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CHAPTER A

INTRODUCTION, REGIONAL SETTING
AND REEXAMINATION REPORT

INTRODUCTION

Mount Laurel Township is strategically located in one of the fastest growing areas
in the Greater Philadelphia region. Several limited access and state highways
intersect in the township, which have acted as a catalyst attracting both industrial
and residential development. In 1950 the township had a population of only 2,817
people. By 1960 the population had almost doubled to 5,249, which made Mount
Laurel the 15" largest municipality in the county among 40 municipalities in total.
Growth continued through the 1960’s and 1970’s and by 1980, the U.S. Census
listed the township’s population at 17,614. It then ranked as the gt largest township
in the county. As of 2000, the population was 40,221, making it the second largest
municipality in the county.

It is projected that at full residential buildout the population will be about 42,544.
This is a considerable reduction from previous estimates, with the decline in
buildout projections mostly attributed to the township’s strong open space
acquisition program. Other factors contributing to the decline in residential
buildout projections include mandatory on-site open space requirements, maximum
allowable coverage requirements, and that all residential lots have full useable rear
yards without any infringements or reductions in area.

However, the absolute residential and non residential growth to the year 2000
brought with it increased demands for township services, such as utilities, road
improvements, schools, and fire and police protection. In addition, much open
space and agricultural lands were lost through the development process. During
this recent development period, there also has been an increased awareness of the
importance of ecologically sensitive lands, and for the need to preserve natural
features. Wetlands legislation has helped to preserve vacant land in the township,
as will the township’s recent initiative to purchase open space land for permanent
preservation.

In accordance with state law, the township is now updating the year 2000 Master
Plan. This new plan sets forth the township’s basic strategy for coordinating
existing homes, commerce, open space, natural features and vacant land with future
development so as to achieve a balance and unified community. Opportunities are
provided for all types of development in the future, but within a township-wide
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framework that recognizes the advantages and limitations that are available in
different locations. The ecelogical system has also been closely identified so that
stream corridors and flood plains can be preserved in the future.

The Master Plan is developed in accordance with the New Jersey Municipal Land
Use Law. This law strengthens the master planning process by specifying subject
matter and by mandating close coordination between the plan and the zoning
ordinance. The township’s updated Master Plan implements the law’s objectives in
these regards by providing for many of the plan elements enumerated in the act.
This master plan will therefore serve as the basic guideline for directing and
coordinating the future development patterns of the township. It is a realistic plan
that enables growth and development to continue within a sensible framework that
harmonizes the interests of the residential and non-residential components of the
township, both present and future.

REGIONAL SETTING

Map A-1 indicates the geographical position of Mount Laurel Township in relation
to Philadelphia and the South Jersey area. The highway patterns shown on the map
are particularly important for development often occurs in linear patterns along
major highways. Route 38, between Camden and Mount Holly, traverses the
nerthern part of the township while Route 73 bisects the western part of the
township. Route 70, in nearby Cherry Hill Township, alse inflnences development
in this suburban area. The township is also traversed by two limited access
highways, the New Jersey Turnpike and Interstate 295. Interchange 4 of the
turnpike is located in the township at the juncture of Route 73, and there are three
interchanges of 1-295 within the municipality.

The regional areas west of Mount Laurel are urbanized, while the areas to the east
are rapidly being developed. While Mount Laurel is in the center of urban
development, the growth rate will decline in the future because of the lack of
developable land.

REEXAMINATION REPORT

The major problems and objectives relating to land development in Mount Laurel at the
time of the adoption of the last reexamination report six years ago are set forth in the
introductory paragraphs of each chapter within this Mater Plan reexamination report.
The extent to which these problems and objectives have been reduced or have been
increased subsequent to the last reexamination report are also reviewed as appropriate in
each intreductory paragraph of each chapter within this Master Plan reexamination
report. The significant changes in the assumptions, policies and objectives which formed
the basis for the previous Master Plan have been reviewed in each of the chapters including
Density and Distribution of Population and Planned Uses (Chapter P), Housing Conditions
(Chapter Q), Circulation (Chapter S), Conservation and Natural Resources (Chapter U),
Energy Conservation (Chapter V), Recreation and Open Space (Chapter R), and State,
County and Municipal Policy Objectives (Chapter Q). Lastly, each chapter contains
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specific changes to the Master Plan and includes an analysis of the underlying objective
policies and standards with respect to the subject matter covered in the chapter.

Generally, in the year 2000 the major problems were: rapid population growth;
diminishing open space lands; increased traffic volumes; and the need for increased
municipal services and schooel facilities. The objectives in 2000 were to increase the amount
of open space to be permanently preserved, and to balance rapid growth with services and
infrastructure.

The 2006 master plan anticipates a significant reduction in population growth due, in part,
to the fact that most of the township’s easily developable lands are developed. The
township’s policy of acquiring significant areas of remaining undeveloped lands for open
space preservation should decrease land available for development. It should be noted that
these preserved lands will serve the open space and recreational needs of the current
population.
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CHAPTERB

EXISTING LAND USE

INTRODUCTION

The existing land use patterns found throughout any municipality are the result of
natural and man-made forces acting on the land over long periods of time. Natural
forces encompass such elements as topography, water resources, forests, and soil
capabilities. Man-made elements include transportation facilities, utilities, and land
use regulations. All of these factors have been present in varying degrees in shaping
the character and land use patterns that are discernable today throughout the
township.

In Mount Laurel Township, the general development patterns largely reflect the
influences of natural features and the locations of transportation systems.
Developments on the western side of the township are a continuation of housing
developments that first extended through adjacent Cherry Hill Township. Growth
in this part of Mount Laurel is also the result of the intersecting of major highway
systems and interchanges along Route 73. At this time the western side of the
township is about as developed as the eastern side of the township. The center of the
township has also gone through a development phase, although at a less intense
density, because of large areas of wetlands. At this point of time there is little
residential land available for development, and future residential activity is
expected to drop off significantly. Industrial and commercial areas along major
highways will continue to be developed where vacant land is available.

The purpose of this portion of the study is to identify the current patterns of land
development existing in the township since developed areas have an influence on
how the remaining vacant areas may be utilized in the future. Developed areas
indicate trends in land utilization and point te possible limitations and opportunities
for the township to consider as it charts a comprehensive land use plan for the
entire municipality. This study therefore establishes the foundation for
conceptualizing the ultimate land use patterns that may be appropriate for
achieving the township’s objectives.
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GENERAL LAND USE PATTERNS (MAP B-1)

Map B-1 at the end of this section graphically depicts the generalized land use
patterns existing in the township. The map was compiled from field studies
performed over the past few years, and updated in 2006. As noted above, the map
clearly illustrates the concentration of development at the eastern and western ends
of the township, with the center having less tense development because of wetland
areas.

On the western side of the township, the largest concentration of housing
developments are located next to Church Street, which connects Moorestown
Township with Evesham Township. Approximately eleven separate housing
developments have been built in this vicinity. On the eastern side of the township
most of the housing development is contained within the Larchmont Planed Unit
Development project and a few other smaller single-family projects. The bottom
center of the township has been filled in with several medium scale housing projects.

The second category shown on Map B-1 is commercial activities. The township has
a unique commercial development pattern in that almost all the commercial
operations are adjacent to Route 73 and Route 38. In the past, all commercial
facilities were oriented to regional highway patterns rather than local convenience
goods and services. However, in the past decade, this pattern has changed as the
township’s population reached a level that supported locally oriented retail services.
There now are several smaller convenience shopping centers located throughout the
township, and two neighborhood shopping centers with food supermarkets are
available near Route 38 and Ark Road. Neighborhoed convenience retail areas
have been developed at both ends of Larchmont Boulevard, and a convenience
center has been built at the intersection of Union Mill Road and Elbo Lane.

Industrial uses are found along Route 38, and along Route 73. Interchanges of the
New Jersey Turnpike and Interstate 295 connect with Route 73 only a few thousand
feet apart, which creates an ideal setting for industrial park activities. These
industrial parks, which are examined in detail in another chapter, extend along the
entire length of Fellowship Road and along Route 73 into Evesham Township.
Another interchange of I-295 at Route 38 has created a secondary area attractive to
industrial uses and office operations, and in recent years several such facilities have
been built in this area of the township.

Parks, recreation and school facilities are also shown on Map B-1. Some of these
facilities at the western end of the township are located within or adjacent to
residential neighborhoods. At the other end of the township, new facilities have
been built as part of the Master Plan of the Larchmont P.U.D., including the
Hartford Lower Middle School located at the intersection of Hartford Road and
Hainesport Mount Laurel Road. Not associated with any large-scale residential
neighborhoods are the Hillside Elementary School and the Middle School, located
adjacent to each other at the corner of Moorestown-Mt. Laurel Road and Mt.
Laurel-Hainesport Road. Significant amounts of land area at both schools are
available for recreation activities. And, of course, the Laurel Acres Park between

B-2



Church Street and Union Mill Road, with almost 100 acres, is the predominant park
facility in the western side of the township.

The last category shown on the map is open space and agriculture. These areas are
located in the center of the township and are mostly wetlands. The amount of land
devoted to agriculture has steadily diminished over the past decades to the point
where it no longer is a significant land use activity in the township. In 1988,
approximately 15% or 2,146 acres of the township were vacant or in farmland, net
counting open space and recreation areas. The amount of agricultural land has now
diminished to about 2% of the township area. However, the township now has 1,071
acres of township-owned open space and recreation facilities including school
recreation areas. It, therefore, seems reasonable to expect that after full
development of the township there will be about 10% to 15% of land area
permanently devoted to open space and recreation.
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CHAPTERC

PLANNED UNIT DEVELOPMENTS

INTRODUCTION

Planned Unit Development is a land utilization concept that permits mixed uses in a flexible
arrangement on a specific tract of land. The concept gained popularity in the 1960’s as a
reaction against the rigid rectangular street and lot patterns that were developed so often
in the 1950’s. The concept is based on the premise that typical zoning regulations inhibit
creative land use designs, and that the substitution of flexible control standards would
result in better designed communities. Developments built under the P.U.D. concept also
relied on the premise that, with a variety of mixed uses developed on a large scale, each
project would be self-contained economically as well as physically. The prototype
developments of Reston, Virginia and Columbia, Maryland are examples that provide
credibility to the P.U.D. concept.

As a result, a number of communities adopted P.U.D. regulations in the late 1960’s. Within
a two-year period from 1968 to 1970, Mount Laurel Township approved plans for four (4)
P.U.D. developments comprising 1,775 acres and which were projected to yield over 10,000
housing units of all types. These approvals were extraordinary considering that the total
number of units in the township in 1970 amounted to only 2,920 dwellings. By giving
planning approvals to four P.U.D.’s with projected populations of ever 35,000 people, on
only 12-1/2% of the municipal land area, the township compromised its ability te provide,
in the future, for all types of development elsewhere throughout the community.

This section, therefore, has been included in the plan to measure the impact that the
P.U.D.’s have had on the township. One of the original P.U.D.’s known as Cross Keys was
converted to an industrial park, and subsequently two other senior citizen retirement
P.U.D. projects were approved, known as Holiday Village and Holiday Village East.

All of Birchfield P.U.D., Larchmont P.U.D., Ramblewood P.U.D., Holiday Village East, and
Holiday Village are complete. All of the project locations are illustrated on the following
map.



APPROVED UNITS AND ACRES

The following tables have been prepared for all five P.U.D.’s as of February 2000, and
include all amendments made from the original plans. Table C-1 shows the allocation of
acres by each type of unit for each P.U.D. The data indicates that various types of housing
units are permitted along with commercial activities. In terms of acres, Larchmont is the
largest development with 1,016 acres. Two of the other projects are less than 200 acres
each, while the Ramblewood Village project is situated on 251 acres. Land planned for
single-family houses totals 533 acres, and for multi-family houses 553 acres has been
planned. Open space totals 645 acres, some of which has been donated to the township for
active and passive recreation uses which can be used by all township residents.

TABLE C-1

P.U.D. ACRES BY PROJECT AND USE

FEBRUARY 2006
*Codes
L = Larchmont
B = Birchfield
R = Ramblewood
HVE = Holiday Village East
HV = Holiday Village
*L B R HVE HV Total

Single Family 212.1 79.6 53.3 72.1 116.6 533.7
Townhouses & Apts 379.4 194 84.5 58.6 11.1 533.0
Open Space 322.0 73.7 93.1 105.8 51.3 645.9

Total 1,015.8 179.6 251.4 236.5 179.0 1,862.3

Source: Consultant’s Calculations

The next table indicates the number and types of units built in each project. Table C-2
shows that 9,448 units have been built in all five P.U.D.’s. Of that total, 24% are single-
family dwellings and the other 76% are townhouses and apartments. About 60% of all the
P.U.D. units have been built in the Larchmont development. Overall gross densities for all
these projects is about 5 units per acre.
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TABLE C-2

P.U.D. UNITS BY PROJECT AND TYPE

FEBRUARY 2006
*Codes
L = Larchmont
B = Birchfield
R = Ramblewood
HVE = Holiday Village East
HY = Holiday Village
*L B R HVE HV Total
Single Family 689 261 150 566 582 2,247
Townhouses & Apts 4,988 546 1,073 458 136 7,201
5,677 807 1,223 1,023 718 9,448

Source: Consultant’s Calculations

OPEN SPACE — RECREATION FACILITIES

A major component of the Planned Unit Development projects is the provision for
extensive open space areas and active recreation facilities. A detailed listing and evaluation
of these facilities is provided in the Park and Recreation section of the plan. The following
table illustrates how extensive these features are in all of the developments.

The P.U.D.’s have generated 645 acres of open space that can be used for active
recreational facilities or passive areas. The acreage figures do not include other open space
areas directly associated with buildings, such as yards. Larchmont, which contains 60% of
the units in these P.U.D’s will generate 50”% of the active open space acreage. This table
also indicates that these P.U.D.’s provide 42 tennis courts, 9 pools, 17 ballfields, and 10
basketball courts, among other facilities, for the benefit of the residents. These facilities
have been built by the developers in proportion to the number of people living in each
project. Upon completion, the facilities are dedicated to the township, or deeded over to a
homeowners association. It is quite obvious, from these schedules of facilities and acreage,
that Mount Laurel is able to provide opportunities for many types of recreational activities
throughout the municipality.
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TABLE C-3

OPEN SPACE AND RECREATION FACILITIES

*Codes

L = Larchmont
B = Birchfield

R = Ramblewood

HVE = Holiday Village East
HV = Holiday Village

*L B R HVE HV Total

Tennis Courts 24 4 8 4 2 42
Playgrounds 1 - - - - 1
Pools 2 1 4 1 1 9
Basketball 7 1 2 - - 10
Ballfields 7 2 1 - - 10
Football/Soccer 6 1 - - - 7
Tot Lots 6 4 4 - - 14
Paved Hockey 1 - - - 1
Open Space Acres 322 73 93 106 51 645
For Passive-Active Use

Source: Consultant’s Calculations

COMMERCIAL CENTERS

Only two of the P.U.D.’s are designed with commercial facilities. These are the Larchmont
P.U.D. and the Rambiewood P.U.D. However, the other three P.U.D.’s are all contiguous to
the Towne Square Shopping Center. This shopping center land area is contiguous to the
Birchfield P.U.D., Holiday Village, and Holiday Village East. Although not part of any
P.U.D., the shopping center was specifically zoned for this purpose because of its location
and proximity to a large number of P.U.D. residents.

The Ramblewood P.U.D. has a completed neighborhood shopping center on Church Street,
but this P.U.D., because of its location, is also very close to other shopping centers that are
not within the P.U.D. The only P.U.D. that has constructed large scale retail facilities is the
Larchmont P.U.D. and all five of these neighborhood shopping centers are complete: The
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Larchmont Shopping Center, the Larchmont Commons Shopping Center, the two centers
located at both ends of Larchmont Boulevard, and the shopping center where Larchmont
Boulevard intersects with Route 38.

Overall, the amount of shopping center locations is in proportion to the P.U.D. residential
components and concentrations, even though some of these residents are served by
commercial facilities actually located outside of the P.U.D. boundaries.
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CHAPTERD

NATURAL FEATURES

INTRODUCTION

The natural features of the township are wvitally important
to the future development of the municipality. Physical
features such as drainage, soil conditions, and water tables
are particularly significant in determining the location and
intensity of future developments. If development 1is
permitted without consideration of natural features, the
environment of the community can be adversely affected.
Natural features are therefore influential in determining
the 1location of Dbuildings, utility systems and road
patterns.

The purpose of this study is to identify poor soil areas and
other natural features, and to graphically 1locate these
findings throughout the township. An understanding as to
the 1location of soils inappropriate for onsite septic
systems is a major component in guiding the intensity to
which land should be permitted to develop in the future.

DEPTH TO SEASONAL HIGH WATER TABLE (MAP D-1)

The water table is the depth below the ground level at which
water will be found. This depth varies throughout the year,
mostly in response to the amount of rainfall and surface
drainage conditions. Rain water will either permeate
through the so0il, or move over the surface of the land to
drainage and stream courses. The latter effect occurs more
frequently when the water table is close to the surface. A
high water table, therefore, is not conducive to the use of
septic systems.

All material in this section is adopted from the Natural
Resource Inventory, prepared in 1977 by the Environmental
Commission.
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Depth to Seasonal High Water Table (continued)

As Map D-1 indicates, there are many areas in the township
which have 0 to 1 foot depth to the seasonal high water
table. Most often the high water table occurs in the spring
because of melting snow and frequent rainfalls. This means
that in many areas of the township water forms ponds on the
surface, and is unable to permeate through the soil. The
water also is often unable to run off into stream systems
because of the extreme flatness of topography found in the
center of the township.

A close examination of Map D-1 reveals that the 0 to 1 foot
water table areas occupies more ground area in the center of
the township than anywhere else in the municipality. Most
of the 1 to 5 foot water table depths are found adjacent to
the 0-1 foot areas, and the over 5 foot water table areas
are mostly located at the far eastern and western ends of
the township. The current development pattern of the
township reflects the physical constraints imposed on
development by high water tables. In the absence of
solutions to correct the water table situation, it is
advised that all high water table areas be designated for
low intensity development, or preferably be retained as
farmland and open space areas.

MAJOR WOODED ARAS (MAP D-2)

Map D-2 indicates the major stands of trees remaining in the
township. The wooded areas are not abundant, because most
forests have been removed for development or farming
operations. Some wooded areas are associated with the major
stream systems located in the township, while the remainder
are mostly located near the center of the municipality.
Efforts should be made to retain these wooded areas where
feasible and to possibly 1link them together to form a
contiguous open space throughout the entire township.



SOIL. DRAINAGE (MAP D-3)

As Map D-1 indicates, much of the soil in Mount Laurel is
poorly drained. This may result from the soil composition
or the presence of an impermeable substratum of glauconite
clay called marl which is widely spread throughout the
township. There are virtually no areas with excessively
well drained soils. Again, most of the poorest drained
soils are located in the center of the municipality which is
associated with Parker’s Creek, other tributary stream
systems, and the lack of topographical variations. Well
drained soils are found mostly in the eastern and western
sides of the township.

DEVELOPMENT SUITABILITY (MAPS D-4, D-5, D-6)

The individual factors in the previous natural features maps
have been combined to reveal the wvarious degrees of
suitability that the land has for development. Map D-4
illustrates that the center of the township is very
detrimental for development with septic tanks because of
drainage problems, high water tables and poor soil types. A
considerable amount of township land is rated severe, while
most of the land is categorized as moderate for the use with

septic tanks. Only portions of the eastern and western
sides of the township have slight limitations for use with
septic tanks. It is apparent that the center of the

township should not be intensely developed unless community
sewage facilities are available.

Map D-5 reflects the previous information with the addition
of the severe category from Map D-4 to reflect how intensely
all areas could be developed with septic tank systems. The
darker the shading the 1less desirable an area 1is for
development with septic tanks. The map indicates that not
much of the township is suitable for development with septic
tanks because of the mobility of the so0il to absorb or
dispense surface water.

Since the township has a community sewage system serving
parts of the eastern and western ends of the township, Map
D-6 has been constructed to indicate the suitability of land
for development with sewers. The use of community sewers
makes more land available for development, but large
portions of the township still remain marginally suitable
because of other factors associated with poor drainage

D-3



OPEN

systems. This means that while development can proceed with
sewers, solutions must be provided to correct the abnormal
ground water problems that are evident in the township.

SPACE SUITABILITY (MAP D-7)

The last map in this section depicts those areas which merit
preservation as open space. These areas include
floodplains, forests, and high quality farmlands. Efforts
should be made to encourage the preservation of these areas
where feasible, and to utilize these assets as the basis for
a contiguous open space system traversing the entire
township.

D-4
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CHAPTERE

POPULATION

POPULATION SUMMARY

The following tables detail the population changes that have occurred in every
Burlington County municipality over the past several decades. In 1930, Mount
Laurel Township had a population of 1,929 which ranked 15™ out of 40
municipalities. Even by 1960, the township population was only 5,249, and it did
not even rank within the five largest municipalities in the county. But by 1970, the
population more than doubled from the previous decade. By 1980 the population
increased by 6,393, and by 1990 another 12,656 people moved into the township.

As of 1990, Mount Laurel was ranked the fourth largest municipality in the county.
According to the year 2000 Census, Mount Laurel is the second largest municipality
in the county, behind Evesham Township.

This pattern of population growth can be attributed to excellent highway systems
linking the township to Philadelphia and major employment centers throughout
South Jersey; availability of developable land and a utility infrastructure. However,
based on current land usage, development, and patterns, of land availability, and
zoning, it is believed that the population growth has peaked and will stabilize at
about 42,544 people. As noted in Chapter F, Dwelling Unit And Population
Capacities, the projected population at full residential buildout has dropped from a
high of 67,139 to the present estimate of 42,544.

Population At
Year of Projections Full Development
1979 67,139
1982 67,139
1988 56,835
1994 47,269
2000 46,308
2006 42,544

E-1



This decrease in ultimate population can be attributed to the following factors:
¢ The township’s acquisition of vacant buildable residential land as part of the
open space program.
¢ Higher design standards for stormwater management systems
e Protection of environmentally sensitive lands
e Completion of almost all major residential subdivisions, with little vacant
land remaining that is zoned and available for residential development.

STATE AND COUNTY POPULATION PATTERNS

Table E-1 traces the growth of Burlington County and the state from 1910 to 2000.
From a population of almost five million in 1950, the state’s population increased by
2,332,835 or 48% to over seven million residents by 1970. But from 1970 to 1990 the
state’s population growth decreased dramatically. From 1970 to 1990 the state’s
population grew by only 193,711 and from 1980 to 1990 by only 365,365. In
percentage terms the state grew by 5% during the last decade. However, from 1990
to 2000 the states population growth again surged, with an increase of 684,162
during the decade.

By comparison Burlington County continues a strong population growth pattern.
From 1980 to 1990 the county grew by 9% of the entire population increase in the
State of New Jersey. As the fifth column in this table indicates, Burlington County
has been steadily increasing its share of the state population since 1910.

TABLE E-1

BURLINGTON COUNTY’S SHARE OF STATE POPULATION

Burlington Burlington
State % County County %
Year Population Change Pepulation As % of Change
- State
2000 8,414,350 8.6 423,394 5.0 7.2
1990 7,730,188 5.0 395,066 5.1 9.0
1980 7,364,823 2.7 362,542 4.9 12.2
1970 7,171,112 18.2 323,132 4.5 43.9
1960 6,066,782 25.5 224,499 3.7 65.2
1950 4,835,329 16.2 135,910 2.8 39.2
1940 4,160,165 3.0 97,013 2.3 3.7
1930 4,041,334 2.8 93,541 2.3 3.7
1920 3,155,900 2.4 81,770 2.6 2.3
1910 2,537,167 - 66,465 2.6 -

Source: 2000 U.S. Census Consultant’s Calculation




MUNICIPAL POPULATION PATTERNS

Table E-2 shows the population changes from 1930 to 2000 for all 40 Burlington
County municipalities. From a population of 1,929 in 1930 Mount Laurel Township
grew to 40,221 people by 2000, making it the second largest municipality in the
county, and 9 V2% of the county’s population resides in Mount Laurel Township.

Tables E-2 and E-3 indicate that the 12,656 population increase from 1980 to 1990
was the second largest absolute population increase in the county, after Evesham
Township. For the year 2000, Mount Laurel’s ten year population increase was
9,951. In the next decade, the township’s growth will diminish considerably,
eventually reaching a plateau of about 46,000 people because the township will soon
reach full residential build out.

Table E-4 further illustrates the absolute and percentage growth of the township
and county through the past seven decades. Note that the township’s 12,656
population gain from 1980 to 1990 represents 39% of the entire county’s population
growth for that decade. However, the township’s growth from 1990 to 2000 is only
69% of the previous decade, and it is projected that the absolute growth will drop
significantly in the next decade.

Table E-5 represents the ranking of municipalities in the county by population size
from 1960 to 2000. From 1960 to 1980 Mount Laurel was not one of the five largest
municipalities in the county. It was the significant growth from 1980 to 1990 that
placed the township fourth among all municipalities in the county, and second by
the year 2000.

However, as pointed out previously, this population growth trend for the township
will diminish in the future because of reduced residential land availability. The
township has seen the last great population growth surge, and in the future it is
expected that the amount of population growth will be reduced significantly.

For statistical purposes, Table E-6 is included to show the population densities of
the township compared to the county from 1930 to 2000.



AGE COMPOSITION

With the more than doubling of population between the years 1970 and 2000, it is to
be expected that the number of people in all age groups would increase accordingly.
Table E-7 notes the absolute change in population contained in the four age groups
listed. The increase in the school-age group reflects the number of new homes
occupied by young working families. Interestingly, the senior citizen age group —65-
plus — almost doubled from 3,049 in 1980 to 5,905 in 2000. This is due to the
completion of a major senior citizen project in the Township and the general aging
of the population. Therefore, Mount Laurel Township has a mix of residents across
all age groups that reflect the building of new homes, both for families and age-
restricted senior housing.

E-4
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TABLE E-3

DELAWARE VALLEY REGIONAL PLANNING COMMISSION
POPULATION FORECASTS 2005-2015

IMUNICIPALITY 2000 R005 2015 2005-2015
POPULATION FORECAST FORECAST GROWTH
Bass River Twp. 1,510 1,583 1,750 167
Beverly City 2,661 2,688 2,920 232
{Bordentown City 3,969 4,031 4,280 249
iBordentown Twp 8,380 10,183 11,000 817
iBurlington City 9,736 9,838 10,170 332
IBurlington Twp. 20,294 22,380 23,500 1,120
Chesterfield Twp 5,955 6,085 7,470 1,385
Cinnaminson Twp 14,595 15,179 15,650 47
lanco Twp. 3,327 3,553 4,110 557
Iran Township 15,536 16,982 16,950 -32
Eastampton Twp. 6,202 6,839 8,040 1,201
dgewater Pric Twp 7,864 8,110 8,650 540
vesham Twp. 42,275 47,645 48,200 575
ieldsboro Boro 522 5858 630 45
orence Twp 10,746 11,447 13,690 2,243
[Hainesport Twp 4,126 6,313 7,390 1,077
{Lumberton Twp 10,461 12,673 14,370 1,697
[Mansfield Twp 5,090 8,337 10,060 1,723
[MapleShade Twp. 19,079 19,345 18,540 -805
[Medford Township 4,173 4,218 4,440 222
[Medford Lakes Boro 22,253 23,801 27,153 3,352
[Moorestown Twp 19,017 20,298 21,160 862
[Mount Holly Twp 10,728 10,788 11,240 452
[Mount Laurel Twp 40,221 40,644 43,200 2,556
New Hanover Twp 9,744 9,430 11,030 1,600
North Hanover Twp 7,347 7,640 8,380 740
(Palmyra Boro 7,091 7,878 7,600 -278
[Pemberton Boro 1,210 1,263 2,550 1,287
emberton Twp 28,691 29,037 30,070 1,033
iverside Twp 7,911 8,030 8,620 590
iverton Boro 2,759 2,755 2,700 -55
Shamong Twp 6,462 6,864 7,280 416
Southampton Twp. 10,388 11,130 11,490 360
Springfield Twp 3,227 3,615 4,020 405
Tabernacle Twp 7,170 7,369 8,310 941
'Washington Twp 621 643 660 17
'Westampton Twp 7,217 8,277 9,590 1,313
Willingboro Twp 33,008 33,123 34,190 1,067
Woodland Twp 1,170 1,428 1,440 12
Wrightstown Boro 748 749 935 186
COUNTY 423,394 452,771 483,448 30,672
TOTAL

Source: Delaware Valley Regional Planning Commission, November 2005

E-7



TABLE E-4

POPULATION GROWTH 1930-2000

MOUNT LAUREL BURLINGTON COUNTY
Increase Increase

Year Pop. Absolute Yo Pop Absolute Y%
1930 1,929 - —~ 93,541 - -
1940 2,189 260 13% 97,013 3,472 4%
1950 2,817 628 29% 135,910 38,897 40%
1960 5,249 2,432 86% 224,499 88,589 65%
1970 11,221 5,972 113% 323,132 98,633 44%
1980 17,614 6,393 57% 362,542 39,410 12%
1990 30,270 12,656 71.5% 395,066 32,524 9%
2000 40,221 9,951 32.9% 423,394 28,328 7%
Source: U.S. Census




TABLE E-5

THE LARGEST MUNICIPALITIES

Rank 1960 Pop.
1 New Hanover Township 28,52
2 Pemberton Township 13,726
3 Mount Holly Township 13,271
4 Maple Shade Township 12,947
5 Burlington City 12,687
Rank 1970 Pop.
1 Willingboro Township 43,386
2 New Hanover Township 27,410
3 Pemberton Township 19,754
4 Cinnaminson Township 16,962
5 Maple Shade Township 16,464
Rank 1980 Pop.
1 Willingboro Township 39,912
2 Pemberton Township 29,720
3 Evesham Township 21,508
4 Maple Shade Township 20,525
5 Medford Township 17,622
Rank 1990 Pop.
1 Willingboro Township 36,291
2 Evesham Township 35,309
3 Pemberton Township 31,342
4 Mount Laurel Township 30,270
5 Medford Township 20,526
Rank 2000 Pop.
1 Evesham Township 42,275
2 Mount Laurel Township 40,221
3 Willingboro Township 33,008
4 Pemberton Township 28,691
5 Medford Township 22,253
Source: U.S. Census




TABLE E-6

POPULATION DENSITY

Area Sq. Miles

1930 1940 1950 1960 1970 1980 1990 2000

Mount
Laurel

Twp. 21.81 884 1004 1292 2407 5145 8076 1,3879 1,844
Burlington
County 804.56 116.3 1206 1689 2790 4016 4506 4910 526
Source: N.J. Population Trends State Data Center, July 1991
2000 US Census
TABLE E-7

MOUNT LAUREL TOWNSHIP AGE COMPOSITION, 1970-2000
Age Group 1970 Y% 1980 Y 1990 % 2000 %
Under S 1,130 10 1,211 7 1,988 8 2,460 S
5-19 3,844 34 4,945 28 5,377 18 7,481 19
20-64 5595 50 10,387 59 19,856 66 24,375 61
65+ 652 6 1,071 6 3,049 10 5905 15
Total 11,221 100 17,614 100 30,270 100 40,221 100

Source: U.S. Census
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CHAPTERF

DWELLING UNIT AND POPULATION CAPACITIES

Prior master plans set forth projections of future population levels at full
development. In summary these projections are as follows:

Population At

Year of Projections Full Development
1979 67,139
1982 67,139
1988 56,835
1994 47,269
2000 46,308

In order to update or confirm this projection, additional recalculations have been
performed. Table F-1 has been tabulated showing the actual year 2000 population,
the number of units that are expected to be buiit, and the projected population.
Secondly, all of the major land development projects in the entire township have
been identified and tabulated as to current and projected uses, number of dwelling
units and non-residential square footage. This is shown in Table F-4 and Map F-1.
In all 158 specific Jand development projects have been identified. Since this covers
almost one hundred percent of the township, a reasonable expectation of future
dwelling units and population can be projected.

Based on this data, Table F-1 projects that at full development the population of the
township will be 42,544 people. While it is recognized that there are other ways to
calculate population projections, the history of using this methodology has proven
sufficiently accurate for purposes of this study.

Also, Table F-2 is presented to show that at full development it is projected that 48%
of the units will be single family, while 52% will be multi-family units. This is an

F-1



unusually low percentage of single-family units, which is due to the number and
scale of planned unit development projects constructed in the township.

By way of confirming these population projections, Table F-3 illustrates the
population projections for Mount Laurel Township as set forth by the Delaware
Valley Regional Planning Commission. For the year 2015 they project Mount
Laurel’s population to be 43,200. This is very close to the township’s prejection of
42,544 as the ultimate population, and establishes a population of about 43,000
people as a reasonable full buildout projection.

TABLE F-1
PROJECTED POPULATION AT FULL DEVELOPMENT
Units Population

1. Est. units from 2000 to 1/1/06 150

30 per year x 5 years
2. Infill units beyond 2006 60

6/year x 10 years
3. Future units Table F-3 754

964

4. People per unit X241 2,323
S.  Year 20006 Census popuilation 40,221
6. Projected Population 42,544




TABLE F-2

COMPOSITION OF DWELLING UNITS

At Full Development

# %
Single Family 9,065 48%
Townhouses 3,182 17%
_Apartments 6,603 35%
Totals 18,850 100%

TABLE F-3
DVRPC POPULATION PROJECTIONS
2005 2015
40,221 40,644 43,200

Source: U.S. Census, Delaware Valley Regional Planning Commission
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CHAPTER G

EXISTING ZONING

The following map illustrates the zoning districts in effect during the current period.
In total the township has 5 residential districts, the Planned Unit Development
district, the Planned Adult Retirement Community district, 2 industrial zones, 2
business zones, a Major Commercial district, 2 office zones, the flood plain district
and an office-residential district. All 16 districts are summarized in the following

table.

TABLE G-1

SUMMARY OF ZONING DISTRICTS

District Basic Use Minimum Lot Size
R-1 Single Family 9,375 sq. ft. (1/5 acre)
R-1D Single Family 10,000 sq. ft. (1/4 acre)
R-2 Single Family 11,000 sq. ft. (1/4 acre)
R-3 Single Family 20,000 sq. ft. (1/2 acre)
R-8 Single Family 2 acres per dwelling
P.U.D. Multi-family S units per acre
P.AR.C. (R-4) Multi-family S units per acre
N.C. Neigh. Comm. 15,000 sq. ft.
B Business 15,000 sq. ft.
MCD Commercial 50 acres
0-1 Office 2 acres
0-2 Office 2 acres
0-3 Office-Residential 1 acre
1 Industrial 40,000 sq. ft.
SRI Industrial 40,000 sq. ft.
FP Flood Plain -

Source: Mount Laurel Zoning Ordinance 2006
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The R-1 through R-3 districts are the basic zones for single-family development,
although the P.U.D.’s and the P.A.R.C. also permit residential development. The
densities that can be achieved from the stated single-family lot sizes range from 3.9
to 1.2 units per are. Most of the R-1 development is on the western side of the
township, and consists of the neighborhoods of Laurelwood, Countryside, and -
Ramblewood.

Hunter’s Crossing and Canterbury Greene in the north central part of the township
are also zoned R-1. In the eastern end of the township only the Timbercrest
development is within R-1 zone. The adjacent Rancocas Woods development is the
only development zoned R-2. The R-1D zone is located at the western end of Mount
Laurel-Hainesport Road, and contains the development of Ramblewood Farms. The
largest single-family lot zone, R-3 comprises the remaining center potion of the
township. However, most of this zone has been approved for a muiti-family housing
project with low and moderate income housing in fulfillment of the township’s fair
share obligation. The P.U.D. zones and locations are explained in another section of
this report, while the P.A.R.C. zone is located at the intersection of Union Mill Road
and Elbo Lane.

There are six Neighborhood Commercial locations in the township. Two exist along
Marne Highway in the Masonville and Rancocas sections, and both contain existing
commercial uses. Another Neighborhood Commercial zone has been created at the
intersection of Hartford Road and Hainesport-Mount Laurel Road as recommended
by a prior Master Plan. However, this site and the contiguous ninety acres have
been purchased by the township for permanent open space, and this NC zone will
not be developed. The fourth Neighborhood Commercial zone is at the corner of
Elbo Lane and Union Mill Reads, and has been developed as the Towne Square
Shopping Center.

The fifth Neighborhood Commercial zone is located at the intersections of Church
Street and Church Road, while the last area is located along the eastern side of
Church Road north of Fellowship Road.

The B-Business zone is oriented to highway traffic, and all of these zones are located
along major highways. The largest areas for this zone are along Route 73 and along
Fellowship Road between Route 73 and Church Road. The Route 73 area is almost
completely developed, while along Fellowship Road existing residential units are
either being replaced by new business construction or are being converted to offices.

The next major B-Business zone is located at the intersection of Hartford Road and
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Route 38. Increased traffic volumes in the past few years within this area has
resulted in almost complete utilization of this area for commercial uses. There is
also a B-Business zone located at the corner of Church Street and Ramblewood
Parkway where a small neighborhood retail center exists, and another small zone is
located at the northwest corner of Marter Avenue and Route 38, which also is
completely developed.

In recent years, the Major Commercial District has been expanded replacing
industrially zoned land to allow the development of retail centers. The largest area
for this zone is near the intersection of Marter Avenue and Route 38, which has been
developed as the Centerton Square Shopping Center. Another tract of land at the
intersection of Centerton Road and Creek Road has been zoned from Industrial to
MCD to permit a master planned office project. The area behind the Moorestown
Mall has been designated MCD to permit the construction of the East Gate Square
Shopping enter and adjacent office uses.

The Industrial zone allows for the development of general types of industrial ;
activities. A large portion of this zone is centered around the New Jersey Turnpike
and Interstate 295 interchanges. The Industrial zone also extends along both sides of
these two limited access highways through the length of the township. Lands on

both sides of Route 38 are also zoned Industrial. The Specially Restricted Industrial
zone is limited to specified industrial activities. One tract of land zoned SRI is
located adjacent to the New Jersey Turnpike and Route 73, while the other is next to
Pleasant Valley Avenue.

In recent years the township has created the office O-1 and office O-2 districts to
meet specific needs. Both zones have a two-acre minimum lot size, compared to
slightly less than one acre for the industrial zone. However, the O-1 zone permits
buildings to a height of 60 feet, whereas buildings in the O-2 zone are limited to a
height of 24 feet. The latter zone is used for office structures located near
residential areas because of the height compatibility.

The O-3 Office Residential zone was created to allow the conversion of homes
located too close to highways to professional offices. There are strong architectural
controls to ensure compatibility with nearby residential structures. This zone
designation is located along Marne Highway in the Rancocas section of the
township.

Several years ago, the township also created a new commercial zone called The
Business Development Overlay Zone. This zone is applicable only te Route 38 and
Route 73, and the objective is to encourage unified commercial and service facilities
by combining smaller fragmented lots. Along Route 73 this overlay zone is
applicable for a depth of 600 feet while along Route 38 the depth is 1,000 feet.
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The last zone, Flood Plain, is a conservation district intended to preserve stream
channels in the township. It covers the south branch of the Pennsauken Creek,
Parkers Creek, and Rancocas Creek.
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CHAPTER H

INDUSTRIAL PARKS

An important part of the planning program is the assessment of the economic
environment of the township and the extent of employment opportunities that are
available. Compared to other parts of the region, Mount Laurel has an extensive
industrial base, which generates a large number of jobs in the industrial,
commercial, and service sectors. One of the principle reasons for this industrial base
is Mount Laurel Township’s location in relationship to major transportation routes,
including the locations of Interstate 295 and the New Jersey Turnpike interchanges
within the municipality.

The following map shows the location of 17 industrial sites and parks, most of which
are fully built out. There are also numerous other scattered individual sites which
are not shown on the map. The names of the 17 industrial parks are as follows:

Ne. Industrial Area
1 Commerce Parkway

2 Horizon Corporate Center

3 Turnpike Industrial Park

4 Century Corporate Center

5 Howco Office Park

6 Mount Laurel Industrial Park
7 Fellowship West

8 Eastgate Square and Center

9 Eastgate Industrial Park I

10 Bishops Gate

11 Laurel Corporate Center I

12 Laurel Corporate Center 11
13 Cambridge Crossing

14 Trofe Industrial Park

15 Laurel Creek

16 Hovteck Park

17 ARI Site
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The importance of industrial parks in Mount Laurel Township is illustrated by
Table H-1, which sets forth the Year 2000 Employment Figures and the year 2015
employment forecast for every municipality in Burlington County. As of 2000, the
five municipalities with the largest employment base were as follows:

No. Township Employment
1 Mount Laurel 27,976
2 Moeorestown 22,596
3 Evesham 19,124
4 New Hanover 13,744
5 Mount Holly 11,151

In 2000, Mount Laurel contained 14% of all the jobs in the county. By the year 2015
the DVRPC expects the township employment base to increase by 2,191 people,
which would still rank the township first among all municipalities in the county.
This large employment base is a major land use component of the township.



TABLE H-1

DELAWARE VALLEY REGIONAL PLANNING COMMISSION
BURLINGTON COUNTY EMPLOYMENT FORECAST 2000-2015

[ o T 2000 2015
MUNICIPALITY NAME EMPLOYMENT JOBS GROWTH
Bass River Twp. 783 39
Beverly City 685 26
Bordentown City 2103 32
Bordentown Twp. | 6163 194
Burlington City - 5625 -41 |
Burlington Twp 16,271 1,009
Chesterfield Twp [ 978 76
Cinnaminson Twp 8,217 56
Delanco Twp - 1,418 -31
Delran Twp - 5,136 . -68

| Eastampton Twp 685 698
Edgewater Park Twp 1,97 | -22
Evesham Twp 19,124 1,703
Fieldsboro Boro 147 a1
Florence Twp 4,011 1,144
Hainesport Twp I 1,956 1,058
Lumberton Twp j 2,054 1,007
Mansfield Twp 1,321 331
Maple Shade Twp 6,163 i -133
Medford Twp 10,564 - 31
Medford Lakes Boro 1,076 1,515
Moorestown Twp 22,596 1,849
Mount Holly Twp 11,151 . =366
Mount Laurel Twp 27,976 2,191
New Hanover Twp o 13,744 543
North Hanover Twp 587 114
Palmyra Boro 2,054 -20
Pemberton Bore - 831 44
Pemberton Twp 7630 354
Riverside Twp 3,277 -54
Riverton Boro 1,418 -40
Shamong Twp 1,027 240
Southampton Twp 3,032 347
Springfield Twp 880 315
Tabernacle Twp 1,125 181 j
Washington Twp - 538 79

| Westampton Twp o 3,081 1,214
Willingboro Twp 6,945 362
Woodland Twp o 1,467 37
Wrightstown Twp 2,788 242
TOTAL 202,535 - 16,284 |

Source; DVRPC, Sept. 2004 & Nov. 2005
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CHAPTER 1

HOUSING CHARACTERISTICS

This chapter of the plan examines some of the 1990 and 2000 Census data regarding
households and housing units in the township.

Table I-1 provides some general background information about housing and
residents from 1970 through 2000. The most striking statistic in this Table is the
downward trend of persons per household through the four decades. In 1970, each
household in Mount Laurel averaged 3.87 people. By 1980 this had dropped to 3.18,
and by 1990 the figure was down to 2.53 people per household. The figure of 2.41
people per household in 2000 is the lowest number yet recorded. This decrease is
consistent with nationwide trends, although the steepness of decline is more
pronounced in Mount Laurel Township. This is probably due to the increasing
number of age restricted units being built in the township. For instance, in 1970 the
number of persons per household was less throughout the county compared to
Mount Laurel, 3.48 vs. 3.87 people per household. By 1990, the county figure was
2.79 compared to 2.53 for Mount Laurel. However, it is expected that the number of
people per household will level off, since most units are occupied by two or more
people. The next census will probably show a persons per household figure for
Mount Laurel comparable to the 2000 figure.

The next Table I-2, compares housing units with households from 1970 to 2000. A
household is defined by the U.S. Census Bureau as those persons who occupy a single
room or group of rooms constituting a housing unit; however, these persons may or
may not be related. By comparison, a family is identified as a group of persons
including a householder and one or more persons related by blood, marriage or
adoption, all living in the same household. As expected, most housing units are
occupied by households rather than unrelated people. Although Mt. Laure] added
4,550 housing units and 4,726 households between 1990 to 2000 these absolute
increases are expected to decrease significantly in the future because of the
unavailability to the development community of buildable land.

Table I-3 compares owner-occupied with renter-occupied units from 1980 to 2000.
During this period owner-occupied units increased from 82% to 84%, while renter
occupied units decreased from 18% to 16%. This includes all types of units,
including single-family units, condominiums and fee simple townhouses.
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Table 1I-4 illustrates that the percentage of single family units within the total

housing inventory decreased from 84% in 1990 to 74% in 2000. This is due to the

surge in multi-family construction that took place during those ten years.

TABLE I-1

HOUSEHOLDS, 1970-2000

Mount Laurel Township
1970 1980 1990 2000
Total Persons 11,221 17,614 30,270 40,221
Persons in Households 11,008 17,278 29,953 39,852
Persons in Group Quarters 213 336 317 369
Persons Per Household 3.87 3.18 2.53 2.41
Number of Households 2,845 3,429 11,844 16,570
Source: U.S. Census
TABLE I-2
HOUSING UNITS AND HOUSEHOLDS
MOUNT LAUREL TOWNSHIP, 1970-2000
Housing Units Households
1970 1980 1990 2000 1970 1980 1990 2000

2,930 5,718 12,613 17,163 2,845 5,429 11,844 16,570

Source: US Census
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TABLE I-3

OWNER-RENTER OCCUPIED UNITS

MOUNT LAUREL TOWNSHIP, 1980-2000

1980 Units %
Owner Occupied 4,465 82%
Renter Occupied 964 18%
Total 5,429 100%
1990
Owner Occupied 9,700 82%
Renter Occupied 2,144 18%
Total 11,844 100%
2000
Owner Occupied 13,861 84%
Renter Occupied 2,709 16%
Total 16,570 100%

Note: 1980, 1990 and 2000 total housing units do not
include 284, 769, and 593 vacant units respectively.
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TABLE 1-4

COMPOSITION OF DWELLING UNITS — 1990 & 2000

1990 2000
No. Y% No. Y%
Single Family 7,697 84% 12,533 74%
Multi-Family 1,426 16% 4,310 26%
Total 9,123 100% 16,843 100%

Note: Figures do not include 324 mobile homes and 253 “other”
houses in 1990, and 312 mobile homes and 8 other houses in 2000.

Source: U.S. Census




CHAPTERJ

COMMUNITY FACILITIES

INTRODUCTION

The land and buildings which comprise community facilities are essential
components of the township, and are very important in determining the quality of
urban life. Mount Laurel Township has an adequate amount of facilities for a
township that has reached a population level of about 42,000 people. The emphasis
in the future should be on the placement of recreation facilities on the open space
land that has been acquired during the past five to ten years. This will assure that
the quality of life remains high in the community.

This chapter identifies all of the community facilities located in the township except
recreation facilities and those owned by private organizations. Recreation facilities
are very extensive and, therefore, another section has been devoted exclusively to the
analysis of this particular community facility component. Private clubs and
churches have been omitted because they do not serve all of the residents of the
township, although they can be considered as community facilities.

The following map shows the types and locations of community facilities in the
township, excluding recreational sites. At the present time, nine of the nineteen
facilities shown are schools, which includes a school administration building. Since
1979, the township’s community facilities have been increased by adding the
Emergency Squad buildings in Masonville and on Church Street. A new senior
citizen building was completed in 2004 and is located at the municipal complex on
Moorestown Mt. Laurel Road.

Also, the PAWS site, which is an animal protective and nature facility, is located in a
reconstructed historical building on Hainesport Mt. Laurel Road. They also occupy
two additional buildings, a diary barn and a new learning center. The Hartford
Lower Middle School was completed in 1998, and the Springville Elementary School
on Hartford Road was completed in 2004.



HISTORICAL SITES

The historical heritage of the township is important and historical building and sites
should be preserved for the benefit of future generations. Through the efforts of the
Mount Laurel Historical Society, seventeen facilities located in the township have
been identified as to historical significance. The following map indicates that many
historical sites are clustered around the intersection of Mount Laurel-Moorestown
and Mount Laurel-Hainesport Roads, which was an early settlement in the region.

A recent addition to the list of historical sites is number 17, the Alice Paul house,
also known as “Paulsdale.” Alice Paul was a leader in the movement to achieve
equal rights for women. In 1916 she founded the National Women’s Party, and she
is the author of the Equal Rights Amendment and the non-discrimination clause of
the 1964 Civil Rights Act. Her house on Hooton Road is an 1840 Greek revival-style
farmhouse, which has been placed on the New Jersey Register of Historical Places.
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CHAPTER K

HIGHWAY CIRCULATION

I. INTRODUCTION

Located within Burlington County in southern New Jersey, Mount Laurel
Township has many major roadways traversing through it. The major roadways include
the New Jersey Turnpike, 1-295, NJ Route 38, NJ Route 73 and various County roads. At
one time, almost all of the roads in Mount Laurel were narrow and poorly improved dirt
roads. Many were farm roads that followed the terrain. The roadways were slowly
improved with gravel as development occurred in the Township. Now, many years later,
these older roadways have been paved.

With the recent development within Mount Laurel Township, as well as
development in adjacent municipalities, many streets and roads within and around growth
areas were further widened and improved to serve the increasing volumes of vehicular
traffic. However, in some cases the improvements merely widened roads without solving
basic problems such as inadequate intersection geometry, winding roads with curves that
do not meet current design standards or poor sight distances due to hilly terrain. Some
roadways were only widened in the immediate vicinity of developments. This resulted in
roadways having varying widths and varying shoulder widths that create unsafe
roadways. Many of the roads in the center of the township still remain narrow and some
also have restrictive curves or right of way limitations that restrict easy improvement.
These roadways should only be used for low volumes of traffic. The identification of
problem areas caused by narrow roads, poorly improved or unimproved streets, and
hazardous intersections is necessary for the future planning of the township’s highway
circulation system. The problem areas identified will be reduced over a period of time as
the township continues to develop and further intersection and road improvements are

accomplished.



Based upon a combination of data obtained from field surveys, interviews with
Township officials, a review of the previous Township Highway Plan and the Burlington
County Highway Master Plan, it is apparent that traffic problems throughout all areas of
the township are extensive and are not confined to any one area. Traffic problems are felt
to be one of the most important issues facing the township because of the recent intensive
growth. Virtually all roads and intersections are being impacted by greatly increased
vehicular volumes. Increased vehicular volumes from both regional and local areas
require that the township and county eventually upgrade almost every major street and

intersection in the township where this has not already been accomplished.

II. BURLINGTON COUNTY HIGHWAY MASTER PLAN - RIGHT-OF-WAY

In 1987, the County published a Highway Master Plan which set forth the
proposed right-of-ways for all county roads. This Master Plan was updated in 1991. The
Plan also shows certain municipal roads that should be upgraded to function as
connectors between key county roads.

There are three categories of right-of-ways, plus the interstate highway, the New
Jersey Turnpike, and the four lane arterial state highways. The latter category includes
Route 38 and Route 73. Route 38 was improved to a four-lane highway several years
ago. The improvement included jug handles and intersection improvements.

The category which includes 86-foot wide right-of-ways is to provide for roads
that carry relatively large volumes of traffic and serve as connectors to arterial highways.
This category includes most of the roads in the township because most of these roads are
under county jurisdiction. Therefore, the plan recommends continuing the 86-foot right-
of-way designation for the few township roads that form links between the county
system. This will provide continuity and consistency for most of the highway system

throughout the township.
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The 66 foot wide right-of-way category includes eight streets in the township.
This reduced right-of-way category is for streets where it is anticipated that there will be
lower traffic volumes, or where development has occurred that precludes obtaining a

wider right-of-way.

The last right-of-way category covers a 100 to 120 foot right-of-way, which is
applicable only to Moorestown Centerton Road in the northeast corner of the township.
The county is requiring this unusual width because of anticipated development in
Moorestown Township and the fact that an interchange of 1-295 is located at this point.
Table K-1 outlines the right-of-way associated with the County Routes within the

Township.

HI. MAJOR ROADWAY IMPROVEMENTS

As indicated previously, Mount Laurel Township due to its location has many
major roadways within its borders. Problems with some of these roadways include
narrow width, poor alignment and poor and failing capacity. Proposed roadway

improvements could include one or more of the following elements:

¢ roadway widening ¢ grading
¢ realignment of the roadway L 4 drainage improvements
¢ resurfacing ¢ re-striping.

The roadways identified for improvement to meet future traffic conditions are listed

below and shown in Figure K-1.

State Controlled Roadway Improvements

SR-1 1-295 Resurfacing
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SR-2 Route 73 Widening
SR-3 Route 38 Corridor Study

County Controlled Roadway Improvements

CR-1 Marne Highway Improvements (CR 537)

CR-2 Fellowship Road Improvements (CR 673)

CR-3 Church Street Improvements (CR 607)

CR-4 Church Road Improvements (CR 616)

CR-5 Hainesport-Mt Laurel Road Improvements (CR 674)

Township Controlled Roadway Improvements

TR-1 Walton Avenue Improvement
TR-2 Union Mill Road Improvements
TR-3 Marter Avenue Loop Roadway
TR-4 Gaither Drive

TR-5 Ark Road

TR-6 Briggs Road

A description of the deficient roadways and the proposed improvements follows:
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A. State Controlled Roadway Improvements

SR-1 1-295 Resurfacing

1-295 is a segment of the national interstate highway system. 1-295 extends
between the Delaware Memorial Bridge and US Route 1. The roadway allows motorists
traveling on [-95 to bypass Philadelphia and Pennsylvania on their travels between Maine
and Florida. Since [-295 is an interstate highway, access to the roadway is controlled and
available only at interchanges located at major roadways that intersect the interstate.
Approximately 7.86 miles of [-295 lies within Mt. Laurel Township. The roadway has a
posted 65 MPH speed limit through the Township. Within Mt. Laurel Township, there
are three interchanges. These interchanges are located at NJ Route 73, (Exit 36), NJ
Route 38 (Exit 40) and Creek Road (Exit 43). 1-295 requires resurfacing and safety

improvements throughout the Township.

SR-2 Route 73 Widening

NJ Route 73 is classified as an Urban Principal Arterial extending 28+ miles
between the Black Horse Pike in Folsom Borough, Atlantic County to Tacony-Palmyra
Bridge in Palmyra Borough, Burlington County. Approximately 2.1 miles of NJ Route
73 lies within Mt. Laurel Township. With the exception of two roadway sections, where
the roadway is a five lane divided highway, NJ Route 73 is a four lane divided highway.
The roadway is a five lane divided highway (3 lanes northbound and 2 lanes southbound)
between Ramblewood Parkway /Church Road and Howard Boulevard, and between the
NI Turnpike northbound exit ramp and the 1-295 northbound exit ramp. NJ Route 73
maintains a 50 MPH speed limit through the Township. It is proposed to widen Route 73
through the Township by adding an additional lane in each direction to provide 3 travel

lanes in each direction.



SR-3 Route 38 Corridor Study

NJ Route 38 is classified as an Urban Principal Arterial extending 19 miles
between US Route 30 at the Airport Circle in Camden, Camden County to NJ Route 206
in Southampton Township, Burlington County. Approximately 3.65 miles of NJ Route
38 lies within Mt. Laurel Township. Between the Moorestown Township and Mt. Laurel
Township border and the eastern ramps of 1-295, NJ Route 38 is a four lane divided
highway, (0.9+ miles). The roadway widens to a six lane divided highway after the 1-295
ramps, and remains this way for 2.7 miles, just before the Mt. Laurel Township/
Hainesport Township border, where the roadway becomes a four lane divided highway
again. NJ Route 38 maintains a 50 MPH speed limit through the Township. A corridor
study is underway on Route 38 with additional studies for implementing full connections

of the ramps at Route 38 and 1-295.

B. County Controlled Roadways

CR-1 Marne Highway Improvements (CR 537)

Marne Highway, (County Route 537) is an inter-county roadway extending
between Delaware Street in the City of Camden and NJ Route 29 in West Long Branch,
Monmouth County. The roadway is 67.91 miles long, with 2.86 miles traversing through
Mt. Laurel Township. The roadway is classified as an urban minor arterial on the Federal
Aid system. It is a paved two lane roadway with an east/west alignment. Within the
Township, it has a posted speed limit of 45 MPH or 50 MPH speed limit, depending upon
location. The roadway is approximately 24 feet in width with shoulders varying between
6 and 8 feet in width.

Safety improvements are required along the roadway including lane widening and

the provision of shoulders of constant width. In conjunction with the Briggs Road



Extension, there will be a requirement to widen Marne Highway in the vicinity of Briggs

Road and Hartford Road.

CR-2 Fellowship Road Improvements (CR 673)

Fellowship Road, County Route 673, is classified as an urban minor arterial on
the Federal Aid system. It is a paved four lane roadway with a north/south alignment. The
roadway is currently marked for two travel lanes in each direction with turning lanes at

intersections for left turns. Fellowship Road has a posted speed limit of 45 MPH.

Safety improvements are required along the roadway including lane widening and
the provision of the center left turn lane throughout the roadway’s length. In addition, it is

expected that this roadway will have an interconnected traffic signal network.

CR-3 Church Street Improvements (CR 607)

Church Street, (County Route 607) is classified as an urban minor arterial on the
Federal Aid system. It is a paved five lane roadway with a north/south alignment. The
roadway is currently marked for two travel lanes in each direction with a center lane
reserved for left turns, between Church Road and Academy Drive. Continuing north, past
Academy Drive, the center left turn lane drops out and the roadway becomes a four lane
roadway with two lanes in each direction. Left turn lanes are provided at some of the

intersections. Church Street has a posted speed limit of 45 MPH. .

Safety improvements are required along the roadway including lane widening and
the provision of the center left turn lane throughout the roadway’s length. In addition, it is

expected that this roadway will have an interconnected traffic signal network.
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CR-4 Church Road Improvements (CR 616)

Church Road, (County Route 616) is classified as an urban minor arterial on the
Federal Aid system. The number of travel lanes on the roadway varies depending upon
location. Between the Maple Shade/Mount Laurel Township border to Fellowship Road,
Church Road consists of two travel lanes, with a center lane reserved for vehicles turning
left from either direction. Between Fellowship Road and the Horizon Corporate Center,
the roadway consists of only two travel lanes. There is no center lane reserved for left

turns.

The roadway widens to three lanes between the Horizon Corporate Center and NJ
Route 73. The lanes in this area consist of two southbound lanes, one northbound and a

painted island that allows left turning vehicles shelter from oncoming traffic.

South of NJ Route 73, the roadway narrows down to two travel lanes again until
Academy Drive. At Academy Drive, the roadway widens out to five lanes, two
northbound lanes, two southbound lanes and a center lane reserved for vehicles turning
left from either direction. At Hainesport-Mt. Laurel Road, the roadway narrows down to

two travel lanes again.

Safety improvements are required along the roadway including lane widening to a
consistent cross section and the provision of shoulders of constant width. In addition, it is
expected that various signalized intersections will be improved and will be interconnected

in a continuous manner with computerization.

CR-5 Hainesport-Mt Laurel Road Improvements (CR 674)

Hainesport-Mt. Laurel Road, CR 674, is classified as a rural major collector,
between Elbo Road and Hartford Road. The remainder of the roadway is classified as an
urban minor arterial. Hainesport-Mt. Laurel Road consists of five travel lanes between

Church Street and Academy Drive, two eastbound travel lanes, two westbound travel
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lanes and a center lane reserved for vehicles turning left from either direction. It narrows
to three lanes at Academy Drive until Fox Run, where it becomes a two lane roadway.
The shoulder area has been widened to 15+ feet, where residential developments have
been constructed along the roadway. The posted speed limit on Hainesport-Mt. Laurel

Road is 45 MPH.

Safety improvements are required along the roadway including lane widening,
construction of a consistent cross section and the provision of shoulders of constant

width.

C. Township Controlled Roadway Improvements

TR-1 Walton Avenue Improvement

Walton Avenue is programmed for paving, reconstruction and geometric
improvements between Union Mill Road and Hainesport Mount Laurel Road. The

roadway will remain at its present width but dangerous curves will be redesigned.

TR-2 Union Mill Road Improvements

Union Mill Road is to be improved between Elbo Lane and Marter Avenue and
between Hartford Road and Larchmont Boulevard. Between Elbo Lane and Moorestown
-Mt. Laurel Road, Union Mill Road will be widened to provide three lanes, two 11 feet
wide travel lanes and a 12 feet wide center left turn lane, from which left turns can be
made from either direction. The two remaining sections of Union Mill Road will be

widened to provide two-12 feet wide travel lanes and two-8 feet wide shoulders.
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TR-3 Marter Avenue Loop Roadway

It is proposed to create a cul-de-sac on Marter Avenue north of Union Mill Road
so that Marter Avenue will no longer connect to the industrial complexes to the north in
Bishop’s Gate from Union Mill Road. In addition, Marter Avenue will be turned into a
loop roadway reconnecting to Walton Avenue in the industrial district. A cul-de-sac is to
be implemented immediately to alleviate cut through traffic presently going through

residential areas. The loop roadway will be completed in later stages.

TR-4 Gaither Drive

Gaither Drive, between Church Street and Fellowship Road, will be reconstructed

and resurfaced.

TR-5 Ark Road

Ark Road, between Oakhurst and the Hainesport/Mt. Laurel Township border,

will be reconstructed and resurfaced.

TR-6 Briges Road

Briggs Road is slated to be widened to 40 feet between Union Mill Road and NJ
Route 38. North of NJ Route 38, Briggs Road will be extended to connect with Marne
Highway.

IV. INTERSECTION IMPROVEMENTS

There are numerous intersections within the Township that have been identified by
township officials, field surveys, the previous Township Master Plan, the Burlington
County Master Plan, 1987, last revised 1991 or in various traffic studies as in need for

improvement. These intersections have been identified as having geometric problems or
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capacity problems either today or by 2010, the Circulation Element’s study year . The

problems at these intersections can be improved by any of the following techniques:

¢ signal timing L 4 drainage improvements
¢ lane creation ¢ re-striping
¢ intersection widening 14 grading

The intersections identified for improvement to meet future traffic conditions are shown

in Figure K-2. The various intersections identified follow:

State and State Intersections

SI-1  Interstate Route 295 and Route 73

State and County Intersections

SI-2. New Jersey Route 73 & Church Road
SI-3. New Jersey Route 73 & Fellowship Road
SI-4. New Jersey Route 38 & Hartford Road

State, County and Township Intersections

SI-5. New Jersey Route 38 & Marter Avenue

SI-6 . New Jersey Route 38 & Ark Road

State and Township Intersections

SI-7. New Jersey Route 73 & Atrium Way

SI-8. New Jersey Route 38 & Briggs Road
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SI-9. Marter Avenue & Midlantic Drive

County and County Intersections

CI-1. Moorestown-Mount Laurel Road & Hainesport-Mount Laurel Road
CI-2. Moorestown-Mount Laurel Road & Elbo Lane
CI-3. Mooresfown—Mount Laurel Road & Church Road
CI-4. Hartford Road & Marne Highway

CI-5. Hartford Road & Burlington County College Drive
CI-6. Hartford Road & Hainesport-Mount Laurel Road
CI-7. Hartford Road & Elbo Lane

CI-8. Marne Highway & Masonville-Centerton Road
CI-9. Elbo Lane & Hainesport Mount-Laurel Road
CI-10. Church Road & Fellowship Road

CI-11. Church Road & Springdale Road

County and Township Intersections

CI-12. Church Street & Hooten Road

CI-13. Church Street & Pleasant Valley Drive

CI-14. Church Street & Gaither Drive

CI-15. Church Street & Texas Avenue / Elbo Lane / Ramblewood Parkway

CI-16. Church Street & Academy Drive
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CI-17.

CI-18.

CI-19.

CI-20.

CI-21.

CI-22.

CI-23.

CI-24.

CI-25.

CI-26.

CI-27.

CI-28.

CI-29.

CI-30.

CI-31.

CI-32.

Church Street & Church Road & Union Mill Road
Moorestown-Mount Laurel Road & Hooten Road
Moorestown-Mount Laurel Road & Union Mill Road
Hartford Road & Union Mill Road

Creek Road & Moorestown-Centerton Road

Creek Road & Masonville-Centerton Road

Marne Highway & Creek Road

Hainesport-Mount Laurel Road & Academy Drive
Hainesport-Mount Laurel Road & Walton Avenue
Hainesport-Mount Laurel Road & Larchmont Boulevard
Hainesport-Mount Laurel Road & Ark Road

Elbo Lane & Union Mill Road

Church Road & Waverly Avenue

Church Road & Arbor Way

Fellowship Road & Pleasant Valley

Church Road & Tam-O’Shanter Road

Township and Township Intersections

TI-1.

Union Mill Road & Academy Drive

TI-2. Union Mill Road & Walton Avenue
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TI-3. Union Mill Road & Briggs Road
TI-4. Union Mill Road & Larchmont Boulevard
TI-5. Union Mill Road & Ark Road

A description of these problem intersections as they exist today and recommended

improvements where available follows:

State and State Intersections

SI-1 Interstate Route 295 and Route 73

The ramp from southbound I 295 to westbound Route 73 was eliminated. There is

a study to reinstall this ramp.

State and County Intersections

SI-2. New Jersey Route 73 & Church Road

It is necessary to improve the intersection of Church Road and Route 73. The
congestion at this intersection causes cut through traffic to utilize residential streets in the
area. Backups on Route 73 cause problems to the businesses and residents of the
Township. Additional through lanes, and modifications to the County and Township

roadway approaches are required.

SI-3. New Jersey Route 73 & Fellowship Road

The intersection of Route 73 and Fellowship Road requires additional capacity
improvements. Turning lanes, jug-handle improvements and modifications to signal
timings are all required. In addition, there is a need to interconnect the traffic signals in

the area with a interactive computer system.
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SI-4. New Jersey Route 38 & Hartford Road

The intersection of Route 38 and Hartford Road requires modification to the signal
timing and phasing. Capacity improvements will be required in the future. In addition,
there is a need to interconnect the traffic signals in the area with an interactive computer

system.

State, County and Township Intersections

SI-5. New Jersey Route 38 & Marter Avenue

The intersection of Route 38 and Marter Avenue is presently suffering from severe
capacity restraints. The near side jug-handie for westbound Route 38 traffic is constantly
failing. Additional growth expected in the area will spur thé requirement for additional
lanes on all approaches to this intersection. A far sided jug-handle would be
recommended if wetlands allow this configuration. In addition, there is a need to

interconnect the traffic signals in the area with an interactive computer system.

SI-6 . New Jersey Route 38 & Ark Road

The intersection of Route 38 and Ark Road requires modification to the signal
timing and phasing. Capacity improvements will be required in the future. In addition,
there is a need to interconnect the traffic signals in the area with an interactive computer

system.

State and Township Intersections

SI-7. New Jersey Route 73 & Atrium Way

The intersection of Route 73 and Atrium Way requires modification to the signal timing
and phasing. Capacity improvements will be required in the future. Additional lanes will

be required on Route 73. A jug handle will be required for left turns from Route 73. In
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addition, there is a need to interconnect the traffic signals in the area with an interactive

computer system.

SI-8. New Jersey Route 38 & Briggs Road

The intersection of Route 38 and Briggs Road requires modification to the signal
timing and phasing. Capacity improvements will be required in the future. Additional
lanes will be required on Route 38 and on Briggs Road. In addition, there is a need to

interconnect the traffic signals in the area with an interactive computer system.

SI-9. Marter Avenue & Midlantic Drive

The intersection of Marter Avenue and Midlantic Drive will need minor geometric
improvements and possible signalization as traffic volumes increase in the future.
Signalization will be required in conjunction with proposed commercial development in -

the immediate area and north of Route 38.

County and County Intersections

CI-1. Moorestown-Mount Laurel Road & Hainesport-Mount I.aurel Road

The intersection of Moorestown Mount Laurel Road and Hainesport Mount Laurel
Road will require modifications to the intersection approaches in the future as traffic

volumes grow.

CI-2. Moorestown-Mount Laurel Road & Elbo Lane

The intersection of Moorestown Mount Laurel Road and Eibo Lane will require

modifications to the intersection approaches in the future as traffic volumes grow.
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CI-3. Moorestown-Mount Laurel Road & Church Road

The intersection of Moorestown Mount Laurel Road and Church Road will
require modifications to the intersection approaches in the future as traffic volumes grow.
In addition, it should be noted that in the future, it will be necessary to provide a

computerized interconnected traffic signal system.

CI-4. Hartford Road & Marne Highway

The intersection of Hartford Road and Marne Highway will require modifications
to the intersection approaches in the future as traffic volumes grow. In addition, there will
be a requirement for additional lanes on Marne Highway to accommodate the additional
traffic that is anticipated in this intersection when the Briggs Road Extension is

completed.

CI-5. Hartford Road & Burlington County College Drive

Traffic studies done for the Burlington County College indicate that a traffic signal
should be installed at the intersection of the Burlington County College Drive and
Hartford Road. As the college is expanded to its ultimate capacity, this signal will

become a necessity.

CI-6. Hartford Road & Hainesport-Mount Laurel Road

The intersection of Hartford Road and Hainesport Mount Laurel Road will require

modifications to the intersection approaches in the future as traffic volumes grow.

CI-7. Hartford Road & Elbo Lane

The intersection of Hartford Road and Elbo Lane will require modifications to the

intersection approaches in the future as traffic volumes grow.
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CI-8. Marne Highway & Masonville-Centerton Road

The intersection of Marne Highway and Masonville Centerton Road will require

modifications to the intersection approaches in the future as traffic volumes grow.

CI-9. Elbo Lane & Hainesport Mount-Laurel Road

The intersection of Hainesport-Mt. Laurel Road with Elbo Lane is a signalized
intersection. This intersection is a fully actuated signal operating on a two-phase cycle.

All four approaches consist of a left turn lane and a combination through/right turn lane.

CI-10. Church Road & Fellowship Road

This intersection is signalized. Southbound Church Road consists of three travel
lanes, a left turn lane, a through lane and a combination through/right turn lane.
Northbound Church Road consists of four travel lanes, a left turn lane, two through lanes
and a right turn lane. Westbound Fellowship Road consists of three travel lanes, a left
turn lane, one through lane and a right turn lane. And, eastbound Fellowship Road
consists of two travel lanes, a left turn lane and a combination through/right turn lane.
The traffic signal is fully actuated operating on a four-phase cycle. In addition, it should
be noted that in the future, it will be necessary to provide a computerized interconnected

traffic signal system.

CI-11. Church Road & Springdale Road

This three legged intersection is signalized. Southbound Church Road consists of a
through lane and a right turn lane. Northbound Church Road consists of a through lane
and a left turn lane. Springdale Road consists of a left turn lane and a right turn lane. The
traffic signal is fully actuated operating with a three-phase cycle. In addition, it should be
noted that in the future, it will be necessary to provide a computerized interconnected

traffic signal system.
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County and Township Intersections

CI-12. Church Street & Hooten Road

The intersection of Church Street and Hooten Road will require intersection
improvements and signalization in the future as traffic volumes increase. In addition, it
should be noted that in the future, it will be necessary to provide a computerized

interconnected traffic signal system.

CI-13. Church Street & Pleasant Valley Drive

The intersection of Church Street and Pleasant Valley Drive will require geometric
improvements as traffic volumes increase in the future. In addition, it should be noted that
in the future, it will be necessary to provide a computerized interconnected traffic signal

system.

CI-14. Church Street & Gaither Drive

The intersection of Church Street and Gaither Drive will require geometric
improvements as traffic volumes increase in the future. In addition, it should be noted that
in the future, it will be necessary to provide a computerized interconnected traffic signal

system.

CI-15. Church Street & Texas Avenue / Elbo Lane / Ramblewood Parkway

The intersection of Church Street and Texas Avenue, Elbo Lane and Ramblewood
Parkway will require significant improvements in the future. This would include
additional lanes, reconfiguration of approach lanes, and possible realignments of side
roadways. In addition, it should be noted that in the future, it will be necessary to provide

a computerized interconnected traffic signal system.
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CI-16. Church Street & Academy Drive

This intersection is a four leg intersection. Northbound and southbound Church
Street consists of a left turn lane, a separate through lane and a combination through-right
lane. Westbound Academy Road consists of a left turn lane and a combination through-
right lane. Eastbound Academy Road consists of three lanes; a left turn lane, a through
lane and a right turn lane. The intersection is signalized and the signal operates on a two
phase 68 second cycle. In addition, it should be noted that in the future, it will be

necessary to provide a computerized interconnected traffic signal system.

CI-17. Church Street & Church Road & Union Mill Road

This intersection is a five legged intersection, however, it operates as a four-way
intersection, since Union Mill Road is a one-way outbound roadway. Two of the
intersection's four approaches consist of a left turn lane, a separate through lane and a
combination through-right lane. The intersection's other two approaches on Church Road
consist of a left turn lane, two through lanes and a separate right turn lane. The
intersection is signalized and the signal operates on a three phase variable cycle. In
addition, it should be noted that in the future, it will be necessary to provide a

computerized interconnected traffic signal system.

Cl-18. Moorestown-Mount Laurel Road & Hooten Road

Moorestown Mount Laurel Road and Hooten Road will require signalization in the

future as traffic volumes grow in the region.

Cl-19. Moorestown-Mount Laurel Road & Union Mill Road

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor.
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CI-20. Hartford Road & Union Mill Road

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor.

CI-21. Creek Road & Moorestown-Centerton Road

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor.

CI-22. Creek Road & Masonville-Centerton Road

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor.

CI-23. Marne Highway & Creek Road

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor.

CI-24. Hainesport-Mount Laurel Road & Academy Drive

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor. A traffic signal may also be required.

CI-25. Hainesport-Mount Laurel Road & Walton Avenue

This intersection will require geometric improvements in the future to handle
traffic growth in the corridor. Some right of way may be required to improve sight

distances to the north from Walton Avenue.
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CI-26. Hainesport-Mount I aurel Road & [.archmont Boulevard

This intersection will require geometric improvements in the future to handle
traffic growth in the corridor. In addition, traffic signalization may be required and will

have to be investigated as volumes increase.

CI-27. Hainesport-Mount [aurel Road & Ark Road

This intersection will require geometric improvements in the future to handle
traffic growth in the corridor and to take into account geometric improvements needed at

this time.

CIi-28. Eibo Lane & Union Mill Road

This intersection will require geometric improvements in the future to handle

traffic growth in the corridor.

CI-29. Church Road & Waverly Avenue

This intersection is an unsignalized ‘T’ intersection. Church Road consists of three
lanes, one travel lane in each direction with a center lane for traffic turning left from
either direction. Waverly Avenue extends between NJ Route 73 and Church Road. Its
approach with Church Road is controlled by a STOP sign. There is a sight distance
problem looking south from Waverly Avenue toward Fellowship Road. This problem is
caused by the I-295 bridge that crosses Church Road.

In addition, it should be noted that in the future, it will be necessary to provide a

computerized interconnected traffic signal system.
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CI-30. Church Road & Arbor Way

Church Road and Arbor Way today is an unsignalized intersection. It will be
signalized in the future by Horizon Corporate Center when traffic volumes at the office
park warrant it. Southbound Church Road consists of two travel lanes and northbound
Church Road consists of one through lane and a left turn slot located within a painted
island that allows left turning vehicles shelter from oncoming traffic. Arbor Way is wide

enough to allow traffic to form two egress lanes, a left turn lane and a right turn lane.

In addition, it should be noted that in the future, it will be necessary to provide a

computerized interconnected traffic signal system.

CI-31. Fellowship Road & Pleasant Valley

This intersection will require geometric improvements in the future to handle
traffic growth in the corridor. Additional commercial development is proposed in the

immediate vicinity and traffic signal modifications will be required.

CI-32. Church Road & Tam-O’Shanter Road

Traffic presently backs up on Church Road from Route 73. Motorists then take a
more circuitous trip to avoid the congestion by driving through the residential
developments in the area. It is necessary to provide traffic calming measures in the
residential areas to prevent cut through traffic and create a safer environment for the

residents of the Township.

Township Intersections

TI-1. Union Mill Road & Academy Drive

This intersection is a four leg unsignalized intersection. All four approaches are

wide enough to allow motorists to form three lanes if needed, thus allowing a left turn
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lane, a through lane and a right turn lane. Academy Road is the controlled street at the

intersection. Striping and geometric improvements will be required.

T1-2. Union Mill Road & Walton Avenue

Geometric improvements are required at this intersection. In addition, as
development occurs to the north in the Industrial areas, traffic signalization may be

required.

TI-3. Union Mill Road & Briges Road

The intersection of Union Mill Road and Briggs Road will require significant

geometric improvements as well as signalization.

TI-4. Union Mill Road & I.archmont Boulevard

The intersection off Union Mill Road and Larchmont Boulevard will need minor
geometric improvements and possible signalization as traffic volumes increase in the

future.

TI-5. Union Mill Road & Ark Road

The intersection of Union Mill Road and Ark Road will need minor geometric
improvements and signalization immediately as this intersection has sight distance
problems to the north and various geometric irregularities that require alleviation. The

Township is presently in the process of signalizing this intersection.

V. FAIR SHARE REQUIREMENTS FOR OFF TRACT IMPROVEMENTS

Fair share cost allocations will be required from developers for all projects,
subdivisions as well as site plans, that generate over 25 pm peak hour trips. The

assessments for off tract improvements are based upon the circulation plan element of the
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Master Plan. The Municipal Land Use Law, (MLUL) states that the circulation element
shall establish fair and reasonable standards to determine the fair share assessment
required of each developer, applicant or owner within a related and common area. This
assessment will defray the costs of roadway improvements located outside the property
limits of the subdivision or development but are required due to the intensity of the

development or subdivision.

The Mt. Laurel Land Development Ordinance includes provisions for off-tract
improvements for roads in sections 154-28( revised) and 138-39. Section 154-28 is
applicable to planned developments, (PUD) and Section 138-39 is applicable to site plans
and subdivisions. These ordinance sections provide a formula for the calculation of the
pro rata share required of a developer, applicant or owner based upon standards for

Traffic Impact Studies contained within this Master Plan Element.

VI. TRAFFIC IMPACT STUDIES

A traffic study will be required for all developments within Mount Laurel
Township that generate 25 or more PM peak hour trips. If a traffic study is required of an
applicant, it will be necessary to provide the various data as outlined below. The traffic
study should address the various traffic generating characteristics of the proposed use and
the interface of traffic from the proposed use, and the existing uses in the area to assure
that there will not be a degradation in the level of service in the area or any leg of a
signalized intersection operating at a level of service D or worse, so that there will not be
any traffic hazards created in the area as a result of the traffic that is generated by the
development. The traffic study should address the various concerns noted below using the
standards outlined.
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Level of Service

It must be shown that the public traffic arteries have adequate capacitiéé to
accommodate the traffic to be generated by the proposed project at an acceptable level of
service, D or better on all roads and for each approach on all signalized intersection
approaches calculated separately and that safe, convenient and adequate circulation and
parking is provided for the sites. For unsignalized intersections, levels of service E and F
may be acceptable if queue analyses and gap analyses are performed to assure adequate

stacking and gaps in the traffic to safely accommodate the proposed increases in traffic.

Traffic Volumes

Existing 24 hour traffic counts are to be summarized by hour and by direction -and
peak hour trips by movement on all critical arterials and intersections affected by the
proposed development. All traffic volumes utilized in the traffic report must be taken

within 12 months preceding the date of the application.

Future Background Traffic Volumes

Future traffic volumes will be achieved by multiplying the peak hour traffic
volumes by the NIDOT’s Access Permit Annual Background Growth Rate Table. These
factored trafﬁc volumes will be surcharged with traffic volumes expected to be generated
by impending development. Impending development would include traffic from
developments that are expected to be completed in the immediate vicinity. This would
include projects presently approved by the Township, projects in adjacent municipalities
and projects that are presently in the planning process that are expected to be approved, in

the near future.
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Traffic Generation

Future traffic expected to be generated by the proposed development will be
calculated by utilizing the latest copy of the Institute of Transportation Engineers (ITE)

text Trip Generation. The values developed by using the Trip Generation method will be

verified by typical counts when requested by the Township to verify the Trip Generation
methodology results. If trip generation data is required by the Township because the trip
generation data methodology is not accurate due to local conditions or an inadequate data

base in the Trip Generation text, the traffic data counts required to verify trip generation

data will be provided in the ITE format, for submission to the ITE. Traffic generation will
include the amount of traffic to be generated for the projected 24 hour time period and

during the AM, PM and Saturday peak hours by the proposed project.

Future Build Traffic Volumes

Future background traffic volumes will be surcharged by adding the traffic
volumes that are anticipated to be generated by the proposed development to the future

background traffic volumes.

Traffic Analyses

a. Capacity Analyses. Roadways and intersections will be analyzed using a

capacity analysis. The capacity analyses will utilize the latest approved
Highway Capacity Programs. Traffic will be analyzed for the existing
traffic conditions, future background traffic and future build traffic
conditions. Traffic analyses will optimize traffic signals. Thus the existing
traffic conditions will show traffic conditions as they exist and with
optimization of traffic signal timing. The future background traffic
conditions will require the optimization of the traffic signal timings prior to

the addition of the proposed traffic from the proposed development. After
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the addition of the future background traffic and the optimization of the
traffic on the roadways, future traffic will be added and the traffic signal

timings will be optimized for a final product.

‘Accident Analyses. Accident data of critical intersections and roadways

affected will be analyzed.

Speed and Delay Analyses. Speed and delay analyses of critical roadways

will be provided.

Gap Analyses. Gap studies of critical intersections will be provided and

where levels of service F are anticipated at unsignalized intersections.

Safety Analyses. Analyses will be made of all entrances and exits to

determine if left turn lanes are warranted in accordance with Highway
Research Record 211. If no left turn is warranied, the shoulder area must be
improved to allow vehicles to pass left turning vehicles on the right. In
addition, deceleration and acceleration lanes will be analyzed to determine

if they are needed in accordance with transportation guidelines.

- Off-Tract Contributions. The applicant’s traffic consultant will provide a

| trip distribution that will distribute traffic to the surrounding roadway
system. All intersections that have over 25 pm peak hour trips will be
tabulated and listed with the amount of traffic from the Vproposed
development and the total build traffic at that location. The applicant’s
engineer should show the percent of the pm traffic. The applicant’s traffic
will be of the future build traffic at each intersection by approach. If
improvements are required on one approach of an intersection only as a
result of a significant impact by the development defined as an approach

where the majority of the traffic on the approach (defined as more than 50%
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of the total future build traffic) caused the need for the proposed
improvement on that approach to maintain an adequate level of service, the
applicant’s pro-rata share of the intersection improvement shall be
calculated by using the cost of the improvement and multiplied by a factor
consisting of the applicant’s traffic volume for that leg of the intersection
alone divided by the traffic volume at buildout for that leg of the

intersection alone.

VI. TRAFFIC CALMING

Numerous techniques for traffic calming are appropriate for consideration in Mt.
Laurel. Traffic calming is the management of traffic to improve safety, circulation, and
quality of life for both pedestrians and vehicles. Traffic calming, which can be applied to
streets in both residential and business areas, consists of physical modification of the
street to divert non-local traffic and to control the behavior of drivers using the street,
particularly to lower vehicle speed. The objective is to achieve a traffic behavior pattern
that is compatible with other street activities. Traffic calming devices are typically
installed as part of an area-wide scheme rather than on a single street to avoid shifting the

problem from one street to another.

An important part of designing traffic calming devices is blending them into the
streetscape so they become a part of the street and not an advertisement of a problem.
Another essential component of any traffic calming scheme is encouraging public

participation to obtain local support of the plans.
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Street Character

Traffic calming generally refers to measures which make it physically difficult for

the car to travel at high speed. This can be done through the use of:

¢ landscape features,
¢ various surface treatments on the roadway,
¢ alternative parking schemes, and

¢ by putting "jogs" in the alignment of the road.

Despite the additional costs of these features, calmed streets can be designed for
almost no extra cost. A narrow street with landscape features, surface materials, jogs,
and different parking schemes would cost approximately the same as a wide conventional

street found in suburbs today.

Home Property

Lot size and the size of houses have increased steadily in Mt. Laurel since the
1980's. "Large", however, is now becoming less and less affordable. The trend appears
that more houses will be built in Mt. Laurel on smaller lots, as the result of clustering and
preservation of open space. Areas with large properties consume considerably more land

and raw materials for construction and infrastructure systems.

Street and the Home Property

There are various improvements that can be made to create traffic calming in a

residential development. A description of these measures follows:

K-30



Reduced residential street width: Makes them safer by reducing speed, and more

pedestrian-friendly, according to the New Jersey RSIS. Purchase price of the home is

also reduced.

"Calmed" streets: By landscape features, permeable paving materials, selected
parking bays, and the use of slight jogs in the roadway alignment, traffic speeds can be
significantly reduced.

Front-yard depth: Reduced front yards makes the street environment more

neighborly and secure. Off-street parking, however, is a major need which is typically
better met on the individual's property. Setbacks should be established at approximated
20' from the garage to accommodate 1 vehicie, and 35-40 feet for 2 vehicles stacked. A
double driveway would accommodate 2 vehicles if the garage is vsetback 20 feet. This is
typically sufficient for 2 or 3 bedroom townhouses; however, a Iarge single fémily non-
senior home may require off-street parking for 3 or 4 vehicles. A double driveway with a

35-40 foot setback from the garage would be appropriate.

Traffic Calming Techniques

The reduction, restriction or slowing of vehicular traffic would be the goal. This
could include street narrowing and reconfiguration, or introduction of interruptions of the
paved surface. Vehicle use is inevitable but there are methods for slowing vehicle traffic

within communities considerations:
¢ Use multiple connections in street design.
¢ Arrange through streets to ensure a minimum distance of one mile between.

¢ Reduce and limit speeds to 25 mph on local streets and 35 mph on

collectors.
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¢ On-street parking may be appropriate in some sections. This slows traffic

and creates a buffer for pedestrian circulation.

¢ Limit street widths: maximum of four lanes.

2 Limiting the use and occurrence of traffic signals is typically a traffic
calming technique.

¢ Incorporate traffic calming devices to reduce vehicle speed and ensure

pedestrian safety.
¢ Chicane/staggering.
¢ Gateway/threshold.
¢ Narrowing/throttle.
¢ Speed table/plateau.
¢ Neck down/choker.

¢ Separate residential and commercial as well as residential and through

traffic by physical means and by eliminating cut through possibilities.

VII. RECOMMENDATIONS

The Planning Board should discuss and authorize the completion of a detailed
Analyses of Roadway Accidents, Capacity Analyses for the year 2010 and Cost Estimate
for the recommended improvements outlined in this Element. This could completed on a

Township-wide basis or on a project by project basis.
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10.

11.

12.

13.

14.

SOURCE: Burlington County Highway Master Plan, November 8, 1989

PROPOSED COUNTY RIGHT-OF-WAY

TABLE K-1

County Roads

Church Road

Fellowship Road

Church Street

Elbo Lane

Moorestown-Mt. Laurel Road
Mount Laurel-Hainesport Road
Ark Road

Masonville Fostertown Road
Marne Highway

Westfield Road

Creek Road (partial)
Masonville-Centerton Road
Hartford Road

Marter Ave. (partial)

Burlington County Highway Master Plan Update, September 25, 1991
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County No.

616

673

607

612

603

674

635

636

637

614

636

635

686

615

Proposed R-O-W

86 feet

86 feet

86 feet

86 feet

86 feet

66 feet

86 feet

66 feet

86 feet

86 feet

66-86 feet

86 feet

86 feet

86 feet



Appendix 1
Off Tract Contribution Calculation Sheet

Off tract contributions for traffic should be calculated as follows:

The applicant shall furnish a plan for the proposed off-tract improvements which shall include
the estimated peak hour traffic generated by the proposed development and an estimate of the
cost of implementing the improvement. The ratio of the peak hour traffic generated by the
proposed development to the future total peak-hour traffic anticipated to impact the proposed
off-tract improvement shall for the basis of the proportionate share. The proportionate share
shall be computed as follows:

Total Cost of the Future Peak Hour
Developer's Cost = Off-tract Roadway x Traffic Generated
Improvement by the Development
Divided by the
Future Total Peak
Hour Traffic.

For example, A proposed development would require a traffic improvement such as a traffic
signal to be installed to mitigate the impacts of the development's traffic. The cost to design and
construct a traffic signal at intersection A is estimated to cost $150,000.00. The development is
estimated to produce 500 peak hour trips through intersection A in the year of completion of the
development. The total projected traffic through intersection A in the year the development is
projected to be completed was estimated to be 3,000 vehicles. The developers cost would be
estimated as follows:

Developer's Cost = $150,000.00 X _500 peak hour development trips
3,000 total future pk hr trips

Developer's Cost = $25,000.00.

Chapter K
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CHAPTER L

RECREATION — OPEN SPACE INVENTORY

INTRODUCTION

Open space, park land, and recreation facilities are an important part of the
physical and social environment of Mount Laurel residents. In order to provide
adequate open space and recreation facilities for all residents, the township during
the past several decades has acquired many pieces of land for open space and
recreation purposes. Today this inventory includes twenty-six separate parcels
owned by the township, plus three additional sites used by the township but owned
by State agencies. Also, the township uses school sites as part of the joint recreation
program. These school sites are a vital part of the total facilities needed for the
entire township. It is for this reason that school recreation sites are included in the
following data identifying recreational facilities located throughout the township.

RECREATION AND OPEN SPACE ACREAGE
The following figures provide an inventory of recreation and open space acreage
and facilities now existing throughout the township. All of the public recreation
sites are also shown on Map L-1.

Table L-1 lists the forty-three recreation and open space areas, by size, that are
publicly owned. It should be noted that the State Park in the Rancocas section of
the township comprises a large amount of all public open space, but most of that
park is adversely affected by water conditions and is unavailable for active
recreation uses. However, it does function as passive open space which is an
important amenity to the township.

In addition to the public recreation acreage, there is also 352.4 acres of private open
space in the township, as illustrated in Table L-2.

The largest single piece of this open space consists of the Ramblewood Golf Course,
which is 174.1 acres. The golf course consists of 27 holes, all of which adds an
. important open space element to the environment.

The second largest amount of private open space is in Holiday Village East, but
most of this consists of wetlands and perimeter buffer areas.



The third largest area of private open space is the 53.4 acre tract of land off of
Hartford Road, which is restricted to use by a conservation easement. Much of this
area is in wetlands and, therefore, is permanently restricted to passive open space.

Combined with the public open space there is currently a total of 1,398 acres of open
space in the township. This is 10% of the total area of the municipality.

Table L-3 indicates that, in addition to the public and private open space in the
township, there are also eight schools which contain additional open space, as well
as recreation facilities. Together these eight schools add another 106 acres of open
space to the total township inventory.

RECREATION FACILITIES

Tables L-4, 1L-5, and L-6 list the actual recreation facilities that are available at
township, school and private sites throughout the municipality.
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Table L-1
OPEN SPACE AND RECREATION ACRES - 2002

Name Acres

1. Canterbury Greene 2.0
2. Devonshire 55.7
3. Holiday-On-The Green 5.3
4, Hunters Crossing 2.7
5. Laurel Wood Park 3.9
6. Pennybridge Park 6.0
7. Virginia Lane 4.7
8, Mill Run 10.7
9, Ramblewood Farms 19.6
10. Mt. Laurel State Park 18.2
11. Springville Park 6.5
12. Masonville Park 4.5
13. Bretton Way 6.1
14. Larchmont Village 1 51.3
15. Larchmont Village 11 67.0
16. Spenser Park and State Park 123.6
17. Turnpike Park 2.0
18. Timbercrest 178
19. Innisfree 0.5
20. Laurel Acres 103.0
21. St. Davids Park 13.2
22, Union Mill Terrace 1.9
23. Fox Run 171
24, Devonshire Dickins Lane 3.1
25, Laurel Ridings : 17.6
26. Elbo Lane Site 6.0
27. Trotters Crossing 153.6
28, Evansco Tract 838.2
29. The Lakes 3.0
30, Country Lane 2.7
31. Perry Drive 6.4
32. Paws Farm 3.0
33. Broadacre Court 274
34. Hopemont Drive 7.2
35. Millstream 7.0
36, Horseshoe Drive 17.2
37. Texas Avenue 2.0
38. Union Mill Road 3.2
39, Goodwin Tract 94.4
40. Cuzzimano Tract 229
41. Barrett Tract 11.4
42, Hartford Road 3.6
43, Ark Road 18.0
Total 1045.6

Source: Consultant’s Survey, Township Records
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Table 1-2

MAJOR PRIVATE RECREATION ACREAGE 2002

Name
1. Rambleweod Golf Course
2. Ramblewood Village
3. Birchfield PUD
4. Larchmont PUD
5. Larchmont Village ITA
6. Larchmont Village I1I
7. Holiday Village
8. Holiday Village East

Total

*Actually is located in Hainesport and Lumberton Townships

Source: Consultant’s Survey, Township Records

L-4

15.1
53.4
16.4*
51.3
74.2
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Table -3

PUBLIC SCHOOL RECREATION ACREAGE

Name

Countryside School

Parkway School

Fleetwood School

Hillside Middle School
Larchmont Elementary School
Hartford Lower Middle School
Harrington Middle School

Hartford Elementary School

Acres
7.3
5.0

12.4
9.6
9.8

16.4

Total 106.3



10.

Table L.-4

PUBLIC RECREATION FACILITIES 2002

Canterbury Greene

2 tennis

1 basketball
Devonshire

2 tennis

2 ballfields

2 basketball

1 street hockey

1 picnic area

2 tot lots

2 volleyball courts
Hunters Crossing
i tennis

1 basketball

1 tot Jot

Innisfree

2 tennis

1 volleyball

1 picnic area

Larchmont Bretton Way

1 tot lot

Larchmont Blvd. & Unien Mill

1 soccer field
1 lighted baseball

Larchmont Blvd. & Union Mill

6 lighted tennis

2 lighted basketball
Larchmont Mayfair Court

1 tot lot
2 tennis

Larchmont Willow Turn

4 tennis

2 tot lots

2 basketball

1 ballfield
Laurel Acres
1 lake

1 sledding hiil
1 picnic area
4 soccer fields
1 playground
3 balifields

1 service bldg.
1 bike path

11.

12.

13.

14.

16.

17.

18.

19.

20.

Masonville

1 balifield

Mill Run

1 basketball

1 tet lot
Academy Drive
2 tennis

1 basketball
Cornwallis Drive
1 tot lot

1 basketball

1 ballfield
Spenser Park

3 ballfields

1 basketball

1 football
Springville

1 tot lot

1 ballfield

1 basketball
Timbercrest

1 lighted tennis
1 ballfield

3 baskethall

2 tot lots
Turnpike Field
1 lighted ballfield
1 picnic area

. .

Virginia Lane
1 totlot

1 basketball
Walion Avenue
1 soccerfield




Table L-5

PUBLIC SCHOOL RECREATION FACILITIES 2002

1. Countryside School 3. Fleetwood School
1 tennis 2 ballfields
1 playground 1 playround
2 ballfields 2 tennis
2. Parkway School 4. Hillside-Middle Scheol
1 playground 7 ballfields
1 basketball 3 soccer fields
1 ballfield 1 playground
1 soceer field 1 basketball
3 mini-soccer 2 tennis
3. Fleetwood School 5. Hartferd Lower Middle School
2 ballfields 2 volleyball
1 playground 1 basketball
2 tennis 1 football/soccer
2 balifields/soccer
1 service bidg.
Table 1L-6
MAJOR PRIVATE RECREATION FACILITIES 2002
1. Ramblewood Golf Course 5. Other
18 hole course Jersey WAHOO Swim Club
9 hole course
1 club house 6. Holiday Village
2. Ramblewood Village PUD
4 tennis courts 7. Birchfield PUD
4 pools (1 complex) 1 pool/1 ballfield complex
Recreation equipment
3. St. Davids Park 8. Holiday Village East
2 tennis 1 club house/pool
1 basketball 2 tennis courts
1 balifield
Recreation equipment
4. Larchmont PUD
2 tennis
1 pool complex
(open to public)
4 tennis

1 ballfield

L-7
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CHAPTER M
UTILITY SYSTEMS

All of the Township’s wastewater systems and the majority of the water distribution
system are owned by the Mount Laurel Municipal Utilities Authority (MUA), which was
established in 1965. Throughout the following years the systems have been expanded to meet
the needs of a growing population.

Wastewater Collection and Treatment Systems

Two (2) wastewater treatment plants and three (3) distinct collection systems were
constructed in the early 1960’s and ultimately acquired by the MUA. One of these collection
systems was constructed to service the Laurelwood and Countryside Farms sections of the
Township. This wastewater collection system pumps the collected wastewater into Cherry Hill
Township, where it is collected and ultimately treated by the Camden County Municipal Utilities
Authority (CCMUA). The second system was construction in what is known as the
Ramblewood section of the Township. This collection system and a wastewater treatment plant
were constructed in 1962. The Ramblewood treatment plant was situated between Ramblewood
Parkway and the NJ Tumpike. The original plant capacity of 375,000 gallons per day (gpd) was
expanded to 500,000 gpd in 1968, when an addition was made to the plant. The Ramblewood
treatment plant was decommissioned in 1987, when a regional pumping station was constructed
to transfer the wastewater collected to the new regional plant known as the Hartford Road
wastewater treatment plant, located on Pike Road, near Hartford Road. The third original
wastewater treatment plant and associated collection system was located in the Rancocas Woods
section of the Township. In 1972 the MUA purchased this plant and the associated collection
system. The treatment plant had a capacity of 120,000 gpd, when purchased. In 1991 the
Rancocas Woods treatment plant was demolished and a pumping station constructed to transfer
the wastewater to the Hartford Road wastewater treatment plant.

In 1972 a major expansion of the wastewater collection and treatment systems in the
Township was started. The expansion of the systems was initiated by the construction of a new
wastewater treatment plant, known as the Hartford Road wastewater treatment plant. This new
facility was located between Route 295 and the NJ Turnpike, between Hartford Road and
Parkers Creek. The original capacity of the Hartford Road treatment plant was 400,000 gpd. In
1974, 1984 and 1988 additional plant expansions were constructed, which brought the total
treatment plant capacity to 4,000,000 gpd. In 1997 the Hartford Road wastewater treatment
plant underwent a major upgrade and expansion. These modifications increased the plant
capacity to 6,000,000 gpd, which was determined to be the ultimate wastewater treatment
capacity required for the Township.

As part of the 1972 plant construction work, major interceptor mains were constructed
throughout the Township. These lines were designed to transfer wastewater collected in the
western, central and eastern sections of the Township to the Hartford Road wastewater treatment
plant. Construction of these mains started at the Ramblewood treatment plant, continued south
on Elbo Lane to Union Mill Road, then along Union Mill Road to the intersection of Hartford
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Road and then along Hartford Road to the Hartford Road wastewater treatment plant. Other than
the small wastewater collection system located in the western part of the Township, which is
serviced by the CCMUA, the remainder of the Township’s existing and future wastewater
treatment requirements will be provided by the Hartford Road wastewater treatment plant. The
Hartford Road wastewater treatment plant has sufficient excess capacity to service the existing
and future projected wastewater flows.

Developers for various projects being constructed installed the majority of the wastewater
collections systems constructed over the last 30 years. Almost all of these projects were
provided with sanitary sewer facilities as opposed to septic systems. However, there are some
older developments within the Township, where the wastewater generated is treated via on-site
septic systems. As the Township has developed, existing systems have aged and more
environmentally focused regulations have been enacted. As a result, existing developments on
septic systems that have failed and which cannot be replaced have had public wastewater
collection systems installed. It is expected that this pattern of replacing septic systems with
public wastewater collection systems will continue on an as needed basis. It 1s estimated that
there are currently eight (8) major areas within the Township with approximately 700 housing
units and an additional 350 remotely located housing units on septic systems.

Water Distribution and Treatiment Systems

Similar to the wastewater system, there were originally two (2) water treatment plants
and three (3) distinct water distribution systems constructed within the Township.

In the western section of the Township in an area roughly bounded by Route 73, Church
Road, Springdale Road and the Cherry Hill and Maple Shade township lines is an area where the
New Jersey American Water Company (NJAWC) owns the water distribution system. NJAWC
provides water to the residents and businesses located in this area and owns and maintains the
distribution system.

In conjunction with the construction of the Ramblewood wastewater treatment the
Ramblewood water treatment plant was also constructed. Two wells known as well Nos. 1 and 2
were also installed with the Ramblewood water treatment plant. These wells have since been
sealed and a new well known as well No. 6 has been constructed. Well No. 6 has a capacity of
approximately 1,200 gallons per minute (gpm), however the treatment plant has a somewhat less
capacity of approximately 600 gpm.

The other water treatment plant located in the Township was also located in the Rancocas
Woods area. This plant had a nominal capacity to service approximately 320 homes. Due to
poor water quality this plant was decommissioned in the early 1970’s when a water main
interconnection was constructed with the Mount Holly Water Company.



In 1972 the MUA started a major expansion of the water system similar to that
undertaken on the wastewater system. This expansion included the construction of two (2) new
wells and a new water treatment plant, all located on Elbo Lane. To distribute the water new
transmission mains were also constructed. These mains provided an interconnection between the
new Elbo Lane water treatment plant and the existing Ramblewood water treatment plant and
distribution system. The transmission mains were also extended into the eastern portions of the
Township, where they provided water for major development projects that were just starting to
be constructed in those areas. This water system was ultimately extended to the service the
Rancocas Woods area and the Mount Holly Water Company water supply to the area was
discontinued.

The Elbo Lane water treatment plant was supplied water from two (2) wells known as
well Nos. 3 and 4. These wells and water treatment plant are still in service and each well has a
capacity of approximately 1,250 gpm. In 1987 a third well known as well No. 7 was constructed
on Elbo Lane to supply water to the Elbo Lane water treatment plant. Although this well has a
capacity of 1,200 to 1,400 gpm, its use has been somewhat limited due to the high iron
concentrations in the ground water. To summarize, the capacity of the MUA’s existing wells,
not including well No.7 is as follows:

Gallons per Minute

Well No. 3 1,250
Well No. 4 1,250
Well No. 6 1,200

The MUA also has water storage tanks located throughout the Township, which provide
water for emergencies and aid in satisfying peak water demands. The MUA has two (2) ground
storage tanks and booster pumping stations. The tanks and pumping stations are located on
Church Street adjacent to the MUA’s administrative offices and on Ark Road. Each tank has a
storage capacity of 1,000,000 gallons. The MUA also has two (2) elevated water storage tanks.
One tank is located on Commerce Parkway and has a capacity of 1,000,000 gallons and the other
tank is located on Fostertown Road and has a capacity of 500,000 gallons.

In addition to the ground water supply facilities, the MUA also purchases supplemental
water via interconnections with neighboring water purveyors. The MUA has three (3) non-
emergency interconnections with the NJAWC and one (1) non-emergency interconnection with
the Willingboro Municipal Utilities Authority.



In order to ensure that the MUA’s customers are provided with a safe and reliable supply
of water and one which will meet all known and anticipated environmental regulations, the MUA
is in the process of replacing both the Elbo Lane and Ramblewood water treatment plants with a
new plant, also located on Elbo Lane. The MUA started construction on this new plant in the
summer of 2005 and it 1s anticipated that construction will be complete in 2007. The plant 1s
designed to treat ground water pumped from well Nos. 3,4 and 6, and well No.7, on an as-needed
basis.

The MUA continues to look at alternatives for supplying potable water to its customers in
the most cost efficient manner, while meeting and exceeding all applicable drinking water
regulations. Since the quantity of ground water that the MUA is allowed to withdraw is fixed by
state regulations and this amount is not anticipated to increase, the MUA plans on satisfying its
future water demands from a number of existing and potential sources. Should the MUA desire,
it could satisfy its future water demands through additional purchases of water from the NJAWC.
However, this may not be the most cost effective means of satisfying the anticipated future
demands, therefore the MUA is investigating various alternative water supply plans. These plans
range from building a new surface water treatment plant for treating water pumped from the
Rancocas Creek to treating raw wastewater or the effluent currently discharged for the Hartford
Road wastewater treatment to a very high level and using that highly treated water to supplement
current and future irrigation demands throughout the Township. Supplementing and replacing
irrigation demands would free up potable water supplies for consumptive uses. By using one of
their existing sources or by implementing one or more of the alternative plans under
consideration, the MUA will be able to safely and reliably satisfy the anticipated future water
demands of the Township.

Storm Drainage Utility Service Plan

The Storm Drainage Utility Service Plan addresses the requirements of the Municipal
Land Use Law regarding drainage as specified in ¢.40:55D-28 (5). This plan provides an
overview of various drainage studies, reports, documents and information currently available for
examining stormwater response in Mount Laurel. Area watersheds have been mapped and
analyzed, and the Township’s efforts to preserve and protect flood plains, and to maintain or
improve water quality have been described.

The Storm Drainage Utility Service Plan in intended to be used as a basis for requiring
off-tract improvements for land development as may be necessary to insure the adequate
response of the drainage systems and maintenance of water quality.



Various studies, reports, documents and other sources of drainage information listed
below were examined during the preparation of the drainage plan.

A. North Branch Pennsauken Creek and Tributary

1.

Flood Plain information, North Branch of the Pennsauken Creek, Burlington
County. Prepared for: Burlington County Planning Board and New Jersey
Department of Environmental Protection. Prepared by: Corps of Engineers,
U.S. Army, Philadelphia District, December, 1970.

Flood Plain Study. Prepared by: Richard A. Alaimo Association of
Engineers, October 4, 1971.

Investigation of Flooding. Prepared by Richard A. Alaimo Association of
Engineers, October, 1971.

Flood Plain Study, Ramblewood Village. Prepared by: Richard A. Alaimo
Association of Engineers, October, 1971.

Flood Plain Study, Strawbridge [ake Tributary. Prepared by: Richard A.
Alaimo Association of Engineers, October, 1971.

Proposed Extension of Flood Plain Study. Prepared by: Richard A. Alaimo
Association of Engineers.

B. South Branch Pennsauken Creek

1.

Flood Plain Information, South Branch of the Pennsauken Creek, Burlington
and Camden Counties. Prepared for: Burlington County Planning Board and
the New Jersey Department of Conservation and Economic Development.
Prepared by: Corps. of Engineers, U.S. Army, Philadelphia District, July,
1969.

C. Parkers Creek

L.

8]

(OS]

Flood Plain Information Report on Parkers Creck, Township of Mount Laurel,
Burlington County, New Jersey. Prepared by: Planning Board of the
Township of Mount Laurel by M. Paul Austin Engineering Associates, dated
October, 1970, revised January 31, 1971. (NOTE: This report includes 26
plan and profile sheets of Parkers Creek).

Parkers Creek Annual Field Inspection Reports.

Parkers Creek Watershed Project. Prepared by: U.S. Department of
Agriculture, Soil Conservation Service, May, 1969.
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4. Parkers Creek Flood Plain, N.J.S H. 38 Encroachment, February, 1971.
Prepared by: Richard A. Alaimo Association of Engineers.

D. Masons Creek / Rancocas Creek

1. Flood Plain Information Report on Rancocas Creek, Burlington County.
Prepared for: Burlington County Planning Board. Prepared by: Corps of
Engineers, U.S. Army, Philadelphia District, April, 1967.

E. Additional Studies

1. Flood Insurance Study, Township of Mount Laurel. National Flood
Insurance Program, Federal Emergency Management Agency. Mount Laurel
is a participating community in the National Flood Insurance Program.

2. Mount Laurel Township — National Resource Inventory, 1977. Prepared by:
Mount Laurei Environmental Commission.

3. Drainage Study — Laurel and Glenn Avenues. Prepared by: Richard A.
Alaimo Associates, April, 1974.

F. Record Plans
1. These include a large scale map and detail sheets which show the location and
size of the Mount Laurel Township storm drainage facilities. Prepared by:

Richard A. Alaimo Associates.

G. Topographic Maps Prepared by U.S. Geological Survey

I. Mount Holly and Moorestown Quadrangles

H. Municipal Ordinances

1. Mount Laurel Township Chapters 124 and 138: Site Plan Review and
Subdivisions of Land. These municipal ordinances regulate the review and
approval of site plans and subdivisions including related stormwater
management systems. These ordinances address plan details related to
drainage, storm drainage computations, impact requirements, storm drainage
system design, open channel design, detention basin design, soil erosion and
sediment control, specifications for storm improvements, and methods of
construction.

It should be noted that the State of New Jersey has adopted the Residential
Site Improvement Standards, which impacts the design requirements set forth

in Chapters 124 and 138.
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2. Mount Laurel Township Municipal Stormwater Management Plan and Model
Stormwater Control Ordinance are currently being completed. The plan and
ordinance address current techniques for accommodating stormwater quality
and quantity and recharge as impacted by new development, and are intended
to be an integral part of the Mount Laurel Township Master Plan. Chapter Y
has been added to the Master Plan to address the MSWMP requirements.

I. Existing Watersheds

The lands of Mount Laurel Township are located within five watersheds. These
watersheds include the South Branch Pennsauken Creek, North Branch Pennsauken
Creek, North Branch Pennsauken Creek Tributary, Parkers Creek and Masons Creek.
Each respective watershed is delineated on May M-1, the Drainage Utility Plan.

1. The South Branch Pennsauken Creek, which lies along the western edge of
the Township, drains approximately eight (8) percent of the Township.

2. The North Branch Pennsauken Creek transverses the western portion of the
Township, draining twenty-five (25) percent of township lands.

3. The North Branch Pennsauken Creek Tributary drains approximately fifteen
(15) percent of Mount Laurel’s north central area and discharges into
Strawbridge Lake, located in Moorestown Township.

4. Parkers Creek, the largest of all Mount Laurel’s watersheds, drains
approximately thirty-seven (37) percent of the Township. Located generally
in the west central portion of the Township, Parkers Creek has been the
subject of extensive flood plain studies.

5. The Masons Creek watershed area drains fifteen (15) percent of Township
lands.

These watersheds have been delineated and examined with respect to their areas
to key locations in Mount Laurel. The drainage sub areas were calculated in order
to determine the amount of land draining to key locations in the Township.

Drainage area information and their resulting flow at stream crossings of
township, county and state roads, and at township boundaries is valuable for
determining the impact of drainage at key locations in the township. Drainage
areas and their resulting flow at stream crossings of township, county and state
roads, and at township boundaries are also valuable for determining the need for
off-tract improvements. These key locations have been labeled on the Drainage
Utility Plan. The drainage areas to these locations are also provided on the plan,
and are categorized by their respective watershed.
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J. Flood Plain Preservation

The Township of Mount Laurel has undertaken a number of steps to preserve the
integrity of the flood plain within its municipal boundaries. These include the following:

1. Numerous flood plain studies have been undertaken at township expense in
order to protect against creek and tributary encroachments.

2. The Township has worked closely with the New Jersey Department of
Environmental Protection with regard to its stream encroachment
requirements.

3. The Township has become part of the National Flood Insurance Program and
worked closely with state and federal agencies to implement the program.

4. The Township and the Planning Board have undertaken a number of steps to
regulate land use and development.

5. The Township has worked closely with the U.S. Army Corps of Engineers in
their flood plain information studies of the Pennsauken and Rancocas Creeks.

6. The Township has adopted flood plain ordinances restricting land use along
all of their streams.

K. Off-Tract Improvements

Pursuant to Article 6 of the Municipal Land Use Law, it is Mount Laurel
Township’s intention to require off-tract improvements for storm drainage or
other facilities when determined necessary for proposed site plans or subdivisions.
Applicants may be required to make off-tract improvements or pay a pro-rata
share of the cost of providing necessary drainage facilities, or other
improvements.
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CHAPTER N

THE MASTER PLAN

The framework for achieving the stated objectives and for
insuring controlled development within the township is the Master
Plan. As the township faces development problems and pressures,
the Master Plan will assist in achieving the primary objective of
maintaining and improving the environment and living conditions
with the municipality.

Each planning proposal is a reflection of an overall concept to
guide the future development of the township. This concept is to
locate the largest concentrations of development at both ends of
the township, with lesser densities of housing located throughout
the center of the township where soils are poorer and wetlands
are prevalent. The housing element alsc addresses the provision
for low and moderate income housing in accordance with court
consent orders.

The land use element, which expresses this general concept is,
therefore, one of the most important sections of the Master Plan.
It specifies the types of land uses that are encouraged to be
maintained or developed during the next several decades in order
to achieve the cbjectives relating to land utilization.

In this regard, the Master Plan includes proposals covering the
use of land, housing development patterns and standards, open
space, conservation and recreation development, circulation
patterns, and the provision for community facilities and
services. Together, these proposals constitute a guide to be
followed when specific land use development or redevelopment
plans are being considered. Therefore, every effort has been
made to provide for all types of reasonable residential,
commercial and industrial uses in the appropriate locations. The
recommendations enumerated below reflect the goals and objectives
set forth for the township, and specifically implement the
policies and standards established in the Master Plan.



CHAPTER O

PLANNING ASSUMPTIONS, GOALS AND OBJECTIVES, POLICIES

The previous sections of the Master Plan analyzed the features that contribute to the
plan by providing the framework for future development patterns. These studies
also clarified existing conditions in the township, and set forth the problems and
limitations affecting the municipality. From these studies it is possible to list the
assumptions that will affect future development.

Therefore, listed below are a series of land use assumptions which essentially
attempt to forecast the trend of development in the township. These assumptions
then form the basis for creating the goals and policies which gunide the development
of land use for all areas of the township.

A. PLANNING ASSUMPTIONS

1.

Housing development will diminish considerably because there are no
longer any large vacant tracts zoned residential available for
development, and because of the township’s open space acquisition
policy.

Planned acquisition of open space will reduce development pressures
while increasing the quality of life.

Mount Laurel Township’s population grew from 5,249 in 1960 to
about 40,221 in 2000, making the township one of the fastest growing
municipalities in the state during that period. However, for the past
few years the population growth has dramatically slowed. This has
been caused by a combination of open space acquisition,
undevelopable land constrained by environmental standards
regarding wetlands and stormwater quality, and the past utilization of
most of the unrestrained land zoned for residential development. At
this time, the township is almost at full residential development, and it
is expected that the ultimate population level will be about 42,544,

Mount Laurel Township will continue to be a desirable place to live

and work because of the municipalities’ excellent proximity to
Philadelphia and the South Jersey region.
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10.

11.

12.

13.

14.

15.

16.

Access to regional transportation systems, including the N.J.
Turnpike, I-295, Route 73 and Route 38 will enhances the desirability
of living in the township.

Office and industrial building projects will continue to be built
because of the location of regional highway systems and interchanges
located in the township. The township will probably remain one of
the more important employment centers in the greater Philadelphia
region.

A significant inventory of houses of all varieties will be available in the
moderate and middle income ranges.

The housing stock is in excellent condition due to the fact that most of
the homes are recently buiit.

All new multi-family units will be located in the Planned Unit
Development and Planned Adult Retirement Community projects,
except for projects that are designed to satisfy the low and moderate-
income housing program.

All of the units identified for low and moderate-income families in the
Fair Share Plan will be built and occupied by qualified families.

Large areas in the center of the township will be preserved as
permanent open space because of the concentration of wetlands in this
area and the township’s open space acquisition program.

Traffic congestion is and will be a major problem due to development
throughout the region.

The township’s recreation facilities, acreage and passive open space
will continue to expand as a result of the policy to actively acquire
open space.

The utility infrastructure system will be upgraded to meet new
standards.

The state imposed stormwater management standards will enhance
and protect natural resources.

Ecologically sensitive lands will continue to be recognized and
preserved in future land development in the township.



B. GOALS AND OBJECTIVES

An important element in the development of the Master Plan is the establishment of
goals and objectives. The goals and objectives serve the purpese of setting
guidelines for the selection of land use categories to be used throughout the
township. The goals enumerated in this section have evolved from the background
analysis reports, and from the staff’s understanding of residents concerns as to how
the community should develop in the future. These goals and objectives are
therefore a statement as to the preferred living and working patterns that are
desired within the community, recognizing the limitations and epportunities that
interact on the municipality from the physical, legal, and sociological spheres.

In broad terms these statements seek to determine the best management strategies
and development control mechanisms for the township. The selection of these goals
will permit the township to anticipate population demands, te direct the location of
population concentrations, to previde development guidelines for the preservation
of open space, wetlands and flood plains, and to assure direction for community
facilities in order to achieve a coordinated and balanced community.

1. To preserve and enhance the character and living quality for all residents
in all parts of the township.

2. To recognize the natural constraints preventing development in certain
areas, such as flood plains, wetlands, streams, natural amenity areas, high
water tables, and erosion-prone land, and the necessity of preserving
these critical areas for the benefit of all citizens.

3. To guide future land development and community facilities to meet the
needs of the residents while insuring that new development is compatible
with existing developments.

4. To provide for a variety of residential, commercial, industrial, public
open space, recreational and conservation uses.

5. To insure that developments are compatible with the adjacent land uses
in surrounding communities, where feasible.

6. To provide for a balanced economic base and a source of employment
through utilization of non-residential lands.

7. To provide for the efficient movement of goods and people through the
township.
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8. To encourage continued efforts to coordinate regional services and
conservation efforts.

9. To provide for the implementation of low and moderate-income housing.
10.  To satisfactorily address the issue of increased traffic congestion.
11.  To acquire more open space and recreation land as set forth in the
recently updated recreation and open space program.
C. POLICIES
The policies expressed in the Master Plan are more detailed expressions of the
various intentions of the plan, and are intended to provide for the implementation of

the goals and objectives.

1. Residential

a. The township should encourage a balance of low, medium and high
density residential developments to provide housing choices for its
residents.

b. The township should maintain streéts and related infrastructure

facilities to prevent deteriorating neighborhoods.

c. To the extent possible, the township will cooperate with the policies set
forth in the State Development and Redevelopment Plan.

d. Residential development should be reduced in intensity where natural
constraints present development hazards.

e. All residential areas should have sufficient space, privacy, and
convenience to meet accepted standards of community health, safety,
and welfare.

f. Inclusionary housing for low and moderate-income families will be
permitted in accordance with the Fair Share Plan to implement the
township’s affordable quota.

2. Commercial

a. Highway and neighborhood commercial development should be
provided in selected locations with adequate circulation facilities.
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e.

Business developments along major highways should be designed with
adequate space for off-highway parking; have safe ingress and egress
for vehicular movements; minimize hazards to the flow of traffic; not
impair the desirability of adjacent lands for other uses and reduce
traffic congestion.

Existing commercial facilities should be continued along Route 73 and
38.

Commercial areas should be developed to standards which reflect the
best of modern development practice. This includes reducing traffic
congestion, creating more open space, and creating more buffered
areas.

The business overlay zone along Routes 73 and 38 should be adjusted
to reduce the intensity of development in order to promote a
reduction in traffic congestion.

Buffering of adjacent land uses should be mandatory to protect
residents from the effects of traffic, lighting, truck movements, noise,
ete.

Commercial areas should complement the major circulation system to
minimize transportation and maintenance costs.

Industrial

a.

€.

Sound industrial development should be placed in suitable locations
and in accordance with proper standards of site planning.

Industrial sites should be located so that they are easily accessible to
roadways having capacity sufficient to serve the employee traffic.

Industry should be developed to good modern standards with
adequate sites allowing for future expansion of building, adequate off-
street parking and loading facilities, proper setbacks and use of
landscaped buffer areas where adjacent to other uses.

Sites should be well designed and landscaped so that they are a credit
to the community.

Master-planned industrial park settings should be encouraged.

Master sign programs for each project should be designed to
encourage high standards of graphics.

0O-5



Vehicular Circulations

a.

C.

i.

Commercial areas along major highways should be designed to
provide for common entrances to reduce the number of highway
access points.

Adequate off-tract street improvements should be made to
accommodate the increased vehicular movements caused by the
development of vacant land areas.

The circulation pattern should conform to the proposed land use plan
and assure the development of the township in accordance with that
plan.

Coordinate the township’s circulation system with the regional
highway network.

Eliminate large volumes of traffic from residential areas by
establishing a network of collector streets.

Consider proposed street layouts in new subdivisions as a part of the
overall circulation plan to assure continuous and harmonious
development of the road system in accordance with the approved
circulation pattern of the Master Plan.

Enforce strict compliance with zoning and subdivision regulations in
all areas to preclude unnecessary points of access and egress to and
from the road system. Particular attention should be given to
maintaining the continued through movement of traffic along major
roadways.

Enforce applicable design and construction standards to insure that
future street construction in new subdivisions is of sufficient quality to

minimize local maintenance costs.

Eliminate hazardous traffic areas.

Community Facilities

a.

b.

Provide for the location of schools near concentrations of population.

Coordinate the location of schools with pedestrian walkways away
from major highways and with a minimal crossing of streets.
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€.

Continue the municipal administrative complex as a community focal
area.

Provide for additional fire protection facilities in the southeastern side
of the township.

Encourage the preservation of historical and cultural sites.

Open Space, Recreation, and Conservation

a.

C.

€.

Continue the acquisition of open space lands throughout the
township.

Provide for major clustered public-municipal active recreation
facilities at key locations rather than small recreation facilities
scattered throughout the township.

Provide that all residential developments contribute to recreation
facilities either through onsite facilities or through a contribution in
lieu of construction onsite.

Provide for private open space in all developments.

Develop a unified contignous open space and recreation system
throughout the township based on natural features and the location of
suitable sites. This includes the development of bicycle and walking

paths along such open space systems.

Provide for a range of recreational facilities and activities for all age
groups and interests.

Continue the utilization of all existing recreation sites, including both
municipal and school facilities.

Encourage and continue the acquisition and development of Green
Acre sites.

Require adequate landscaping and buffering between different
adjacent land uses, and throughout all developments where
appropriate.

Provide for the retention of woodlands and streams wherever
possible.

Prevent development on poor soil and critical environmental areas.
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L Prevent development in flood hazard and wetland areas.

m. Provide for proper control of drainage facilities.
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CHAPTERP

LAND USE PLAN

This chapter contains proposals for all types of land uses throughout the township,
which are illustrated on Map P-1. The basic land uses are grouped into the broad
categories of residential, commercial and industrial land uses. The map is further
delineated into recommendations for seven residential categories, four commercial
categories and two industrial categories. Schools and the municipal complex are
aiso shown.

The basic land use concept shown on the map is for higher density residential
development to be located at both ends of the township, lower density residential
development to be located in the center of the township, and industrial and regional
commercial uses to parallel the N.J. Turnpike and I-295. This pattern reflects to the
land uses already in place, and is supported by the various levels of roadway
systems existing throughout the municipality.

The specific details of the recommendations for basic land uses and housing
densities are enumerated below.

A. RURAL RESIDENTIAL — AGRICULTURAL (R-8 Zone)

The first land use category shown on Map P-1 is rural, which was
implemented several years ago to establish a new low-density category. The
rural area is located south of Union Mill Road and east of Ark Road, and the
standard allows single-family developments on two-acre lot sizes. However,
half of this category has been designated by the courts as an inclusionary
area for low and moderate income housing. A multi-family housing project
containing nineteen moderate-income housing units, has been fully
constructed and implemented, and the remaining area has been constructed
with single-family homes on reduced lot sizes.
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VERY LOW DENSITY RESIDENTIAL — AGRICULTURAL (R-3 Zone)

This category is intended to be a continuation of the existing zone which
permits development of single-family homes on 20,000 square-foot lots,
which yields about 1.3 units per are. Agricultural uses are also allowed in
this zone.

As shown in Map P-1 most of this category is located in the center of the township
and which contains environmentally sensitive lands least appropriate for intensive
development. The very low-density category is an outgrowth of the natural
constraints of the land identified in this area, and reinforces the concept of
concentrating intensive development at both ends of the township. A few very low-
density areas are shown outside the central portion of the township, along Church
Road and in Masonville. For the most part, these tracts are already built to this
standard of development.

LOW DENSITY RESIDENTIAL (R1-D Zone)

The low-density district is a special category devised to promote the preservation of
open space and recreation land by use of a cluster design. Only single-family homes
are permitted on 10,000 square-foot lots (2.25 units per acre) provided that fifteen to
twenty-five percent of each tract is devoted to open space. The zone was initiated
during one of the early development periods of the municipality, and was intended
to promote better land use planning. This zone located only in the western end of
the township, developed first with tract housing developments along Hainesport
Reoad, and is almost entirely developed as the Ramblewood Farms community.
Additional vacant land for development in this category was added contiguous to
Ramblewood Farms in a southerly direction.

LOW-MEDIUM DENSITY RESIDENTIAL (R-2 Zone)

The third category of residential land is an intermediate density zone for single-
family development. The overall density is 3.0 units per gross acre. This size lot
and density of development has been utilized only once in the township, to construct
the Rancocas Woods community. The plan does not recommend that this category
be placed anywhere else in the township because the specifications and densities are
too close to the low and medium density categories.

MEDIUM DENSITY RESIDENTIAL (R-1 Zone)

Many of the single-family homes in Mount Laurel have been built in accordance
with the standards of the medium density zone, which permits homes on 9375
square-foot lots (3.5 units per acre). This includes the developed neighborhoods of
Laurelwood, Countryside, Fellowship, Ramblewood, Hunt Tract Hunter’s Crossing,
Canterbury Greene and Timbercrest. All of these medium density developments



are located on the western side of the township, with the exception of Timbercrest
and most of the single-family homes in the Larchmont P.U.D. Most of the best
developable residential land in the township has been built under the R-1 zoning
category, and very little vacant land with these developable qualities remains today.

However, to achieve a balance in residential densities, no additional major tracts of
vacant land are recommended for placement in this zone, except for small vacant
tracts of land contiguous to these developed areas. Some of these vacant parcels are
located in the Fellowship neighborhood and along Hooten Road. The amount of
development which has occupied in all of the medium density neighborhoods,
together with development which has oeccurred in the planned unit development
category satisfies the residential objectives and pelicies of the township for medium
density development.

PLANNED UNIT DEVELOPMENT (P.U.D.) Zone

The Land Use Plan map also illustrates the location of the three planned unit
development projects, which are: Larchmont P.U.D., Birchfield P.U.D., and
Ramblewood P.U.D.

The P.U.D.’s contain housing which has been developed at a density of Sto 7
units per gross acre. Since non-residential land areas are included in this
calculation of density, the actual sites devoted to residential homes are
effectively developed at much higher densities. These P.U.D.’s contain
residential densities of 16 te 25 units per net acre in some cases.

The impact of the P.U.D.’s on the township is documented in Chapter C of
this plan, which shows that these particular developments have added about
10,000 housing units in the township. Over 80% of all P.U.D. units are multi-
family homes. In order to foster a balance in residential densities throughout
the township, it is the intent of the Master Plan to provide areas of lower
population densities around the concentrations of P.U.D. developments.

SENIOR CITIZEN DEVELOPMENT (P.A.R.C. Zone)

The last residential category shown on Map P-1 is the Senior Citizen Zone, or
Planned Adult Retirement Community. The first project completed in this
category was Holiday Village, located at the intersection of Union Mill Road
and Elbo Lane. Since this preject was completed, the developer has also
completed a second senior citizen project acreoss the street, known as Holiday
Village East. The overall density for this zone is five units per acre, but
without restrictions on lot sizes. Some neighborhood commercial activities
are allowed in this category to serve the needs of the local residents. The
total project essentially functions much the same as a Planned Unit
Development.



NEIGHBORHOOD COMMERCIAL DEVELOPMENTS (NC Zone)

At the current time, there are six neighborhood commercial zones located in
the township. Several of these locations were created in accordance with
recommendations from the prior Master Plan. The purpose of the
neighborhood commercial zone is to provide a limited range of consumer
goods near residential neighborhoods to meet some of the daily commercial
needs of the residents. The locations of these areas are planned to reduce
vehicular traffic throughout the township.

The land area along Church Road from Maple Shade Township to
Fellowship Road has been converted in recent years from residential to
commercial through a series of variances. After careful evaluation, the
eastern side of Church Road has been rezoned to NC-Neighborhood
Commercial in response to this trend. As a result, within the past few years,
the township has approved several well-designed neighborhood shopping
centers aleng Church Road. A further evaluation of this area indicates that
further rezoning is unnecessary, because the land area set aside for these
commercial uses is sufficient to serve neighborhood needs.

In the prior Master Plan it was recommended that another neighborhood
commercial area be established at the intersection of Union Mill Road and
Elbo Lane, which was accomplished. A twelve (12) acre site has been
selected at the southeast corner of the intersection, and a neighborhood
shopping center called Towne Square has been constructed. The
development of a unified neighborhood town center at this location now
serves the daily shepping needs of thousands of residents whe live within a
mile or two of this site.

The other existing neighborhood commercial zones are located at the
intersections of Church Road and Church Street; at the intersection of
Marne Highway and Ark Road; along Creek Road near Marne Highway,
and along Route 73.

RECOMMENDATION

In addition to the neighborheod shopping centers enumerated above, which
occur in the NC zone, there are also established retail centers in the Planned
Unit Development projects. These include the United Jersey Bank Plaza
(Route 38 and Larchmont Blvd.); the Masonville Center (Larchmont Blvd.
and Centerton Road); Village [I Shopping Center (Academy and Church
Streets); Larchmont Shopping Center (Route 38 and Ark Road); Larchmont
Commons Shopping Center (Route 38); and the Wawa Shopping Center
(Larchmont Blvd. and Hainesport Mount Laurel Road).
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The Wawa Shopping Center is located only several thousand feet from the
vacant NC zone at the northeast corner of the Hartford Road and Hainesport
Mount Laurel Road intersection. Another neighborhood shopping center in
this area in such close proximity to an existing shopping center is not needed,
also this site is part of the Evansco Tract that has been acquired for open
space. Therefore the neighborhood shopping center category is deleted and
replaced by the R-3 residential zoning category.

With all of these neighborhood shopping centers in place, plus the developed
shopping areas in the Planned Unit Development category coupled with
potential development in the business development overlay zone, the B-
Business zone and MCD zone, the entire township is sufficiently served with
retail facilities. Therefore, no other new retail areas need to be considered.

BUSINESS DEVELOPMENT OVERLAY ZONE

This zoning overlay provision has been adopted by Ordinance 1996-12. Itis
applicable only to land on both sides of Route 73 and Route 38. The purpose
of this zone is to encourage consolidation of small parcels, and to promete
architecturally integrated retail developments. Lands for a depth of 600 feet
on both sides of Route 73 and 1,000 feet on both sides of Route 38 are eligible
for this overlay zone.

Hewever, traffic congestion along Routes 38 and 73 are increasing at an
alarming rate. This design concept significantly increases traffic volumes
where large retail stores are included in the development mix. In order to
provide a counter balance to the increase in traffic, the township should
consider limiting the size of larger commercial buildings. This could be
achieved by limiting the size of buildings and by limiting the land coverage.
Another beneficial aspect of these proposed standards would be to increase
open space, provide for better buffers, and reduce the number of vehicular
trips.

BUSINESS COMMERIAL DEVELOPMENTS (B-Business Zone)

The business commercial zone permits a wide variety of business uses, many
of which are oriented to regional highways and traffic patterns. The type of
uses allowed generally include all neighborhood retail facilities, plus larger
scale shopping enters and autometive service facilities. The populations
served by these uses are regional rather than local.

As a result of recommendations set forth in a prier Master Plan, the B-

Business zone was extended along the northern side of Fellowship Road
between Route 73 and Church Road. In recent years, several motels have
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been built, and several residences have been converted to effices in the
extended zone. All of the other business zones in the western side of the
township remain as previously stated.

On the eastern side of the township, the business area at the intersection of
Route 38 and Hartford remains without any expansion. Although Route 38
has been widened and improved throughout this area, it is recommended
that no further expansion of the business zone should be adopted at this time.

Map P-1 alse shows another major business area at the intersection of Ark
Road and Route 38. This area is located in the Larchment Planned Unit
Development, and functions as a business commereial district. The
Larchment Shopping Center and the Larchmont Commons Shopping enter
are both located adjacent to each other along Route 38. Both shopping
centers contain food supermarkets as well as other supporting retail

facilities. Together these two shopping centers serve the entire eastern end of
the township, where most of the population growth is now centered.

It should be noted that no further expansion of business commercial zones
are recommended in the western side of the township because with the
completion of the Centerton Square Shopping Center the need for retail
facilities in that area of the township is satisfied.

MAJOR COMMERCIAL MCD)

The third commercial category noted on Map P-1 is the major commercial
district. This is a zone created several years ago to allow for the creation of
large scale office centers with some retail uses. Minimum project size is 50
acres. Typical uses permitted include retail activities, motels, theaters, and
convention-amusement centers.

Originally this zone was located behind the municipal complex on a tract of
land fronting on Route 38 and Marter Avenue. This development zone is
almost completed, and now contains one cafeteria as well as offices.

In 1988, the MCD zone was expanded to include a large tract of land at the
intersection of Centerton Moorestown and Creek Roads.

Other tracts that have since been designated MCD include Centerton Square
adjacent to Marter Avenue and Route 38, and along Nixen Drive behind the
Moorestown Mall. The latter tract now contains the East Gate Square
Shopping Center, which is developed except for a new hotel which is under
construction.



INDUSTRIAL DISTRICTS (Industrial & Special Restricted
Industrial Zones) '

The township now has tweo industrial zones, and it is recommended that these
zones and locations be continued without any variations, The industrial
District permits both industrial uses and quasi industrial uses that are not
environmentally objectionable. The Specially Restricted District is confined
to industrial activities, and the minimum lot size in both districts is 40,000
square feet.

Industrial land uses are located along the regional arterial highways and
interchanges. On the western side of the township, large tracts of developed
industrial land are located along Route 73 and near the Interstate and
Turnpike highway interchanges. The industrial zone then parallels the
limited access highways to a point just past Hartford Road. Another major
segment of industrial land parallels Route 38 except for the area designated
for the Larchmont P.U.D.

On the western side of the township, most of the industrial land is completely
developed, with the exception of the Horizon Corporate Center located along
Route 73 and Springdale Road. In recent years much of the industrial
development has shifted to the eastern side of the township. In response to
the anticipated traffic improvements that will be necessary for the expected
industrial development a Transportation Improvement District (TID) has
been created for about 520 acres of undeveloped industrial ground. This

TID zone is located between Marne Highway and Union Mill Read, and
between Marter Avenue and Hartford Road. A more complete description of
the TID is contained in the Circulation Plan.

Since the TID concept can only function on a large scale, it is recommended
that the concept not be used elsewhere in the township at this time.

RECOMMENDATIONS:

1. Horizon Corporate Center —
Planned Unit Development Zoning (PUD)

The Horizon Corporate Center is located between Route 73 and
Springdale Road. The zoning map shows this site in the PUD zone
because in the 1970s this was one of several sites throughout the
township that was zoned to the PUD category. Originally the Horizon
Corporate Center property was zoned Industrial.

Subsequently, the PUD zoning ordinance was repealed, and it was
then determined that the Horizon Corporate Center property could
be developed according to its original underlying zoning category,



which is Industrial. However, the zoning map was never changed and
the map continues to show the property in the PUD zone.

Therefore, this particular site should be changed in the zoning map
from Planned Unit Development to Industrial.

OFFICE DISTRICTS

Although not shown on Map P-1 as separate districts, the township also has
three office zones, the 0-1 Office District, the 0-2 Office District, and the 0-3
Office Residential District. The 0-1 and 0-2 office districts were created in
response to a need for specific development controls. The 0-1 Office District
allows offices only up to sixty feet in height on minimum lots of twe acres.
The 0-2 Office District allows the same use with same lot sizes, but the height
is restricted to 24 feet. Both districts were created to foster better planning
for office projects and to reduce the height disparity between residential and
office districts that are adjacent ¢o cach other.

A third office zoning district has been created, called “0-3, Office-
Residential District.” This district allows professional and general offices to
be located on one acre lots. Single-family detached residential uses also are
allowed with the objective of seeking a compatible integration of the mixed
uses. Therefore, this would permit older homes to be converted to law
offices, medical facilities, real estate brokers offices, etc., while still providing
for the continuation of residential uses within the same structure,

A review of potential areas for the 0-3 office zone indicates that many lots
have narrow frontages and are elongated in depth. With the conversion to 0-
3 Office increased traffic volumes and turning movements will occur, and
standards are recommended to address these traffic concerns. Therefore, the
0-3 Office ordinance contains the following provisions:

I. That all projects contain a one acre minimum lot size.
2. That the lot frontage be at least 150 feet.

3. That adequate buffers be maintained to protect all adjacent non
commercial uses.

There are also strong architectural controls to ensure that new or converted
structures are compatible with the neighborhood. Generally, this would
favor architectural designs of wood frame and earth tone colors for exterior
materials. The so-called high tech glass boxes are not allowed.

Also, the frontage along Marne Highway, east of Ark Road, has been zoned
to this new category.



N. LAND USE AND ZONING ORDINANCE

1. Fellowship Studv Area

The area bounded by Fellowship Road, Church Road, I-295 and
Route 73 is one of the earliest neighborhoods to be developed in the
Township. This is reflected by the numerous small lots that have been
created, which was a typical development pattern of the 1930’s and
1940’s. Many of these vacant lots may have to be consolidated for
development under present land use regulations. In addition, this
initial residential area has been impacted by the construction of major
roadways and commercial development along those roadways.

As a result, it is recommended that a full in-depth study also be
initiated of this area to determine the appropriate land use patterns
and whether the current zoning is consistent with the existing land
use patterns.

2. Senior Citizen Zoning Ordinance and Rezoning

The Order Providing Repose and 3™ Round Fair Share Plan permits
Fair Share Housing Development, Inc. to construct 184 affordable
rental housing units for low and moderate income senior citizens on
block 302, lots 2 and 3 (Ark Road). The Order Providing Repose
requires the township to rezone this site for rental age restricted
housing.

The present zoning ordinance contains a zoning district that fits
precisely the requirements of the Order Providing Repose.

3. Family Rental Zening Ordinance and Rezoning

The Order Providing Repose and 3™ Round Fair Share Plan permits
Fair Share Housing Development Inc. to construct 25 affordable
detached single family rental units for low and moderate families on
block 701, lot 3. The site is not to be subdivided. This site should be
rezoned to satisfy the Court Order.

4. Educational Center Zoning and Rezoning

An educational center is being built on bleck 601, lots 23 and 23.04, in
conjunction with block 601, lots 33-37. The building will be limited to
a maximum of 25,000 square feet. Vehicular access to this facility



should be from the street between lots 33 and 36, and not from
Moorestown Mount Laurel Road. Any necessary zoning
medifications should be made to allow the implementation of this
center.

Qutdoor Recreation Zoning and Rezoning

Block 601, lot 35 is planned to be constructed as an outdoor recreation
facility. Any necessary zoning medification should be made to allow
the implementation of this facility.

Ramblewood Golf Course

Map R-1, General Recreation Plan, and the Recreation and Open
Space Plan, graphically show that open space and recreation is not as
prevalent on the far west side of the township compared to the east
side of the township. This is so even though there are large
population concentrations on the west side of the township. A major
open space feature on the west side is the Ramblewood golf course.
This golf course provides needed open space from the density of
nearby developments. The golf course has been an asset to the
community for an estimated fifty years, and is a positive resource
contributing to the quality of life throughout the adjacent residential
neighborhoeds. In erder to preserve this amenity the facility should
be rezoned to only permit a commercial golf course or any similar
open space commercial activity or land use.

Residential Site Improvement Standards (RSIS)

These statewide standards went into effect June 3, 1997, and these
standards now supersede all municipal ordinances for the subjects
covered. Some of the major subjects covered in the RSIS are:

Residential street hierarchy definitions.
Traffic trip generation per dwelling unit.
Cartway and right-of-way widths.

Sidewalk locations.

Number of parking spaces required.
Parking space stall size.

Construction, lighting and utility standards.
Storm water management standards.

FRMP e T

Most of the township’s existing standards for the above subjects do
not conform to the new RSIS standards, which are 150 pages in
length. Rather than amend the zoning erdinance and subdivision
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ordinance to include the RSIS verbatim, it is recommended that a
provision be added that wherever conflicting language and standards
occur, that the township ordinance standards be subordinated to the
RSIS standards.

Study of Car Dealership Zoning

The zoning ordinance presently permits new car dealers in the
Industrial Zoning District and Major Commercial District. Used car
dealers are prohibited in these zones as a stand alone operation and
there also are restrictions on used car operations associated with new
car dealers.

At the present time, all car sales facilities are located on Route 73, and
there are significant vacant tracts of land along Route 38. There are
no more vacant areas on Route 73 for more car sale facilities.
Therefore, it is apparent that the next focal peint for area dealerships
could be along Route 38.

However, the township contains sufficient car dealerships, and does
not need to open up Route 38 for more of these operations. Route 38
is emerging as an office-retail-education center, and continuation of
office and retail centers, and education facilities are the recommended
land use pattern for this area.

Based on these circumstances, it is recommended that new and used
car dealerships be deleted from the zoning ordinance.

Motor Vehicle Service Stations

(a) In large retail centers motor vehicle service stations are being
proposed to draw more customers into the large retail stores.
However, there is a potential conflict between the movement of
pedestrians through parking lots and the movement of vehicles
related to those service stations. In addition there is the safety
concern of refueling truck entering and exiting through
parking lots. Another concern is that motor vehicle service
stations attract non-retail traffic, which adds to the number of
trips within parking lots that are designed for patrons of retail
stores. This pattern is unsafe and motor vehicle service
stations must not be located within shopping centers.

(b) It is recommended that in the Major Commercial District and
the Business Development Overlay Zone that retail sales not
include the sale and dispensing of vehicular fuels; that motor
vehicle service stations be prohibited as a principal or



10.

11.

12.

13.

14.

accessory use; and that the sale and dispensing of vehicle fuels
be prohibited as a principal or accessory use.

(¢) It is recommended in shopping centers that retail stores be
allowed to offer tire and battery changing services and similar
services, but be prohibited from dispensing vehicular fuels.

Proximity Standard

It is recommended in the Business Development Overlay Zone that
the distance to a residential dwelling be measured to the property line
of the residence, and not to the structure. This propesed standard
also should be applied to all other overlay zoning districts where
proximity requirements are set forth.

Motor Vehicle Limited Services

Large sale retail facilities may provide a limited number of vehicular
services for their customers. Typically, these include oil changes,
changing tires and replacing batteries. It is recommended that these
type of services be permitted uses in the Major Commercial District
and the Business Development Overlay Zone, since they do not
significantly increase traffic volumes.

Towing of Vehicles

Presently, the storage of impounded vehicles is allowed only in the
Industrial District. However, clarification is needed to prevent the
storage of towed vehicles on lots that have not been approved as
impound yards in the Industrial District.

Commercial and Industrial Parking Design Standards

The present zoning ordinance allows commercial and industrial sites
to include a2 maximum of 40% for compact parking spaces. The
length of compact spaces can be reduced from 20 feet down to 15 feet.
This has resulted in some difficulty in that the 15 foot length is
inadequate for the length of today’s vehicles, and results in the
reduced width of travel aisles. This is a situation that needs further
study to determine if the 15 foot stall length should be modified.

Residential Parking

In recent years the use of portable garages has gained in popularity.
The safety of these structures has not been evaluated, and there are no
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township regulations on portable garages. It is recommended that
this situation be studied to determine if regulations are necessary.

Another residential parking issue involves the parking of vehicles
other than cars on residential lots and streets. These include flat bed
trailers, boats, dump trucks, house trailers, ete. A study is
recommended to determine if these items should be regulated to
preserve the character of residential neighborhoods.

Signs

The interpretation of sign height is an issue that needs further
clarification. The problem is that sign height is measured from the
ground elevation at the base of the sign, and this elevation is subject to
change during construction. The ordinance should be amended to
state that pre-construction grades should be used, or the closest road
elevation should be used, etc. A more definitive measurement is
needed.

Fences

The measurement of fence height involves the same problem outlined
in point 11 above. Again, a specific method to measure height should
be included in the zoning ordinance. This height measurement
revision should address whether decorative tops on fences are to be
included in the measurement of height. Also, a definition of fences
should be added to address whether such features as enclosures
around facilities constitute fences.

Coverage

Section 154-79 of the zoning erdinance sets a maximum of 80%
coverage of land with buildings and all improvements, which includes
parking lots. The Schedule of Area and Height Requirements in the
zoning ordinance sets maximum building coverage for all zoning
districts. As discussed in the Circulation Plan, Chapter S, the total
land coverage for retail uses needs to be reduced as a means of
lowering the traffic impacts that are generated by retail development.
This policy recommendation was ceordinated with the storm water
regulations that are being implemented to meet statewide regulations.
The Circulation Plan recommends a maximum 50% coverage for
commercial properties, and this percentage should be extended to all
zoning districts that allew commercial prejects so there is consistency
among development throughout the entire township. This will
enhance open space, meet the new state stormwater management
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19.

standards, free up land for greater buffers, reduce neise pollution,
reduce traffic congestion, and provide for better air quality. The
industrial and office zones should be 72% coverage because traffic
intensity is less compared to retail activities.

It is therefore recommended that the Schedule of Area and Height
Requirements in the zoning oerdinance be amended so that the present
column “Maximum Lot Area That May Be Covered By Buildings” be
amended s follows:

District Or Maximum Percent of Lot Area That
Zone May Be Covered By Impervious Surface
R-1 Residence 40%
R-1D Residence 39%
R-2 Residence 38%
R-3 Residence 26%
R-8 Residence 10%
MCD Major Comm. 50%
Neighborhood Comm. 80%
Business 50%
Special Rest. Ind. 72%
Industrial 72%
0-1 Office 2%
0-2 Office 72%
0-3 Office 72%
Bus. Dev. Overlay Zone 50%

Emergency Medical Service Standards (EMS)

With over 1,500 age restricted units existing now in the township, and
more planned for future development, physical design standards
should be set that address the special needs of senior citizens and the
ability of the township to provide EMS functions.

Ordinance standards should be established that address at least the
following situations: width of elevators, doorways, stairways and
hallways to accommedate stretchers backup power systems;
emergency accesses; signage; access to security systems; and
accommodations for ambulances.

Pad Site Definition
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Every shopping enter in the township has pad sites, but this term is
not defined. It is recommended that the zoning ordinance be
amended to include a definition of pad sites. Suggested wording
would be “These are sites usually along the perimeter of parking lots
and service roads in shopping centers, and usually contain
freestanding banks, restaurants or small retail stores, where the size
of the buildings are considerably less than the main buildings that
form the unified core of the shopping center. Parking for pad sites
must be contained on the pad site.”
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l. INTRODUCTION

A. Council on Affordable Housing (COAH)

The New Jersey Supreme Court ruled in 1975, in a decision now commonly referred to as
“Mount Laurel I', that developing municipalities in New Jersey have a constitutional obligation to
provide a “realistic opportunity” for the construction of low and moderate income housing. In
1983, frustrated with the lack of voluntary municipal compliance, the Supreme Court sought to
create an incentive for voluntary compliance in its “Mount Laurel II” decision. In this decision, the
Supreme Court exposed municipalities that refused to voluntarily comply to a potential builder’s
remedy.

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

The Legislature, like the Supreme Court sought to promote voluntary compliance. Specifically,
the Legislature empowered municipalities to submit to COAH’s jurisdiction and voluntarily
comply under the protections of the COAH process. Pursuant to the FHA, COAH adopted
regulations for three housing cycles: Round One (1986 -1993), Round Two (1994-1999) and
Round Three (initially 2004-2014 and later modified to 2004-2018).

The first iteration of COAH’'s 2004 Third Round reguiations were premised upon a new
methodology that allocated the affordable housing obligation to municipalities based upon
“growth share”. In Rounds | and Il, COAH assigned a fair share number for each municipality.’
The “growth share” approach was premised upon the production of affordable housing
proportionate to market rate residential growth and proportionate to the increase in employment
opportunities in the municipality. The approach created a nexus between the production of
affordable housing and current and future residential and non-residential development within a
municipality. Each municipality was required to project the amount of residential and
nonresidential growth that would occur during the period 2004 through 2014 and prepare a plan
to provide one affordable housing unit for every 8 market rate housing units developed and one
affordable housing unit for every 25 jobs created.

In January 2007, the New Jersey Appellate Division invalidated key aspects of COAH’s Third
Round rules and ordered COAH to engage in rulemaking to address the deficiencies the Court
had identified. @ COAH’s new Round Il rules were adopted on May 6, 2008, with further
amendments adopted on September 22, 2008 that became effective on October 20, 2008. At
the time of the adoption of the initial Third Round regulations in 2004, COAH established its first
growth share model based upon a calculated statewide housing need of 52,747 units.
However, in 2008, COAH substantially modified its growth share ratios to require more
affordable housing based upon a statewide need of 115,666 units. Changes to the Fair Housing
Act were also adopted in the summer of 2008 (P.L. 2008 c¢. 46 on July 17, 2008) under

' Some municipalities such as Mount Laurel experienced substantial build out, in part, due to their efforts
to maintain ongoing Mount Laurel compliance during the first and second round COAH cycles, a fact that
seems o have been lost on COAH in the revised third round regulations.



legislation commonly referred to as “the Roberts Bill”. COAH has not yet proposed regulations
to implement the Roberts Bill, although COAH has offered some guidance on its implementation
of the new law via a letter from the Executive Director to New Jersey mayors. Many
representative entities, individual municipalities, and various developers filed appeals
challenging the revised Third Round regulations adopted in May of 2008 and amended in
September of 2008.° Those challenges may result in fundamental changes to the current
regulations. In addition, COAH has not even proposed, much less adopted, regulations to
implement the Roberts Bill.

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

A municipality’s third round fair share plan must address (1) its rehabilitation share, (2) the prior
round obligation and (3) growth share. The rehabilitation share is the estimated number of
existing substandard housing units in a municipality that are occupied by low or moderate
income households, as determined by COAH (Appendix B. to N.J.A.C. 5:97). The prior round
obligation is a municipality’s adjusted second round new construction component brought
forward to the third round (Appendix C. to N.J.A.C. 5:97). Third round housing plans must
document how existing or proposed affordable housing units satisfy this prior round obligation
and must pian for the new obligation.

B. COAH and Mount Laurel Township

In accordance with the first iteration of the Third Round COAH regulations, Mount Laurel
Township was allocated a total fair share obligation of 1,041 units consisting of a 1 unit
rehabilitation component, a 814 unit prior cycle component and a 226 unit growth share
obligation. The 814 unit prior cycle obligation has already been satisfied by the Township.

The Township voluntarily complied with and prepared a plan to satisfy its initial Third Round
obligation of 226 affordable housing units.* The Township prepared and adopted a Housing
Element and Fair Share Plan consistent with COAH'’s initial Third Round regulations. |t
submitted the plan to the interested parties and to the Court-appointed Special Master. The
plan was adopted by the Planning Board on December 8, 2005 and endorsed by the Township
Council on December 12, 2005. A compliance hearing was held and the plan was approved by
the Court on March 29, 2006.

Under the methodology of the revised Third Round COAH regulations, adopted in 2008, Mount

2 Mount Laurel Township is one of the municipal appellants challenging the revised third round COAH
regulations at the Appellate Division.

% Since 1985 Mount Laurel Township has been granted a series of continuous and ongoing Judgments of
Repose by the Superior Court of New Jersey.
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Laurel's growth share obligation increased by 640% from 226 to 1,421 affordable housing units
and 32 rehabilitation units for the delivery period from 2009 through 2018.

As previously mentioned, the revised Third Round COAH regulations impose a retroactive
obligation for growth that occurred between 2004 and 2008. Mount Laurel Township has other
concerns about the fairness of this methodology as applied to the Township. From Mount
Laurel's perspective, the COAH methodology for calculating growth share overlooks important
local conditions and market realities in the Township. Specifically, COAH’s vacant land analysis
of Mount Laurel Township has serious flaws, with significant areas within the right-of-way of the
NJ Turnpike and 1-295, as well as other roads and developed properties, forming the majority of
the land deemed “vacant” land (see MAP 7). COAH’s statewide vacant iand analysis found
2,262 acres of developable vacant land in Mount Laurel, but the Township’s own site specific
analysis found only 621 acres of potentially developable vacant or “underutilized” land in the
Township. The Township prepared a Growth Share Adjustment analysis in July 2009 consistent
with the procedure set forth in N.J.A.C. 5:97-5.6. The presumptive housing and job densities
set forth in COAH'’s rules, which essentially impose “builders remedy” densities upon all the
remaining land in the entire Township, ignoring and undermining the local conditions and
context.

The implementation of the Township’s affordable housing plans over the last two and a
half decades have inexorably altered and established the existing development patterns
in Mount Laurel. They have also provided opportunities for affordable housing units
consistent with the regional income requirements, and have provided reasonably priced
market rate units. In cooperation with other interested parties, the Township has made
ongoing efforts to ensure opportunities for a variety of housing types to households with a range
of incomes.  The revised Third Round COAH regulations now run from 2004 through 2018,
meaning that even though it is 2010, growth share is calculated based on the development that
has occurred between 2004 and the present, and the growth that is projected to materialize
through 2018. The delivery period required in this Plan is from 2010 through 2018. The revised
Third Round regulations impose new methodology and growth share ratios, requiring one
affordable housing unit for every four (4) market-rate housing units developed, and one
affordable housing unit for every sixteen (16) jobs created. Municipalities must provide a plan to
provide for the projected affordable housing need, but will only be required to provide the
affordable housing as a percentage of actual growth.

The March 29, 2006 Order granting approval of the Township’s initial Round Three plan noted
that the Third Round regulations were being challenged by numerous parties and that the
Township would update its affordable housing compliance plan in the event that those
challenges invalidated the regulations the Townshijp had relied in drafting the Third Round
compliance plan.* On December 7, 2009 Judge Hogan of the Superior Court, Law Division,
Burlington County entered an Order setting forth a deadline of February 28, 2010 for the
Township to file a new plan to satisfy COAH’s revised Third Round regulations.

In view of the above, the Township has formulated a Housing Element and Fair Share Plan that
complies with the current COAH regulations, but has sufficient fiexibility to empower the
Township to adjust course as the Fair Housing Act and implementing COAH regulations evolve
or change direction completely.

* Order Providing Repose and Incorporating Agreement for Third Round Fair Share Compliance, In the
matter of the Township of Mount Laurel, March 29, 2006, page 43.
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The future of affordable housing law in New Jersey is clearly uncertain at this time. The
Appellate Division heard oral argument on December 1, 2009 to the 22 appeals to the COAH
regulations, including the appeal posed by Mount Laurel Township. A decision from the
Appellate panel may come in March or April 2010.

In addition, the citizens of New Jersey elected a new Governor on November 3, 2009 who
pledged dramatic changes to the Fair Housing Act and/or implementing COAH regulations,
which fall under the Governor’'s regulatory authority. In fact, the Governor’s transition team
issued a report on January 25, 2010 recommending the implementation of immediate and long
term solutions, including a temporary suspension of COAH’s regulations to allow for legislative
and/or regulatory reform (see Appendix J).

Based upon these recent developments Mount Laurel reserves the right to seek the suspension
of the implementation of this Fair Share Plan if a change in the law, described above, dictates
such result. In the event the revised Third Round COAH regulations withstand the legal
challenges and remain in effect through 2018, Mount Laurel remains committed to implement
this Fair Share Plan to maintain its Judgment of Repose and protection from potential builder’s
remedy litigation.
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C. Housing Element and Fair Share Plan Requirements

In accordance with Municipal Land Use Law, N.J.S.A. 40:55D-28, a municipal master plan must
contain at a minimum two elements — the first is a statement of goals and objectives, principles,
assumptions, policies and standards upon which the proposals for the physical, economic and
social development of the master plan are based, the second is the land use element. The
Land Use Element must show its relationship to the first element, show existing and proposed
development, and state the relationship of this development to the existing and proposed zone
plan and zoning ordinances. Additionally in accordance with N.J.S.A. 40:55D-62, the governing
body cannot adopt zoning ordinances until the Land Use Plan Element and the Housing
Element are adopted. Further, the Fair Housing Act, N.J.5.A. 52:27D-310, requires that any
municipality participating in COAH’s process must adopt a Housing Element and Fair Share
Plan.

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

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

1. Housing Element Requirements from the Fair Housing Act

a. An inventory of the municipaiity’s housing stock by age, condition, purchase or rental
value, occupancy characteristics, and type, including the number of units affordable
to low and moderate income households and substandard housing capable of being
rehabilitated, and in conducting this inventory the municipality shall have access, on
a confidential basis for the sole purpose of conducting the inventory, to all necessary
property tax assessment records and information in the assessor’s office, including
but not limited to the property record cards;

b. A projection of the municipality’s housing stock, including the probable future
construction of low and moderate income housing, for the next ten years, taking into
account, but not necessarily limited to, construction permits issued, approvals of
applications for development and probable residential development of lands;

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

d. An analysis of the existing and probable future employment characteristics of the
municipality;
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e. A determination of the municipality’s present and prospective fair share for low and
moderate income housing and its capacity to accommodate its present and
prospective housing needs, including its fair share for low and moderate income
housing; and

f. A consideration of the lands most appropriate for construction of low and moderate
income housing and of the existing structures most appropriate for conversion to, or
rehabilitation for, low and moderate income housing, including a consideration of
lands of developers who have expressed a commitment to provide low and moderate
income housing.

2. Housing Element and Fair Share Plan Requirements from COAH’s rules:
a. The household projection provided in Appendix F of COAH’s rules
b. The employment projection provided in Appendix F of COAH’s rules
¢. The municipality’s prior round obligation provided in Appendix C of COAH’s rules
d. The municipality’s rehabilitation share provided in Appendix B of COAH’s rules.
e. The projected Growth Share in accordance with the procedures in NJAC 5:97-2.4

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

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

A municipality’s third round fair share plan must address (1) its rehabilitation share, (2) the prior
round obligation and (3) COAH-projected growth share obligation. The rehabilitation share is the
estimated number of existing substandard housing units in a municipality that are occupied by
low or moderate income households, as determined by COAH (Appendix B. to N.J.A.C. 5:97).
The prior round obligation is a municipality’s adjusted second round new construction
component brought forward to the third round {(Appendix C. to N.J.A.C. 5:97). Third round
housing plans must document how existing or proposed affordable housing units have satisfied
the prior round obligation and must plan for the new obligation.

The Fair Housing Act provides (NJSA 52:27D-311d) that no municipality in New Jersey shall be
required to raise or expend municipal revenues to provide for low and moderate income
housing. Funding sources are already limited and the New Jersey Economic Stimulus Act of
2009 signed into law on July 27, 2009 suspended the Non-Residential Development Fee Act,
which was one means for municipalities to collect funds for the production of affordable housing
at no cost to the Mount Laurel taxpayer. The Township has expended millions of dollars to
support affordable housing production over the last thirty years, but in some cases the housing
is yet to materialize because of delays caused by developers of affordable housing, which are
outside the Township’s control. Despite the challenges, the Township must utilize the tools
available to provide realistic opportunities for the development of affordable housing in
accordance with COAH’s rules.
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D. Mount Laurel Township at a Glance

The land area of Mount Laurel Township is 21.9 square miles or approximately 13,982 acres
and is located in northwestern Burlington County. Mount Laurel Township is bordered by
Willingboro Township and Westampton Township to the north, Hainesport Township, Lumberton
Township and Medford Township to the east, Evesham Township to the south and Cherry Hill
Township in Camden County to the west. Mount Laurel Township’s location in Burlington
County is shown on MAP 1.

In the 1800s Mount Laurel Township was a rural farming community with clusters of homes built
at crossroads villages such as Masonville, Centerton and Fellowship. These were the most
heavily developed areas until the middle of the 20" century. Agricultural production supported
the local population and agricultural output was transported via the Rancocas Creek. In 1863,
the Burlington-Camden Railroad was built. Centerton, located near the Moorestown border,
thrived because of its wharf, lumber and coal yard, phosphorus factory, tavern and the
Centerton Hotel. Centerton was a popular vacation spot for families from Philadelphia seeking
the tranquility of the countryside during the hot summer months. On the western side of town,
Fellowship was settled on land owned by George Roberts, a well-known Quaker. Fellowship
was the most established of the villages that comprised Mount Laurel at that time.

The majority of Mount Laurel's economy was dominated by farming until residential housing
development accelerated in the 1950s and continued to soar until the early part of this past
decade, with the gradual conversion of farmland to a variety of residential and commercial
uses.” Much of the Township was developed in the 1970’s and 1980’s and the population
increased accordingly. Mount Laurel Township is traversed by State Highway Route 73, State
Highway Route 38, the New Jersey Turnpike, and Interstate Route 295. There are no
commuter rail stations in Mount Laurel, but a number of New Jersey Transit bus routes traverse
the Township.

The July 1, 2008 population estimate for Mount Laurel Township is 39,182 persons according to
the New Jersey Department of Labor and Workforce Development (based on 2000 U.S. Census
Bureau data and the number of certificates of occupancy, less any demolition permits, multiplied
by the average number of persons per unit). At the time of the 2000 Census the Township
population was 41,221 people. The estimates indicate that the Township has lost population.
The 2010 Census will provide clarity regarding any population increase or decrease over the

past decade.

E. Mount Laurel Township’s Recent Affordable Housing History

Mount Laurel Township has been under the jurisdiction of the Superior Court since the time of
the Mount Laurel Il decision in 1983. A final consent order was executed on September 9, 1985
and a number of Orders for amendments and extensions were entered up through 1995. In
1995 the Township attempted to pursue the filing of a Housing Element and Fair Share Plan
with the Council on Affordable Housing (COAH). However, it was subsequently determined by
the Township, the original Mount Laurel plaintiffs and their representatives, affordable housing
developers, the Superior Court, and the Special Mount Laurel Master that the evolution of
housing plans in Mount Laurel Township under the jurisdiction of the Court had evolved

> The Township's website was consulted for historical background. http://mww.mountlaurel.com/history/
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separately from the provisions of COAH, and that the Township should, therefore, remain under
the Court’s jurisdiction.® Mount Laurel Township’s COAH application and the jurisdiction of
COAH over the Township was formally terminated by Superior Court Judge Anthony Gibson, in
connection with the Judgment of Repose entered on December 3, 1997.

On December 3, 1997 a Judgment of Repose was entered for Mount Laurel’s cumulative fair
share obligation for Rounds One and Two. Additional Implementation Orders and Consent
Orders were entered over the years. The Planning Board adopted a Round Three Housing
Element and Fair Share Plan on December 8, 2005, which was endorsed by the Township
Council on December 12, 2005. An Order Providing Repose and Incorporating Agreement for
Third Round Fair Share Compliance was entered by the Court on March 29, 2006.

The 2005 plan addressed the Township’s entire rehabilitation and new construction obligation
and provided for 63 surplus credits. At the time the Order was entered, it was recognized that
the Third Round regulations were being challenged, and the Township agreed to review its
affordable housing compliance plan if and when the regulations were invalidated. Since the
rules were invalidated and new Third Round rules have been adopted, the Township must
review the affordable housing plan and make amendments to comply with the new regulations.
The parties have agreed that the creation of Mount Laurel’s fair share compliance plans would
continue to be guided by COAH regulations to the extent practicable but would be reviewed by
the Special Master and the Court. Many of the assumptions upon which the “original” Round
Three plan was based are no longer valid under the new rules. The Township has entered into
agreements with Fair Share Housing Development to construct specified numbers of affordable
housing units along with affordable housing amenities that are inadequate to meet the
Township’s 1,421 unit fair share obligation under the revised Third Round regulations.

It is important to bear in mind that the Court, Mount Laurel Township, and the various parties to
Mount Laurel’s affordable housing compliance plans over the last three decades have agreed
that the evolution of the affordable housing solutions under the jurisdiction of the Court have
evolved separately from the provisions of COAH’s rules and regulations.” Mount Laurel
Township’s relationship to the COAH process is one wherein compliance has been sought
through the pursuit of a Judgment of Compliance and Order of Repose. The Third Round
obligation originally anticipated for Mount Laurel Township, based on the first iteration of the
Round Il COAH rules, was 226 units; which had been agreed to by the Township, the Plaintiffs
and the Special Master. The new growth share number assigned to Mount Laurel
Township in accordance with the rules adopted in 2008 is 1,421 units and 32
rehabilitation units, a 640% increase from the 2006 Order of Repose entered by the Court.
Mount Laurel Township took action to plan for the 226 unit obligation in reliance upon the
original Round Il COAH rules. Consistent with the agreement to be guided by the new COAH
regulations to the greatest extent practicable, the Township has reviewed the new rules and
considered the rules in the local context and has set forth a flexible plan to comply.

Mount Laurel Township is also mindful that COAH’s regulations, in their present form, may soon
be altered and/or invalidated either by the Appellate Division in the pending COAH regulations
appeal, by a legislative amendment (such as recently introduced Senate Bill-1), or by further
changes and/or amendments to the COAH regulations as implemented by a new State

® This history is recounted in Section VIIA of the prior Order Providing Repose and Incorporating
Agreement for Third Round Fair Share Compliance, entered on March 29, 2006.

" Order Providing Repose and Incorporating Agreement for Third Round Fair Share Compliance, page
42-43.
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administration. Mount Laurel reserves its right to amend this plan to conform to any changes
that may occur by law between the time of adoption of this plan and the end of the current
COAH third round cycle in 2018.

Additionally, Mount Laurel Township is currently pursuing Motion Practice in the Superior
Court for relief pursuant to the provisions of its 2006 prior Third Round Judgment of
Repose. If relief is granted by the Court, Mount Laurel reserves the right to amend this
Fair Share Plan within a reasonable time period thereafter. Specifically, Mount Laurel has
motions pending before the Superior Court seeking Orders to: a) Grant some form of equitable
relief to the Township that would allow it to yield fifty-five (55) affordable housing credits toward
its growth share obligation to satisfy the growth share obligation generated by the Rogers Walk
age-restricted residential development project as contemplated under a tri-party sub-agreement
between Mount Laurel Township, Davis Enterprises and Fair Share Housing Development, Inc
(FSHD) in the prior round Judgment of Repose; b) Equitably reform the March 29, 2006
Judgment of Repose in accordance with its terms to require development of Fair Share Housing
Development’s sites for the production of actual affordable housing rather that affordable
housing amenities in order to meet the Township’s increased fair share obligation which
increased from 226 to 1,421 units; ¢c) Remove FSHD as a designated Mount Laurel affordable
housing developer under the prior March 29, 2006 Judgment of Repose due to its lack of due
diligence;® and d) Prohibit FSHD from participating as a designated Mount Laurel Affordable
housing developer in future affordable housing plans due to a lack of diligence in pursuing
development of its existing affordable housing projects, which Mount laurel Township has relied
upon for prior rounds compliance.

® Mount Laurel continues to challenge the right of FSHD (a non-profit entity created for the purpose of
establishing affordable housing in Mount Laurel Township) to continue with any rights it has previously
acquired under prior Judgments of Repose. The challenge to FSHD is based on that entity’s failure to
develop affordable housing and related amenities on lands it controls within the Township. The Township
asserts that FSHD must be divested of the rights to develop these affordable housing development
projects because of its failure to deliver for over twelve (12) years in the case of one project and
approximately twenty (20) years in the case of another project. |t is also a portion of the Township’s
pending application before the Court that any lands that the non-profit seeks to devote to non-housing
purposes must be rejected by the Court because the non-profit entered into an agreement with the
Township and then participated in activities at the State level to cause the Fair Housing Act to be
amended in a manner that is directly adverse to the Township’s approved 2006 Fair Share Plan.
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F. Mount Laurel Township’s Fair Share Obligations

COAH’s substantive rules have provided a projection of housing and employment growth based
on the allocation of growth projections for the counties to the municipalities. The methodology
indicates that the allocation of projected growth to the municipalities was based on both
historical trends and an analysis of physical growth capacity (i.e. a municipality approaching
build-out inherently has a declining growth rate). COAH’s vacant land analysis for Mount Laurel
overestimated the amount of developable land by including areas within the right-of-way of the
New Jersey Turnpike and 1-295, as well as other roads and developed properties. COAH’s
vacant land layer is shown on MAP 7.

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

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

Mount Laurel Townsh:p
Cumulatwe Affordable Housin ; e
‘as outlined in COAH'’s Substantme ules and Appendmes

Rehablhtatlon Share 32

Prior Round Obligation (new construction for 815
rounds | and Il, 1987-1999)

Growth Share 453 for residential growth
2004 to 2018 968 for employment growth

1,421 Growth Share Total
Total Obligation 2,268 units

The table below is a summary of the Township’s compliance with the prior round fair share
obligations. The Township has addressed its 1987 to 1999 fair share obligation, and has
received a judgment of compliance for the Round Two plan. The prior round obligation was 814
units, but it has been readjusted to 815 units by COAH. In accordance with N.J.A.C. 5:97-3.5
the Township may receive two units of credit for each non-age restricted rental unit addressing
its prior round rental obligation up to the rental obligation. Mount Laurel’s prior round rental
obligation was 204 (25% of 815). The prior rounds compliance plan is summarized below.
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- Mount Laurel Township .~
: Prior Rounds Fair Share Compliance
Mechanism (credit type) Project Name Number of
Units/Credits
Prior Cycle Credits - 0
Group Home Credits (rental) Catholic Charities | 5
Family for-sale Lo R
Tricia Meadows 86
Laurel Creek 8
Stone Gate 9
Weiland 8
Union Mill Farms 9
Rancocas Pointe 52
Wellington Ct 1
Age-Restricted for-sale ST
Renaissance Club | 20
Family Rental ; L
Laurel Creek 11
Stone Gate 20
Weiland 5
Union Mill Farms 9
Ethel Lawrence 140
Homes
Age-Restricted Rental Sunrise Assisted 9
Age-Restricted Rental FSHDC Senior project 154 °
INCOMPLETE (302/2&3)
Family Rental FSHDC Connell Tract 25
INCOMPLETE (701/3)
Rental Bonus Family Rental 185
Rental Bonus Age-Restrict Rental 19"
RCA Beverly City 85
Total 860
25 Rehabilitation
Surplus 45 surplus credits
FSHD Age-Restricted Rental 30 age restricted
Carry forward

® The FSHD Senior project is proposed to include 184 units, but only 154 may be counted toward the
Rounds One and Two obligation. Therefore, 30 units will carry forward toward the Round Three
obligation.

10 Age-restricted Rental units receive .33 bonus credit. The maximum number of bonus credits the
Township may claim for the Prior Rounds is 204. The Township claims 185 family rental bonus credits
plus 19 age-restricted bonus credits.
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II.  HOUSING ELEMENT ANALYSIS

Until more recent reliable data is available, the 2000 Census data must be utilized for
demographic and housing data analysis. It is now 2010 and a new decennial Census will be
taken later this year. Much of the 2000 Census data is now outdated, but it must be relied upon
for lack of a superior alternative. The Housing Element subsections correspond to the
requirements of the New Jersey Fair Housing Act (N.J.S.A. 52:27D-310).

A. Existing Housing Stock

An inventory of the municipality’s housing stock by age, condition, purchase or rental
value, occupancy characteristics, and type, including the number of units affordable to
low and moderate income households and substandard housing capable of being
rehabilitated.

According to the Census, in 2000 there were 17,089 year-round housing units in Mount Laurel
Township, of which 16,570 were occupied and 593 were vacant, which is a vacancy rate of
3.5%. Mount Laurel has a population density of 1,844.3 people per square mile. The US Census
population estimate for 2008 is 39,182. Assuming the estimate is accurate, this represents a
decline of 1,039 people since the 2000 Census was taken. Considering that there has been an
increase in the number of housing units, the population decline will need to be confirmed a a
review of the 2010 Census data when it is available.

1. Age of Housing Stock

Mount Laurel Township is similar to the majority of the adjoining municipalities in that a
significant portion of its housing stock was built during the period between 1980 and 1989, and
the median year for housing unit construction is 1985. All of the adjoining municipalities with the
exception of Evesham and Lumberton Townships were developed earlier, with the majority of
the housing built prior to 1980. Just 31.5% of Mount Laurel Township’s housing stock existed
prior to 1980.

"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
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Persons Per Household at % Housing Stock Built | Median Year
2000 Census 1939 or Earlier Structure Built
Mount Laurel 2.41 1.8 1983
Township
Evesham 2.68 0.9 1983
Township
Moorestown 2.68 24 1962
Township
Cherry Hill 2.61 3.3 1967
Township
Hainesport 2.78 15.2 1964
Township
Lumberton 2.61 6.2 1984
Township
Maple Shade 2.22 9.8 1966
Township
Medford Township 2.77 5.3 1978
Burlington County 2.65 11.8 1971

Source: U.S. Census Bureau, 2000 Census

Mount Laurel Township
Age of Housing Stock
Year Constructed Number of units Percent of Total Units in 2000
1995 to March 2000 2,524 14.7%
1990 to 1994 3,215 18.7%
1980 to 1989 6,023 35.1%
1970 to 1979 2,735 15.9%
1960 to 1969 1,505 8.8%
1940 to 1959 854 5.0%
1939 or earlier 307 1.8%

According to the residential certificates of occupancy data compiled by the New Jersey
Department of Community Affairs there were 1,233 certificates of occupancy issued in Mount
Laurel for residential dwellings between 2000 and September 2009.

2. Condition and Substandard Units

Of the 17,163 housing units in existence at the time of the 2000 Census, twenty five (25) units
were reported to be without complete plumbing facilities, and nineteen (19) units were lacking
complete kitchen facilities. An assessment of the number of substandard units capable of being
rehabilitated may be made by considering the number of homes without complete plumbing and
kitchen facilities since this information is provided in the Census sample data, but there are
other factors to consider as well. Occupied housing units with a low a market value relative to
the average in the area may be an indicator of potential for rehabilitation. COAH has also used
“crowding” and the age of the housing units to estimate the number of units in need of
rehabilitation. Generally the Township’s housing stock is in good condition. Appendix B in the
COAH rules indicates that there are 32 units in need of rehabilitation.
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3. Ownership and Rental Characteristics

A majority, 83.7 percent, of Mount Laurel’s population live in owner-occupied housing units,
while 16.3 percent of the population lived in rented housing units at the time of the 2000
Census. 49.5 percent of the total housing units in Mount Laure! Township are single family
detached dwellings (rented and owned), 23.6 percent are attached housing, 25.1 percent is 2
attached units or more and 1.8 percent (total units) are mobile homes or other.

In Burlington County overall, 77.4% of occupied housing units are owner occupied and 22.6 %
are renter occupied. Mount Laurel has a lower percentage of rental units than the County
overall and of the adjoining municipalities only Lumberton Township and Hainesport Township
have a lower percentage of renter occupied dwellings. However, many Mount Laurel
homeowners live in townhouse or condominium style housing, and often an affordable
homeownership option.

Mount Laurel Township Housing Ownership Characteristics

Year Round Housing Units Owner-occupied Rental
Occupied | Vacant | Seasonal | Total No. % No. %
16,570 593 74 17,163 | 13,861 837 2,709 16.3

4. Occupancy Characteristics and Housing Type

According to the 2000 US Census the vacancy rate for year round units is low in the Township,
1.2% vacancy for owner-occupied units and 6.7% vacancy for rental units. The average
household size in the Township is 2.41 persons (average owner occupied household size is
2.48, and average renter occupied household size is 2.04).

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

Bedroom Distribution
Percent of Housing Stock With:

One or less Bedrooms | 2 — 3 Bedrooms | 4+ Bedrooms
Mount Laurel Township 6.8 63.9 29.3
Evesham Township 10.7 55.4 33.9
Moorestown Township 8.7 464 44.9
Cherry Hill Township 10.2 46.3 43.6
Hainesport Township 4.1 55.5 40.4
L.umberton Township 18.0 52.7 29.3
Maple Shade Township 33.4 55.0 11.6
Medford Township 8.0 38.2 53.8
Burlington County | 11.64 | 58.0 | 30.36

Source: U.S. Census Bureau, 2000 Census
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Percent Distribution of Housing Units by Structure Type
Mount Laurel Township and surrounding municipalities
Number of Units in Structure

11209 | 10+ Mobile Home
[Trailer/Other
Mount Laurel Township 73.1 171 8.1 1.8
Evesham Township 76.2| 1141125 0.0
Moorestown Township 83.3 84| 81 0.1
Cherry Hill Township 81.5 451134 0.6
Hainesport Township 93.7 23] 1.9 2.2
Lumberton Township 73.3 5.8120.9 0.0
Maple Shade Township 481 20.1]31.8 0.0
Medford Township 86.3 94| 43 0.0
Burlington County | 784 11.4] 87| 1.5

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

At the time of the 2000 Census, 22.1 percent of households renting in Mount Laurel Township
were spending more than thirty-five percent (35%) of household income on rent."? The median
monthly contract rent in Mount Laurel Township was $939 in 2000. Based on the 2009 regional
income limits, a moderate income household of two in Region 5 earns up to $49,492 per year.
Considering that the median contract rent in the Township was $939 in 2000, or $11,268 per
year ($14,123.21 in 2009 adjusted dollars), a moderate income household of two would be
spending approximately 28% of household income on rent, which is within an acceptable range.

Based on the 2009 regional income limits, a low income household of two in Region 5 earns up
to $31,120, so the median contract rent is approximately 45% of the household income for a low
income couple. Residential units offered for $939 rent in 2000 dollars would be generally
affordable for two person moderate income households. This rental cost analysis is important in
demonstrating the overall availability of affordable housing units because of the demand for
affordable rentals in Mount Laurel Township.

The median cost for homeownership in Mount Laurel was $1,467 per month or $17,604 per year
($22,064.70 per year in 2009 adjusted dollars). A moderate income household of two would
spend 44.5% of household income on homeownership.

Sixty seven of the 2,707 renter households paid no rent in accordance with the Census data,
which is not a realistic expectation, but impacts the median figure. It must also be noted that
the regional income limits are for 2009 while the rent and ownership costs are eight years old
(2000 Census). For this analysis we utilized the consumer price index (CPI) to adjust 2000
dollars for 2009. In 2009 Burlington County was ranked 14" out of 21 New Jersey counties for
the average sale price of new homes with an average sales price of $390,918."

2 US Census Sample Data.

'® New Jersey Department of Community Affairs information from new Home Warranties
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Selected Housing or Housing-Related Value Characteristics

(2000 Census)

Median Median Median Value Income | Rental

Value Contract Household Ratio Vacancy

Housing Rent Income Rate (%)
Mount Laurel $161,900 $939 $63,750 2.53:1 6.7
Township
Evesham $157,000 $886 $67,010 2.34:1 6.9
Township
Moorestown $254,900 $843 $78,826 3.23:1 5.6
Township
Cherry Hill $154,900 $793 $69,421 2.23:1 6.5
Township
Hainesport $144,400 $744 $66,417 2.17:1 4.2
Township
Lumberton $163,300 $702 $60,571 2.69:1 3.4
Township
Maple Shade $107,900 $767 $45,426 2.371 7.5
Township
Medford $213,600 $947 $83,059 2.57:1 3.7
Township
Burlington $137,400 $758 $56,608 2.42:1 5.8
County

Source: U.S. Census Bureau, 2000 Census

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

According to the 2000 US Census, between 1990 and 2000, Mount Laurel’s population
increased from 30,270 people to 40,221 people, in increase of 9,951 persons or 32.9%. A new
decennial Census will be taken this year. When information from the 2010 census becomes
available, the Township will amend planning reports if needed to reflect the new data. As a
result of the dwindling available, developable land as well as a changing market, it is unlikely
that population growth will keep pace with the last several decades.

1. Historic Population Trends

Mount Laurel Township’s population increased 1,469% in the seven decades leading to the
1990 Census, increasing from 1,929 people in 1930 to 30,270 people in 1990. The most
significant period of growth in Mount Laurel was between 1960 and 1970, when the population
increased by 113%. The rate of population growth was also significant in the 1950s, when the
population increased by 86%. The largest absolute increase in population was between 1980
and 1990 when the population increased by 12,656 people (71%).

The table below shows the population changes from 1920 through 2008 in Mount Laurel
Township.
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Mount Laurel Township Population™
1930 to 2008

1930 1940 1950 1960 1970 1980 1990 2000 2008

1,929 2,189 2,817 5,249 11,221 17,614 30,270 40,221 30,182

* NJ Department of Labor and Workforce Development estimates.

2. Recent Population Change

The table below shows the population changes in Burlington County and in the surrounding
municipalities between 2000 and the July 2008 estimate. Mount Laurel is the only municipality
which is estimated fo have lost population since 2000 (-1039). This population estimate is will
need to be confirmed by the upcoming 2010 Census given the increase in housing units. The
data used by various state agencies varies and the Township questions the reliability of these
estimates. The Township believes that the population may have increased, and the new
decennial Census will provide a more accurate population count. The other surrounding
municipalities had varying rates of increase.

Mount Laurel Township and Surrounding Municipalities
Population Growth 2000 to 2008"

2000 July 2008 Percent Change
Mount Laurel Township 40,221 39,182 -2.5% (-1,039 people)
Evesham Township 42,275 45,275 7.0% (3,000 people)
Moorestown Township 19,017 19,509 2.5% (492 people)
Cherry Hill Township 69,965 71,095 | 1.61% (1,130 people)
Hainesport Township 4,126 5,962 44%(1,836 people)
Lumberton Township 10,461 12,000 14.7%(1,539 people)
Maple Shade Township 19,079 19,154 0.39%(75 people)
Medford Township 22,253 22,815 2.5%(562 people)
Burlington County 423,394 445,475 5.21%(22,081 people)

3. Population Density

In 2000, the population density in Mount Laurel Township was estimated to be 1,844.3 people
per square mile, which is 3.5 times higher than Burlington County’s population density overall
(526 people per square mile), and less than the population density in Maple Shade (4,949.4
people per square mile), and Cherry Hill Township in Camden County (2,884.9 people per
square mile), but greater than Evesham Township (1,431.1 people per square mile),
Moorestown Township (1,287.3 people per square mile), Lumberton Township (813.0 people
per square mile), Hainesport Township (632.8 people per square mile) and Medford Township
(566 people per square mile). Evesham Township and Medford Township are partially within
the Pinelands National Reserve, and limited growth within the Pinelands area will impact the
overall development of these municipalities. There are areas within Mount Laurel Township
where development patterns are compact, but the Township is not urban in character.

" Source: United States Census Bureau, Decennial Population Counts, 1930-2000
"% New Jersey Department of Labor and Workforce Development

Mount Laurel Township Housing Element and Fair Share Plan Page 22 of 88
March 2010




Mount Laurel Township and Surrounding Municipalities

Density Indicators
Acreage Square Population People Housing units
Miles per sq mile | Employed per per sq mile
sq mile
Mount Laurel 13,952 21.8 1,844.3 1002.3 787.29
Township
Evesham 19,008 29.7 1,431.1 788.8 552.6
Township
Moorestown 9,472 14.8 1,287.3 607.83 487.22
Township
Cherry Hill 15,616 24.4 2,884.9 1,457.3 1,116.4
Township
Hainesport 4,160 6.5 632.8 357.07 239.23
Township
Lumberton 8,256 12.9 813.0 416.66 316.27
Township
Maple Shade 2,432 3.8 4,949.4 2,832.89 2,370.78
Township
Medford 25,475 39.8 566.0 285.5 204.69
Township
Burlington County 514,944 804.6 526.2 42 200.48
New Jersey 4,748,032 7,417.3 1,134.4 532.5 446.3

Source: Calculated from U.S. Census Bureau, 2000 Census data
4. Age of Population

The table below provides a breakdown of Mount Laurel’s population by age cohorts and gender
in 2000. The largest age cohort is the 35-44 age bracket, with 18.3% of the total population.
This is consistent with the Township’s median age of 38.9 years. The percentage of the total
population older than 65 years of age is 14.6%. The third largest age cohort is the 25-34 bracket
which is the age group that would be starting families and having children. Often the 25-34 age
group transitions from renting to homeownership. Fortunately, there is a variety of housing types
in Mount Laurel to meet the needs of the population as it ages and additional age-restricted
housing is proposed to meet the needs of the Township’s older residents.
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Mount Laurel Township

Summary Population Characteristics 2000

Number of People | % of Total
Male 18,983 47 2%
Female 21,238 52.8%
Total 40,221 100%
Under 5 2,460 6.1%
5-14 5,401 13.5%
15— 24 3,597 9%
25-34 5,777 14.3%
35 -44 7,365 | 18.3%
45 - 54 5,760 14.1%
55 - 64 3,956 9.8%
65+ 5,905 14.6%
Median Age | 38.9 |

Source: U.S. Census Bureau, 2000 Census

5. Household Characteristics

The next table includes family and household characteristics of the Township. In 2000, there
were 16,570 households in Mount Laurel (17,163 housing units), and of those 11,062 identified
as families. The average household size is 2.41 persons. The majority of the total households
have two or more persons, at 72.1%; of which 55.7% are married households.

Mount Laurel Township
Summary of Household Characteristics

Number | % of Total Househoids
Family Households 11,062 66.8%
Non-Family Households 5,508 33.2%
1 Person Household 4,630 27.9%
2+ Person Household 5,813 721%
Married Couple Families 9,235 55.7%
Single Female Householder | 2,974 17.9%
Number of Households 16.570 100%

Persons Per Household 2.41

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

The 1999 income statistics presented in the table below indicate that Mount Laurel households
on average have incomes slightly higher than those in Burlington County overall. The Township
had a household median income of $63,750 and a mean (average) income of $78,062 at the
time of the 2000 Census, compared with the Burlington County household median income of
$58,608, and mean income of $71,069. Compared with the seven neighboring municipalities,
Mount Laurel has the third lowest median household income (only Lumberton at $60,571 and
Maple Shade at $45,426 are lower), though only slightly lower than Evesham Township and
Hainesport Township. Additionally, 2.5% of Mount Laurel's families had household incomes
below the federal poverty level. Among neighboring municipalities, Lumberton Township and
Maple Shade Township had higher percentages of families (2.6% and 3.8%) with household
incomes below the federal poverty level. The greatest number of Mount Laurel households
earned between $50,000 and $79,999 in 1999 ($64,387- $103,017 in 2009 dollars).

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

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

Adjusted for inflation using the Consumer Price Index (not including other factors that may
influence household income), Median household income in Mount Laurel would be $79,903.70
in 2009.
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Mount Laurel Township

1999 Household Income
#l—[\:‘t?k?srghﬁg;e; Mount Laurel % | Burlington County %
Less than $10,000 532 3.2% 3.9%
10,000 — 14,999 431 2.6% 3.4%
15,000 — 24,999 1,114 6.7% 8.2%
25,000 — 34,999 1,571 9.5% 10.2%
35,000 - 49,999 2,356 14.2% 15.4%
50,000 - 74,999 3,721 22.4% 23.2%
75,000 — 99,999 2,622 15.8% 15.5%
100,000 — 149,999 2,853 17.2% 13.7%
150,000 — 199,999 802 4.8% 3.5%
$200,000 + 579 3.5% 2.9%

Source: U.S. Census Bureau, 2000 Census

Mount Laurel Township 1999 Income Levels

- Burlington County

Mount Laurel Households | Mount Laurel Families Households
Median Income $63,750 $76,288 $58,608
Mean Income $78,062 $91,188 $71,069

Source: U.S. Census Bureau, 2000 Census

Mount Laurel Township and Surrounding Municipalities
Median Income for Households and Families, 1999

Households Families
Mount Laurel Township $63,750 $76,288
Evesham Township $67,010 $77,245
Moorestown Township $78,826 $94,844
Cherry Hill Township $69,421 $80,766
Hainesport Township $66,417 $72,005
L.Lumberton Township $60,571 $70,329
Maple Shade Township $45,426 $53,912
Medford Township $83,059 $97,135
Burlington County $58,608 $67,481
New Jersey $55,146 $65,370

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

% Persons | % Families
Mount Laurel Township 3.1 2.5
Evesham Township 2.8 1.7
Moorestown Township 3.4 24
Cherry Hill Township 4.0 2.5
Hainesport Township 3.0 2.0
Lumberton Township 3.8 2.6
Maple Shade Township 54 3.8
Medford Township 5.9 1.9
Burlington County 4.7 3.2
New Jersey 8.5 6.3

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

Of the 31,944 residents aged sixteen and over in 2000, 21,852 were in the labor force. Just
over two percent of the labor force in Mount Laurel was listed as unemployed in 2000 (2.1%).
The 2000 Census reported that New Jersey’s unemployment rate was 3.7%. In July 2009, New
Jersey’s unemployment rate had reached 9.3%. Though municipal level unemployment figures
are not available, the unemployment rate in Mount Laurel Township has surely increased, as
the recession has impacted people across industries, in all geographic areas, and across the
economic spectrum.

Mount Laurel Township residents hold a diverse array of jobs. The educational, health and
social services account for 21.3% of the total labor force in the township, but the mean travel
time to work for Township residents is 28.7 minutes, slightly more than the Burlington County
average of 28.2 minutes and is an indicator that many residents travel significant distances in
their motor vehicles to work. There are public transportation options in and around Mount
Laurel, but many people would need to drive to commuter lots and then take public transit from
there, which are generally not conveniently located for Mount Laurel residents. Accordingly,
most residents find it easier to drive to work. Mount Laurel Township is largely a bedroom
community where residents commute to work in employment centers such as Philadelphia, but
also has a significant employment base itself in the vicinity of the NJ Turnpike, Route 295 and
Route 73.

The employment data included in the U.S. Census for Mount Laurel Township residents
provides a picture of what types of work Mount Laurel Township residents are involved in, but
does not indicate where those jobs are located. As indicated in the table below, the most
significant employment activities are in the educational, health, and social services with 21.3%;
professional, scientific, management, administrative, and waste management services with
12.9%; and retail trade with 11.7%. This is generally consistent with the industry distribution for
the surrounding municipalities and the County overall.
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Mount Laurel Township and Surrounding Municipalities
Percentage distribution of Employment by Industry
Lo | Evesnam | (0 L O | oot | ron | shade | Mesfod | Pgomy”
Uty | sobs | % % % % % % % % %

1 17 0.1 0.1 0.2 0.0 0.4 0.1 0.1 0.3 0.4
2 852 4.1 4.3 3.4 3.6 9.1 6.7 6.7 6.7 5.6
3 2414 115 92| 113 89| 137 124 12.4 11.8 11.0
4 974 4.6 47 5.0 4.2 48 4.3 4.3 5.2 4.4
5 24711 117 134 101 | 124 114 140 14.0 9.7 12.0
6 759 3.6 4.1 3.6 3.2 3.3 5.4 5.4 2.8 5.6
7 912 43 34 3.1 2.9 3.4 27 2.7 2.8 3.4
8 2439 116 110 1111 101 75 9.4 9.4 9.4 8.4
9 2,723 129 144 152 148] 115] 129 12.9 13.8 10.6
10 4,487 | 213 216 | 260 254 171 169 16.9 25.8 213
11 1,144 5.4 6.1 4.1 6.4 4.6 6.8 6.8 4.2 5.6
12 727 35 36 3.4 4.1 6.2 49 4.9 37 4.1
13 1,112 53 4.4 35 43 6.9 3.6 3.6 3.7 75

Source: U.S. Census Bureau, 2000 Census

Industry Code:
1 — Agriculture, Forestry, Fisheries & Mining
2 — Construction

3 — Manufacturing

4 — Wholesaie Trade
5 — Retail Trade

6 — Transportation, Warehousing, Utilities
7 — Information

8 — Finance, Insurance, Real Estate, Rental
9 — Prof., Sci., Mgmt., Admin Services
10 — Educ. Health, Social Services

11 — Arts, Entertainment, Recreation, Food

12 — Other Services
13 — Public Administration

Employment of Mount Laurel Residents
# Persons | % Mount Laurel | % Burlington County |
Mgmt., Prof. & Related 10,417 49.5 38.7
Service 1,930 9.2 12.7
Sales and Office 6,352 30. 294
Farming, Fishing & Forestry 23 0.1 0.2
Const., Extraction & Maint. 1,015 4.8 7.6
Production, Transp. & Material Moving 1,294 6.2 11.3
Total 21,031
Source: U.S. Census Bureau, 2000 Census
Mount Laurel Township Housing Element and Fair Share Plan Page 28 of 88

March 2010



C. Employment
An analysis of existing and probable future employment characteristics of the
municipality.

There are a number of large employers in Mount Laurel Township including PHH Mortgage with
approximately 4,800 employees, Computer Science Corp. with approximately 1,200 employees,
and TD Bank Cooperate Offices with close to 1,200 employees as well as many smaller offices,
medical and retail employers. Additionally the local school district employs 398 people and the
Burlington County engineering office and a Burlington County College branch are employ
people in the Township.

1. Local In-Place Employment

The 2003 NJ Employment and Wages Annual Municipality Report by Sector states that 31,282
of 32,484 jobs in Mount Laurel Township were held in the private sector. According to this report
the two largest employment fields in the Township were the finance and insurance field
accounting for 28.8% of the workforce and retail, accounting for approximately 10.7% of the
workforce. By 2008 (the latest year available at the municipal level), the total number of jobs in
Mount Laurel had reached 33,172 of which 32,207 were held in the private sector. The
employment field information is not available for 2008. This data counts employers covered
under the New Jersey Unemployment Compensation Law and therefore does not account for
jobs not covered by unemployment.

The Township has jobs to housing ratio of approximately 2 to 1, which is an indicator that the
Township is an employment center. The jobs to housing balance is often considered as a
measure of sustainability and stability of the local economy. A balance of 1.1 or higher indicates
that at least in theory one person from each household could work within the Township. The
fact is that many will still commute by choice or necessity, based on the particular requirements
of the employed and the employer. The municipal jobs to housing balance also does not
consider whether jobs are integrated within or close fo neighborhoods, which would potentially

improve quality of life for the residents by reducing costs, travel time, stress, and environmental
impacts.

2. Employment Trends

COAH’s analysis has indicated that Mount Laurel will gain 15,489 jobs between 2004 and 2018.
The NJ Employment and Wages Annual Municipality Reports indicate that the Township gained
688 jobs between 2003 and 2008. The job growth would need to increase substantially in order
to reach the COAH projection by 2018."° It is highly unlikely that the COAH job growth
projections will be realized. The Delaware Valley Regional Planning Commission also
publishes employment projections. Since there is no existing source of municipal level 2005
employment data, DVRPC developed a methodology for 2005 municipal employment estimates.
According to DVRPC’s estimates employment in Mount Laurel Township is expected to
increase by 6,175 jobs from 2005 to 2035 or 20% over 30 years. This is one of the higher
percentages of change expected among municipalities in the nine-county DVRPC region and
even so it does not come close to COAH’s employment projection. Employment in the Township
may continue to grow, but the rate of change will depend on a number of factors influencing the
regional economy.

'® In these trying economic times, job growth analysis should probably be updated to reflect the current
economic climate and recent unemployment figures.
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DVRPC Projected Employment Mount Laurel Township

Year 1990 2000 2005 2010 2015 2020 2025 2030 2035 Change 2005-35
Projected
Employment 21,161 | 29,838 | 30,790 | 31,975 | 33,095 | 34,155 | 35,154 | 36,096 | 36,965 | 6,175

Source: DVRPC 2035 Employment Forecasts, June 2007

The disparity between COAH’s projections and the DVPRC’s projections is quite large and
should be taken into account along with the realities “on the ground” in considering the number
of affordable units required by COAH for new employment. Most economists agree that it will
take several years for employment to rebound to pre-recession levels.

3. Employment Outlook

There are a significant number of jobs located in Mount Laurel Township relative to the
population. Employment is concentrated in the western portions of the Township along the
Route 295 and New Jersey Turnpike corridor clustered around NJSH Route 73 in the southern
portion of the town and around NJSH Route 38 in the northern portion of the town. While some
additional opportunities exist for non-residential development on remaining vacant and
developable land in the non-residential zones, the Township is nearing full build-out (see MAP
4)

Mount Laurel Township's location at the intersection of a number of interstate and state
highways has made it a particularly attractive location for corporate and professional offices, as
well as light industrial uses. The number of hotels that either exist or are proposed is evidence
that the area is a hub of business activity. The hotels themselves do not create much
employment, but their presence suggests a vibrant business sector. It is hoped that despite the
current economic downturn, the existing office, light industrial and retail space in Mount Laurel
will recover and maintain high occupancy levels.

Similar to other New Jersey municipalities, Mount Laurel Township has felt the impacts of the
recession. Currently few businesses are expanding and business owners are hesitant to take
risks. Some businesses have fallen victim to the tough economic climate and have ceased
operating or filed for bankruptcy. The office and light industrial areas of the Township are
experiencing more vacancies than in the past and developments that have land use approvals
have delayed construction indefinitely. The current economic climate has created uncertainty
about the potential for growth in the near and intermediate term, and the employment outlook
remains grim. There are a number of non-residential development proposals that may be
realized over the next several years, which will fill the need for additional non-residential space if
the demand arises. Beyond the development that has been approved but not yet constructed
there are only a few remaining parcels of land that may be developed with substantial non-
residential uses.
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4. Projected Employment

In accordance with N.J.A.C. 5:97-2.4(b), the Township is required to utilize the municipal
household and employment projections in Appendix F of COAH’s rules for planning purposes.
The first table below includes COAH’s employment projections for Mount Laurel from Appendix
F of the Round Three COAH rules. The Township believes that the employment growth
projections provided by COAH are higher than the growth that will actually occur by 2018, but
growth will be monitored and actual employment from large users will be tracked to maintain an
accurate assessment of the local employment picture. The second table below summarizes
COAH’s Appendix D, which includes the presumed jobs to square footage ratios for various use
groups. The third table below summarizes the non- residential certificates of occupancy and
demolition permits issued in the Township between 2004 and 2009; which according to N.J.A.C.
5:97-2.5(b) and COAH’s Appendix D, would have created 3,185 jobs in the Township. The non-
residential development that has been approved but not yet occupied was also reviewed in
preparing this plan to assist in estimating the potential for growth over the next several years
(Appendix K).

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

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

Mount Laurel Township
Projected Employment Growth
as outlined in COAH’s Substantive Rules and Appendices
Employment Growth Projection 2004-2018 15,489 jobs
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- - ‘Summary of COAH Append:x D~ e
Use Groups for Projecting Non-Residential Growth Share

barns, agricultural buildings, sheds, greenhouses,

etc.

N.J.A.C. 5:97
Use Description Square Feet Jobs Per
Group Generating One 1,000
Affordable Unit Square Feet
B Office buildings, banks 5714 2.8
Mercantile uses- retail, shops, gas stations 9,412 1.7
F Factories where people make, process, or 13,333 1.2
assemble products
S Storage uses, excluding parking garages 16,000 1.0
H High hazard manufacturing, processing, 10,000 1.6
generation and storage uses
A1l Assembly uses, including concert halls and TV 10,000 1.6
studios
A2 Assembly uses, including casinos, night clubs, 5,000 3.2
restaurants and taverns
A3 | Assembly uses, including libraries, lecture halls, 10,000 1.6
arcades, galleries, bowling alleys, funeral parlors,
gymmnasiums and museums but excluding houses
of worship
A4 | Assembly uses, including arenas, skating rinks 4,706 3.4
and pools
A5 Assembly uses, including bleachers, 6,154 2.6
grandstands, amusement park structures and
stadiums
E Schools K- 12 Exclude Exclude
! Institutional uses such as hospitals, nursing 6,154 2.6
homes, day care facilities, assisted living facilities
and jails.
R1 Hotels and motels; continuing care facilities 9,412 1.7
classified as R2
U Miscellaneous uses, including fences, tanks, Exclude Exclude
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“Mount Laurel Township

"Use Group B e
- 2004 2005 | 2006 0 20 b b s
Office (B) 82,377 | 83,534 | 227,519 | 87,969 | 132,199 - 117, OOO 496,598 1,390
Reialf(M) 266,391 | 308,323 | 189,087 | 77,390 - - 3,000 | 838,191 1,424
| A-1 - - - - - - - -
_A_-g. 13,401 -| 11,170 | 3,063 6,382 4,281 29,735 95
A3 - - - - - | 26,810 -1 26,810 43"
A4 - - - - - | 39,454 39,454 134
A-S - - - - - - - - -
(exclude from A3) - - - - - -
Hotel/ Motel (R'E) 81,591 -1 86,9701 77,046 | 29,968 - 251,828 | 23,747 40"
Education (E) - - - | 12,634 - - 1,125 1 11,509 | Exclude
‘Industrial (F) 1,800 | -1,800 -2
 Institutional (I) 5,850 21,552 20,000 7,402 19
Storage Sy 41,852 - - - 41,852 42
: Total Employment Growth Based on Appendtx D 3,185

Though COAH’s rules assign a number of affordable units that must be planned for, the
affordable housing must only be produced proportionate to the actual market rate housing and
new jobs created. Based on the non-residential growth that has occurred between 2004
and 2009, in accordance with the job to square footage ratios in Appendix D, Mount
Laurel’s current non-residential growth share is 199 units.” If the waivers outlined below
are granted, the current non-residential growth share is reduced to 195 units (or 125 applying
the “original third round ratio). According to N.J.A.C. 5:96-10.1, COAH will review municipal
plans every two years from plan approval. It is anticipated that COAH’s first biennial review will
take place in 2012. Given the sluggish economy and the uncertainty about the pace of
recovery, it is difficult to project how much growth will occur over the next two to three years, for
both residential and non-residential development. The Township has projected employment
growth based on the potential for completion of developments that have been approved but not
yet constructed. If all if the developments listed in Appendix K are constructed over the next
three years (for residential and non-residential) the additional obligation that will accrue to
Mount Laurel Township using the current growth share formulas will be 211 (144 for
employment and 67 for residential) affordable units.

" The Township is requesting a waiver to reduce the presumed jobs for the 26,810 square foot clubhouse
from 38 jobs to 5 jobs based on the actual employees at the site and the expectations of the property
owner.

" The Township is requesting a waiver to reduce the presumed jobs for hotels to .3 job per 1,000 square
feet as explained in the waiver section.

1 Applying the growth share ratios of the initial Third Round regulations, which the Township had relied
upon, the non-residential growth share would have been 127 units. Mount Laurel has raised this issue of
reliance on the initial Third Round COAH regulations on its appeal of the revised Third Round COAH
regulations and in pending motions before the Superior Court described above.
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a.

Waivers for Employment Projection and 2004 to 2009 Growth

The Township is requesting a waiver, as permitted by N.J.A.C. 5:96-15.2, from the strict
application of the jobs to square footage ratios provided to measure non-residential growth
share in Appendix D. The first waiver is for the actual number of jobs created by the Clubhouse
at Rogers Walk. The second waiver is for the hotels. The third waiver seeks an equitable
adjustment through the application of the initial Third Round growth share ratios for the period
between 2004 and 2009 based on the Township’s reliance thereon in obtaining the March 29,
2006 Judgment of Repose for the Third Round COAH cycle.

1.

Clubhouse at Roger’s Walk. The A-3 use that received a Certificate of Occupancy in
2009 is the Clubhouse at Rogers Walk, an over-55 rental community. According to
Davis Enterprises, there are currently four (4) full time employees at the site: a house
porter, a maintenance person and two (2) leasing agents. In the future, Davis
anticipates that there will be a part time art teacher (twice per month), a part time
aquatics instructor, and a part time massage therapist. In total, there will be
approximately 5 full time equivalent jobs at the complex. COAH’s jobs to square footage
ratios assume that there would be 43 jobs at the site.

Hotels. According to COAH’s Appendix D hotels create 1.7 jobs per 1,000 square feet.
The Township has contacted a number of hotel operators to determine the actual
number of jobs created by hotels. The Wingate Hotel received a CO in 2008 and
consists of 63 guest rooms and a total of 29,968 square feet. The manager informed us
that the hotel has 9 full time and 5 part time employees (a total of 12 FTE). Homewood
Suites received a CO for the 86,970 square foot site in 2006 and the manager informed
the Township that the extended stay property has 22 full time equivalent employees.
The Marriott Residence Inn consists of 77,046 square feet and its site plan approval
states that it will have 10 employees. This is an average of less than .3 employees per
1,000 square feet. The Township requests a waiver to permit a jobs to square foot ratio
of .3 to 1,000 for hotels. If this is applied to both the added hotel space and the
demolished hotel space, the total number of jobs added through June 2009 would be 7.

Reliance on initial Third Round Rules for the 2004 through 2009 period. The
Township received a Judgment of Compliance and Repose on March 29, 2006. The
developments that have been constructed between 2004 and 2009 were approved by
the Township with the understanding and assumption that the Township could rely upon
the “original” growth share ratios.®® This waiver, coupled with the other waivers
described above would reduce the current non-residential obligation to 125 units (127
without the 2 waivers above), and would reduce the current residential obligation to 33,
for a total current obligation of 158. The Township understands that if this waiver is
granted that the requested 30 unit compliance bonus would not be applicable.

% Mount Laurel further asserts that its waiver requests, set forth above, must be granted, given the fact
that the Township has been nearly built-out as a municipality, due substantially to its efforts in maintaining
twenty-five years of Constitutional compliance with the Mount Laurel doctrine.
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D. Projected Housing Stock
A projection of the municipality’s housing stock, including the probable future
construction of low and moderate income housing, for the next ten years, taking into
account, but not necessarily limited to, construction permits issued, approvals of
applications for development and probable residential development of lands.

Mount Laurel Township’s housing stock grew briskly throughout the 1960s, 1970s and 1980s,
with the population increasing by 113% in the 1960s, 56% in the 1970s and 72% in the 1980s.
The largest absolute increase in population occurred in the 1980s when the total population
increased by 12,656 people. In 1970 there were 2,930 housing units in Mount Laurel, in 1980
there were 5,718 housing units and by 1990 there were 12,613 housing units, an increase of
120% percent between 1980 and 1990. In 2000 there were 17,163 housing units, an increase
of 4,550 units or 36% between 1990 and 2000. Between 2000 and September 2009 there have
been approximately 1,233%' new housing units constructed, which amount will increase slightly
by the end of the decade, but the rate of housing unit production will be substantially lower than
during the Township’s housing boom. It is expected that the total number of housing units
between 2000 and 2010 will increase in the 8% to 9% range. Save for the development of
affordable housing required for compliance with the COAH rules, the rate of housing unit growth
is expected to continue declining in the next decade as a result of diminishing development
opportunities and the scarcity of vacant land.

The Township’s 2006 Master Plan assumed that housing development will diminish
considerably because of the diminishing supply of vacant tracts of land zoned for residential
development and as a result of the Township’s open space acquisition efforts. The Master Plan
estimated that the Township’s population at full build-out would be 42,544 persons. The Master
Plan also anticipated that a significant inventory of a variety of housing types will continue to be
available to a variety of income levels. The Master Plan aims to guide balanced land use in the
Township, providing a variety of housing and employment opportunities, protecting ecological
resources, ensuring adequate infrastructure capacity, providing community facilities, providing
recreation and open space areas and, addressing circulation needs and minimizing traffic
congestion. The Land Use Plan identifies areas intended for residential, commercial and
industrial uses. There are approximately 300 acres of potentially developable residentially
zoned land in the Township, some of which is not entirely “vacant”, but could be considered
“under developed”. The Master Plan acknowledges the more dense residential development on
the east and west ends of the Township and plans for lower density development in the central
areas. This is consistent with the environmental constraints and development patterns. Some
additional residential development is expected, but the pace of development will not approach
the growth that has occurred in the past, due to the diminishing supply of unconstrained
developable land.

The uncertain economy makes it difficult to realistically project the timing of any remaining
residential growth that may occur in Mount Laurel. There are approximately 267 potential
housing units that have been approved, but not yet constructed (see Appendix K). As the
Township approaches full “build out” the potential for new development is reduced, as the
majority of remaining vacant lands that are not already approved for development are
environmentally constrained. Therefore, the potential for residential growth on undeveloped
land is limited. Redevelopment and adaptive reuse may provide additional housing
opportunities in the future, but there will likely be a delay before widespread redevelopment

! Certificates of Occupancy issued between 2004 and 2008, and information posted on the DCA’s New
Jersey Construction Reporter for prior years
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becomes the primary focus since much of the existing development in Mount Laurel has
occurred only in the past 50 years.

1. Historical Trends for Residential Growth

Mount Laurel Township
10 Year Residential Unit Growth®
1999 2000 | 2001 | 2002 | 2003 | 2004 | 2005 | 2006 | 2007 | 2008 | 10 YEAR TOTAL
198 403 | 235 146 | 34 60 125 | 97 82 41 1,421

This residential unit growth table is based on information provided by the New Jersey
Construction Reporter and has not been reviewed for accuracy. In order to accurately estimate
the current residential growth share, data on Certificates of Occupancy was gathered in
cooperation with the Township’s Community Development office. Calculations for the 2004
through 2009 period based on actual CO data are provided in other sections of the plan.

2. Residential Growth Projections

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

Mount Laurel
Projected Residential Growth
as outlined in COAH’s Substantive Rules and Appendices

Household Growth Projection 2004-2018 2,266 units

Residential Growth Share Obligation 453 affordable units

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

Mount Laurel Township
Residential Certificates of Occupancy and Demolition Permits Issued

2004 to June 2009
2004 2005 | 2006 | 2007 | 2008 | 2009 Total
Residential 69 132 107 88 45 27 plus 40 | 508
COs Issued Rogers
Demolitions 11 9 22 3 14 4 63
Net 58 123 |85 85 31 63 445 (508
w/o demolition)

The current residential growth share, based on residential development that has
occurred between 2004 and 2009, is 66 units. The waiver requested in Section 1IC4 above
would reduce the current residential growth share obligation to 33. The residential COs issued
in 2004 for affordable units at Ethel Lawrence Homes were not included, as they do not

22 Certificates of Occupancy issued between 2004 and 2008, and information posted on the DCA’s New
Jersey Construction Reporter for prior years.
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generate an affordable obligation and were part of the prior round compliance plan. 243 of the
residential COs are at Rancocas Pointe. 52 of the units at Rancocas Pointe are affordable to
low and moderate income households. Fifty-two (52) affordable units represent 21.39 percent
of the units constructed and occupied at Rancocas Pointe thus far. Therefore, the 243
Rancocas Point COs may be subtracted (508-243=265) in accordance with N.J.A.C.5:97-
2.5(a)(1)(i). In accordance with N.J.A.C. 5:97-2.5(a)(1)(v) demolitions may only be subtracted
when the demolition permit was occupied by the current owner for at least one year prior to the
demolition and no change of use has occurred. Documentation to justify the subtraction of the
demolished units will be provided. For the purposes of conservative planning, the demolitions
have not been subtracted in calculating the “actual” growth share for 2004 through 2009.
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E. Fair Share Obligation

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

1. Fair Share

The new “growth share” methodology for Round Three provides that for every 4 market rate
housing units, one affordable unit must be provided, and for every 16 new jobs created one
affordable unit must be provided. The non-residential ratio is based on the average number of
jobs created per square foot of space based on the use group. The COAH projections estimate
that Mount Laurel Township will gain 2,266 housing units and 15,489 jobs between 2004 and
2018. The Township firmly believes that the projections will not be realized.

Mount Laurel Township
Cumulative Affordable Housing Obiligation
COAH Workbook A

Rehabilitation Share 32
(from COAH Appendix B)

Prior Round Obligation (new construction for rounds land Il) | 815
(from COAH Appendix C)

Growth Share 453 for residential growth

2004 to 2018 968 for employment growth

1,421 Growth Share Total
1,000 Unit Limitation Invoked

Total Obligation 2,268 total units all Rounds
1,847 total with 1,000 unit cap
for Round Il

2. 1,000 Unit Limitation

In accordance with N.J.A.C. 5:97-5.8, no municipality shall be required to plan for projected
growth share obligation beyond 1,000 units within ten years from the grant of substantive
certification, unless it is demonstrated following an objection and an evidentiary hearing, that
based on the facts and circumstances of the affected municipality, that it is likely that the
municipality through its zoning powers could create the realistic opportunity for more than 1,000
low and moderate income units within the ten year period. The determination about whether the
municipality’s projected growth share shall exceed 1,000 units shall be based on a finding that
the municipality issued more than 5,000 certificates of occupancy for residential units in the ten
year period preceding the petition for substantive certification.

The growth share obligation assigned to Mount Laurel Township is 1,421 units and, therefore
the Township qualifies for the 1,000 unit cap. The Township’s residential growth over the last
ten years is show in the table that follows. Twenty percent of the total residential growth over the
last ten years is 284,

Mount Laurel Township
10 Year Residential Growth
1999 | 2000 | 2001 | 2002 | 2003 | 2004 | 2005 | 2006 | 2007 | 2008 | 10 YEAR
TOTAL
198 |[403 |235 |[146 |34 60 125 | 97 82 41 1,421
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Based on analysis of vacant and “under-utilized” land in Mount Laurel it is clear that the
Township through its zoning powers, could not create the realistic opportunity for more than
1,000 low and moderate income units within the ten year period. In fact, there are approximately
302 acres of residentially zoned and potentially available and developable land in the
Township.?® If all of the residentially zoned land were to be zoned for and developed at COAH’s
presumptive housing densities, there could theoretically be 1,731 additional residential dwelling
units in the Township. If 20% to 25% of these units were made affordable, the inclusionary
component would range from only 346 and 432 units.

Though the “actual” growth share obligation over the delivery period will very likely be less than
the 1,000 units, in accordance with N.J.A.C. 5:97-5.8(d), the Township must continue fo provide
a realistic opportunity for affordable housing to address the 1,000 unit projected growth share
obligation.

The Township acknowledges in accordance with N.J.A.C. 5:97-5.8(c) that if the actual growth
share exceeds the 1,000 unit projected growth share obligation, the municipality will be
responsible for addressing the actual growth share obligation determined by N.J.A.C. 5:97-2.5.

3. Availability of Existing and Planned Infrastructure

Mount Laurel Township is served by both public water and sewer systems. The entirety of
Mount Laurel Township is within the Mount Laurel Municipal Utilities Authority’'s (MUA) sewer
service area. Aside from a small area in the western section of the Township that is served by a
collection system that flows through Cherry Hill Township to the Camden County Utilities
Authority’s treatment plant, all wastewater flows in the Township are treated at the Hartford
Road Water Pollution Control Facility. The treatment plant is rated for a maximum daily flow of
6 million gallons per day (MGD), and a peak daily flow of 15 MGD. The current average flow is
approximately 4.3MGD. There are some older areas of the Township that are served by on site
septic systems, but it is expected that over time those individual homes and developments will
be connected to the wastewater collection system. It is anticipated that the wastewater
treatment facility is adequate to serve future development.

Burlington County is currently working with municipalities to prepare a Wastewater Management
Plan consistent with the NJDEP’s rules. Relevant updates will be added to the Housing
Element and Fair Share Plan as they become available.

Potable water is supplied to customers in Mount Laurel Township using three (3) potable wells
and an Aquifer Storage and Recovery well operated by the Mount Laurel Township Municipal
Utilities Authority (MLTMUA). Due to limitations on the amount of water the MLTMUA is allowed
to draw from the well system, supplemental water is also obtained from New Jersey American
Water Company (NJAWC) and the Willingboro Municipal Utilities Authority.

There are restrictions on the amount of water that may be withdrawn from the Township’s wells
on a daily, monthly and yearly basis. Recently, the NJDEP Bureau of Water Allocation
reinterpreted the MLTMUA’s supply contract with NJAWC, significantly reducing its calculation
of the MLTMUA'’s overall available water capacity. Due to this calculated reduction of the
MLTMUA water capacity, the Bureau of Safe Drinking Water has refused to process additional
water connections to the MLTMUA system that require BSDW approval, until a long term

2 The potentially developable residential land does not include land upon which development approvals
have been granted.
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contract is established with NJAWC for additional water supply. In order to resolve this issue,
while at the same time working to avoid entry into a significant long-term contract with an
outside water supplier, the MLTMUA is continuing its efforts to plan and construct a surface
water treatment plant on the Rancocas Creek. This plant will provide the additional water
required to meet future water demands, thereby avoiding any significant dependence on an
outside water supplier.

This is a constraint that will be alleviated when the surface water treatment plan is operational.
Therefore it is critical that the MUA be able to design and construct the surface water treatment
plant as proposed. At this time, large customers unable to obtain BSDW approvals are drilling
temporary water supply wells for potable use and the MLTMUA is providing fire service. This is
a significant expense and the users will be required to reconnect to the public water supply
system when capacity is available.

4. Anticipated Demand for Types of Zoning Uses

The Township has adopted a Land Use Plan as part of the 2006 Master Plan (adopted April 20,
2006). Typical of the suburban development pattern, after World War |l the development of
housing generally preceded development of office, retail and service uses. Housing and
population swelled from the 1950s through 1990, when residential growth began to slow in
Mount Laurel. Increased planning efforts and increased awareness and regulation of
ecologically sensitive wetland and buffer areas contributed to the slow down of rampant
development. The Township’s recent planning efforts have focuses on coordinating and finding
balance between existing neighborhoods, commerce, recreation and open space, appropriate
growth, and the provision of services.

The Township’s Master Plan has aimed to provide the foundations for a variety and balance of
uses that would contribute to the well being of the community — with fiscal stability, preservation
of open space, and focus on infill and efficient development patterns. With its convenient
location, easy access to transportation, employment, recreation and shopping opportunities,
Mount Laurel Township will likely remain a desirable location into the future. The Master Plan
anticipates that the growth rate will decline as available developable land becomes scarce.

The development patterns in Mount Laurel have been shaped by natural features as well as
transportation infrastructure and development patterns in adjacent communities. These factors
will continue to influence the demand for different types of uses in the Township. Though
tempered by the current economic downturn, vacant or underutilized land in close proximity to
regional transportation routes on the east and west sides of the Township will likely be in
demand over the long term. In the short term, the focus will likely be on filling or retrofitting
existing commercial spaces to meet current demands. Land in the central portions of the
Township, which are constrained by wetlands and buffer areas and that are not as convenient to
transportation infrastructure, will likely remain more lightly developed.

The majority of the land suitable for high and moderate density residential development has
already been developed. However, in considering the Township’s obligation to provide
additional affordable housing opportunities while also preserving and protecting important
community assets, there are a number of potentially developable properties scattered
throughout the Township that could be considered for residential or mixed use development.
One of the Township’s goals has been to provide a variety of housing opportunities and types
for residents at all income levels and to provide for the implementation of the Township’s Fair
Share Plans.
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many competing demands for resources. These compliance mechanisms make use of the
suitable sites, existing housing stock, and previously developed areas to meet future affordable
housing needs. The Township has sufficient land to meet its affordable housing obligations
through efficient and effective use of land in appropriate locations and existing built resources.

Commercial development opportunities remain on a few tracts of land in the northern portions of
the Township. Along the Route 73 and Route 38 corridors in the vicinity of the interchanges
with the NJ Turnpike and 1-295, development may occur without adding excessive traffic on
local roads. The Township has an open space tax (.08 per $100 assessed value) that collected
approximately $2,769,600 in 2009. The Township’s open space program, along with matching
funds from non-profit organizations and other levels of government when available, will be
utilized to continue to implement the goals and objectives of the Township’s Open Space Plan.

The existing zoning for Mount Laurel is shown on MAP 2 and State Planning Areas for Mount
Laurel are shown on MAP 3.

6. Municipal Economic Development Policies

The Township’s Planning and Zoning Boards have been working with applicants to provide
flexibility in the reuse and redesign of existing developed non-residential properties while also
advancing the goals and objectives of the Master Plan and Zoning Ordinance. In order fo
maintain the viability of existing developed properties, it is important to maintain flexibility to
respond to changing market conditions while also maintaining standards for architecture,
parking and traffic circulation, environmental quality and site design. The Township has
encouraged the full utilization of existing commercial facilities along the Route 73 and Route 38
corridors and the development of complimentary commercial uses; but has also been highly
concerned with traffic congestion and has worked to mitigate adverse traffic impacts. The
Township has made the circulation system a high priority, aiming to minimize curb cuts, ensure
the provision of adequate off tract improvements, and coordinate with regional and state roads.
The Township has also encouraged large scale coordinated commercial centers that include
office, light industrial and retail uses.

The Burlington County Department of Economic Development assists in attracting businesses
to the county, offers location assistance to business, coordinates economic development
programs among government agencies, assists in business retention efforts, and aspires to
improve and enhance economic development in the County. Over the last year Burlington
County has conducted a study of the State Highway Route 38 corridor through Maple Shade,
Moorestown, Mount Laurel, Hainesport, Lumberton, Mount Holly, Southampton, and
Eastampton. The project was undertaken to address concerns that increasing congestion will
have negative impacts on travel and economic development opportunities in the area. The
objective of the study is to provide a smart growth land use vision for the towns in the study
area, which addresses the individual concerns and goals of each town and its residents and to
recommend transportation system improvements that support the land use vision. The majority
of the potentially developable non-residentially zoned land in Mount Laurel is in close proximity
to the Route 38 corridor (see MAP 4). Currently the dominant land uses along the corridor in
Mount Laurel are professional office, light industrial, and retail, as well as residential within
existing Planned Unit Developments. The Township does not have an economic development
committee at this time and is not proposing any changes to its economic development policies
as a result of this fair share plan.
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7. Constraints on Development

The Township has compiled a Natural Features inventory as part of the 2006 Master Plan,
which was based on the 1977 Natural Resources Inventory as well as more recent data. The
natural features inventory identifies and describes the physical features and environmentally
sensitive areas within the Township. The characterization of natural features provides part of
the foundation upon which the Land Use Plan is developed. Understanding the Township’s
environmental attributes allows for appropriate land use management. There are significant
wetland areas associated with creeks and streams, as well as areas where the depth to
seasonal high water is very shallow, creating wet surface conditions during parts of the year.
Soils in the township are poorly drained in some areas. Despite the environmental constraints
in some areas, there are other areas that are more suitable for development. The central
portion of the Township, which is also where wetland areas are concentrated, is proposed for
inclusion as Planning Area 5 on the 2009 State Plan Policy Map draft. This designation could
serve to further limit development (see MAP 3B).

Infrastructure constraints are described in the Infrastructure section above.
8. Existing or Planned Measures to Address Constraints

Environmentally sensitive lands and natural resources will be protected and there are no plans
to “address” these constraints. In order to ensure continued protection of environmentally
constrained and ecologically valuable land, development will continue to be directed to suitable
areas. At present, there are sufficient opportunities to meet the fair share obligation without
unduly impacting environmentally constrained areas.

The infrastructure limitations are related to the water supply and distribution system, and the
plan to address the limitations is described in section 3 above.

F. Consideration of Lands for Affordable Housing

A consideration of the lands most appropriate for construction of low and moderate
income housing and of the existing structures most appropriate for conversion to, or
rehabilitation for, low and moderate income housing, including consideration of lands of
developers who have expressed a commitment to provide low and moderate income
housing.

As explained throughout the previous sections, the vast majority of land within Mount Laurel
Township that is not environmentally constrained is either developed, approved for development
or permanently preserved, yet there are a number of properties and areas that could be utilized
for conversion to or development of affordable housing as the need arises. Some of the
purposes of planning (in accordance with NJ Municipal Land Use Law N.J.S.A 40:55D-2) are:
(e) to promote the establishment of appropriate population densities and concentrations that will
contribute to the well being of persons, neighborhoods, communities and regions and
preservation of the environment; (g) to provide sufficient space in appropriate locations for a
variety of agricultural, residential, recreational, commercial and industrial uses and open space,
both public and private, according to their respective environmental requirements in order to
meet the needs of all New Jersey citizens; (j) to promote the conservation of historic sites and
districts, open space, energy resources and valuable natural resources in the State and to
prevent urban sprawl and degradation of the environment through improper use of land. In
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the Larchmont area may be incorporated as the market to affordable program progresses.

Mount Laurel has not aggressively pursued the acquisition of existing market rate units under
the market to affordable program that was proposed in the 2005 Fair Share Plan (and affirmed
in the Judgment of Repose dated March 29, 2006) because of the rampant real estate
speculation and inflated housing prices existing between 2006 and 2008. The higher real estate
prices of the housing boom made the decision to aggressively implement a market to affordable
program cost prohibitive in the short term. The Township had elected to wait until the latter part
of the prior third round cycle (2004 to 2014), since prices were expected to drop. Now that
prices have dropped significantly the Township believes that current housing prices more
accurately reflect fair market value, and the market to affordable program will make cost
effective use of public funds.

2. Existing Affordable Housing with Expiring Controls

It makes practical sense to preserve the existing affordable housing stock within the Township.
There are 122 affordable units for which the affordability controls are set to expire during the
Round Three delivery period. The preservation of affordable housing has been a statewide
priority, which the Township supports. In accordance with N.J.A.C. 5:97-6.14, a portion of the
Township’s growth share obligation may be met through the extension of affordability controls
for affordable units set to expire between 1999 and 2018, subject to the conditions set forth in
COAH’s rules. Extending the affordability controls on existing units will be an effective way to
ensure the continued availability of affordable housing units throughout various neighborhoods.
In order to maintain the existing affordable housing stock, the Township is working with the
owners to reach agreement for the extension of affordability controls so that the units will not
revert to market rate. In addition, on February 1, 2010 the Township Council adopted
amendments to its Affordable Housing Ordinance to implement the current requirements of the
Uniform Housing Affordability Control (UHAC) regulations.

3. Vacant Residentially and Non-Residentially zoned land

Residentially zoned land has been considered as a potential means to address the fair share
obligation. There are approximately 298 acres of potentiaily developable vacant or underutilized
land in the residential zones.?® Additionally there are approximately 323 vacant and potentially
developable acres in the non-residential zones.

The owners of block 304, lot 3 have requested that the +/- 97 acre site in the | Industrial zone
owned by Living Faith Ministries of Camden County be considered for inclusion in the
Township’s compliance plan as an inclusionary housing site. The property is constrained by the
presence of freshwater wetlands and a PSE&G easement, so the developable area is not

% The amount of potentially developable residentially zoned land was determined by reviewing all
residentially zoned properties classified as vacant (property class 1), farmland (property class 3A and 3B),
and residential (property class 2) over 5 acres; then eliminating all permanently preserved parks, open
space and farms; then eliminating all vacant lands that cannot accommodate at least one dwelling unit
unless the property is adjacent to another potentially developable property; then eliminating lands owned
by public entities or utilities such as the NJ Turnpike Authority, NJ DOT, Mount Laurel MUA, PSE&G,
Colonial Pipeline that are used for the purposes of that agency or organization; then eliminating lands
owned by a Homeowners Association and dedicated for open space or storm water management as part
of a development approval; then eliminating lands for which there is an existing valid development
approval or a proposed affordable housing site. Wetlands areas were also removed, but buffers were
not.
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known. The property is located at Union Mill and Briggs Roads and is surrounded to the north
by commercial/office properties, to the south by municipal open space, to the east by wetlands
and homes and to the west by commercial and office space.

The efficacy of utilizing inclusionary zoning as a compliance mechanism has been considered
and rejected in this Plan for several reasons. First, if all remaining residentially zoned lands in
the Township were to be rezoned to permit inclusionary development at the COAH prescribed
presumptive densities (and if each tract were developed to the fullest) only 300 to 400
affordable housing units could be produced.?® Second, taking into account (1) the number of
market rate units that would also have be absorbed in order to yield the affordable units; (2) the
potential for housing developments scattered throughout the Township without regard to the
neighborhood context; and (3) the fact that that the imposition of inclusionary zoning artificially
inflates the prospective development growth in the Township; it is clear that inclusionary zoning
is an ineffective means to meet the fair share obligation at this juncture in Mount Laurel’s
development. Third, Mount Laurel already has a very substantial existing inclusionary
component from its implementation of an affordable housing overlay ordinance in residential
areas of the Township that substantially satisfied its prior round obligations. Lastly, the market
rate units in an inclusionary development generate their own growth share, so while the market
rate units subsidize the affordable units, the mechanism is ineffective in addressing the
retroactive growth share obligation that accrued from 2004 to 2009.

The Township will focus its efforts to procure land for the development of additional 100%
affordable housing projects on lands that are suitable regardless of their current zoning
category. Beyond the measure of vacant land, there are other factors that have been
considered in determining the appropriate locations for affordable housing including
environmental constraints, proximity to public transportation, convenient access 1o
transportation routes, neighborhood character, and the ability to provide essential services and
community facilities.

4. Outdoor Recreation and Conservation Zone

The New Jersey Fair Housing Act requires that in determining the most appropriate locations for
the production of affordable housing that the Township consider of lands of developers who
have expressed a commitment to provide low and moderate income housing.

The property known as block 1103 lots 2, 2.011, 2.012, 2.013, 2.014, 6.01, 8.03, 10, and 16.01
and Block 1003 lots 6 and 7.04 is within the Township’s Outdoor Recreation and Conservation
zone. The zone permits golf courses, golf driving ranges, clubhouses including a restaurant,
swimming pools, cooking and eating facilities associated with the swim club, locker rooms,
showers and bathroom facilities associated with the swim and golf clubs, golf shops and golf
cart buildings. The purpose of the Outdoor Recreation and Conservation zone is to “promote
the continuation of open space and natural features adjacent to fully developed residential
areas; to provide relief from the stress of nearby urban development and to provide for the
retention of flora and fauna habitat; to provide for forest preservation; and to provide for porous
open ground for water absorption in an area that is developed close to New Jersey freshwater
wetlands and close to flood zones” The property within the Outdoor Recreation and
Conservation zone must be considered in the context of the overall development of
Ramblewood.

%% This amount could increase by an estimated 100 units maximum if block 304 lot 3 (currently zoned for
non-residential use) were included.
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The owner of the Ramblewood Golf Course and Country Club, Hal Holding, LLC, has proposed
to eliminate the golf course and country club through a proposed inclusionary development of
822 multi-family housing units, including 164 affordable housing units. The specific property
that the owner desires to develop is known as the “Red Course” and the “White Course”. The
Ramblewood Golf Course and Country Club includes three 9-hole golf courses and is located at
200 Country Club Parkway. The Ramblewood Country Club is the only conventional type 18-
hole golf course and country club in the Township.?” In 1961, the Township adopted an
ordinance essentially providing that when a golf course is developed as part of an overall “golf
club”, that the golf course fairways and tees may never subsequently be developed for housing.
In a written opinion on April 14, 2009, the Superior Court of New Jersey, Law Division,
Burlington County sustained the validity®® of this 1961 zoning ordinance as implementing a
planned unit development scheme.”® The zoning requirements of the 1961 ordinance make
sense in the context of a planned golf course community — the Township permitted a certain
number and density of housing units at Ramblewood with the understanding that the golf course
would provide open space and balance to the overall land use plan for the area. When a
second development at Ramblewood was approved in 1967, known as the Ramblewood Village
PUD, the golf course owner represented induced the Township to believe that the 27-hole
Ramblewood Golif Course and Country Club would be an integral part of the overall plan for the
entirety of Ramblewood and that if the use of the golf course were ever discontinued that the
land would remain as dedicated open space.

The Township has considered Hal Holding's desire to develop and eliminate golf course
property to provide for 822 muiti-family units of inclusionary housing. The Township maintains
that the development of the golf course at COAH’s presumptive growth densities is an
unacceptable alternative from a planning perspective and is completely inconsistent with prior
representations made to the Township by the developer to induce the adoption of zoning
regulations to allow for a planned golf-course community. Particularly in the western section of
the Township that was developed early in the Township’s development boom years, where
open space and recreation facilities are less prevalent, it is important to maintain active
recreation and open space areas to provide balanced land use. It will not be possible to replace
recreation or open space areas that are lost to development since the surrounding area is highly
developed. This planning theme has been repeated in the periodic reexaminations and updates
of the Mount Laurel Township Master Plan. In addition, the residents of Ramblewood have
purchased their properties with an understanding and reliance upon the presence of the golf
course as an amenity. The golf course is not “vacant” land, as it was developed as part of an
overall comprehensive plan for the Ramblewood community. The importance of providing
recreation areas and open space areas close to concentrations of residential areas cannot be
overstated. Both active recreation areas and open space areas provide reprieve from the stress
and congestion of suburban life. The housing density permitted and now fully developed at
Ramblewood was determined based on an overall plan that included the open space of the golf
course (fairways, tees, greens, ponds, space between the fairways, etc).

The Township has identified other suitable compliance mechanisms that are consistent with the
Township’s overall land use policies and that does not propose to include the existing golf

" The Laurel Creek Golf Course clubhouse is situate in Mount Laurel Township, but the golf course is
not.

% The Trial Court’s decision effectively precludes any inclusion of the lands of the Ramblewood Country
Club in this Plan.

% The 1961 Ordinance predated the statutory enabling legislation allowing for planned unit development
ordinances in New Jersey, but nevertheless, constituted a valid exercise of zoning power under the
judicial decision in Chrinko v South Brunswick Township Planning Bd., 77 N.J. 594 (Law Div. 1963).
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course at Ramblewood in the Fair Share Compliance plan. The Township has set forth a plan
to meet its Fair Share obligations and finds that there are other more suitable locations for

affordable housing and ways to provide affordable housing in a manner that best benefits the
community.
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lll. Mount Laurel Township’s Fair Share Plan
A Total Fair Share Obligation

The total fair share obligation assigned by COAH to Mount Laurel for the cumulative period from
1986 to 2018 is 2,268 low and moderate income housing units. This includes a rehabilitation
obligation of 32 units, a Prior Round obligation of 815 affordable units and a Third Round
obligation of 1,421 units. The application of the 1,000 unit limitation reduces the cumulative
total fair share obligation to 1,847 and the growth share obligation to 1,000 (see 11.E.2 above). in
the period prior to 2000, numerous housing units were rehabilitated, but the slate is now cleared
and the new rehabilitation obligation is based on 2000 Census figures and COAH’s revised
methodology.

Mount Laurel Township
Cumulative Affordable Housing Obligation
COAH Workbook A

Rehabilitation Share 32
(from COAH Appendix B)

Prior Round Obligation (new construction for rounds 1 and Il) | 815
(from COAH Appendix C)

Growth Share 453 for residential growth
2004 to 2018 968 for employment growth
Total Obligation 2,268 total cumulative units

(1,421 growth share)
Growth Share Obligation with 1,000 Unit Limitation 1,000 Units

B. Prior Round Obligation

As indicated above, Mount Laurel’s prior round obligation is 815 affordable units. In September
of 1985, a Final Consent Order was approved by the Superior Court, which set forth how low
and moderate income housing would be provided in Mount Laurel Township. The Consent
Order preceded the COAH rules. The Township’s affordable housing obligations would be
provided at six specific inclusionary sites, at affordable housing developments to be developed
by FSHD, and through the implementation of an inclusionary overlay zone. The Fair Share Plan
was adopted by the Planning Board in April of 1994. A number of subsequent orders amended
the original order, reallocating the units to different sites and adding inclusionary sites. The
Planning Board adopted an amended Housing Element and Fair Share Plan in February of
1995. The Township then petitoned COAH for Substantive Certification, and it was
subsequently determined by the Township, the original Mount Laurel plaintiffs and their
representatives, affordable housing developers, the Superior Court and the Special Mount
Laurel Master that the evolution of housing solutions in Mount Laurel Township under the
jurisdiction of the Court had evolved separately from the provisions of COAH, and that the
Township should, therefore, remain under the Court’s jurisdiction. COAH, thereby relinquished
its jurisdiction over the matter at the fairness and compliance hearing before the Superior Court
(Judge Gibson) on December 3, 1997.

On December 3, 1997 a Judgment of Repose was entered for Mount Laurel’'s cumulative fair
share obligation for Rounds One and Two. Implementation Orders and Consent Orders were
entered over the years. Though the Township has been proactive in complying with its prior
round obligations and establishing agreements with affordable housing developers, not all of the
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units proposed for the prior rounds have been completed. The 184 age-restricted units and the
25 single family rental units that had been the subject of the 1997 Court Order to be built by
FSHD, still have not been developed by FSHD.

The Township relied upon these units to meet its prior round obligations. The parcels of land on
which FSHD’s affordable projects were to be located are now the subject of Township
applications before the Court. Although the Township has maintained all of these units within
this Plan, the Township is specifically reserving its right to amend this Plan for the purpose of
altering the affordable housing projects thereon and taking control of said projects. Although
this Fair Share Plan states the right of FSHD to build those projects, the Township will amend
this plan once the Court grants approval for the Township to assume control over the lands
involved, including taking title to the parcel upon which the twenty-five (25) units of single family
housing are to be built on the Connell Tract.

The prior round obligation was satisfied as shown in the table below. There is a 45 credit
surplus that may be carried forward to the Third Round (N.J. A.C. 5:97-4).
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B ‘Mount Laurel Township .~~~
o Prior Rounds Fair Share Compliance o
Mechanism Project Name Number of
Units/Credits

Prior Cycle Credits - 0
Group Home Credits (family rental) | Catholic Charities 5
Family for-sale : o ~ B

Tricia Meadows 86

Laurel Creek 8

Stone Gate 9

Weiland 8

Union Mill Farms 9

Rancocas Pointe 52

Wellington Ct 1
Age-Restricted for-sale I ~ S

Renaissance Club 20
Family Rental

Laurel Creek 11

Stone Gate 20

Weiland 5

Union Mill Farms 9

Ethel Lawrence 140

Homes
Age-Restricted Rental Sunrise Assisted 9
Age-Restricted Rental FSHDC Senior project 154 %°
INCOMPLETE (302/2&3)
Family Rental FSHDC Connell Tract 25
INCOMPLETE (701/3)
Rental Bonus for age restrict rental 19

(35 excess can’t count)

Rental Bonus for family rental 185 B
RCA Beverly City 85
Total 860
25 Rehabilitation
Surplus 45 surplus credits™

s

® The FSHD Senior project is proposed to include 184 units, but only 154 may be counted toward the
Rounds One and Two obligation. Therefore, 30 units will go toward the Round Three obligation.
* The 45 surplus credits will be designated as from the for-sale family units at Rancocas Pointe.
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C. Third Round Obligation

The Township is committed to providing opportunities for the provision of affordable housing
that are practical and proportionate, economically feasible, fit within the fabric of the community,
and consider the interests of all residents, landowners, businesses and other stakeholders in
the community. The Township’s commitment is evidenced by its continuing participation in the
fair share planning process. The Planning Board first adopted a Round Three Housing Element
and Fair Share Plan on December 8, 2005, which was endorsed by the Township Council on
December 12, 2005.*2 The first set of Round Three COAH rules had been adopted in
December 2004, and at that time it was anticipated that the slowing growth in the Township
would result in a Round Three obligation of 226 units. The initial Third Round COAH
regulations were subsequently invalidated by the Appellate Division in January 2007 and the
rules have changed. The assumptions upon which the Township’s Round Three compliance
strategy was based no longer hold. The Township is seeking a waiver to permit the “original”
growth share ratios to be applied to the growth that has occurred from 2004 through 2008 (see
section 1IC(4)) since the Township was one of only eight (8) municipalities to adopt a Fair Share
Plan in reliance upon those ratios and have the Plan approved.

In order to meet the Township’s total affordable housing obligation, the current conditions and
prospects for future development have been considered. The feasibility of various compliance
mechanisms has been explored. Despite the Township’s serious concerns about the rationale
and assumptions upon which COAH’s current rules are based (i.e. the vacant land inventory is
flawed, the assumed jobs-to-square footage ratio for some of the use groups is out of synch
with reality, development approved prior to the effective date of the new rules creates a retro-
active obligation), the Township has prepared a plan that complies with those regulations and
reserves its right to adjust the Plan if the Court allows and/or affordable housing laws and
implementing regulations change as anticipated. The Plan presents a realistic opportunity to
meet the Township’s current and future obligations.

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

% In his testimony at the hearing on Mount Laurel’s application for a growth share adjustment, the special
Mount Laurel Master, Philip Caton, noted that Mount Laurel was one of only eight (8) municipalities in
New Jersey to have a Judgment of Repose and/or COAH substantive certification in place at the time the
initial third round COAH regulations were invalidated by the Appellate Division.
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MOUNT LAUREL TOWNSHIP - ‘
PARAME I’ERS FOR GROWTH SHARE AFFORDABLE HOUSING CREDITS
1,000 UNIT GROWTH SHARE OBLIGATION

Unit Type Rule REQUIRED for Potential bonus Totals
Mount Laurel Credits Proposed
Based on 1,000 | (may not exceed 25%
unit obligation of growth share)
Rental Obligation | 5:97-3.10(b)(3) Minimum 250 For family rental units | 566
for Round 1l 25% of the units or supportive housing
growth share above the 250
obligation required
5:97-3.6
Family Rental 5:97- 3.4 and 125 units Overlaps with above | 378
Units 3.6(a)(4)
50% of all rentals
must be family
rentals
Family Units 5:97-3.9 375 units - 664
50% of units (assuming a total
addressing the of 250 bonus
growth share credits are used)
must be family
units
Age Restricted 5:97-3.10(c) Maximum of 250 | -- 133
Units for Round Maximum 25%
i of growth share
obligation
Low income 5:97-3.3 and 500 low income | -- 448
requirement PL2008 c 46 (or 375 for 2 of
50% of units low | all units with full
use of bonus)
Very low income | 5:97-3.3 and 97 very low For very low income
PL2008 c 46 income (13% of | rental units above 117
13% of units very | actual units 100 (above 10% of
low assuming full use | total)
of bonus)
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D. Plan Proposals

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

Based on the growth that has already taken place in the Township between 2004 and
September 2009 the Township has a current growth share obligation of 265 units (199 for
non-residential and 66 for residential). If the waivers outlined in Section 1IC(4) and IID(2) are
granted, the current growth share obligation will be reduced to 1583  The calculation was
made by compiling and analyzing all residential and non-residential certificates of occupancy as
well as demolition permits issued from January 2004 through September 2009. The 243 COs
issued for the Rancocas Pointe development were excluded from the calculation because as an
inclusionary development, they do not create an additional affordable obligation (191 market
rate and 52 affordable units received COs).

Calculating the “current obligation” ensures that the Township will provide affordable housing
proportionate to market rate development in accordance with an implementation schedule as
permitted by N.J.A.C. 5:97-3.2(a)(4). Detailed information about the COs and demolitions from
2004 through September 2009 as included in Sections IIC and IID above. The Township has
also projected growth through the first biennial plan review, and anticipates a maximum
additional growth share obligation of 211 units. The 211 units is a maximum calculation based
on the number of residential units and non-residential developments that are either approved or
pending, which may or may not be constructed over the next two years. The obligation for the
period running from 2004 through 2012 is therefore estimated to be a maximum of 476
affordable housing credits based upon COAH’s current Round Three rules.*

3 Applying the growth share ratios that were adopted as part of the initial Round Three rules, which the
Township relied upon, reduces the current growth share obligation to 160 units; the waiver requested for
hotel employment further reduces the current obligation to 158 units.

% If the requested waivers are granted the 2004 through 2012 obligation will be 352 affordable housing
credits, since the adjustment to the jobs-to-square footage ratio for the hotels would reduce the projected
obligation by 17 affordable units.
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Mount Laurel Township
Round Il Affordable Housing Compliance Summary
1,000 Credits plus 32 Rehabilitations Required
Compliance COAH | Number Bonus | Bonus Type Number
Mechanism Round | of Actual | Credits Possible
Units Credits
Rehabilitation 1l 32 n/a n/a 32
Prior Round Surplus Il 45 n/a n/a 45
Fair Share Housing 1 30 30 Compliance 60
Development 1(5f2ma}tnin9 NJAC 5:97-
H units are

Seniors for Round Il 3.17
Market to Affordable Il 100 n/a n/a 100
(Willow Turn Area)
Extension of 1] 122 31 Rental 153
Expiring Controls NJAC 5:97-3.6
(36 rental, 86 own)
Supportive and I 51 1227 | NJAC  5:97- | 63
Special Needs bedrooms 3.6(a)(2)
(rental) | T =
Ark Road Senior oA 23 23 Compliance 46
Housing, LLC NJAC 5:97-
Age Restricted 3.17
Fellowship Redev 1] 100 33 Redevelopment | 133
ARC properties/
Develcom
Block 215 Lot 15 1l 120 - Rental 200
100% Affordable 80 NJAC 5:97-3.6
(rental)
Hovtech Blivd I 50 50 Rental 100
100% Affordable NJAC 5:97-3.6
(Twp property, rent) ,

AT 119
Ethel Lawrence I 72 n/a n/a 72
FSHD Stojanov
(rental)
Future 100% I 100 71 Rental 171
Affordable NJAC 5:97-3.6

FOT4e| 157
TOTAL possible credits 893 plus 250 1,143 plus 32
32rehab |77/ rehab

L0 19HP

% In accordance with NJAC 5:97-3.6(a), bonuses are available for rental units in excess of the growth
share rental obligation. The bonus is .25 of a credit for each bedroom in supportive housing provided
pursuant to NJAC 5:97-6.10 where the unit of credit is the bedroom. A bonus is claimed for 20 of the

. bedrooms, above the 250 rental requirement
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1. Rebhabilitation Share
(N.J.A.C. 5:97-4.5 and NJAC 5:97-6.2)
32 unit obligation (COAH Appendix B)

Mount Laurel Township’s rehabilitation share is 32 units. In order to meet the
rehabilitation requirements, the Township will reintroduce a municipal rehabilitation
program, which will be available to both owner occupied and rental units as required by
N.J.A.C. 5:97-6.2(b). Mount Laurel has operated a rehabilitation program in the past to
meet its rehabilitation obligations. The program was administered by Housing Services,
Inc. and was completed in 2002. Since 2000, three (3) housing units occupied by very
low income households have been rehabilitated through the Burlington County Home
Improvement Loan Program. The inventory of rehabilitated units is included in Appendix
L. The average cost per unit was $14,795. In addition, a total of 39 Mount Laurel
households benefited from the County’'s Heater Replacement Program ($153,527 was
spent on the heater replacements), but since the average cost is less than $8,000 these
improvements are not eligible for rehabilitation credits in accordance with COAH rules.

Mount Laurel Township will continue to participate in Burlington County’'s CDBG
rehabilitation program and will also provide funding for rehabilitation with monies in the
Affordable Housing Trust Fund and apply for other available funding that may be
obtainable for a municipal rehabilitation program. The Township’s housing officer will
administer the program or the Township may establish an agreement with Burlington
County to administer the program. The Township is committed to making the
rehabilitation program available to its residents, and will fund the program in the event of
a shortfall. The average expenditure per home will be a minimum of $10,000 on hard
costs as required, and the maximum expenditure on administrative costs will be 20%.
The Township will also determine whether coordination with adjacent municipalities or
the County will assist in achieving efficiencies in service delivery.

COAH’s rules (N.J.A.C. 5:97-6.2) require that an average of $10,000 per unit be spent
for the rehabilitations completed after June 2, 2008. The units must have affordability
controls for ten (10) years, and the rehabilitation program must be available for both
owner occupied and rental units. The Township will market the availability of the
program for qualified residents. A mortgage lien will be placed upon owner occupied
properties for a period of ten (10) years. In order to ensure that a total of thirty-two (32)
units are rehabilitated, the plan assumes that five (5) units will be rehabilitated each year
from 2011 through 2015 and four (4) units will be rehabilitated in 2016. For the purpose
of preparing Mount Laurel’'s spending plan it is assumed that $348,000 will be needed
for the 29 unit rehabilitation program. Within 45 days of receiving a judgment of
compliance, the Township (through the administrative agent) will prepare and submit an
operating manual for the municipal rehabilitation program.
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2. Fair Share Housing Development Senior Housing Project
Block 302.15, Lots 2 and 3
30 credits plus 30 compliance bonus credits (N.J.A.C. 5:97-3.17)

FSHD proposed 184 age-restricted rental units as part of the Prior Rounds compliance
plan. In support of the proposed project, the Township purchased two pieces of property
in 1998 (lot 2 the Biernacki Tract) and 2002 (lot 3 the Stanley Tract) totaling
approximately 20 acres, of which 14 acres had been planned for development of 184
age-restricted rental units. The Township spent approximately $1,500,000 to purchase
the lands. The acquisition of the lands by the Township was part of the Township’s
responsibility under the 1997 Court Order, as was the responsibility of FSHD to build the
housing within five (5) years from December 1997. Thirty (30) of the units will be to
satisfy the growth share obligation and 154 of the units will be to satisfy the prior rounds
obligation (the thirty (30) units were set aside for Round Three since the Township had
reached the age-restricted unit cap for the prior round). The Township seeks compliance
bonus credits for the 30 units intended to satisfy the Third Round obligation.

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

Though the development has not yet received preliminary or final approval, the site is
subject to an executed agreement between the Township and FSHD with a development
timing schedule that is set forth on pages 38-40 of the Order Providing Repose and
Incorporating Agreement for Third Round Fair Share Compliance on March 29, 2006.
The Township has carried out its obligations to support the development and has been
ready to review and approve the development plan upon submission by FSHD.
Nevertheless, FSHD has on more than one occasion missed the deadline imposed upon
it by orders of the Court or agreements to bind itself to subsequent deadlines.

s The zoning ordinance authorizing the development, 100 percent affordable
development, or the proposed redevelopment was included as an affordable
housing mechanism to address the growth share obligation in a Third Round
petition for substantive certification submitted to Council prior to January 25,
2007, pursuant to N.J.A.C. 5:95;

Thirty units of the total 184 units were included as an affordable housing
mechanism to address the growth share obligation in a Third Round in a petition
on December 12, 2005.

e The development approval or executed developer's agreement or redevelopment
agreement provides for the affordable housing units to be built on site; and

The affordable housing units are to be built on site pursuant to the terms set forth
in prior Court Orders.

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

When the Township acquires from the Court the right to take this project over, the
Township will restructure the project to increase total number of units on the “Biernacki”
and “Stanley” tracts, while maintaining the senior housing already in the Plan.

3. Assisted Living Residences (N.J.A.C. 5:97-6.11)
Ark Road Senior Housing, LLC — James Stewart
Block 306, Lots 15, 16
209 Ark Road
23 affordable age-restricted units plus 23 Compliance Bonus
MAP 11- tax map

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

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

Ark Road Senior Housing, LLC received a use variance to permit 114 units of
inciusionary age-restricted supported housing. The 10.28 acre site is iocated in both the
R-3 residential and the I-Industrial zones. The site was included in the Township’s initial
Third Round Fair Share Plan, approved by the Court in 2006. The use variance was
approved in 2005 and final site plan was approved on May 2, 2007. The approval
provides that 5.516 acres of the site will be utilized for the age-restricted housing and the
remaining 4.552 acres will be made available for a future non-residential use. The
proposed senior supportive housing wiii be within a three-story building and will have 23
affordable units as follows:

9 low income studios

3 low income one bedroom

3 moderate income studios

8 moderate income one bedroom

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

i.) The site has clear title and is free of encumbrances which preclude
development of affordable housing.

This site is owned by Ark Road Senior Housing, LLC and has received
preliminary and final site plan approvals.
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ii)

vi)

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

The site has adequate access to a County Road and the surrounding uses
include TD Bank to the north, Township owned open space to the south,
planned unit development with residential and nonresidential uses to the west
and undeveloped commercially zoned land to the east. The proposed use
and scale of development are appropriate for the area.

Adequate sewer and water capacity are available to the site.

At the time the development was approved it was estimated that the sewer
capacity needed would be 19,380 gallons per day. The site will be served by
public water and sewer.

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

The site plan was reviewed and approved consistent with the applicable
standards.

Sites designated for affordable housing should be consistent with the State
Development and Redevelopment Plan.

The site is within Planning Area 2, a smart growth area, on the State Plan
Policy map.

The development will adhere to freshwater wetlands regulations and is not
adjacent to a Category One waterway.

There are no weltlands on the site and is not within a flood hazard area.

vii) The property is not within a historic district and is not an architecturally or

historically important site.

Ark Road Senior Housing, LLC
Site Suitability Summary

Block and lot Block 306, lot 15 & 16

Address 209 and 213 Ark Road

Owner Ark Road Senior Housing, LLC
16 high Point Drive
Medford, NJ 08055

Acreage 10.28 acres (5.516 for housing)

Current zoning R-3 and |

Surrounding Land Uses | North: bank

South: farm/open space(Twp owned)
East: commercial and vacant land
West: multifamily housing and commercial

Planning Area

PA-2

Access

Accessible by Ark Road
Site is within the service area, public sewer and
water may be extended.
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4. Fellowship Redevelopment Area (N.J.A.C. 5:97-6.6 and 5:97-6.4)
Total Study Area:

Block 1310, Lots 1, 2, 3,4, 5,6,7, 8,9, 10, 10.01 11, 12, 12.01, 13

Block 1305.03, lots 11, 12, 13, 14, 14.01

Block 1305.02, Lots 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15

Block 1305.01, Lots 1, 2, 3,4, 5,6,7, 8,9, 10

Block 1304.03, Lots 1, 2, 3,4, 5,6,7,8,9,10, 11,12

Block 1304.02, lots 1, 2, 3, 4,7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22,

23,24

Block 1304,01,1,2,3,4,5,6,7, 8,9, 10, 11, 12, 13, 14, 15, 16, 17, 18
Church Road, Fellowship Road, SH Route 73, Beaver Avenue

100 family rental units + 33 redevelopment bonus credits

MAP 8- aerial photo and parcels

The proposed Redevelopment Area is comprised of 92 parcels consisting of
approximately 48 acres in the southwestern area of the Township. The area is located
between Route 295 and the NJ Turnpike on the west side of State Highway Route 73.
The area currently contains a number of derelict and vacant dwellings, former
businesses, underutilized and neglected properties, as well as a functioning gas station,
two motels, an office and a restaurant. The area is currently within three (3) different
zoning districts, is constrained by a wetland area in the center of the site, and was
previously owned by diverse owners — all combining to complicate a coordinated
development approach. The properties are within one of the oldest suburban areas of
the Township and the viability of the area has been challenged over the years by the
changing dynamic of the surrounding area.

The Township has initiated a redevelopment planning effort to encourage the
comprehensive redevelopment of the study area. The objective is to guide the
revitalization of the area to include a mix of uses and high quality design that takes
advantage of the strategic location and relates to the surrounding areas.

Resolution 10-R-57 authorizing the Preliminary Redeveiopment Needs Investigation is
included as Appendix N. The Preliminary Redevelopment Needs Investigation report is
included as Appendix O. The study area meets the statutory criteria for designation as
a redevelopment area and is a prime candidate for redevelopment consistent with smart
growth principles.

The Township has been working with the potential redeveloper to create the framework
for a redevelopment project that includes affordable housing. It is anticipated that the
northern portion of the study area closer to Route 73 will permit highway-oriented uses,
with specific design and traffic circulation requirements, and that the southern portion of
the study area closer to Church Road will permit a mix of uses including neighborhood
commercial and market rate and affordable housing. The Redevelopment Plan will
include 100 affordable housing units along with other uses that will be set forth in the
Redevelopment Plan. Resolution 10-R-100 authorizing the Mayor to sign an agreement
of intent for Fellowship Redevelopment Area is included as Appendix P.

The following provisions apply to affordable housing units proposed in a redevelopment
plan (N.J.A.C. 5:97-6.6):
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e All sites must meet the site suitability requirements set forth in N.J.A.C. 5:97-
3.13. If the redevelopment area contains brownfields, the Council may require
the municipality and the redeveloper to participate in the Office of smart Growth’s
Brownfield Redevelopment Interagency Team (BRIT) process

The site is suitable, and site suitability is reviewed in detail below. The Township
and the redeveloper are willing to participate in the BRIT process if appropriate.

e The municipality shall designate the site as an area in need of redevelopment or
rehabilitation.

The site has been designated as an Area in Need of Redevelopment.
e The municipality shall adopt a redevelopment plan.

The Township intends to adopt the redevelopment plan by April 1, 2010, but has
attached a conceptual draft that represents the intent of the Township and the
Redeveloper. The redeveloper has submitted a letter confirming its acceptance
of this conceptual Redevelopment Plan and its concomitant obligation to provide
100 affordable housing units onsite, which is attached as Appendix P.

e The redevelopment agreement shall comply with N.J.A.C. 5:97-6.4(b) through
(h).

The redevelopment agreement will be consistent with the requirements. The
document setting forth essential terms of a Redevelopment Agreement, including
the total number of affordable housing units and income levels, inclusion of a
PILOT and the acceptance thereof by the Township and the Redeveloper is
attached as Appendix Q.

e The municipality shall issue a request for proposals for a designated
redevelopment if applicable.

The Township is working with a qualified redeveloper who has been working to
purchase properties in the redevelopment area in order to provide a consolidated
redevelopment project.

e The units must comply with N.J.A.C. 5:97-9 and UHAC.
The units will comply.

e Demonstration that the resolution designating the area in need of redevelopment
has been approved by the DCA is required by Local Redevelopment and
Housing Law at the time the area was designated.

The resolution and report have been sent to the Commissioner of the DCA as
required by N.J.S.A. 40A-12A-1 et seq. The redevelopment area is located
entirely within Planning Area 1 on the State Plan Policy Map. It is our
understanding that the redevelopment area determination shall take effect upon
transmitting the Resolution to the Commissioner, as it is within a “smart growth
area.”
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o A redevelopment plan adopted by the governing body which includes
reugirements for affordable housing.

The Redevelopment Plan will be adopted by April 1, 2010 and will be transmitted
upon its adoption.

¢ A description of the site including its location, acreage and existing and intended
use.
The property is described above and in the site suitability analysis.

 An anticipated timeline and development process expected for the site.

The redeveloper’s proposed timetable for completing the redevelopment process
and project is attached as Appendix R.

Redevelopment Bonus Credits

In accordance with N.J.A.C. 5:97-3.19 a municipality may receive 1.33 units of credit for
each affordable housing unit addressing the growth share obligation that is included in a
designated redevelopment area or rehabilitation area pursuant to the Local

Redevelopment and Housing law (N.J.S.A. 40A-12A-1 et seq) when the criteria listed
below are met. This proposal meets the following requirements:

e The preliminary/final approval provides for a minimum set aside of 15% of the
total number of units in the development.

The number of affordable units will be at least 15% of the total number of
residential units in the development.

¢ The affordable units are provided on site
The affordable units will be provided on site.
o Atleast 50% of the affordable units are family units.
All of the units will be family units
¢ The development meets the redevelopment criteria pursuant to NJAC 5:97-6.6
The development meets the redevelopment criteria as outlined above.
Site Suitability in accordance N.J.A.C. 5:97-3.13
Sites designed to produce affordable housing must be available, approvable,

developable and suitable according to the criteria set forth in NJAC 5:97-3.13.

i.) The site has clear title and is free of encumbrances which preclude
development of affordable housing.

There are seven property owners within the redevelopment study area. The
southern/western portion of site with frontage on Church Road, Beaver
Avenue and Fellowship Road is proposed location for affordable housing.
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i)

vi)

This portion of the site is owned by Mount Laurel Development/ARC
properties, which is the proposed redeveloper. There are no encumbrances
to preclude the development of affordable housing

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

The surrounding land uses are commercial, residential, and office uses. The
overall redevelopment area has four street frontages. The affordable housing
will have access to Church Road and possibly Beaver Avenue.

Adequate sewer and water capacity are availabie to the site.

The redevelopment area will be served by the MLMUA, water and sewer
service will be extended as needed.

The site can be developed consistent with the residential site improvement
standards (NJAC 5:21)

Yes the site will be developed consistent with RSIS

Sites designated for affordable housing should be consistent with the State
Development and Redevelopment Plan.

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

The development will adhere to freshwater wetlands regulations, is not
adjacent to a Category One waterway, and is not affected by steep slopes.

There are approximately 9 acres of wetlands and 39 acres of uplands within
the study area. The area is not in a Flood Hazard Area.

vii) The property is not within a historic district and is not an architecturally or

historically important site.
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Southern/western Portion of Redevelopment Area -

where market and affordable housing is proposed
Block and lots Block 1304.02, lots1, 2, 3, 4, 6, 7, 8, 9, 10,
10.01,11, 12, 13, 20, 21, 22, 23, 24
Block 1304.01,lots 1,2,3,4,5,6,7,8,9
Block 1310, lots 1, 2, 3,4, 5,6,7,9, 10
Address Church Road, Fellowship Road, Beaver Ave
Owner Mount Laure!l Development/ARC Properties
1401 Broad Street
Clifton, NJ 07013

Acreage 18.72 acres (this portion of study area, total
study area is 48 acres)

Current zoning R-1 Residential
B Business
NC neighborhood Commercial

Surrounding Land Uses | North: wetland area, additional

redevelopment study area properties, Red
Roof Inn, Econo Lodge, Route 73
South: Businesses on Roland Ave, homes on

Church Rd
East: Offices on Fellowship Road/Century
Pkwy
West: residential dwellings on Beaver Ave
Planning Area PA-1
Access Accessible by Fellowship Road, Church Road

and Beaver Avenue
Site is within service area for public sewer
and water
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5. Market to Affordable Program (N.J.A.C. 5:97-6.9)
Various Residential Properties
100 units
MAP 10

The Market to Affordable program provides for housing units that are to be purchased or
subsidized through a written agreement with the property owner and sold or rented to
low and moderate income households in accordance with COAH’s rules. The properties
may be new, pre-owned or vacant. This program will allow the Township to provide
affordable housing opportunities within the Township's existing neighborhoods, making
efficient use of the existing housing stock close to public transportation and close to
employment and shopping opportunities.

in accordance with N.J.A.C. 5:97-6.9(b) the units in the market to affordable program
must be in sound condition (certified by the building inspector) and the subsidy must be
at least $25,000 (for moderate) and $30,000 (for low), or more if needed to make the
property affordable to low or moderate income households. No more than ten percent
(10%) of the fair share obligation may be satisfied with the market to affordable program.
The Township proposes to provide 100 units through the market to affordable program
over the course of the delivery period. Mount Laurel’'s Market to Affordable program will
comply with the requirements set forth in NJAC 5:97-6.9(c).

The current economic recession has been trying for many households in Mount Laurel
and throughout the State, and though real estate values in New Jersey remain relatively
high; housing prices have been moderated from their peak three or four years ago. The
lowering of housing prices creates a new opportunity for the implementation of an
economically feasible market to affordable program. The Market to Affordable Program
will be funded by the mandatory development fees collected and deposited in the
Affordable Housing Trust Fund. Other funding opportunities will also be pursued. The
Township’s Administrative Agent will administer the program. The Market to Affordable
Checklist is included as Appendix S.

N.J.A.C. 5:97-6.9 (d) requires that information about the proposed market to affordable
program be provided to demonstrate the feasibility of the program. The Market to
Affordable program will first focus on the area shown on MAP 10. The neighborhood is
part of the area developed as the Larchmont PUD (planned unit development) in the
1970s. The Larchmont PUD was initially approved in the late 1960s and overall contains
5,677 housing units including single-family homes, townhouses, condominiums and
apartments.®* Since the Larchmont PUD was approved prior to the Mount Laurel Il
decision and prior to the inception of the COAH regulations, the PUD did not include
units specifically set aside for low and moderate income households, though like many
of the Township’s neighborhoods there are a variety of housing types affordable to a
variety of income levels.

The initial focus area for the Market to Affordable program shown on MAP10 contains
698 housing units and would benefit from an infusion of investment and additional owner
occupancy. A search of the properties currently on the market in the focus area has
been conducted, as well as home sales over the last three years. As of November 2009

% |nformation about the number of units in the Larchmont PUD was taken from the Mount Laurel
Township 2006 Master Plan, Chapter C.
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there were twenty-three (23) homes on the market within the focus area. The asking
prices range from $96,600 to $200,000 for single units and $259,000 for two units in a
duplex. Over the last three years there have been forty-five (45) properties sold within
the focus area, of which four were duplexes (a total of 49 units) the price for the single
units ranged from $109,000 to $239,000 and the price for the 2 unit buildings ranged
from $250,000 to $270,000. A sample of the current listings and recent sales on one
street (Willow Turn) are included as Appendix T. Given the sales prices in the area, the
current tax rate, the association dues (for some units), and the average mortgage rates,
it appears that there are sufficient residential units within the focus area, and certainly
within the Township overall, to permit a viable Market to Affordable program over the
course of several years. The approximate subsidy for the market to affordable program
will range from $25,000 to $60,000 depending on the size and the condition of the unit.

Additional areas beyond the initial focus area may be incorporated as the program
progresses. The Township will consider including rental units in the Market to Affordable
Program if funding such as the State Rental Assistance Program (SRAP) is available.
The SRAP program assists in making safe and quality housing in the private rental
market affordable to very low-income families through direct rent subsidy payments to
landlords. The Township may identify additional focus areas containing rental units and
apply for assistance. This would also assist the Township in meeting the very low
income requirements.

6. Supportive and Special Needs Housing (N.J.A.C. 5:97-6.10)
Scattered sites
17 Homes with 51 bedrooms plus 12 rental bonus credits = 63 credits

Supportive and special needs housing may be residential health care facilities, group
homes for people with developmental disabilities and mental illness, permanent
supportive housing, and supportive shared living housing (long tem health care and
nursing homes do not qualify). For group homes and residential health care facilities the
unit of credit is the bedroom.

For the prior rounds, the Township has received 5 credits for the Catholic Charities
group home located at 327 Mount Laurel Road. For the Third Round the Township is
seeking credit for the additional supportive housing sites listed in the table below, which
were not included in the prior round credits. The licenses from the NJ Department of
Human Services are included in Appendix V. All of the properties are already in
existence, are located in established residential neighborhoods, and are served by
existing infrastructure.

Mount Laure! Township Housing Element and Fair Share Plan Page 66 of 88
March 2010



Organization Address Block & Lot Type # Bedrooms | Date
occupied

Allies, Inc 5 West Azalea Ln | 1400/5 Group 3 2002
2275 Route 33, Ste. 303 Home
Hamilton, NJ 08690
Allies, Inc 37A Sumac Ct 1408/113 Group 2 2002
2275 Route 33, Ste. 303 Home
Hamilton, NJ 08690
Allies, Inc 906 Union Mill Rd | 1000.03/23.02 | Group 4 2002
2275 Route 33, Ste. 303 Home
Hamilton, NJ 08690
Family Service 4508 Church Road | 1100.01/1 Group 5 1997
770 Woodlane Road Home
Ste 23
Mt Holly, NJ 08060
Family Service 820 Union Mill Rd | 606/22.03 Group 4 1987
770 Woodiane Rd, Ste 23 home
Mt Holly, NJ 08060
Family Service 394A Delancy Pl 305.01/209 Supportive | 2 2009
770 Woodiane Rd, Ste 23 Housing
Mt Holly, NJ 08060
Family Service 4806A Aberdeen Dr| 308.01/1 Supportive | 2 2008
770 Woodlane Rd, Ste 23 Housing
Mt Holly, NJ 08060
Family Service 3A East Daisy Ln 1402/39 Supportive | 2 2009
770 Woodlane Rd, Ste 23 Housing
Mt Holly, NJ 08060
Phoenix Properties- NJ, Inc | 110 Laurel Lane 502.01/5 Group 5 1997
4 Gail Court, Unit 1 home
Sparta, NJ 07871
Phoenix Properties- NJ, Inc | 62 Boothby Drive 201.03/56 Group 5 1996
4 Gail Court, Unit 1 Home
Sparta, NJ 07871
Community Options, Inc. 205A Harwood Ct | 406.01/1 Group 2 1997
16 Farber Road home
Princeton, NJ 08540
Community Options, Inc. 6801A Normandy | 312.01/1 Group 2 1995
16 Farber Road Drive Home
Princeton, NJ 08540
Community Options, Inc. 6607A Normandy | 312.01/1 Group 2 1994
16 Farber Road Drive Home
Princeton, NJ 08540
Community Options, Inc. 6407A Normandy | 312.01/1 Group 3 1993
16 Farber Road Drive Home
Princeton, NJ 08540
Community Options, Inc. 2905A 307.01/1 Group 2 1997
16 Farber Road Heatherstone Ct Home
Princeton, NJ 08540
Community Options, Inc. 50 Stratford Lane | 201.01/25 Group 3 2008
16 Farber Road Home
Princeton, NJ 08540
Independence |l, Inc. 4210 Church Road | 1100/4.01 Shared 3 2006
770 Woodlane Road Supportive
Suite 23 Housing
Mt Holly, NJ 08060
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7. Municipally Sponsored and 100% Affordable Developments (N.J.A.C. 5:97-6.7)
A municipally sponsored or 100 percent affordable development is one in which all of the
units are available to low and moderate income households and would be created
through a municipal partnership with a non-profit or other affordable housing provider.

7a. Marne Highway 100% affordable housing site (N.J.A.C. 5:97-6.7)
Block 215, Lot 15
Marne Highway
120 family rental units
80 age-restricted rental units
200 total credits
MAP 12 Tax Map / MAP 9 Aerial photo

This 60 to 65 acre property is currently farmland assessed and is located on the north
side of Marne Highway just east of the New Jersey Turnpike. The Township is taking
action to gain control of the property for purposes of effectuating the 100% municipally
sponsored project. The Township proposes to create two separate affordable housing
project sites on the property, one consisting of 15 acres for a 120 unit family rental
project, and one consisting of 10 acres for an 80 unit age-restricted senior rental project.
The property is sufficiently large to provide adequate space for several development
areas separated by open space. The affordable units will be created through municipal
partnerships with a non-profit or other affordable housing provider. The Township has
prepared a Request For Proposals (one for each project) to solicit proposals from
qualified affordable housing developers and the construction will commence within two
years of substantive certification. The two RFPs for development of the affordable
housing projects are attached as Appendix Y and Z. The request for proposals provides
that ten percent of the units must be made available to very low income households and
that the first floor units must comply with N.J.A.C. 5:97-3.14 regarding accessibility.

When completed, a survey of the property will be submitted to supplement the
documentation in support of the 100% affordable projects on this site. The site has been
zoned for commercial use, but will be rezoned as part of the Township’'s affordable
housing planning process. Properties to the east and west are within residential zones
and are residentially developed, so the proposed development will be compatible with
surrounding uses.

The Township is in the process of purchasing the property and will subdivide the
property to create 3 lots, a 15 acre parcel for the development of affordable family rental
housing, a *+/- 40 acre parcel to be retained by the Township, and a 10 acre parcel for
the development of affordable senior rental housing. The Township will provide the land
and will support the developer in applying for available financing for affordable housing
development. The remainder of the tract will be designed to be compatible with the
affordable housing and may include public or private recreation or education facilities,
common area or access for the housing developments, or other authorized public uses
to be determined.

N.J.A.C. 5:97-6.7(b), (c) and (d) require that the following information be provided:

o All sites must meet the site suitability criteria set forth in N.J.A.C. 5;97-3.13
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Site suitability is detailed below.

e The municipality or developer/sponsor shall have control or the ability to control
the site(s).

The Township is taking action to obtain control of the property, which is
anticipated to be finalized on or about June 1 0f2010.

e The construction schedule shall provide for construction to begin within two years
of substantive certification or in accordance with the municipality’s
implementation schedule pursuant to N.J.A.C. 5:97-3.2(a)4.

The Township intends for construction to begin within two years

e The first floor of all townhouse dwelling units and of all other multistory dwelling
units must comply with N.J.A.C. 5:97-3.14.

The RFP includes a requirement that the units comply

e The units shall comply with N.J.A.C. 5:97-9 and UHAC.

The units will comply

e A demonstration that the municipality or developer/sponsor has site control or
has the ability to control the site(s). Control may be in the form of outright
ownership, a contract to purchase or an option on the property.

The Township is taking action to obtain control of the property, which is
anticipated to be finalized on or about June 1, 2010.

e A description of the site, including the street location, block and lot, and acreage;
The site is described above and an aerial photo is included as MAP 9

e A request for proposals (RFP) or executed agreement, including a schedule for
the construction of the units, with the developer or sponsor; or documentation
that the development has received preliminary or final approvals.

The Township has prepared an RFP, which will be advertised upon the Township
taking title to the property on or about June 1, 2010.

e Detailed information demonstrating that the municipality or developer has
adequate funding capabilities.

The Township will provide the land for the development and a qualified and
experienced affordable housing developer will be chosen to partner with the
Township on the projects. A pro forma will be provided once the developer is
chosen in July or August 2010.

Funding
The Township will bond to purchase the property for the amount agreed upon or the
amount that is determined by the Township’s appraisers to be the highest and best
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value, as the case may be. The Township will then subdivide the parcel to delineate the
development areas. The Municipal Land Acquisition Program (MLA) is implemented by
DCA through the Balanced Housing Program and provides funds to eligible
municipalities for acquisition of land or property for the construction of affordable
housing. The program provides that affordable housing may be developed and/or owned
by the municipality or by an agent of the municipality, or the municipality may select a
developer to build the affordable housing. The MLA program provides up to $6 million to
eligible municipalities for acquisition of land and/or property for the construction of
affordable housing. Though funding is currently limited, the Township will apply for MLA
funding. It is anticipated that the chosen affordable housing developers will apply for
State and federal funding to finance the projects. The Township will also pursue
reimbursement with the State Green Acres program for that portion of the property which
will be owned and retained by the Township for authorized Green Acres purposes.

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

i.) The site has clear title and is free of encumbrances which preclude
development of affordable housing. This site is currently owned by a Family
Limited Partnership. The Township is negotiating with the land owner to
facilitate the land transfer. There is a PSE&G easement on the property, but
does not appear to significantly encumber the property. The property is
currently farmland assessed.

ii) The site is adjacent to compatible land uses and has access to appropriate
streets. The surrounding uses include residential uses, a commercial farm,
privately owned open space and the New Jersey Turnpike right-of-way.

iii) Adequate sewer and water capacity will be available to serve the site, once
the current water limitations are lifted as described in Section IIE(3).

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

v) The site is within Planning Area 2, a smart growth area, on the State Plan
Policy map. Planning Areas 1 and 2 are the preferred locations for
municipalities to address the fair share obligation

vi) The development will adhere to freshwater wetlands requlations and is not
adjacent to a Category One waterway. There are two “fingers” of wetlands
on the site, but their presence will not hamper the development of affordable
housing.

vii) The property is not within a historic district and is not an architecturally or
historically important site.
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100% Affordable Site Overview

Block and lot Block 215, lot 15

Address Marne Highway

Owner 3253 Marne Highway
Mount Laurel, NJ

Acreage 65 acres

Current zoning I Industrial (permits office, restaurants, research,
etc)

Surrounding Land Uses | North: NJ Turnpike right-of-way and rest stop
South: commercial farm/nursery

East: open space, residential homes, commercial
West: single family homes

Planning Area PA-2

Access Accessible by Marne Highway

Site is within the service area, public sewer and
water may be extended.

7b. Hovtech Boulevard 100% affordable housing site
Township Owned “Stanley Tract”
Block 302.15, ot 3
Ark Road and Fostertown Road
50 family rental units plus 50 rental bonus = 100 credits
MAP 13 Tax Map

This property is located at the southwest intersection of Fostertown Road and Hovtech
Boulevard north of Route 38. The 50 unit affordable family rental project will be
developed on a six (6) acre portion of a +/-10 acre tract, which is currently owned by the
Township and is known as the “Stanley Tract”. In accordance with the Township’s Prior
Round Fair Share Plan, the 1997 Judgment of Repose Incorporating and Memorializing
Settlement, and the 2006 Order Providing Repose and incorporating Agreement for
Third Round Fair Share Compliance, dated March 29, 2006, the Township has
purchased two adjacent pieces of property known as the “Biemacki Tract” and the
“Stanley Tract”. Each of the parcels is approximately 10 acres. The lot line will be
adjusted through a minor subdivision in order to create one 14 acre tract, and one 6 acre
fract.

The two adjacent lots were purchased in part to provide 14 acres of land for the
development of 184 age-restricted rental units to be developed, owned and managed by
FSHD. The future use of the remaining 6 acres had not been previously determined.
The Township purchased the two pieces of property — one in 1998 (lot 2 - the Biernacki
Tract) and one in 2002 (lot 3 - the Stanley Tract) totaling approximately 20 acres, of
which 14 acres have been planned for the development of 184 age-restricted rental
units, though the development plans have not yet been prepared by FSHD. Pursuant to
a Court Order, the Township spent millions of dollars to purchase the lands and entered
into an agreement with FSHD to develop the properties with 184 affordable housing
units along with supportive social services and amenities. Up to 25% of the units are
permitted to assisted living units. The units are primarily to satisfy the Township’s
Round Two obligations. Of the 184 proposed units, 154 would be for the Round Two
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obligation and 30 would be for the Round Three obligation (described in number 2
above).

The Township’s continued support for FSHD’s proposed affordable housing projects was
contingent upon the Township’s ability to receive a Judgment of Repose with regard to
all of the Township’s Third Round obligations.*’ FSHD has not adhered to the
development schedule set forth for the project, and is at this point more than 2 years
behind schedule according to the terms of the 2006 Judgment of Repose. According to
the 2006 Judgment of Repose, FSH