities had to commit to spend development fees within
four years of the date of collection after its enactment or initially by July 17, 2012,

On October 8, 2010, the Appellate Division issued In re Adoption Of N.J.A.C. 5:96 and 5:97 By
New Jersey Council On Affordable Housing, 416 N.J. Super. 462 (App. Div. 2010), affirmed, 215
N.J. 578 (2013), a decision on the legal challenges to the second iteration of COAH regulations.
Affirming regulations that assign rehabilitation and Prior Round allocations to each municipality,
the Appellate Division invalidated the regulations by which affordable housing obligations were
allocated in the Third Round, specifically the “growth share” formula. The Court directed COAH
to use similar methods to those previously used in the First and Second Rounds. Other highlights
of the decision included:

e Municipally sponsored or 100% affordable housing sites must show site control, site
suitability, and a proposed source of funding to be granted credit.

e COAH’s rules did not provide sufficient incentive for the construction of inclusionary
developments (market-rate and affordable units). As such, defined percentages supported
by economic data must be provided.

e The Court invalidated COAH’s Prior Round rental bonuses where towns secured bonus
credits for housing that was never constructed.

o The Court invalidated Third Round “compliance bonuses”, but upheld bonuses for smart
growth and redevelopment activities.

o The Court upheld its prior ruling on COAH’s formula that did not reallocate present need
(existing substandard housing) from urban aid eligible municipalities, but questioned
whether urban aid municipalities should be allocated for future growth.

e The Court directed COAH to promulgate its third set of Round 3 regulations no later than
March of 2011,

On January 18, 2011, the Supreme Court granted COAH a stay of the March 2011 deadline

established by the Appellate Division and referenced above. On March 31, 2011, the Court granted
petitions and cross-petitions for certification to all the stakeholders that challenged the Appellate

3



Division’s 2010 decision. However, the Supreme Court did not hear oral argument until November
14,2012, over a year and a half after granting the various petitions and cross-petitions.

On May 15, 2012, the Court handed down a decision in the second lawsuit filed by Raccoon Creek
Group, LLC which ordered, in part, (i) the award of a builder’s remedy to the plaintiff, allowing
for the development of 1,176 units with a 20% affordable set-aside, and (ii) Township submission
to the Court, within 150 days of the execution of the Order, of a Housing Element and Fair Share
Plan. In compliance with the Order, the Logan Township Planning Board adopted a Housing
Element and Fair Share Plan for the period October 11, 2012 through December 31, 2018, on
October 11,2012,

On July 10, 2013, the NJ Supreme Court issued In re Plan for Abolition of Council on Affordable
Housing, 214 N.J. 444 (2013) which, among other things, rejected an attempt to abolish COAH
under Governor Christie’s Reorganization Plan No. 001-2011. The Supreme Court upheld the
lower court’s ruling, finding that, pursuant to the New Jersey Fair Housing Act, N.J.S.A. 52:27D-
301-to 329 (“FHA?”), only the Legislature, not the Governor, had legal authority to abolish COAH.

On September 26, 2013, the NJ Supreme Court issued In re Adoption of N.J.A.C. 5:96 & 5:97 by
N.J. Council on Affordable Housing, 215 N.J. 578 (2013). It upheld the Appellate Division’s 2010
decision which invalidated COAH’s second set of Round 3 rules and ordered COAH to prepare
the rules “similar to” its prior round regulations. Subsequent delays in COAH’s rule preparation
and ensuing litigation led the Supreme Court, on March 14, 2014, to order COAH to take specific
rule-promulgation steps, culminating in adoption of the required Third Round Rules by November
17, 2014. In the event COAH did not comply, interested parties were told they could return to this
Court for relief, including lifting the FHA's administrative-exhaustion requirements. However, on
October 20, 2014, the COAH board members deadlocked at 3-3 on the vote to approve the third
set of Round 3 Rules, and they therefore were not adopted.

COAH’s failure to adopt new regulations by the Court’s November 2014 deadline led the Fair
Share Housing Center (“FSHC”) to file a Motion In Aid of Litigants’ Rights to compel the
government to produce constitutional affordable housing regulations. On January 6, 2015, the NJ
Supreme Court heard oral arguments on the motion, during which COAH’s attorney admitted that
the agency had taken no steps to resolve the deadlock nor did it have any specific plans to do so.
Two months later, on March 10, 2015, the Supreme Court issued In re Adoption of N.J.A.C. 5:96
& 5:97 by N.J. Council on Affordable Housing, 221 N.J. 1 (2015), now known as “Mount Laurel
v,

Mount Laurel IV provided a new direction for the means by which New Jersey municipalities can
comply with the constitutional requirement to provide their so-called “fair share” of affordable
housing. The Court transferred responsibility to review and approve Fair Share Plan from COAH
to designated Mount Laurel trial judges throughout the state. The implication of this is that
municipalities must now apply to the Court, instead of COAH, if they wish to be protected from
exclusionary zoning lawsuits. These trial judges, likely with the assistance of an appointed Special
Master, review municipal plans much in the same manner as COAH’s staff planners previously
did. Those towns whose plans are approved by the Court will receive a JOR, the judicial equivalent
of COAH’s substantive certification.



Mount Laurel IV also established a 90-day transitional period, and then a 30-day filing period
between June 8 and July 8, 2015, for municipalities to file a Declaratory Judgment Action in
Superior Court, Law Division seeking confirmation that their means of addressing affordable
housing meets constitutional muster. Municipalities were also permitted to seek an order granting
“temporary immunity” from all Mount Laurel lawsuits, including those seeking a builder’s
remedy. On July 10, 2015, Logan Township filed a case seeking a declaration of its compliance
with the Mount Laurel doctrine 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.

Over the course of the next two years, FSHC, municipalities, and the New Jersey Builders
Association developed competing expert reports for purposes of calculating the statewide need
and allocating that need among New Jersey municipalities. After a 40-day trial in Mercer County,
on March 8, 2018, Honorable Mary C. Jacobson, A.J.S.C. issued a 217-page opinion which, among
other things, provided the methodological roadmap for calculating “prospective” need obligations
for the 16-year period 1999-2025. Although the “Jacobson Opinion” is technically binding only
on Princeton and West Windsor, which participated in the lengthy trial, the methodology set forth
therein has been generally accepted throughout the state.

Through the declaratory judgment process, the Township will present a Housing Element and Fair
Share Plan to the trial court with jurisdiction over this matter to review, and FSHC has agreed to
not contest the contents herein, recognizing that this will avoid delays and the expense of a trial,
thereby resulting in quicker construction of homes for lower income households.

This 2020 Round 3 Housing Element and Fair Share Plan has been prepared for the Township of
Logan, Gloucester County in accordance with the New Jersey Fair Housing Act (FHA), and the
rules of the New Jersey Council on Affordable Housing (COAH) at N.JLA.C. 5:93 et seq. By its
submission to the Honorable Timothy W. Chell, J.S.C. or his successor for purposes of securing a
Final Round 3 Judgment of Compliance and Repose through July 2, 2025, the Township seeks an
affirmative declaration of its constitutional compliance with its Mount Laurel obligations.

4.0  HOUSING STOCK: OCCUPANCY AND PHYSICAL CHARACTERISTICS
4.1  Housing Unit Type

As Table 1 below shows, Logan Township’s housing stock consists mainly of single-family
detached units (1,824, or 85.7%), although it also has a significant number of single-family
attached units (305, or 14.3%). The lack of other types of housing, such as duplexes, quads and
apartments, is not atypical of municipalities like Logan that have experienced only low-density
development.



Table 1: Units in Structure

Number of

Unit Type Units Percent

1, Detached 1,824 85.7%
1, Attached 305 14.3%
2 0 0.0%
Jord 0 0.0%
5t09 0 0.0%
10to 19 0 0.0%
20 or more 0 0.0%
Mobile Home 0 0.0%
Other 0 0.0%
Total 2,129 100%

Source: US Census Bureau 2014-2018 5-Year ACS
Table DP 04: Selected Housing Characteristics

Of all dwelling units in 2010, as shown in Table 2 below, 93.9% were occupied, and 6.1% were
vacant. Of the total occupied housing units in the Township, most were occupied by their owners
(93.7%), and only 126, or 6.3%, by renters.

Table 2: Occupancy Status

Status No. of Units | Percent
Occupied Total 2,000 93.9%
Owner Occupied 1,874 93.7%
Renter Occupied 126 6.3%
Vacant Total 129 6.1%
Total 2,129 100%

Source: US Census Bureau 2014-2018 5-Year ACS
Table DP04: Selected Housing Characteristics
4.2  Housing Units by Age
Of all housing units in Logan Township, 72% were built between 1970 to 1999 (see Table 3
below). Of the remaining 28%, more units were constructed prior to this period (384) than after

(312). Although no housing units have been constructed since 2014, only 18% of the Township’s
housing units are over 50 years old.



Table 3: Year Structure Built

Year Built Number | Percent

1939 or earlier 127 6.0%
1940 to 1949 116 5.4%
1950 to 1959 124 5.8%
1960 to 1969 17 0.8%
1970 to 1979 664 31.2%
1980 to 1989 511 24.0%
1990 to 1999 358 16.8%
2000 to 2009 280 8.5%
2010 to 2013 32 1.5%
2014 and later 0 0.0%
Total 2,129 100%

Source: US Census Bureau 2014-2018 5-Year ACS
Table DP-04: Selected Housing Characteristics

4.3  Substandard Housing Conditions

Indicators of housing deficiency include lack of plumbing or kitchen facilities, overcrowding, and
housing built more than 50 years ago. These combined metrics are used by municipalities to
determine the number of units requiring rehabilitation.

Of Logan’s 384 housing units that are at least 50 years old, none are considered crowded or
overcrowded, no units lack complete plumbing, and no units lack complete kitchens (see Table 4
below). As a result, none of the housing units in Logan are considered substandard and unsafe.
Therefore, housing deficiency is not a factor in the Township.

Plumbing Facilities — Complete plumbing facilities include hot and cold piped water, a
flush toilet, and a bathtub or shower, all three of which must be located inside the unit.

Kitchen Facilities — Complete kitchen facilities include a sink with piped water, a range or
cooktop and oven, and a refrigerator, all three of which must be located inside the unit.

Table 4: Indicators of Housing Deficiency

: S50+ Years | Incomplete | Incomplete Sronded o
Indicator old Pk Kitohes Overcrowded, and
g built pre 1950
Number
of Units S5 ¢ 0 0

Source: US Census Bureau 2014-2018 5-Year ACS
Table B25050: Plumbing Facilities By Occupants Per Room By Year Structure Built;
Table B25051: Kitchen Facilities for All Housing Units;
Table B25034: Year Structure Built



5.0 HOUSING STOCK: VALUE AND AFFORDABILITY

5.1 Value of Owner-Occupied Units

As shown in Table 5 below, the median value of the Township’s owner-occupied housing units is
$207,600 which is nearly twice the $114,200% median value in the year 2000, Much of this increase
is due to the lower quality of housing prior to 2000 relative to the higher quality of newer home
construction in Logan since 2000. Of the entire owner-occupied housing stock, 53%, or slightly
over half, falls within the $200,000-$499,999 value range.

Table 5: Value of Owner-Occupied Units

Value Number of Units | Percent
Less than $199,999 879 46.9%
$200,000 to $299,999 580 30.9%
$300,000 to $499,999 415 22.1%
$500,000 to $999,999 0 0.0%
$1,000,000 or more 0 0.0%
Total 1,874 100%
Median Value $207,600

Source: US Census Bureau ACS, 2014-2018 5-Year Estimate
Table DP-04: Selected Housing Characteristics

5.2 Gross Rent

As Table 6 below shows, the median rent in Logan is $1,387. Only 18 Township households, or
14.3%, pay less than $1,000 rent per month, while 26 households, or 20.6%, pay $1,500 or more
in rent. The bulk of the Township’s renters pay between these two amounts. Thus, nearly two-
thirds of Logan’s renters, or 65.1%, pay between $1,000 and $1,500 monthly.

Table 6: Gross Rent

Cost Number of Units | Percent
Less than $1,000 18 14.3%
$1,000 to $1,499 82 65.1%
$1,500 or more 26 20.6%
No cash rent 0 0.0%
Total 126 100%
Median $1,387

Source: US Census Bureau 2014-2018 5-Year ACS
Table DP04: Selected Housing Characteristics

3 Median value of the Township’s owner-occupied housing units as reported by the US Census Bureau (Census 2000
Summary File 3). If adjusted for inflation, this figure would be approximately $168,000 in 2018 dollars.



5.3 Housing Costs as Percentage of Household Income

The percentage of monthly household income dedicated to housing costs as a measure of
affordability is reinforced by the HUD policy cited above, i.e., households should not have to
spend more than 30% of their income on housing. This metric, however, applies to affordable
rental units only. In the case of mortgaged property, an affordable unit is one in which monthly
housing expenses (principal and interest) do not exceed 28% of monthly household income.

In Logan Township, homeowners bear a higher burden of housing costs than renters. Thus, as
shown in Tables 7 and 8 below, 23.1% of homeowner housecholds pay at least 30% of their annual
income on housing, compared to only 13.5% of renters who do. Overall, 76.9% of Township
households pay less than 30% of their annual income for housing. The combination of higher
housing prices and a lack of new residential construction has resulted in an increasing number of
households paying more on housing than they should.

Table 7: Selected Monthly Owner Costs as a
Percentage of Household Income (SMOCAPI)

% of Income # of Units Percent
Less than 20% 592 40.3%
20% to 25% 393 26.7%
25% to 29.9% 145 9.9%
30% to 34.9% 168 11.4%
35% or more 172 11.7%
Total 1,470 100%

Source: US Census Bureau 2014-2018 5-Year ACS
Table DP-04: Selected Housing Characteristics

Table 8: Gross Rent as a Percentage of Household Income in 2017

Percent of Income Number of Units Percent
Less than 15% 18 14.30%
15% to 19.9% 28 22.20%
20% to 24.9% 53 42.10%
25% to0 29.9% 10 7.90%
30% to 34.9% 0 0.00%
35% or more 17 13.50%
Total 126 100%
Logan Median Rent $1,387
Gloucester County Median
Ront y $1,281

Source: US Census Bureau 2014-2018 5-Year ACS
Table DP04: Selected Housing Characteristics



6.0 SELECTED DEMOGRAPHICS: AGE AND POPULATION, HOUSEHOLD TYPE,
HOUSEHOLD SIZE, AND INCOME

6.1 Population and age

As Table 9 below shows, Logan Township’s population steadily increased during the last decades
of the previous century, then leveled off from 2000 to 2010, and declined since 2010. This decline
is not unprecedented, however, as between 1930 and 1970, there were three decades in which the

Township experienced a drop in population.

Table 9: Population Change

Year | Population | Change | Percent
1930 1,860
1940 1,630 -230 -14.1%
1950 2,222 392 26.6%
1960 1,924 -298 -15.5%
1970 1,840 -84 -4.6%
1980 3,078 1238 40.2%
1990 5,147 2069 40.2%
2000 6,032 885 14.7%
2010 6,042 10 0.2%
2018 5,900 242 -4.0%

Source: Delaware Valley Regional Planning
Authority, Data Navigator, U.S. Census
Bureau 2014-2018 5-Year ACS

From 2010 to 2018, the median age of a Logan Township resident increased by one year from 36.8
to 37.8%. Although this slight increase reflects a modest aging of the overall population, many of
the older age cohorts represent a larger percentage of the population in 2018 than in 2010. As Table
10 below shows, in 2018, 44.4%, or close to half of Logan’s population, fell within the 25-54 age
range. Over one-third of the population, or 34.2%, fell below this range, while less than one-
quarter, or 21.3%, exceeded this range.

Table 10: 2018 Population by Age

Age Total Percent

Under 5 years 280 4.7%
5 to 9 years 448 1.5%
10 to 14 years 568 9.5%
15 to 19 years 409 6.9%
20 to 24 years 335 5.6%
25 to 34 years 595 10.0%
35 to 44 years 942 15.8%
45 to 54 years 1,107 18.6%

4US Census Bureau, 2010 Census, ACS 2014-2018 Estimate
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Age Total Percent

55 to 59 years 351 5.9%
60 to 64 years 394 6.6%
65 to 74 years 434 7.3%
75 to 84 years 69 1.2%
85 years and over 17 0.3%
Total 5,949 100%
Median Age 37.8 years

Source: US Census 2014-2018 5-year ACS
Table DP05: Demographic and Housing: Estimates

6.2  Households: Type and Size

Households can be categorized by type and size. In 2018, nearly three-quarters of Logan’s
households, or 73.6%, were considered family households, while just over one-quarter, or 26.5%,
were non-family households (see Table 11 below). Just 6.1% of family households were female-
headed without spouse present, while slightly more (7.3%) were male-headed without spouse
present.

Table 11: Household Type

Type Number | Percent
Family Households 1,471 73.6%
Married Couple Family 1,204 60.2%
with children under 18 668 33.4%
Male Householder, no wife 146 7.3%
Female Householder, no 121 6.1%
husband

Non-family Households 529 26.5%
Householder living alone 304 15.2%
Total 2,000 100%
Average Household Size 2.81
Average Family Size 3.37

Source: US Census 2014-2018 5-Year Estimates
Table S2501: Occupancy Characteristics,
Table S1101: Households and Families

6.3  Household Income
As measured by household income, Logan Township is substantially wealthier than both the
county and the state as a whole. Thus, as indicated in Table 12 below, median household income

in the Township is $112,181, or $27,021 more than the county median, and $32,818 more than the
state median.
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According to the 2019 Affordable Housing Regional Income Limits by Household Size, which
was prepared by Affordable Housing Professionals of New Jersey (AHPNIJ), the median income
level for Region 5 (Burlington, Camden, Gloucester Counties) is $63,070. This income level is set
on aregional scale and is used to determine moderate, low, and very low-income levels. In Region
5 of New Jersey, which includes Logan Township, the moderate household income limit for one
person is $50,456. Low income one-person households are defined as those with an income limit
of $31,535, while very low-income one-person households are defined as those earning up to

$18,921.

Table 12: Household Income
Logan Township | Gloucester County | New Jersey

Total | Percent | Total Percent | Total Percent
Less than $10,000 0 0.0% 2,941 2.9% 162,478 5.0%
$10,000 to $14,999 12 0.6% 2,941 2.9% 100,737 3.1%

$15,000 to $24,999 40 2.0% 6,896 6.8% 233,969 72%

$25,000 to $34,999 42 2.1% 6,389 6.3% 217,121 6.7%
$35,000 to $49,999 128 6.4% 10,648 10.5% | 302,210 9.3%
$50,000 to $74,999 325 16.3% 16,429 16.2% | 480,936 | 14.8%
$75,000 to $99,999 304 15.2% 13,389 13.4% | 396,447 | 12.2%
$100,000 to $149,999 | 636 31.8% 20,486 | 20.2% | 568,674 | 17.5%
$150,000 to $199,999 | 332 16.6% 9,634 9.5% 331,456 | 10.2%
$200,000 or more 181 9.1% 11,358 11.2% | 451,690 | 13.9%
Total 2,000 | 100% 101,414 [100% | 3,249,567 | 100%

Median Household $112,181 $85,160 $79,363

Income
Source: US Census 2014-2018 5-Year ACS
Table S1901: Household Income in Past 12 Months

6.4  Poverty Rate

As shown in Table 13 below, poverty rates in Logan Township for both families and individuals
are significantly lower than the corresponding rates for the county and the state. Thus, at 4.4%, the
Township’s poverty rate for individuals is well below both the 7.6% rate for the county and the
9.5% rate for New Jersey. In light of Logan’s lower poverty rates, it is not surprising that per capita
income in Logan exceeds that of the county and of the state as a whole.

Table 13: Individual and Family Poverty Rates

Income Type Logan Township | Gloucester County | New Jersey
Median Family Income $112,181 $85,160 $79,363
Per Capita Income $42,405 $37,888 $40,895
Poverty Status (Percent of People) 4.4% 7.6% 9.5%

Source: US Census 2014-2018 5-Year ACS
Table DP 03: Selected Economic Characteristics
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7.0 EXISTING AND PROBABLE FUTURE EMPLOYMENT

7.1  Employment Status

As Table 14 below shows, the employment rate in Logan compares favorably with the county’s
rate. Thus, over three-quarters of the Township’s residents, or 76.2%, are in the labor force,
compared to just over two-thirds, or 67.5%, of the county’s residents. Similarly, the percentage of
the Township’s civilian labor force that is employed (72.3%) is greater than the corresponding
percentage for the county (63.2%). In light of these findings, it is no wonder that Logan’s
unemployment rate of 3.4% is lower than the county’s 4.2% unemployment rate.

Table 14: Employment Status

Logan Township Gloucester County

Number | Percent | Number | Percent
In labor force 3,503 76.2% 157,708 67.5%
Civilian labor force 3,479 75.7% 157,619 67.4%
Employed 3,325 72.3% 147,707 63.2%
Unemployed 154 3.4% 9.912 4.2%
Armed Forces 24 0.5% 89 0.0%
Not in labor force 1,094 23.8% 76,051 32.5%
Population 16+ 4 507 | 1000 | 233,759 | 100%
years

Source: US Census 2014-2018 5-Year ACS
Table B23025: Employment Status for Population 16 Years and Over

7.2  Employment by Industry

As shown in Table 15 below, the largest sector employing Township residents, “Educational
Services, Health Care and Social Assistance Services”, employs 25.8% of all residents in the labor
force and is by far the largest industrial sector among Logan residents; at 12.2%, “Professional,
scientific, and management, and administrative” is a distant second, followed closely by
“Manufacturing” at 10.7%. The three industrial sectors least represented among Logan’s residents
who are in the labor force are “Agriculture, forestry, fishing and hunting, and mining,”
“Information,” and “Transportation and warehousing, and utilities”.

Table 15: Employment by Industry

Industry Number | Percent
Agriculture, forestry, fishing and hunting, and mining 92 2.8%
Construction 245 7.4%
Manufacturing 356 10.7%
Wholesale trade 126 3.8%
Retail trade 312 9.4%
Transportation and warehousing, and utilities 121 3.6%
Information 60 1.8%
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Finance and insurance, and real estate and rental and leasing 238 7.2%
Professional, scientific, and management, and administrative and 406 12.2%
waste management services

Educational services, health care and social assistance 857 25.8%
Arts, entertainment, and recreation, and accommodation and food 162 4.9%
services

Other services, except public administration 191 5.7%
Public administration 159 4.8%
Civilian employed population 16 years and over 3,325 100%

Source: US Census 2014-2018 5-Year ACS
Table DP03: Selected Economic Characteristics

7.3  Employment by Occupation

Another way to view a workforce is by occupation groups. As Table 16 below shows, more
employed residents work in “Management, professional, and related” (3,581, or 57.8%) than in
any other category. A distant second is “Sales and Office Occupations” at 1,167 employed
residents (18.8%). “Natural Resources, Construction, and Maintenance” is the smallest occupation
classification in the Township, accounting for only 6.2% of the labor force. While it is important
to note that the overall ranking of occupations in Logan is the same as the county (Management,
professional and related service employment is first for both, Sales and office is second for both,
etc.), the Township has larger percentages of high-income occupations.

Table 16: Distribution of Employment by Occupation

: Logan Twp. Gloucester Coun
Occupaton Total | Percent | Total Percentty
Management, professional, and related 1,557 | 46.8% | 63,088 42.7%
Service 486 14.6% | 21,710 14.7%
Sales and office 609 18.3% | 33,666 22.8%
Natural resources, construction, and maintenance | 318 9.6% 12,664 8.6%
Production, transportation, and material moving | 355 | 10.7% | 16,579 11.2%
Total 3,325 | 100% | 147,707 | 100%

Source: US Census 2014-2018 5-year ACS
Table DP03: Selected Economic Characteristics

7.4  Change in Employment

The NJ Department of Labor and Workforce Development tracks covered employment throughout
the state. As ‘“covered employment” includes only those jobs for which unemployment
compensation is paid, it does not include public employees, the self-employed, unpaid family
workers, most part-time or temporary employees, and only some agricultural and in-home
domestic workers. “Covered employment” also shows jobs by location of the employer, as
opposed to Tables 15 and 16, which examine employed residents of Logan Township. Thus, Table
17 below shows the average annual number of Township-based private sector establishments and
their employees. Since 2010, the number of jobs located within Logan Township has generally
increased, seeing its largest jump from 2017 to 2018. Although the total number of employers
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located within the Township only increased by three during this brief time period, there were a
total of 1,146 new jobs created.

Table 17: Average Annual Number
of Establishments and Employees

Veiir Total Number of Jobs
Units Employment
2010 134 4,389
2011 131 4,489
2012 131 4,708
2013 126 4,803
2014 132 4,656
2015 134 4,870
2016 136 4,987
2017 141 5,453
2018 144 6,599

Source: NJ Department of Labor
and Workforce Development

As Table 18 below shows, although the unemployment rate for Logan Township fluctuated from
2010 to 2015, the fact that it has steadily declined since 2015 is a positive indicator for the
Township. Since 2010, the number of Township residents who were employed has decreased by
26, or less than 1%.

Table 18: Employment Status

Year | Labor Force | Employment | Unemployment | Unemployment Rate
2010 3,617 3,351 266 7.4%
2011 3617 3,250 367 10.1%
2012 3,808 3,428 380 10.0%
2013 3,536 3,219 317 9.0%
2014 3,554 3,295 250 7.1%
2015 3,520 3,230 280 8.0%
2016 3,624 3,381 228 6.3%
2017 3,468 3,267 179 5.2%
2018 3,503 3325 154 4.4%

Source: US Census 2014-2018 5-Year ACS
Table DP03: Selected Economic Characteristics, ACS 2013-2018

7.4  Journey to Work

As shown in Table 19 below, nearly one-quarter of Logan Township’s employed residents, or
23.6%, require less than 10 minutes to reach their place of employment. However, more than twice
as many, or 47.3%, have at least a 30-minute commute to work. The preponderance of longer
commuting times is characteristic of municipalities like Logan where low-density suburban
development predominates.
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Table 19: Journey to Work

Travel Time (in minutes) | Number of Workers | Percent
Less than 5 268 8.4%
5t09 485 15.2%
10 to 14 149 4.7%
15t0 19 158 4.9%
20 to 24 442 13.8%
251029 185 5.8%
30 to 34 428 13.4%
35t0 39 149 4.7%
40 to 44 219 6.8%
45 to 59 242 7.6%
60 to 89 337 10.5%
90 or more 138 4.3%
Total 3,200 100%

Source: US Census 2014-2018 5-Year ACS
Table B08303: Travel Time to Work

7.5  Probable Future Employment Opportunities

The Delaware Valley Regional Planning Commission (DVRPC) is the federally funded
Metropolitan Planning Organization (MPO) for the Greater Philadelphia Region, which includes
Gloucester County. The organization projects that the nine-county Region will have gained over
373,000 jobs from 2015 to 2045, with the largest share to occur in Gloucester County (32.2%).
The DVRPC also projects that much of the growth by 2045 will be concentrated in suburban areas
like Logan Township, and that employment in the four New Jersey counties within the
organization’s jurisdiction will grow by 9.8%.° The organization also projects an increase of
658,000 residents by 2045 within the Region. Similar to the employment projections, the largest
increase in residents is expected in Gloucester County (29.1%).° As a Gloucester County
municipality, Logan Township can expect increases in both employment and population over the
next 25 years.

It is reasonable to assume that within Logan Township, future employment growth will emanate
from development activity largely concentrated along Route 322 within the Route 322 Commercial
District and the Route 322 Redevelopment Plan District Overlay.

7.6  Projections

According to DVRPC’s published population and employment projections for the years 2015-
2045, Logan Township’s population and employment will increase, albeit at a modest pace. Thus,
as Table 20 below shows, the Township’s population, which remained stagnant during the 15-year
period 2000 to 2015, is expected to increase nearly 17% from 2015 to 2045, or an average of 0.6%

3 Delaware Valley Regional Planning Commission, Regional, County, and Municipal Employment Forecasts, October
2016, p. 3.

¢ Delaware Valley Regional Planning Commission, Regional, County, and Municipal Population Forecasts, July 2016,
p. 5.
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per year. In line with the increase in population during this 30-year period is a projected increase
in employment of 4,338 jobs, representing a change of 17.1% (see Table 21).

8.0.

8.1

Table 20: Population Projections, DVRPC

Year Population Change Percent
2000 6,032 — —
2015 5,983 -49 -0.8%
2045 7,203 1,220 16.9%

Municipality, 2015-2045

Source: DVRPC Population Forecast by County and

Table 21: Employment Projections, DVRPC

Year Jobs Change Percent
2015 9,726
2045 11,726 2,000 17.1%

HOUSING STOCK PROJECTION

Building and Demolition Permits by Year

Source: DVRPC Employment Forecast by County
and Municipality, 2015-2045

The Fair Housing Act requires that Housing Plans include a projection of new housing units based
on the number of building permits, development applications approved, and probable
developments, as well as other indicators deemed appropriate. As Table 22 below shows, annual
building permit issuance in Logan Township from 2000 through 2018 averaged nearly nine units,
while annual demolition permit issuance averaged two units. Assuming these rates remain
relatively constant, the Township may see a net increase of 34-35 new dwellings by the year 2025.
Factors such as the business cycle and physical constraints to development may result in a lower
or higher number.

Table 22: Housing Unit Building and Demolition Permits by Year
Units Building Units Demolition Net
Year Permits Issued Permits Issued :
Difference
For For
2000 1 3 -2
2001 10 3 7
2002 5 3 2
2003 ) 0 19
2004 69 1 68
2005 12 0 12
2006 0 %) -3
2007 19 | 18
2008 14 2 12
2009 3 1 2
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Units Building Units Demolition Net
Year Permits Issued Permits Issued ;
Difference
For For
2010 4 1 3
2011 3 0 3
2012 1 1 0
2013 0 0 0
2014 0 2 -2
2015 0 0 0
2016 0 2 -2
2017 0 13 -13
2018 0 0 0
Average 8.4 1.9 6.5
5-Year Projection 4 9.5 32.5

Source: NJDCA Construction Reporter, Housing Units Authorized by
Building Permits, Demolition Permits

9.0 LANDS MOST APPROPRIATE FOR PRODUCTION OF AFFORDABLE
HOUSING

Logan Township’s preference is for affordable housing to be provided throughout the municipality
by numerous private sector initiatives so as to achieve a seamless integration of affordable and
market rate housing. Specifically, the Township plans on a combination of rezoning to higher
densities, creation of an Affordable Housing overlay zone and development of properties within
existing Affordable Housing overlay zones to satisfy its Affordable Housing obligation.



PART 2: ACHIEVEMENT OF FAIR SHARE
1.0 INTRODUCTION

The Plan addresses Logan Township’s Present Need (Rehabilitation Obligation), its Prior Round
Obligation (1987-1999), and its Round 3 Obligation. It has been determined that the Township’s
Rehabilitation Obligation is 0; its Prior Round Obligation (1987-1999) is 455 units, and its Round
3 (post-1999) Obligation is 418, for a combined total of 873 units. A 20% cap adjustment (38
units) will be applied to reduce the prior round obligation from 455 to 417 units. With this
adjustment, the obligation is reduced from a total of 873 units to 835 units (417 prior round with
adjustment cap + 418 post-1999 obligation).

As the Township has yet to build any affordable housing, the application of a vacant land
adjustment (VLA) to the combined obligation will result in the determination of a realistic
development potential (RDP). An RDP is the Township’s realistic ability to accommodate
additional affordable housing, and the difference between this RDP and the obligation as indicated
above becomes what is called “unmet need”. The preliminary results of Logan’s VLA indicate that
the Township will have an RDP of 85 units. The Township will address its unmet need by
providing overlay zoning sufficient to satisfy that need.

Pursuant to N.J.A.C. 5:93-4.3, in addition to the VLA, the Township is seeking a durational
adjustment of the municipal low- and moderate- income housing obligation due to the lack of
infrastructure. As such, the requirement to address the municipal housing obligation shall be
deferred until adequate water and/or sewer are made available.

2.0 PRESENT NEED
2.1 As Defined

Pursuant to N.JLA.C. 5:93-2.1, present need was determined by the sum of indigenous need
(deficient housing units occupied by low and moderate income households within a municipality),
reallocated present need (that portion of a housing region’s present need that is redistributed
throughout the housing region), and prospective need (a projection of low and moderate housing
needs based on likely regional development and growth). Under the Prior Round rules, surrogates
evidencing deficient housing included the year the structure was built, persons per room, plumbing
facilities, kitchen facilities, heating fuel, sewer service, and water supply.” The Third Round rules
reduced the number of surrogates evidencing deficient housing to three: crowded units pre-1950,
i.e., units having more than 1.0 persons per room; incomplete plumbing; and incomplete kitchen
facilities.® The Appellate Division’s finding that the reduction in the number of surrogates was
within the Council’s discretion was upheld in the Supreme Court’s decision In re N.J.A.C. 5:96 &
97.

Pursuant to the above-cited Supreme Court decision, as reallocated need is no longer a component
in the determination of present need, present need now equates to indigenous need. Consequently,

"N.J.A.C. 5:93, Appendix A, Present Need.
8N.J.A.C. 5: 97, Appendix B, Tables,
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this component of the obligation is based on deficient housing as determined by crowded units
pre-1950, incomplete plumbing, and incomplete kitchen facilities.

The Township accepts the municipal obligation, which is 0, promulgated by the Fair Share
Housing Center as the present need.

3.0 MUNICIPAL OBLIGATION
3.1 Numeric Obligation as Recognized

As referenced above, the Township has a Prior Round Obligation (utilizing the 20% cap) of 417
units and a Third Round Obligation of 418.

Pursuant to N.J.A.C. 5:93-1.3, sites that are designated to produce affordable housing shall be
available, approvable, developable, and suitable according to the following criteria:

e “Available site” means a site with clear title, free of encumbrances which preclude
development for low and moderate income housing. N.J.A.C. 5:93-1.3.

e “Approvable site” means a site that may be developed for low and moderate income
housing in a manner consistent with the rules or regulations of agencies with jurisdiction
over the site. A site may be approvable although not currently zoned for low and moderate
income housing. Ibid.

e “Developable site” means a site that has access to appropriate water and sewer
infrastructure, and is consistent with the applicable area wide water quality management
plan (including the wastewater plan) or is included in an amendment to the area wide water
quality management plan submitted to and under review by the DEP. Ibid.

e “Suitable site” means a site that is adjacent to compatible land uses, has access to
appropriate streets and is consistent with the environmental policies delineated in N.J.A.C.
5:93-4. Ibid.

In addition to the above qualifications, it is also sound planning for sites to be consistent with the
State Development and Redevelopment Plan. Sites that are located in Planning Area 1:
Metropolitan or Planning Area 2: Suburban of the State Development and Redevelopment Plan,
or are located in an existing sewer service area, are the preferred location for municipalities to
address their fair share obligations.

3.2 Formulas Having Applicability for Award of Credit

Regional Contribution Agreements [N.J.A.C. 5:93-6.1(a)1]: For a municipality that has received
or is requesting a vacant land adjustment, up to 50% of its housing obligation may be transferred
based on the procedures in N.JLA.C. 5:91-11 and on the following formula: .5 (realistic
development potential + rehabilitation component - credits pursuant to N.J.A.C. 5:93-3.4) - any
units transferred as a result of a previously approved RCA.

Based on the formula, and assuming there is no previously approved RCA Agreement, Logan
Township may transfer up to 42 units [.5 (85)] to a receiving community in that: (i) there are no
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prior cycle credits, (ii) no impacts resulting from the 20% cap or 1,000 unit limitation, nor (iii)
units transferred as a result of a previously approved RCA. No Regional Contribution Agreements
are being utilized for credit.

Rental Obligation (N.J.A.C. 5:93-5.15(a): For a municipality receiving a vacant land adjustment
pursuant to N.J.A.C. 5:93-4.2, the rental obligation shall equal .25 of the RDP.

Based on this formula, Logan Township has a rental obligation of 22 units in that: (i) there are no
prior cycle credits claimed for this component, (ii) there are no impacts relative to the 20 percent
cap or 1,000 unit limitation, and (iii) there is no impact from the rehabilitation component since
the Township’s obligation is zero. The 22-unit rental obligation means that the Township will be
eligible for a maximum of 22 rental bonus credits (25% of the RDP of 85).

Age-restricted housing (N.J.A.C. 5:93-5.14(a)): The Township may age-restrict housing in
accordance with the following formula for a municipality that received or is receiving a vacant
land adjustment: .25 (realistic development potential + rehabilitation component — credits pursuant
to N.JLA.C. 5:93-3.4) — any age-restricted units in addressing the 1987-1993 housing obligation.

Based on the formula, the calculation results in 22 units. Consequently, Logan Township has an
age restricted housing limitation of 22 units [.25 (85)] in that: (i) there are no prior cycle credits
claimed for this component; (ii) there are no impacts relative to the 20 percent cap or 1,000 unit
limitation; and (iii) no age restricted units were applied in satisfaction of the 1987-1993 housing
obligation.

Rental Unit Bonus and Limitation (N.J.A.C. 5:93-5.15(d)): A municipality shall receive two units
(2.0) of credit for rental units available to the general public and one and one-third (1.33) units of
credit for age restricted rental units. However, no more than 50 percent of the rental obligation
shall receive a bonus for age restricted units; furthermore, no rental bonus shall be granted for
rental units in excess of the rental obligation, which here is 22 units.

3.3  Vacant Land Adjustment

The Township has prepared a Vacant Land Adjustment (VLA) analysis as per the requirements of
N.J.A.C. 5:93-4.2 (the results of which can be found in Appendix 2). These requirements call for
municipalities seeking adjustments due to a lack of available land capacity to submit an inventory
of vacant parcels.

Initially, an exhaustive analysis of all vacant properties was conducted utilizing 2018 MOD-1V tax
data from the New Jersey Geographic Information Network. These data were reviewed for
completeness and accuracy with respect to property class codes and, where necessary, updated
based on local information and/or current aerial images.

Next, all privately owned vacant contiguous parcels that could not accommodate 6 or more

dwelling units at a density of 6 dwelling units per acre were eliminated from the analysis. While
alternative densities could have been established, the Township utilized a density most in line with
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other Township zones and determined that the minimum, as permitted under N.J.A.C. 5:93-4.2,
accurately represented the Township’s development patterns.

Next, the Township removed agricultural lands which have had development rights purchased;
environmentally sensitive lands including wetlands, flood hazard areas, steep slopes, active
recreation; and conservation, parklands and open space lands.

Furthermore, the Township, in conjunction with input from FSHC, removed and added parcels
which were deemed, by both parties, to have special circumstances which might otherwise include
or preclude the sites’ inclusion. These parcels included areas of known historic fill soils, vacant
lands surrounded by industrial warehouses, etc.

Finally, utilizing GIS, the Township was able to quantify all inputs and determine the amount of
available vacant land that did not contain the numerous attributes indicated above. As such, the
Township calculates its Realistic Development Potential (RDP) to be 85 units. As is the case with
any adjustment, due to a lack of developable land, the RDP becomes the municipality’s obligation,
with the remaining difference, between the RDP and the calculated obligation, considered Unmet
Need.

It is important to note that the Township’s RDP does not include those vacant lands which are
located outside the sewer service area. While the Township includes them in the VLA and provided
details on each, they have been left out of the RDP, and the Township seeks a durational adjustment
relating to these parcels (additional details indicated under 4.1 Durational Adjustment, below)

34  RDP

Logan Township’s 85-unit RDP
Compliance Mechanism

100% Affordable Family Rentals-
Proposed

Block 1203, Lot 2 63 22 85

Credits | Bonuses | Total

3.5 Project Addressing the Obligation

The Township will rezone Block 1203, Lot 2 to permit a density of 15 d.u./ac. and acquire the site
outright for a 100% affordable rental project. This 6.81 acre parcel, 4.77 acres of which are
available, suitable, developable and approvable as defined in N.J.A.C. 5:93-1.3, is currently zoned
R-1, which permits single family homes on 40,000 sf lots. With a proposed density of 15 units/acre,
the site has the potential to yield 102 units. The Township will enter into negotiations with an
experienced affordable housing developer and will support a tax credit application. As indicated
previously, the Township is eligible for up to 22 rental bonuses, and it is the intent of this plan to
capitalize on these bonus credits. In the event that the units provided on this site exceed the 85-
unit RDP, the RDP may be adjusted upward. Any unit surplus that results from this development
will be utilized towards the Township’s Unmet Meet.
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Site Control
o The Township intends on purchasing the property and passing it on to an
affordable developer. The Township will amend the Zoning Ordinance to allow
the site’s development as a 100% affordable site. Once an agreement has been
finalized between the Township and a developer, the Township will support the
site’s development, with the understanding that financial assistance from the
Township’s Affordable Housing Trust Fund may be required.
Administrative Entity
o An experienced affordable housing administrative entity acceptable to the
Township who will administer 30-year affordability controls and affirmative
marketing will be engaged. The administrative entity will income qualify
applicants and will provide long-term administration of the units in accordance
with COAH’s rules at N.JLA.C. 5:93-9.2 and 5:93-11.1 and UHAC per N.J.A.C.
5:80-26.1.
Bedroom Distribution
o Per UHAC regulations, the combined number of efficiency and one-bedroom
units shall be no greater than 20% of the total low- and moderate-income units,
at least 30% of all low-and moderate-income units shall be two-bedroom units,
and at least 20% of all low-and moderate income units shall be three-bedroom
units.
Funding
o The developer of the project will apply for 9% Tax Credits.
Construction Schedule
o The Township’s contracted non-profit builder will be applying for 9% tax
credits to fund the project; once the funding is secured, a construction schedule
will follow.
Very Low/ Low/ Moderate Income Split
o All affordable units will be split 50/50 between low- and moderate-income
households, and the odd number is split in favor of the low-income unit
(N.J.A.C. 5:93-2.20). Additionally, at least 13% of all affordable units shall be
affordable to very low-income households. Therefore, 9 units will be affordable
to very low-income households at 30% or less of the regional median income,
23 affordable to low-income households, and 31 may be affordable to
moderate-income households.
Rental Bonus
o This project is eligible for Third Round rental bonuses per N.J.A.C. 5:93-5:15
as long as the landowner and/or developer of the project provides a firm
commitment for the construction of rental units.
Site Suitability Analysis
o The site is available, approvable, developable and suitable, and is appropriate
for multi-family housing.
o The site is currently vacant.
o There are both multi-family and single-family detached housing units nearby,
so more housing would not be out of character for the area.
o There are wetland areas in the center of the site.
o There are no floodplain issues associated with the site.
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o The site is located in the Fringe Planning Area (PA3).
o The site contains access to streets and Township water and sewer service. The
site is adjacent to the community of Bridgeport.

Credits: 63
Bonus Credits: 22
Total Credits: 85

4.0 UNMET NEED
4.1 Numeric Obligation as Recognized

As referenced above, the Township has a combined (Prior Round and Third Round) obligation of
835 units and an RDP of 85. Unmet need is the difference between the affordable housing
obligation and the credits provided to address the obligation as indicated through the RDP. As
such, the Township has an Unmet Need of 750 units. Municipalities that lack sufficient vacant
land to address their entire obligation, i.e., VLA, must capture this Unmet Need by providing
mechanisms including:

1) Zoning amendments that permit apartments or accessory apartments;

2) Overlay zoning requiring inclusionary development or the imposition of a development fee
consistent with N.J.A.C.5:93-8; and

3) Zoning amendments that impose a development fee consistent with N.J.A.C. 5:93-8.

4.2  Durational Adjustment

According to N.J.S.A 5:93-4.3(a), if a community has sufficient land, but insufficient water and/or
sewer to support inclusionary development, it may seek a deferment until adequate sewer is made
available. Per N.J.S.A 5:93-4.3(c), the lack of adequate capacity shall constitute a durational
adjustment of the municipal housing obligation or, in Logan’s case, of Unmet Need. A durational
adjustment is an acknowledgement that the Township will be unable to support inclusionary
residential development unless, and until, there is adequate capacity. The Township is proposing
the continuation of existing inclusionary overlay zoning on certain properties. If and when water
and sewer services becomes available, these sites will be given priority in the allocation of sewage
treatment capacity and water supply, and municipal officials shall endorse all applications to the
Department of Environmental Protection (DEP) or its agent to provide additional sewer capacity.

Current Township conditions indicate that large portions of the Township’s vacant land is
classified R-5, which requires a minimum lot area of 5 acres and a maximum density of 0.2 d.u./ac.
The R-5 zoning classification provides a rural pattern of development and many of these parcels
are currently utilized for farming, including a significant portion of preserved farmlands. As the
desire is to retain the current low-density farmland characteristics of the area, the Township does
not expect sewer to be expanded to these areas. While some of the Township’s existing and
proposed affordable housing overlay zones, as indicated below, are located in areas where sewer
infrastructure does not currently exist (see individual overlay zone descriptions indicated below
for sewer status), as per the spending plan, a portion of the Township’s affordable housing trust
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funds will be allocated towards sewer line construction should a project be contemplated in an
overlay zone where sewer is currently unavailable.

4.3  Summary of Satisfaction of Unmet Need:

II;/I,ogan _Townshlp’s Unmet Need Compliance Credits
echanisms

Overlay Zones - Existing

Block 2309, Lot 8 (AH-O Overlay) 122
Block 1102, Lots 16 and 17 (AH-O Overlay) 82
Block 1503, Lots 1, 4, and 5 (AH-O Overlay) 243
Block 1701, Lots 4, and 4.01 (ARH-O Overlay) 153
Overlay Zones - Proposed

Block 501, Lot 7 (AH-O Overlay) 78
Block 1703, Lot | and 2 (AH-O Overlay) 108
Total 786

44  Projects Addressing Unmet Need
44,1 Overlay Zones - Existing

Block 2309, Lot 8 (AH-O Overlay)

A review of environmental constraints for the greater 50.26-acre site indicates that only 18.66
acres are available, suitable, developable and approvable as defined in N.J.A.C. 5:93-1.3 (due to
wetlands). While the site is currently being used as farm fields, any future development will be
required to delineate environmental constraints. Furthermore, the site is suitable as it is adjacent
to residential uses and is located in the Suburban Planning Area (PA2). That said, only 40.69 acres
of the parcel is in fact zoned AH-O. At 15 units an acre, this acreage yields the potential for the
development of up to 610 units (40.69 acres x 15 d.u./acre), with the production of, considering a
twenty percent (20%) set aside, at least 122 affordable units (610 x .20). While this district has
been indicated on the Official Township Zoning Map, district standards do not currently exist. The
Township will draft district standards and adopt such standards in conjunction with this HEFSP.
The site is located within the Sewer Service Area. Access to the Township sewer system is
available in the right of way.

Credits: 122

Block 1102, Lots 16 and 17 (AH-O Overlay)

Lot 16 contains 8.85 acres while Lot 17 contains 18.40 acres. In the aggregate, these parcels
comprise approximately 27.25 acres, of which only 11.18 are developable. While the site is located
within the Sewer Service Area, sewer lines are not currently within the right of way. Future sewer
construction is planned in conjunction with other activity along Route 322 and the site remains
suitable as defined in N.J.A.C. 5:93-1.3 (located in the Fringe Planning Area (PA3) and surrounded
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mostly by vacant land). Access to the Route 322 corridor would be either direct or through the
extension of S. Bridgeport Road. At 15 units an acre, this site offers the opportunity for the
development of up to 408 units (27.25 acres x 15 du/acre). Considering a twenty percent (20%)
set aside, the production of at least 82 affordable units (408 x .20) is possible. This site is to be
durationally adjusted until such time as sewer is available.

Credits: 82

Block 1503, Lots 1, 4, and 5 (AH-O Overlay)

Lots 1, 4, and 5 contain 29.55 acres, 1.86 acres, and 49.42 acres, respectively. While the site has
in the aggregate, 80.85 acres, due to environmental constraints only 45.36 acres are developable.
While the site is located within the Sewer Service Area, sewer lines are not currently within the
right of way. Future sewer construction is planned in conjunction with other activity along Route
322 and the site remains suitable as defined in N.J.A.C. 5:93-1.3 (located in the Fringe Planning
Area (PA3) and surrounded mostly by vacant land). At 15 units an acre, this acreage offers the
opportunity for the development of up to 1,212 units (80.85 acres x 15 d.u./acre). Considering a
twenty percent (20%) set aside, the production of at least 243 affordable units (680 x .20) is
possible. This site is to be durationally adjusted until such time as sewer is available.

Credits: 243

Block 1701, Lots 4, and 4.01 (ARH-O Overlay)

The overlay encompasses an area of 34.05° acres and is comprised of Lots 4 and 4.01, which are
11.68 acres and 22.37 acres in size, respectively.

While the land is currently vacant, approximately 3.79 acres are affected by freshwater wetlands,
and as such only 30.26 acres are, suitable, developable and approvable as defined in N.J.A.C. 5:93-
1.3 (located in the Suburban Planning Area (PA2) and adjacent to surrounding residential uses).
The only permissible use in the overlay is age-restricted multi-family development, for which a
minimum lot area of 7 acres is required. Current regulations permit a maximum density of 15
d.u./acre with a minimum 30% set aside. Zoning district regulations, as indicated in the Unified
Development Ordinance (UDO), will be amended to indicate that the site accommodate both a
twenty percent (20%) set aside development and a 100% affordable development. UDO
amendments will not result in any additional affordable units and should total the same number of
affordable units as would have been permitted under the current 30% set aside (153 units). The
site is located in the Sewer Service Area. Lot 4.01 does not have direct access to sewer due to a
lack of right of way frontage, however, access could be extended through Lot 4 (which has sewer
line access).

20% Set Aside: 83
100% Affordable: 70
Credits: 153

? Tax map information varies from calculated area in GIS.
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4.4.2 Overlay Zones — Proposed

Block 1703, Lot | and 2 (AH-O Overlay)

The Township seeks to establish the overlay zone over this property to permit inclusionary
development with a 20% set aside. A review of environmental constraints indicates that only 11.06
acres of the 35.94-acre site is suitable, developable and approvable as defined in N.J.A.C. 5:93-
1.3

The site is currently located in the VR-C zone which permits 10,000 sf lots (just over 4 units an
acre). While this overlay zoning would permit up to 15 d.u.’s/acre, it would require the
development of both Lot | and 2. This acreage yields the opportunity for the development of up
to 539 units (35.94 acres x 15 du/acre), with the production of 108 affordable units (539 x .20).
The site is located within the Sewer Service Area. Access to the Township sewer system is
available in the right of way. The site is located in the Suburban Planning Area (PA2) and is
adjacent to residential uses.

Credits: 108

Block 501, Lot 7 (AH-O Overlay)

The site is currently located in the MC-R zone which does not permit residential uses and is located
outside of the Sewer Service Area. Should the property develop, the Sewer Service Area will need
to be amended to include the site and the Township is willing to assist in funding a sewer line
extension. Without a sewer extension, the site is not suitable, developable and approvable as
defined in N.J.A.C. 5:93-1.3. Additionally, a review of environmental constraints indicate that
only 15.88 acres of the 25.75 acre site is unconstrained. At 15 units an acre, this acreage yields the
opportunity for the development of up to 386 units (25.75 acres x 15 du/acre), with the production
of at least 78 affordable units (386 x .20). This site is to be durationally adjusted until such time as
it is deemed suitable, developable and approvable as defined in N.J.A.C. 5:93-1.3 (located in the
Fringe Planning Area (PA3) and while surrounded by mostly vacant land, is in close proximity to
residential uses).

Credits: 78
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PART 3: APPENDIX
1. Map of Mount Laurel Sites
2. VLA

3. Draft Spending Plan
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1. Map of Mount Laurel Sites
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INTRODUCTION

Logan Township’s Third Round Housing Element and Fair Share Plan was prepared 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.JLA.C. 5:93-1 et seq). Logan Township adopted a Development Fee Ordinance on October
17, 2006 (Ordinance 15-2006) and amended the ordinance on November 3, 2008 (Ordinance 26-
2008) to comply with the New Jersey Council on Affordable Housing and the requirements of
P.L. 2008 c. 46. While the Township intends to make minor modifications to the spending plan
as a result of subsequent Court rulings, this spending plan is intended to project anticipated
affordable housing trust fund revenues, expenditures, and the mechanisms for expenditure
through December 31, 2025.

As of March 31, 2020, the Township of Logan had collected $4,605,379 and expended $95,468
in administrative costs, thereby resulting in a balance of $4,509,911. Pursuant to the Appellate
Division authorization allowing for the adoption of a Development Fee Ordinance and restriction
on expenditure of collected fees in the absence of a spending plan approved by the Court, no fees
have been expended, aside from administrative costs. All development fees and interest earned
by the fees were deposited in a separate interest-bearing Affordable Housing Trust Fund in
Fulton Bank of New Jersey, located at 22 Village Center Drive, Logan Township, These funds
shall be spent in accordance with N.J.A.C. 5:93-8.16 as described in the sections below.

L REVENUES FOR CERTIFICATION PERIOD

To calculate a projection of revenue anticipated through December 31, 2025, the Township of
Logan considered the following:

(a) Development fees:

1. Residential and nonresidential projects which have been subject to development
fees 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):



(©)

(d)

Actual and committed payments in lieu (PIL) of construction from developers.

To date, there are no actual or committed payments in lieu (PIL) of construction from
developers.

Other funding sources:

Logan Township does not anticipate collecting funds from other funding sources at
the present time. Funds from other sources, including, but 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 to be
deposited in the Affordable Housing Trust fund are anticipated to come from
development fees.

Projected interest:

Although the Affordable Housing Trust Fund is officially an interest-bearing account,
it is currently not generating interest. Based on the assumption that this situation will
persist for the foreseeable future, it is anticipated that no interest will be collected
through 2025.

Table 1 below shows the anticipated revenue to be generated from development fees. Logan
Township projects that a subtotal of $4,774,343 will be collected between January 1, 2020 and
December 31, 2025 for affordable housing purposes, based on the assumptions that immediately
follow the table. These projections are essentially extrapolations of historic trends. After adding
in the funds currently in the account, the total is projected to be $9,285,710.

Table 1: Projected Revenues, Housing Trust Fund- 2020 through 2025

YEALDOUICE, - 5010 2020 | 2021 | 2022 | 2023 | 2024 | 2025 |[2020-2025
of Funds Total
Projected

Residential |2 855 & | $20,723 | $20,724 | $20,724 | $20,724 | $20,724 | $20,724 | $124,343

Development | = <Z£ S

Projected Non 25: S

-Residential a &:; & = |$775,000|$775,000|$775,000|$775,000($775,000({$775,000{$4,650,000

Development

Total $4,511,367 |$795,723($795,724($795,724|$795,724|$795,724($795,724($9,285,710

Projected residential development is based on the construction of 6.5 new dwelling units per
year. The 6.5 units were multiplied by $212,552, which is the Township’s approximate equalized
value for an average dwelling unit as indicated by the County. This estimate of $1,381,588 of
new yearly construction was then multiplied by 0.015 (1.5% residential development fee).

Projected non-residential development is based on an estimate provided by the Zoning
Officer/Fire Chief of 6.2 million sq. ft. of commercial and industrial development from 2019 to
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2034, or 413,333 sq. ft. per year. This equates to 2.48 million sq. ft. over the six-year period
2020-2025 that is covered by the table. The 413,333 sq. ft. was multiplied by $75 which is the
Township’s approximate per square foot equalized assessed value for warehouse use as indicated
by the County. This estimate of $31,000,000 of new annual construction was then multiplied by
0.025 (2.5% non-residential development fee).

As indicated in the Table above, Logan Township anticipates that a total of $4,774,343 in
revenue will be collected between January 1, 2020 and December 31, 2025 (124,343 +
4,650,000).

2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS

The procedural sequence to be followed by Logan Township for the collection and distribution
of development fee revenues is presented below.

(a) Collection of development fee revenues

Collection of development fee revenues shall comply with the Township of Logan’s
Development Fee Ordinance for both residential and non-residential development 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

A resolution recommending the expenditure of development fee revenues as set forth
in this spending plan is adopted by the Planning Board and forwarded to the Council.
The Council then reviews the request for consistency with the spending plan and, by
resolution, adopts the recommendation.

Upon adoption of the Council’s resolution, funds can be released in accordance with
the Court-approved spending plan. The Chief Financial Officer releases the requested
revenue from the trust fund for the specific use approved in the Council’s resolution
following approval of a request by resolution.

3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS

Logan Township may use the monies in the trust fund for any of the following items, pursuant to
N.J.A.C. 5:93-8.16(a) and (c):

e New construction of affordable housing and related development costs; eligible costs for
inclusionary development shall be pro-rated based on the proportion of affordable housing
units that are included in the development

e Extensions and/or improvements of roads and infrastructure to low and moderate income

housing sites; costs for inclusionary development shall be pro-rated based on the proportion
of affordable housing units that are included in the development
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o Purchase and/or improvement of land to be used for low and moderate income housing

e Market-to-affordable programs

e Green building strategies designed to save money for low- and moderate-income households,
either for new construction not funded by other sources, or as part of necessary maintenance
or repair of existing units

e Maintenance and repair or affordable housing units

e Repayment of municipal bonds issued to finance affordable housing activity

o Affordability assistance to very low-, low- and moderate-income buyers and renters of
affordable housing units to lower the cost of homeownership, subsidize closing costs, or
reduce the capitalized basis of rent payments

e Affordability assistance to create very low-income and low-income units

e Any other activity as specified herein

Specific Projects

(a) Municipally sponsored land acquisition/new construction (100% Affordable Housing
site)

e Block 1203, Lot 2 (up to 102 units) = $5,706,858!
(b) Extension of infrastructure to affordable housing overlay zones = $379,200
4. AFFORDABILITY ASSISTANCE (N.J.A.C. 5:93-8.16(c))
At least 30% of collected development fees shall be used to create very low income units and
provide affordability assistance to low- and moderate-income households in affordable units

included in the Fair Share Plan.

Table 2 below shows the minimum amount anticipated being available for affordability
assistance to low- and moderate-income households, including very low-income households.

Table 2: Projected Minimum Affordability Assistance Requirement

Development fees collected from 7/17/08 to $4,394,334
12/31/2019
Development fees projected, 2020-2025 + | $4,774,343

!'This calculation is based the assumption that a 100% affordable housing development containing 102 units will be
built on the site. Should the development include fewer units, the dollar amount may change.
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Interest earned, July 17, 2008 to March 31, 2020 + | $17,125

Interest projected, 2020-2025 $0

Total =] $9,185,802
30 percent requirement x.30=| $2,755,741
Less affordability assistance expenditures 1 %0
through 3/31/2020
P1‘0Ject<?d minimum affordability assistance — | $2.755.741
expenditures
Projected minimum very low-income ~3=$918,580

affordability assistance requirement

The Township of Logan will dedicate a minimum of $2,755,741 from the affordable housing
trust fund to render units more affordable, including at least $918,580 to render units more
affordable to households earning no more than 30 percent of median income by region. Programs
and activities for which funds will be spent will be determined from the following list:

e Affordability assistance to very low-, low- and moderate-income buyers and renters of
affordable housing units to lower the cost of homeownership, subsidize closing costs and

down payments, security deposits, emergency repairs funding and/or reduce the capitalized
basis of the rent payments.

e Assistance with homeowners association or condominium fees and special assessments

e Affordability assistance to create very low-income and low-income units

< ADMINISTRATIVE EXPENSES (N.J.A.C. 5:93-8.16€)

Table 3: Projected Allowed Administrative Expense

Development fees + interest collected, 7/17/08 thru 3/31/20 + | $4,411,459
Projected development fees, 2020-2025 + | $4,774,343

Total = | $9,185,802
20 percent maximum allowed administrative expense x.20 = $1,837,160
Less administrative expenditures through 3/31/2020 - | $95,468
Projected maximum allowable administrative expenses, = | $1,741,692
4/1/2020 through 12/31/2025

The Township of Logan projects that $1,741,692 will be available from the affordable housing
trust fund to be used for administrative purposes. Projected administrative expenditures, which
are subject to the 20 percent cap, include:

e Administrative costs to underwrite professional consulting fees relating to the preparation
and implementation of the Township’s Fair Share Plan and any amendments thereto;

e Professional, legal, and court fees as they relate to affordable housing;
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e Administrative fees related to the Municipally-sponsored new construction program; and

e Underwrite fees associated with the retention of a qualified administrative agent as may be
found necessary.

The Township will not expend for administrative purposes in excess of the formula in Table 3
above.

6. EXPENDITURE SCHEDULE

The Township of Logan anticipates using affordable housing trust fund revenues to the benefit of
low-, moderate-, and very low-income households, as set forth in the table below. In preparing
this spending plan, it should be noted that, apart from the requested waiver as indicated below,
the Township is committed to expending the funds in the municipal trust fund within four years
of the date of collection or within four years after the Township receives a Judgment of
Compliance and Repose (JOR) in accordance with the Appellate Division decision, whichever is
later.

The expenditure schedule is summarized in Table 4 on the following page and assumes a JOR in
2020. Logan Township, at this time, does not have a rehabilitation obligation.

T REQUEST FOR WAIVER

In accordance with N.J.A.C. 5:93-15.1, which allows any party to request a waiver from a
specific requirement of COAH’s rules, and N.JLA.C. 5:93-8.16, which indicates that the
requirements for the expenditure of 30% affordability assistance can be waived in whole or in
part when the municipality demonstrates the ability to address the requirement of affordability
assistance from another source, the Township requests a waiver from spending $1,277,960 (see
table below). The reason for such a request is that the Township is already committing
substantial funds on the construction of new affordable housing, direct tenant/homeowner
assistance, and assistance in sewer construction to proposed unmet need mechanisms currently
without sewer. The Township is in a unique situation in that its population is considerably
smaller than its economic base and the revenue generated from tax ratables far exceeds the
Township’s ability to spend trust fund dollars in the most productive manner possible. As such
the Township requests that these funds be saved and carried forward for use in a future
affordable housing cycles.
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Table 4: Projected Expenditure Schedule, 2020 through 2025

PROJECTS/ No. of
PROGRAMS Gt 2020 2021 2022 2023 2024 2025 Total
Affordability
Assistance for
Creation of Very | Up to
Lol aid 102 $2,853,429 | $2,853,429 -- -- -- - $5,706,858
Acquisition/New
Construction
Extension of
Infrastructure to $189,600 $189,600 $379,200
Affordable Units
Homeowner/
Teteat $30,000 $30,000 | $30,000 | $30,000 | $30,000 | $30,000 | $180,000
Affordability
Assistance
Waiver Amount $1,277,960
Total Programs $ 3,073,029 | $3,073,029 | $30,000 | $30,000 | $30,000 | $30,000 | $ 7,544,020
Administration $290,282 $290,282 | $290,282 | $290,282 | $290,282 | $290,282 | $1,741,692
Total | N/A $3,363,311 | $3,363,311 | $320,282 | $320,282 | $320,282 | $320,282 | $9,285,710

8. SUMMARY

The Township of Logan intends to spend affordable housing trust fund revenues as approved by
the Court pursuant to N.J.A.C. 5:93-8.16 and consistent with the programs described in the
Township’s Housing Element and Fair Share Plan.

The Township of Logan has a balance of $4,511,367 as of December 31, 2019 and anticipates an
additional $4,774,343 in revenues through December 31, 2025, for a total of $9,285,710. The
municipality will dedicate $5,706,858 to land acquisition and municipally sponsored new
construction, $379,200 to extension of infrastructure, $180,000 to homeowner/tenant
affordability assistance and $1,741,692 to administrative costs. The Township is requesting a
waiver to not spend $1,277,960 of the revenues collected and anticipates spending it in the next
Affordable Housing Round on any future obligation.

Table 5: Spending Plan Summary

REVENUES
Balance as of December 31, 2019 |

$4,511,367
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Projected Revenue from December 31, 2019 through 2025
1. Development fees + $4,774,343
2. Payments in lieu of construction + $0
3. Other funds + $0
4. Interest + $0
TOTAL REVENUE | = $9,285,710
EXPENDITURES
Affordability assistance for the creation of very low-income units/ | $5.706.858
Land Acquisition/New Construction 7
Extension of infrastructure - $379,200
Homeowner/Tenant Affordability Assistance - $ 180,000
Administration - $1,741,692
Excess Funds/Remaining Balance Reserved for Future Affordable | - $ 1,277,960
Housing Activity (subject to waiver)
TOTAL PROJECTED EXPENDITURES | = $ 9,285,710
REMAINING BALANCE | = $0.00
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