Aging In
Supportive
Housing Guide

A resource for
municipalities and
advocates in

New Jersey



Dear Readers:

The Supportive Housing Association of New Jersey is pleased to share with you our
Aging in Supportive Housing Guide.

Supportive housing opportunities allow people with disabilities and barriers, including
individuals who are aging, to live as independently as possible. Advocates understand that
combining the availability of affordable, accessible homes with supportive services tailored to
residents’ needs empowers independent and self-sufficient living.

This guide provides information needed to consider what new supportive housing
developments might look like in your city or town and how they might fill affordable housing
requirements. We hope to inspire municipalities planning and developing affordable and
supportive housing options. These housing opportunities can serve a larger diversity of
residents than traditional senior communities for people ages 55 and over.

We would be happy to share the content of this guide through a presentation to your
municipality or organization. Please email Kate Kelly, Associate Executive Director at
kate.kelly@shanj.org to discuss presentations.

Sincerely,

Wathwwine Y0 Viette,,
Kate Kelly

Associate Executive Director
Supportive Housing Association of New Jersey


mailto:kate.kelly%40shanj.org?subject=
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ALLEN HOUSE 11

According to the Administration of Community Living, almost 32 million women and almost 26 million men in

the United States are aged 65 or older. Nationally, people aged 65 and older represent 17% of the population. By
2040, that percentage is expected to grow to 22%. New Jersey has more than 1 million people aged 65 and older,
making up 17% of the state’s total population’. As this population grows, more individuals will likely face increasing
challenges and barriers as their abilities change with age. In New Jersey, Rutgers Disability Snapshots identify that of
the almost 967,000 individuals with disabilities living inthe state, 30% of them are over the age of 652.

A 2020 CSH report “Assessing New Jersey’s Need for Supportive Housing for an Aging Population”? identified the
need for over 17,000 units of supportive housing for aging residents in NJ. According to the AARP, “...By 2030,

our nation will face a severe shortage in accessible and affordable housing to meet the needs of the 1 in 5 Americans
who will be over the age of 65 in our country.”* Quality-of-life challenges form the desires for communities, homes,
and services that better meet the needs of aging populations. Without needed strategic planning in New Jersey,
aging citizens may continue finding housing options in their towns of choice are not available, accessible, or
affordable.

To create the Aging in Supportive Housing Guide, SHA drew on its extensive network, including experienced
supportive housing developers. These professionals shared their superior knowledge of funding and design
opportunities that can create supportive housing for a mix of populations. SHA's partners know how to create
supportive housing that is energy efficient, keeps construction costs low, complies with the Americans with Disabilities
Act (ADA), and uses universal design. Supportive housing developers also collaborate around support services with
local community organizations. Partnerships are highlighted throughout this guide driving success in developing

supportive housing.

' Administration for Community Living. Profile of Older Americans. Administration for Community Living. May 29, 2024,
https://acl.gov/aging-and-disability-in-america/data-and-research/profile-older-americans. (Accessed June 13, 2024).

2 Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability.

(Accessed June 13, 2024).

3 CSH. Assessing the Need for Supportive Housing for an Aging Population. CSH. 2020,
https://www.csh.org/wp-content/uploads/2020/10/CSH-Assessing-New-Jerseys-Need-for-Supportive-Housing-for-an-Aging-Population.pdf
(Accessed June 13, 2024.)

4 AARP. Addressing Housing Challenges Across the U.S. for Aging Communities. AARP.
https:/futureofhousing.aarp.org/#:~:text=Goals,address % 20the % 20senior%20housing%20crisis. (Accessed June 13, 2024.)


https://acl.gov/aging-and-disability-in-america/data-and-research/profile-older-americans
https://climatesnapshots.rutgers.edu/disability
https://www.csh.org/wp-content/uploads/2020/10/CSH-Assessing-New-Jerseys-Need-for-Supportive-Housing
https://futureofhousing.aarp.org/#:~:text=Goals,address%20the%20senior%20housing%20crisis

Purpose of this Guide

Age-restricted affordable housing is designed and set aside for aging residents who meet the age minimum, often
aged 62 years and older. Within this Guide, Affordable Housing refers to housing units with rents that are at or below
the “Fair Market Rent” determined by the U.S. Department of Housing and Urban Development (HUD) or another
government agency. Affordable housing properties establish tiered rents that are based upon a person’s income. To
qualify, an applicant must meet a minimum income and cannot exceed maximum income guidelines. Criminal and
credit background checks are typically required. In larger contexts, affordable housing may also apply to housing for
purchase and require specified income limits and other requirements.

Many individuals who are aging would like more variety in their housing options. Municipalities using this guide can
learn how to include more creative and varied developments for individuals who are aging in their housing plans.
Municipal funds can be leveraged to develop supportive housing that includes but is not limited to people who

are aging. In 1985, New Jersey’s New Housing Act established The Council of Affordable Housing (COAH), giving

it primary jurisdiction for the administration of housing obligations in accordance with sound regional planning
considerations in New Jersey. The Act directed COAH to facilitate and support the development of affordable housing
in many ways; a primary function included estimating the need for low- and moderate-income housing at the state
and regional levels. The law established the requirement for each municipality to have a fair share housing plan,
including an inventory of housing stock, and the necessary reporting of projects and proposals with information
about the developments. The legislation signed in 2024 abolished the former Council on Affordable Housing (COAH),
which is referenced in some of the project profiles. COAH’s oversight has been replaced by the state, continuing the
requirement that every town provide its fair share of affordable housing. New Jersey’s landmark passage of A4/S50
and a package of related bills ensures that the state has one of the strongest affordable housing frameworks in

the country. Supportive housing will continue to provide an opportunity for towns to help fulfill affordable housing
obligations while providing homes for the diverse populations living in New Jersey.

AL

OLIVER STATION
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Bob Gordon Senior Living Complex

Location: Borough of Fair Lawn, Bergen County
Total Development Cost: $21,581,086

Project Type: New Construction _ :
Total Homes: 85 T T, T |
Project Completion: 2020

Developer: Bergen County’s United Way/Madeline
Housing Partners LLC. and Penwal

Affordable Housing

- i

The Borough of Fair Lawn has the largest population of any
town in Bergen County, including a significant population
of individuals who are aging. Aimost 30% of the Borough’s
approximate 35,000 residents are over the age of 65° “Fair
Lawn for All Ages, an age-friendly initiative, along with the
Borough of Fair Lawn, has been an invaluable resource for the project partners and the residents who live in the development,” says
Tom Toronto, President, Bergen County’s United Way.

The Borough was a significant partner in the project, contributing $1.5 million towards the total $1.75 million property acquisition cost
of the Bob Gordon Senior Living Complex. The development was Fair Lawn’s first affordable senior housing development. The new
construction project, which began in 2019, transformed a former factory site into senior housing including 85 affordable one-bedroom
apartments for individuals who are aging. Veterans who are aging received preference for the apartments. Five of the apartments are
set aside for individuals of any age experiencing homelessness.

Bergen County’s United Way/Madeline Housing Partners and Penwal Affordable Housing provide residents with the services that they
need to successfully live independently. A housing services coordinator visits the complex weekly. Fair Lawn for All Ages hosts parties for
the residents. The Fair Lawn Senior Center coordinates transportation for residents to the grocery store and other places.

The five funding sources include: 9% Low Income Housing Tax Credits (LIHTC) (please see appendix for more information about each
funding source), Fair Lawn Municipal Housing Trust Fund, Federal Home Loan Bank New York Affordable Housing Program, Bergen
County HOME Investment Partnership Program, and Bergen County United Way equity.

FUNDING SOURCE AMOUNT

9% Low Income Housing Tax Credits $18,431,086 For development
Fair Lawn Municipal Housing Trust Fund $1,500,000 on sites SUCh as
Federal Home Loan Bank New York Affordable Housing Program $750,000 former faCtorles'
repared for th
Bergen County HOME Investment Partnership Program $550,000 be prepa ed for the
added expenses and
Bergen County’s United Way equity $350,000 :
work that comes with
TOTAL $21,581,086 : :
potential extensive
The Borough provided a Payment in Lieu of Taxes (PILOT) making the project possible. environmental

remediation.

Key team members include Bergen County’s United Way/Madeline Housing Partners LLC.
and Penwal Affordable Housing.

°Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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Hartford Village

Location: Medford Township, Burlington County
Total Development Cost: $15,039,286

Project Type: New Construction

Total Homes: 71

Project Completion: 2022

Developer: Volunteers of America Delaware Valley
(VOADV) Property

The residential areas in Medford Township respect the
woodlands, streams and surrounding lakes. The Township is
located between farmland and the Federal Pinelands Natural
Reserve. Town planners strive to make it an active, modern
community with small-town charm. About 22% of the
Township’s residents are over the age of 65.

Hartford Village is a new construction project and includes 71 one-bedroom affordable apartments. Two of the apartments are handicap
accessible in compliance with the Americans with Disabilities Act (ADA) and 5 apartments have a special designation for veterans of any
age experiencing homelessness. The development includes a community room with a fireplace, a grandparent’s room with games, a
fitness center, and a community garden. Its location is convenient to doctors’ offices, a pharmacy, a bank, and public transit.

A majority of the residents that reside in the development came from within a 5-mile radius of the building,” said Owen McCabe,
President, Volunteers of America Delaware Valley (VOADV) Property. “The residents want to remain close to their roots and support
system that includes family members, churches, pharmacies, and healthcare services.” Construction on the development began in 2020.

Services provided by Trinity LIFE — Programs of All-Inclusive Care (PACE) include medical, rehabilitation therapy, transportation,
recreational therapy, social services, nutrition planning, in-home support, spiritual care, and specialty care. All residents are assisted in
accessing resources that help make independent living easier.

The five funding sources include 9% Low Income Housing Tax Credit (LIHTC) (Please see appendix for more information about each
funding source), a New Jersey Housing and Mortgage Finance Agency (NJHMFA) mortgage, Township of Medford Municipal Housing
Trust Fund, NJHMFA, Deferred Developer Fees, and Money Follows the Person Housing Partnership.

The Borough received credits for the development from the New Jersey Council on Affordable Housing (COAH.) The Borough received bonus
points for the apartments for individuals with special needs and provided a Payment in Lieu of Taxes (PILOT) making the project possible.

Project partners include Volunteers of America Delaware Valley (VOADV) Property (both developer and sponsor)
Enterprise Community Partners, the tax credit investor, and Trinity LIFE — PACE partner.

Developments may

FUNDING SOURCE AMOUNT go through several

9% Low Income Housing Tax Credits $11,996,087 reiterations due to the
design of the property.

NJHMFA Mortgage $2,164,834

Medford Township Municipal Housing Trust Fund $433,365 Developing supportive

Deferred Developer Fees $295,000 housing requires

NJHMFA Money Follows the Person Housing Partnership $150,000 patience and

perseverance.

TOTAL $15,039,286

5Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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Montvale Supportive Housing

Location: Borough of Montvale, Bergen County
Total Development Cost: $4,133,463

Project Type: Renovation

TotalHomes: 14

Project Completion: 2018

Developer: Bergen County’s United Way/Madeline
Housing Partners LLC.

The Borough of Montvale offers recreation programs, a
state-of-the-art library, and easy access to area shopping

and cultural activities. Among the total population of over
8,400 people, about 21% of residents are over the age of 65.
Montvale Supportive Housing is conveniently located near the
Borough's downtown and public transportation. Residents feel
both independent and part of the local community.

The development of this unique project began in 2016. The Borough of Montvale transferred
the property to the development team for the price of one dollar. Bergen County’s United Way/
Madeline Housing Partners LLC. led the development. The development team renovated a
100-year-old vacant schoolhouse into 10 affordable one-bedroom apartments and a

4-bedroom group home. The apartments are for individuals who are aging, and the group home
is for individuals with intellectual and developmental disabilities. “Not surprisingly, renovating

an older building into high quality supportive housing and a group home came with some physical building and
unigue challenges,” says Tom Toronto, President, Bergen County’s United Way. “But with an
experienced development team, we were able to overcome these challenges.”

As both a development’s

residents age, making

, _ _ _ , , services and activities
Bergen County’s United Way/Madeline Housing Partners LLC. continues its commitment to

providing residents with the services that they need to flourish. A services coordinator visits the available to all residents
complex on a weekly basis. Everas Community Services provides services to the residents of the will help everyone
group home.

successfully age in place
The six funding sources include: Bergen County HOME Investment Partnership Program, Bergen

County’s United Way, ConnectOne Bank Loan, the municipality, the New Jersey Housing
Mortgage Finance Agency (NJHMFA), and the New Jersey Division of Developmental Disabilities.

FUNDING SOURCE AMOUNT When beginning a new

in their homes.

Bergen County HOME Investment Partnership Program $1,700,000 project, a municipality
Bergen County’s United Way $1,061,876 interested in developing
ConnectOne Bank Loan $1,030,000 supportive housing
Municipality $159 360 should identify and
then work with an

NJHMFA $147,300 .

experienced developer.
New Jersey Division of Developmental Disabilities $34,927

TOTAL $4,133,463

The Borough received credits for the development from the New Jersey Council on Affordable Housing (COAH.)

Project partners include Bergen County’s United Way/Madeline Housing Partners and Everas Community Services, the affordable
housing developer that is the service provider to the group home.

7Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).


https://climatesnapshots.rutgers.edu/disability

Osprey Point Apartments

Location: Borough of Little Ferry, Bergen County
Total Development Cost: $28,138,636

Project Type: New Construction

TotalHomes: 85

Project Completion: 2023

Developer: Regan Development Corporation

The Borough of Little Ferry is a small town. About 17% of

the almost 11,000 residents living in the Borough are age

65 or older. In 2021, new construction began on the Osprey
Point Apartments development supported by a public-private
partnership between the Borough and Regan Development
Corporation. Its outdoor recreational spaces include walkable
paths, gardens, and seating areas. With its convenient location,
residents can take advantage of services and amenities in the
Borough.

The Borough provided support from the beginning of the development including moving its Senior Activity Center to the development
offering social activities both for individuals who live in both the development and the community of Little Ferry. “This benefit was a
wonderful surprise,” said Ken Regan, Vice President, Regan Development Corp. “It cannot be stated enough how helpful the center
has been in integrating the development into the existing community.”

The development benefited from state level support. In its pre-development phase, New Jersey Housing Mortgage Finance Agency
(NJHMFA) explained the necessity of this development to other state agencies. The development’s construction faced obstacles during
the COVID-19 pandemic due to supply chain issues and a substantial inflationary pressure on operating costs.

The development includes 64 one- and 21 two-bedroom affordable apartments. Sixty-three apartments are for individuals who are
aging and 55 and over. Additionally, 14 apartments are for individuals with intellectual and developmental disabilities and 8 are for
individuals with serious mental illness.

Services provided include assistance with activities of daily living, transportation, and programming to ensure that residents succeed
in an independent, supported setting. Three agency partners Collaborative Support Programs of New Jersey (CSPNJ), Partnerships for
People, and the ARC Bergen & Passaic Counties provide supportive services and outreach connections for the tenants with special
needs. Property management conducts outreach and provides support connections to all residents.

The seven funding sources include 9% Low Income Housing Tax Credits (LIHTC), New Jersey Housing and Mortgage Finance Agency
(NJHMFA) First Mortgage program, NJHMFA Special Needs Trust Fund, NJHMFA Affordable Housing Production Fund, Federal Home
Loan Bank of New York Affordable Housing Program loan, Bergen County HOME Investment Partnership Program (HOME), and
Deferred Developer Fees.

The Borough received credits for the
FUNDING SOURCE AMOUNT development from the New Jersey

Council on Affordable Housing (COAH).

9% Low Income Housing Tax Credits $14,838,000 The Borough received bonus points for

NJHMFA Taxable Bonds $5,827,000 the apartments for individuals with
special needs and provided a Payment in

NJHMFA Special Needs Trust Fund loan $2,868,000 Lieu of Taxes (PILOT) making the project
possible.

NJHMFA Affordable Housing Production Fund $1,682,714

$1,250,000 Project partners includg the Regan .
Development Corporation, Collaborative
Federal Home Loan Bank New York Affordable Housing Program $850,000 Support Programs of New Jersey (CSPNJ),

Partnerships for People, the of ARC
Deferred Developer Fees $822,922 Bergen & Passaic Counties, and Michaels

TOTAL $28.138,636 Management Affordable, LLC.

Bergen County HOME Investment Partnership Program (HOME)
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The Residences at Upper Saddle River

Location: Borough of Upper Saddle River, Bergen County
Total Development Cost: $25,636,511

Project Type: New Construction

Total Homes: 70

Project Completion: 2023

Developer: Housing Development Corporation of
Bergen County

The Borough of Upper Saddle River offers rural beauty and

a location convenient to transportation, shopping, and
entertainment. Residents enjoy a sports and recreation program
with a variety of annual events. AlImost 13% of the Borough'’s
8,300+ residents are over the age of 65.% The Residences at Upper
Saddle River sit on an 8-acre parcel and take advantage of the
undisturbed mature growth wetlands nearby and proximity to transportation and
amenities. “Since construction began in 2021, the Borough has been a supportive
partner in this development,” said Asish Patel, COO, Monarch Housing Associates. Municipalities can help
“And in turn, the development has become a resource for both the residents and the
Borough.” Monarch served as the development consultant for the project.

development teams identify

good locations for supportive

the Housing Development Corporation of Bergen County (HDC), the developer and housing that are near both
sponsor of the project. It assisted in negotiations with private businesses that shared amenities and transportation.
the access road leading to the site.

In addition to helping finance the development, the Borough provided the land to

The newly constructed building consists of 70 apartments. Fifty-one one-bedroom affordable apartments are for individuals who are
over the age of 55 and for individuals with special needs. Eighteen apartments in the project are reserved for households experiencing
homelessness. Of these 18 apartments, 14 are reserved for households who are both experiencing homelessness and have a mental or
physical disability. A two-bedroom apartment is set aside for the building’s superintendent.

Catholic Charities of the Archdiocese of Newark supports all the residents living in the building, both those who are aging and

those with disabilities. Residents have access to financial education, wellness and psychiatric resources, health care, education and
employment, alcohol and drug counseling services, life skills, and safety and security services. The police department held a successful
"Coffee with a Cop” tenant meeting in the community room. This event provided residents with invaluable safety information and
helped them register for the Borough’s email and text alerts.

The five funding sources include 9% Low Income Housing Tax Credits (see appendix for more information about funding sources),
Conventional Mortgage (Community Preservation Corporation), Federal Home Loan Bank New York Affordable Housing Program,
municipal funds, and Deferred Developer Fees.

The Township received credits for the

development from the New Jersey FUNDING SOURCE AMOUNT
Council on Affordable Housing (COAH).

Project Partners include the Housing e $10,716,902

Development Corporation of Bergen
County, Housing Authority of Bergen
County, the property manager, Catholic Municipal Funds $2,300,000
Charities of Newark, and Monarch
Housing Associates.

Conventional Mortgage (Community Preservation Corporation) $10,506,000

Federal Home Loan Bank New York Affordable Housing Program $1,050,000

Additional funding partners include Deferred Developer Fees $1,063,709

the New Jersey Housing Mortgage
Finance Agency (NJHMFA), Enterprise TOTAL $25,636,611

Community Investment, and TD Bank.

8Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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Springside School Apartments

Location: Burlington Township, Burlington County
Total Development Cost: $18,204,554

Project Type: Renovation

Total Homes: 75

Project Completion: 2014

Developer: Conifer

Burlington Township is home to several shopping centers, a movie
theater, dining establishments, and other businesses. The Township
is conveniently located in proximity to Philadelphia, New York City,
and the central New Jersey region. Almost 14% of Burlington
Township’s residents, 3,201 individuals, are over the age of 65.°
With redevelopment work beginning in 2010, Springside School
Apartments was redeveloped through the adaptive reuse of the
former historic Springside School, built in 1916. The building,
including its two additions, had been vacant for years, suffering extensive damage. Architect Thriven Design designed the project in
compliance with New Jersey State Historic Preservation Office and the National Park Service regulations.

“The strict nature of the regulations added complexity to the renovation,” said Thriven architect Mary Johannesen. “To create the
new supportive housing, we overcame obstacles.” One example included an original entrance that was not fully accessible, and the
development team created a new main entrance without utilizing a stairway. Nearby, two elevators provide access to all three floors.
The former gymnasium is now a community room. The renovated building includes 75 affordable apartments, 58 apartments for
individuals who are age 55 and over, 16 apartments for individuals with mental illness, and one apartment for a live-in staff member.
A grocery store is within walking distance.

Services offered are designed to build community within the development and prevent residents from being isolated. Moorestown
Ecumenical Neighborhood, Inc. (MEND) offers luncheons for residents who are aging, lawyer referrals, connections to the local Meals
on Wheels program and county health services, and money management and budgeting assistance. Lester A. Drenk Behavioral Health
Care Services provides services to the individuals with behavioral health needs. The service providers maintain their partnerships with
Burlington Township and Burlington County, investors in the development, ensuring access to all their available services. Conifer and

P

MEND, the co-property managers work to ensure that residents feel that they are part of the apartment building’s “family.”

The six funding sources include: 9% Low Income Housing Tax Credits, Deferred Developer Fees, Burlington County HOME Investment
Partnership Program, New Jersey Housing and Mortgage Finance Agency (NJHMFA) Permanent Loan (see appendix for more
information about funding sources), Burlington Township Municipal Housing Trust Funds, and Energy Star.

The Borough received credits for the

development from the New Jersey
Council on Affordable Housing FUNDING SOURCE AMOUNT
(COAH). The Borough received

bonus points for the apartments for 9% Low Income Housing Tax Credits $15,604,436
individuals with special needs and Sz D] . $1129.118
provided a Payment in Lieu of Taxes elered Leveloper Fees T
(PILOT) making the project possible. Burlington County HOME Investment Partnership Program $850,000
Project partners include Conifer, NJHMFA Permanent Loan $346,000
Thriven Design, Moorestown

Ecumenical Neighborhood, Inc. Burlington Township Municipal Housing Trust Funds $200,000
(MEND), Township of Burlington, Energy Star $75,000
Burlington County, and

Lester A. Drenk Behavioral Health TOTAL $18,204,554

Care Services.

9Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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St. Paul the Apostle

Location: Township of Edison, Middlesex County
Total Development Cost: $11,280,490

Project Type: New Construction

Total Homes: 42

Project Completion: 2021

Developer: Domus Corporation and Metuchen
Community Services Corporation

The Township of Edison offers a vibrant business environment and
diverse community in a densely populated suburb. It is the home
of Thomas Edison who perfected the incandescent light bulb and
sound was first recorded in his laboratory. Fourteen percent of

the township’s 106,000 population are over the age of 65.° The
expansive three-story building is situated across the street from Our
Lady of Peace Church and next to Catholic Charities’ Edison Family Service Center. The location is convenient to amenities and transportation.

“This new supportive housing redevelopment is an underutilized property that became a resource to both the Township of Edison and its
residents,” said Asish Patel, Chief Operating Officer at Monarch Housing Associates. “Residents of the development receive affordable
housing and support services and Edison, a strong municipal partner and supporter of the project, now receives tax revenue from a
previously tax-exempt property.” Monarch served as the development consultant for the project. The project’s tax status changed when it
received a PILOT agreement, which was part of the overall financing and development plan and necessary for tax credit financing.

The new construction includes 42 affordable apartments including 41 one-bedroom apartments and one two-bedroom apartment. All
apartments are for individuals who are aging with 9 apartments set aside for individuals who are experiencing or exiting homelessness,
and who have a disability. Special universal design features in the building provide zero barrier access and include shorter corridors,
additional railings in hallways, and other details that support all residents throughout the development as they age. Metuchen
Community Services Corporation supports the development’s residents with case management, health care including vaccinations,
financial, and transportation services.

The development broke ground in January 2020 shortly before the start of the COVID-19 pandemic which brought obstacles including
delays, cost overruns, and missed deadlines. When construction costs exceeded the development’s budget, the Township provided
critical support with needed financing.

The seven funding sources include: 9% Low Income Tax Credit (LIHTC) (See appendix for more information about funding sources),
Community Preservation Corporation Conventional Financing, Middlesex County HOME Investment Partnership Program (HOME),
Deferred Developer Fees, Middlesex County Housing First Capital Funding, Township of Edison Municipal Housing Trust Funds, and
Energy Star.

The Township received credits for the
development from the New Jersey

9% Low Income Housing Tax Credits $7.719,936  Council on Affordable Housing (COAH).
Project partners include Domus

Corporation, the exclusive developer of
the Archdiocese of Newark’s affordable

FUNDING SOURCE AMOUNT

Community Preservation Corporation (CPC) Conventional $1,800,000
Financing (underwritten by Fannie Mae/Freddie Mac)

Middlesex County HOME Investment Partnership Program $900,000  housing projects, Metuchen Community
Services Corporation, and Monarch
Deferred Developer Fees $546,562 Housing Associates, who consulted on
Middlesex County Housing First Capital Funding $200,000 the deveI‘opment of this project. Fund.mg
partners include the New Jersey Housing
Township of Edison Municipal Housing Trust Funds $70,000 and Mortgage Finance Agency (NJHMFA),
New Jersey Department of Community
Energy Star $43,992  Affairs (DCA), Enterprise Community

TOTAL $11,280.490 Investment, and TD Bank.

10 Rutgers Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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Village at Harmony Gardens

Location: Borough of Glassboro, Gloucester County
Total Development Cost: $21425,317

Project Type: Redevelopment

Total Homes: 65

Project Completion: 2023

Developer: Pennrose, LLC

About 14% of the Borough of Glassboro’s 3,000 residents are

over the age of 64. “Glassboro is home to Rowan University. “As
the University expanded over the years, the housing needs of the
student population expanded to the wider areas in the Borough,”
says Noah Freiberg, Senior Developer, Pennrose, LLC. “This demand
significantly increased the costs of housing and rental housing in the
Borough, beyond normal market levels of the surrounding region.”
The redevelopment began in 2021, transforming the former Ellis Manor public
housing complex into new affordable housing. The development’s residents
access Glassboro’s retail and recreation opportunities and downtown.

Village at Harmony Gardens provides affordable housing opportunities for
individuals who are aging and individuals with special needs that wish to stay
in the community. The development includes 57 one-bedroom and

8 two-bedroom affordable apartments. Fifty-two of the apartments are for
individuals over the age of 55. Thirteen apartments are for individuals with
developmental disabilities, including 4 set aside for individuals who are aging.

An effective tri-party public-private partnership and agreement between the

Borough of Glassboro, Glassboro Housing Authority, and Pennrose, LLC made the project 100% affordable. The Borough connected with

the New Jersey Department of Community Affairs (DCA) to utilize a little-known state demolition program, the Demolition Bond Fund

Loan Program. Through a DCA loan, Pennrose financed the remediation and demolition of the old site overcoming amended an existing

redevelopment plan creating an overlay for the project’s site plan approval. The Glassboro Housing Authority provided 100% project-based
vouchers providing residents with rental assistance and helping

to finance the project. Pennreach provides supportive services to
FUNDING SOURCE AMOUNT the residents.

. . The nine funding sources include 9% Low Income Housing
9% Low Income Housing Tax Credits $13,578,642 15 Credits (See appendix for more information about funding
NJHMFA Permanent Loan $3.892,765 sources), New Jersey Housing and Mortgage Finance Agency
T (NJHMFA) Permanent Loan, NJHMFA Special Needs Housing
NJHMFA Special Needs Housing Trust Funds $1,300,000  Trust Fund, NJ Dept. of Community Affairs (DCA) Demolition
Bond Fund Loan Program, Federal Home Loan Bank New York
DCA Demolition Bond Fund Loan Program $1,032,818  Affordable Housing Program, Glassboro Housing Authority Rental
Assistance Demonstration (RAD) Funds, Gloucester County HOME
Federal Home Loan Bank New York Affordable $1,000,000 Investment Partnership Program, Deferred Developer Fees, and
Housing Program i .
Borough of Glassboro Municipal Housing Trust Funds.
Glassboro Housing Authority Rental Assistance $244 872
Demonstration (RAD) Funds ' The Borough received credits for the development as part of
Gloucester County HOME Investment Partnership $160,000 its state-approved housing plan. The Borough received bonus
Programs points for the apartments for individuals with special needs and
Deferred Developer Fees $116,220 provided a Payment in Lieu of Taxes (PILOT) making the project
possible.
Borough of Glassboro Municipal Housing Trust Funds $100,000 , ,
Project partners include the Borough of Glassboro, Pennrose,

TOTAL $21,425,317 LLC, Penreach, and Glassboro Housing Authority.

" Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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Waterfront Village

Location: Bordentown Township, Burlington County
Total Development Cost: $21,024,615

Project Type: New Construction

Total Homes: 70

Project Completion: 2019

Developer: Volunteers of America Delaware Valley
(VOADV) Property

The population of individuals over the age of 65 in Bordentown
Township make up 14% of its population of almost 12,000
residents. Located on seven scenic acres off a main route in the
Township, Waterfront Village offers three stories of affordable
housing. It provides accessible, affordable housing for local
seniors, many previously lived within a 5 mile radius, in a rural
setting that is connected to local public transit.

“Our residents are former community volunteers, teachers, mechanics, laborers, and cashiers,” said Owen McCabe, President,
Volunteers of America Delaware Valley (VOADV) Property. “They want to live in safe high quality affordable housing and remain close
to their family members, churches, pharmacies and healthcare providers.” The property, on the banks of the Delaware River, has both
indoor and outdoor community spaces and boasts walking paths that connect to Burlington County’s beautiful trail network. Amenities
such as shopping are a short drive away.

The Township’s support helped make the new construction, which began in 2018, of this
development possible. All 70 one-bedroom affordable apartments are for individuals 55 and over
with 5 set aside especially for individuals who have experienced homelessness.

VOAD Property partnered with Enterprise Community Partners. Trinity LIFE, a Programs of
All-Inclusive Care (PACE) partner, supports the residents of Waterfront Village. Services provided
by Trinity LIFE include medical care rehabilitation therapy, transportation, recreational therapy,
social services, nutrition planning, in-home support, spiritual care, and specialty care. that the project has

Be sure to ensure

The five funding sources include Limited Partner (LP) Equity (New Construction), Bridge Loan, dedicated supportive
Permanent Loan, Deferred Developers Fee, and Bordentown Township Municipal Housing Trust Fund.  BESNEVHE professionals on-

site. They are essential

FUNDING SOURCE AMOUNT to resident harmony.
Limited Partner (LP) Equity New Construction $11,880,777

Bridge Loan $6,845,000

Permanent Loan $805,000 Municipalities can
Deferred Developers Fee $750,000 advocate for supportive
Bordentown Township Municipal Housing Trust Fund $743,838 housmg by making

L $21,024.615 the case for why and

how it benefits a local
The municipality received credits for the development from the New Jersey Council on
Affordable Housing (COAH) and was able to utilize bonus points as part of their Housing
Plan for individuals with special needs. various populations.

community and its

Project Partners include Volunteers of America Delaware Valley (VOADV) Property, Enterprise
Community Partners, as the tax credit investor, and Trinity LIFE.

12 Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https:/climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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Weinberg Commons

Location: Cherry Hill Township, Camden County
Total Development Cost: $39,663,265
Project Type: New Construction

Total Homes: 160

Project Completion: 2019

Developer: Pennrose, LLC

Cherry Hill Township has services and programs available to
residents who are aging, along with a park system and
award-winning healthcare facilities. In the Township, almost
20% of the almost 74,000 residents are age 65 or over.'

In the design phase of the three-story Weinberg Commons
Development building, partners Pennrose, LLC and Jewish
Federation of Southern New Jersey (JFED), which owned
the land, met with members of the local neighborhood and
the Township. After the development partners heard the
feedback about the development’s original design, they adjusted the site plan and building to better accommodate the wishes of the
local residents. JFED supported Pennrose, LLC in getting local land development approvals and it was the lead applicant on funding
applications.

Cherry Hill Township had an affordable housing project in its housing plan. The Township zoned a senior and supportive housing
overlay, provided PILOTs for both phases, increasing the scoring in the 9% tax credit funding competition, helped bring private
investment for the tax credits, and provided Municipal Housing Trust Funds for Phase I.

Each of the phases of the Weinberg Commons has 80 affordable apartments, 64 apartments are for individuals 55 and over and 16
units for individuals with developmental disabilities. The 16 units for individuals with disabilities are in “quad” style units. Each “quad”
includes four 1-bedroom units and has a large community area where residents gather. Both of the Weinberg Commons buildings,
Phase | and Phase Il, include a community room, fitness center, computer lab, and onsite laundry room.

“The development fulfills JFED's long-time vision of providing affordable housing for individuals who are aging and individuals with
disabilities who are aging out of living at home with family,” said Noah Frieberg, Senior Developer, Pennrose, LLC. Transportation for
residents is provided to the nearby Katz JCC Community Center. JFED has designated office space on site and provides services to both
the individuals who are aging and the individuals with developmental disabilities. JFED supports residents who may need assistance with
daily living activities ensuring that they are able to live successfully. Pennrose Management Company manages the development.

The eight funding sources include 9% Low Income Housing Tax Credits (LIHTC), 1st Mortgage (private lender), Federal Home Loan Bank
New York Affordable Housing Program,

Jewish Home Federation of Southern NJ, FUNDING SOURCE AMOUNT
Cherry Hill Municipal Housing Trust
Funds, Camden County HOME 9% Low Income Housing Tax Credit (LIHTC) Credits $24,794,428
Investment Partnership Program (HOME), _
Deferred Developer Fees, and Camden 1st Mortgage (private lender) $5,532,000
County H less Trust Funds.

ounty Homeiess frust runds Federal Home Loan Bank New York Affordable Housing Program $5,530,000
The Township received credits for the . . ) A 5
development as part of its state-approved Sl RS N NE RS D20
housing plan. The Township received Cherry Hill Township Municipal Housing Trust Funds (Phase 1) $1,000,000
bonus points for the apartments for
individuals with special needs and Camden County HOME Investment Partnership Program (HOME) $800,000
provided a Payment in Lieu of Taxes
(PILOT) making the project possible. Deferred Developer Fees $656,837
Project Partners include Pennrose, LLC, Camden County Homeless Trust Funds $100,000

Pennrose Management Company and
JFED. TOTAL $39,663,265

13 Rutgers University. Disability Snapshots. Rutgers University. April 26, 2024, https://climatesnapshots.rutgers.edu/disability. (Accessed June 13, 2024).
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More Distinct Projects

Supportive Housing Projects in the Pipeline

Avenel Veterans will be developed in Woodbridge in Middlesex County. It will include sixty apartments for individuals who are aging
with a preference for veterans. The development’s funding includes 4% Low Income Housing Tax Credits. Pennrose is the developer.

Allen House Il will be developed in the Township of Millstone in Monmouth County. It is an age-restricted affordable development that

will include 10 affordable apartments for residents age 55 and over. The Affordable Housing Alliance is the developer, and it is expected to be
completed in 2025. Amenities include surface parking and an on-site shared laundry room. Residents will also have access to the community
room at Allen House |, an existing age-restricted property located adjacent to the property. Allen House Il received financial support from the New
Jersey Department of Community Affairs (DCA), Affordable Housing Trust Fund (AHTF), Federal Home Loan Bank New York Affordable Housing
Program, Monmouth County HOME Investment Partnership Program (HOME), and the Township of Millstone Municipal Housing Trust Fund.

Bayonne Supportive Housing will be a developed in the City of Bayonne in Hudson County. It will include 40 affordable apartments
with 20 apartments each for individuals who are aging and for individuals who are developmentally disabled. The development is
financed through 9% Low Income Housing Tax Credits (LIHTC), New Jersey Housing and Mortgage Finance Authority (NJHFMA)'s Special
Needs Housing Trust Fund, equity from the Bayonne Housing Authority, and Bergen County’s United Way/Madeline Corporation. Bergen
County’s United Way/Madeline Corporation is the developer, and it is expected to be completed in Spring 2026.

Oliver Station will be a three-story, mixed-use and developed on a long-unused parcel in the City of Camden’s Whitman Park neighborhood
in Camden County. The 60,000-square-foot, multi-use building will feature 47 affordable apartments with a medical practice operated by
Virtua Health on the ground floor. The Michaels Organization is developing this project. The medical practice’s patients, including residents, will
benefit from easier access to Virtua's extensive network of providers, including social workers and behavioral health clinicians. The development
will be ready for occupancy in late 2024.

The Roosevelt The Roosevelt will be developed in Mount Laurel Township in Burlington County. Fair Share Housing Development
is the housing developer. The development will include 184 affordable one- and two- bedroom apartments built in 3 phases for
individuals who are age 55 and over, some of whom will have special needs. The development will be built in three phases - Phase |,
70 apartments, Phase Il, 58 apartments, and Phase Ill, 56 apartments. Phase | has been completed, Phase Il should be completed

by the end of 2024/beginning of 2025, and Phase Il should be completed by the end of 2026. Each phase will have a community
room, fitness center, and a nurse’s office. The administrative offices will include the space for the property manager, leasing agent,
receptionist, and social services coordinator. The development has committed to the New Jersey Housing Mortgage Finance Agency
(NJHMFA)'s Services for Independent Living (SIL) program and a wellness nurse will be on site 2 times per month.

Other Age-Only Noteworthy Projects

Lord Stirling Apartments is in the City of New Brunswick in Middlesex County. The development includes 48 affordable units for
individuals who are age 62 and over. The Community Builders developed the property in partnership with New Brunswick Housing
Authority and the City of New Brunswick. It is adjacent to two existing affordable housing developments, Hope Manor and Riverside.
Tenants from Hope Manor and Riverside, which are not senior housing developments, can move into Lord Stirling when they reach
age 62. The Community Builders provide community and resident services across all three developments which builds a sense of
community among residents.

The Village at Garwood is in the Borough of Garwood in Union County. The development has 72 affordable apartments for
individuals who are aging. It was financed in part by the U.S. Dept. of Housing & Urban Development (HUD) Section 202 Program
and opened in 2015. HUD's 202 program has been a significant funding source in developing senior housing. Monarch Housing
Associates served as the development consultant for the project which was developed by and is managed by Westfield Senior Citizens
Housing Corporation.

The Harrison is an affordable senior housing development in the City of Camden in Camden County that opened in March 2024. It
is the second phase of The Michaels Organization’s transformative plans for William Stanley Ablett Village - the oldest public housing
community in the city of Camden. The development includes 47 one-bedroom apartments and eight two-bedroom apartments.

Of the 55 apartments, five apartments are set aside for families and individuals experiencing homelessness and two apartments are
unrestricted market-rate units. The development is five minutes from Michaels” Cramer Hill Family community, across from Harrison
Park and The Salvation Army Kroc Center. The development includes community and management space, a gym, and a wellness
room.The community space opens to a new garden, promoting health and wellness. Virtua Health provides health and wellness
services to the residents.
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This appendix defines funding sources that were used to finance the developments featured in this guide.

Bank Loan - A loan from a bank that helps cover the costs of building new supportive housing or renovating an existing building to
create supportive housing.

Bridge Loan - A bridge loan provides acquisition and pre-development financing meeting the short-term pre-construction financing
needs of multifamily rental property developers.

Community Development Financial Institutions (CDFI) Fund — The fund invests federal dollars alongside private sector capital and
serves mission-driven financial institutions that take a market-based approach to create housing in underserved areas. Read more here
from CDFA: https://www.cdfifund.gov/programs-training. The Capital Magnet Fund (CMF) offers competitively awarded grants
to CDFIs and nonprofit affordable housing organizations. It finances national affordable housing solutions and community revitalization
efforts that benefit individuals and families with low-incomes and low-income communities. Read more here from CDFI: https://www.
cdfifund.gov/programs-training/programs/cmf. The Community Preservation Corporation is a large CDFI. Read more from
the Community Preservation Corporation here: https://communityp.com/about-us/

Conventional Mortgage - A conventional mortgage is a home loan not insured or guaranteed by the federal government. It is
backed by a private lender—such as TD Bank or First Mortgage.

County Homeless Trust Funds - Under NJ State Code, these fund the implementation of the locally developed plans to end
homelessness. Read more here from Camden County: https://www.camdencounty.com/service/community-development/
homeless-trust-fund/

Deferred Developer Fees - The portion of developer fees paid out of gross revenue after completion of the construction of the
development, in the amount in the development budget.

Energy Star - This is a federal program administered by the U.S. Environmental Protection Agency. More information from Energy Star
is available here: https://www.energystar.gov/about/how_energy_star_protects_environment/energy_equity

Federal Home Loan Bank New York Affordable Housing Program (AHP) - The program funds the creation, rehabilitation, or
preservation of affordable housing, including units dedicated to very low-income housing. Program awardees receive this grant funding
through a competitive application process. Read more here from the Federal Home Loan Bank New York: https://www.fhlbny.com/
community/housing-programs/ahp/

HOME Investment Partnership Program - HOME is the largest federal block grant program to state and local governments. It is
designed exclusively to create affordable housing for households with low-incomes. Read more here from the New Jersey Department
of Community Affairs (DCA) - https://www.nj.gov/dca/dhcr/offices/homehpif.shtml. Read more here from DCA: https://www.
hud.gov/program_offices/comm_planning/home

Limited Partner (LP) — New Construction - A limited partner (LP) is an investor who contributes capital to a business partnership in
exchange for a proportionate share of the venture’s profits. A limited partner is not involved in the day-to-day business operations and
has limited liability for any debts the business might incur.

Low Income Housing Tax Credits (LIHTC) - This federal government program provides tax incentives in each state, to encourage
developers to create affordable housing. The Low-Income Housing Tax Credit (LIHTC) program is the largest resource for creating
affordable housing in the United States. The NJ Housing and Mortgage Finance Agency (NJHMFA) is the tax credit administrative agency in
NJ. NJHMFA allocates federal LIHTC to private developers of affordable rental housing projects through a competitive process. Developers
sell the credits through syndicators to private investors to obtain funding. The LIHTC are the tool which generates funding through equity
generated by the sale of credits to external investors. NJHMFA allocates competitive (9% Tax Credits) and Volume Cap (4% Tax Credits) to
specific affordable housing projects. Competitive 9% LIHTC are awarded one time annually. Applications for 4% LIHTC are accepted on

a rolling basis. Read more here from NJHMFA: https://www.nj.gov/dca/hmfa/developers/lihtc/allocationawards/. Read more here
from the U.S. Dept. of Housing and Urban Development (HUD): https://www.huduser.gov/portal/datasets/lihtc.html

Middlesex County Housing First Capital Funds - This is a program through the Board of County Commissioners which includes
funds in the capital budget, totaling $1,000,000 each year. This funding is seed or leveraging funds for housing for the homeless. It
assists in the creation of permanent affordable and accessible units which implement the County’s 10-Year Plan to End Homelessness.
Read more here from Middlesex County: https://www.middlesexcountynj.gov/government/departments/department-of-
community-services/office-of-human-services/division-of-housing-community-development-and-social-services

New Jersey Division of Developmental Disabilities - The Division of Developmental Disabilities (DDD) believes that community
living is the cornerstone of an independent, integrated life for people with intellectual and developmental disabilities. In support of this,
the Division funds rental subsidies for individuals living in provider-managed settings, as well as those renting from private landlords.
Read more here from DDD: https://www.nj.gov/humanservices/ddd/individuals/housing/
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Appendix

New Jersey Department of Community (DCA) Affairs Programs

Affordable Housing Trust Fund - With the Affordable Housing Trust Fund Program, DCA supports municipalities with
court-sanctioned affordable housing settlements. It seeks to create needed housing to build on existing assets and collaborations. It
funds projects leveraging other state or local investments and public-private partnerships to increase the impact of these funds, and
to support innovation and projects that maximize impact. Funding for the program is generated from a portion of the realty
transfer fee that is deposited into the NJ Affordable Housing Trust Fund. Read more here from DCA:
https://www.nj.gov/dca/dhcr/offices/ahtf.shtml

Demolition Bond Fund Loan Program - The Urban and Rural Centers Unsafe Buildings Demolition Bond Act established

a state loan program. The purpose of the program is to provide financing for the demolition and disposal of unsafe buildings in
eligible municipalities, urban and rural centers. Read more here from DCA: https://www.nj.gov/dca/codes/offices/demo_
bonds.shtml#:~:text=The %20Urban%20and %20Rural % 20Centers,municipalities % 2C%20urban%20and %20rural %20
centers

Municipal Housing Trust Funds - This is state funding that consists of bank accounts earmarked for affordable housing that
contains revenue collected and is held by a municipality. The municipality establishes an income source for the Trust Fund. The
income is deposited in an interest-bearing bank account. Read more here from, DCA:
https://www.nj.gov/dca/dhcr/offices/ahtf.shtml

New Jersey Housing and Mortgage Finance Agency (NJHMFA) Programs

Affordable Housing Production Fund Set Aside - This state program aids rental housing projects that received 9% LIHTC.
Read more here from NJHMFA - https://www.nj.gov/dca/hmfa/developers/multifamily/

Money Follows the Person Housing Partnership Program (MFPHPP) - The MFPHPP is a partnership between the NJHMFA
and the NJ Department of Human Services (DHS), and the Division of Aging Services (DoAS). Funding comes from state savings
realized from participating in the Money Follow the Person (MFP) demonstration. MFP is a program created by the federal
government to give people needing long-term services and supports (LTSS) more choice about where they live, and to increase the
capacity of state LTSS systems to provide services and supports to people in community settings. Read more here from

NJHMFA: https://www.nj.gov/dca/hmfa/developers/docs/supportivehousing/sn_mfphpp_overview.pdf

Permanent, Construction Only, Construction and Permanent Loan Types - NJHMFA has three types of federal loan
programs. The three types are refinancing permanent loans, construction loans that convert to permanent financing, and
permanent loans with a construction escrow. Most loans are funded through the sale of bonds.

Read more here from NJHMFA - https://www.nj.gov/dca/hmfa/developers/multifamily/generalinfo/

Special Needs Housing Trust Fund - This state program provides capital financing to create permanent supportive housing and
community residences for individuals with special needs, with priority given to individuals with mental illness.
Read more here from NJHMFA - https://www.nj.gov/dca/hmfa/developers/supportivehousing/

Special Needs Housing Trust Fund Loan - This state program was developed to assist with and cover increased construction
costs during the COVID-19 pandemic.

Taxable Bonds - Through this state program, NJHMFA issues bonds not exempt from federal taxation and utilizes the proceeds to
fund mortgages. It sells bonds on the taxable market and lends developments mortgage loans. Read more here from NJHMFA:
https://www.nj.gov/dca/hmfa/developers/docs/uniap/dev_uniap_part_|_guidelines.pdf

Rental Assistance Demonstration (RAD) Program - RAD was created to give public housing authorities (PHAs) a powerful tool

to preserve and improve public housing properties and address the huge nationwide backlog of deferred maintenance. RAD created
new preservation opportunities based on long-term assistance contracts facilitating the financing of improvements, to assist owners of
properties participating in other U.S. Dept. of Housing and Urban Development (HUD) programs.

Read more here from HUD - https://www.hud.gov/RAD
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