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Table 7. Number of Bedrooms per Housing Unit, 2017 

Bedrooms Number of Units Percent of Total 

Efficiency 0 0.0% 

1 4 0.6% 

2 125 17.5% 

3 387 54.1% 

4 179 25.0% 

5+ 20 2.8% 

Total 715 100.0% 

 Source: 2013-2017 American Community Survey 5-Year Estimate (Table DP04) 

Table 8, Owner-Occupied Housing Values, shows that the median home value in Oldmans 
increased approximately 8.0% between 2010 and 2017. By contrast, Salem County saw a 
decline (-5.5%) in median home values over the same period. The Township also had higher 
median values than the county in both 2010 ($201,600 vs. $196,600) and 2017 ($217,800 vs. 
$185,800). Although the overall number of owner-occupied units decreased from 2010 to 
2017, the number of housing units valued between $300,000 and $499,999 increased by 
48.8%. 

Based on the 2020 Illustrative Sales Prices for Affordable Housing, approximately 28 (5.3%) 
of owner-occupied housing units in Oldmans Township may be affordable to very low-income 
households. Meanwhile, approximately 84 (15.0%) units (depending on the number of rooms 
in the unit) may be affordable to low- and moderate-income households. In total, 112 owner-
occupied units in the Township, or 20.3%, may be affordable to very low-, low- and moderate-
income households.  

Table 8. Value of Owner-Occupied Housing Units, 2010 and 2017 

Housing Unit Value 2010 Units Percent 2017 Units Percent 

Less than $50,000 13 2.1% 9 1.9% 

$50,000 to $99,999 63 9.9% 19 3.4% 

$100,000 to $149,999 88 13.9% 84 15.0% 

$150,000 to $199,999 149 23.5% 134 24.0% 

$200,000 to $299,999 193 30.4% 156 27.9% 

$300,000 to $499,999 86 13.6% 128 22.9% 

$500,000 to $999,999 32 5.0% 26 4.7% 

$1,000,000 or more 10 1.6% 3 0.5% 

Total 634 100.0% 559 100.0% 

Median Value $201,600 $217,800 

Sources: 2010 Census (Tables H084 and H085); 2013-2017 American Community Survey 5-Year Estimate (Table DP04) 
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Table 12. Population Change 2000 to 2017, Oldmans and Salem County  

Government 2000 2010 
Percent 
Change 2017 

Percent 
Change 

Percent 
Change, 
2000-
2017 

Oldmans 
Township 

1,798 1,773 -1.4% 1,714 -3.3% -4.7% 

Salem 
County 

64,285 66,083 2.8% 63,776 -3.5% -0.8% 

 Source: U.S. Census 2000, 2010; 2013-2017 American Community Survey 5-Year Estimate 

Between 2010 and 2017, there was a large decrease in the number of Oldmans residents of 
elementary school age and those of working age. The largest growth was in the age 20-24 
cohort, whose population grew 101.8% between 2010 and 2017. There were substantial 
decreases in older children cohorts, with the 15-19 cohort representing the largest decline 
(-54.1%). The growth in the Township of young families helped bring the median age down 
from 41.3 to 39.6 years from 2010 to 2017. See Table 13, Age of Population, for additional 
detail. 

Table 13. Population Cohorts, 2010 to 2017 

Age Cohort 2010 Percent 2017 Percent % Change  

Under 5 83 4.1% 143 8.3% 72.3% 

5-9 105 5.2% 80 4.7% -23.8% 

10-14 176 8.8% 98 5.7% -44.3% 

15-19 146 7.3% 67 3.9% -54.1% 

20-24 55 2.7% 111 6.5% 101.8% 

25-34 290 14.4% 240 14.0% -17.2% 

35-44 231 11.5% 219 12.8% -5.2% 

45-54 314 15.6% 209 12.2% -33.4% 

55-59 138 6.9% 132 7.7% -4.3% 

60-64 162 8.1% 152 8.9% -6.2% 

65-74 171 8.5% 144 8.4% -15.8% 

75-84 114 5.7% 84 4.9% -26.3% 

85+ 25 1.2% 35 2.0% 40.0% 

Total 2,010 100.0% 1,714 100.o% -14.7% 

Median Age 41.3 39.6 -4.1% 

Source: 2010 US Census; 2013-2017 American Community Survey 5-Year Estimate (DP05) 
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Table 15. Estimated Household Income in Oldmans and Salem County, 2017 

Household Income Oldmans Percent Salem Percent 

Less than $10,000 34 5.3% 1,562 6.5% 

$10,000-$14,999 6 0.9% 1,115 4.6% 

$15,000-$24,999 30 4.7% 2,174 9.0% 

$25,000-$34,999 22 3.4% 2,077 8.6% 

$35,000-$49,999 37 5.8% 2,785 11.6% 

$50,000-$74,999 75 11.7% 4,076 17.0% 

$75,000-$99,999 103 16.1% 2,962 12.3% 

$100,000-$149,999 83 13.0% 4,401 18.3% 

$150,000-$199,999 141 22.0% 1,750 7.3% 

$200,000+ 109 17.0% 1,136 4.7% 

Total 640 100% 24,038 100.0% 

Median Income $78,636 $63,934 

Source: Table DP03 Selected Economic Characteristics, ACS 2013-2017 

 
Table 16. Individual and Family Poverty Rates, 2017 

Government Families Individuals 

Township of Oldmans 8.5% 5.1% 

Salem County 14.2% 10.8% 

Source: Tables S1702 and DP03, Poverty Status in Past 12 Months, ACS 2013-2017. 

 

EMPLOYMENT CHARACTERISTICS 

Table 17, Employed Residents by Economic Sector, shows the distribution of employment by 
industry for employed Oldmans Township residents. The four industries that employ the 
largest segments of the population were the education, health and social services industry at 
15.6%; manufacturing at 15.1%; financing, insurance, real estate, renting and leasing at 11.1%; 
and retail trade at 11.0%. 

 

  





Township of Oldmans, Salem County  

Housing Element and Fair Share Plan   Adopted October 18, 2021 

 

 

 

   Page 18 

5.0% in 2010 to 9.7% in 2014, dropping back to 2.9% in 2019. Table 19, Change in 
Employment, illustrates these trends. 

 
Table 19. Change in Employment Since 2010 

Year Labor Force Employed Unemployed 
Unemployment 

Rate 

2010 1,1114 1,058 56 5.0% 

2011 1,086 1,035 51 4.7% 

2012 1,090 1,010 80 7.3% 

2013 1,074 990 84 7.8% 

2014 1,071 967 104 9.7% 

2015 994 902 92 9.3% 

2016 969 890 79 8.2% 

2017 945 902 43 4.6% 

2018 946 910 36 3.8% 

2019 957 929 28 2.9% 

Source: New Jersey Department of Labor and Workforce Development 

The New Jersey Department of Labor tracks covered employment throughout the state. 
Covered employment data includes only those jobs for which unemployment compensation 
is paid. By definition it does not cover the self-employed, unpaid family workers, most part-
time or temporary employees, and certain agricultural and in-home domestic workers. In 
2010, the number of working-age residents in Oldmans was 63% higher than the number of 
jobs available in the Township. By 2019 that relationship had reversed: The workforce was 
almost 15% smaller, but the number of jobs within Oldmans Township had grown by 140%, 
and was 71% higher than the number of working-age residents. Oldmans went from providing 
3.2% of all jobs in Salem County to 8.0% of jobs. See Table 20, Covered Employment 
Estimates, for additional detail. 

Table 20. Covered Employment Estimates in Oldmans and Salem County 

 
 
 
 

 
Source: New Jersey Department of Labor, Quarterly Census of Employment and Wages 

Transportation and warehouse jobs represented the largest concentration of employment in 
the Township at 42% of total jobs, followed by manufacturing, representing another 30.4% of 
jobs. Table 21, Employment by Industry Sector, 2016, provides additional employment 
information for those persons employed in Oldmans Township.  

Year Oldmans Salem County 
Oldmans as % of 

Salem County 

2010 683 21,371 3.2% 

2019 1,638 20,580 8.0% 
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Approximately 16.9% of households in Oldmans Township only have one vehicle and 7.0% 
have no vehicle. Some one-car households likely comprise the approximately 23.4% of 
Township residents who live alone. This mobility issue is mirrored at the county level, where 
8.1% of households do not have a vehicle. See Table 23, Available Vehicles by Household.  

Table 23. Available Vehicles by Household, 2017 

Vehicles Number Percent 

None 45 7.0% 
One 108 16.9% 
Two 311 48.6% 
Three + 176 27.5% 

Total 640 100.0% 

Source: 2013-2017 American Community Survey: Selected Housing Characteristics (DP04) 

 

The most common commuting destination of employed residents of Oldmans is to 
Philadelphia (6.3%), followed by workers commuting to neighboring Carneys Point (3.1%). As 
shown in Table 24, Top Ten Commuting Destinations for Oldmans Residents below, the 
majority of top employment destinations for residents are within Salem County. 

Table 24. Top Ten Commuting Destinations for Oldmans Residents, 2017 

Destination Jobs Percent 

Philadelphia, PA 71 6.3% 

Carneys Point 35 3.1% 

Pennsville 28 2.5% 

Salem 26 2.3% 

Wilmington, DE 23 2.0% 

Penns Grove 16 1.4% 

Beckett 16 1.4% 

Swedesboro 16 1.4% 

Woodstown 12 1.1% 

Camden 9 0.8% 

All Other Locations 883 77.8% 

Total 1,135 100.0% 

 Source: US Census, Center for Economic Studies, Longitudinal Employer-Household Dynamics, 2017 
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Should expanded water and sewer infrastructure become available before 2025, the Township 
is committed to prioritizing the development of additional affordable units as required by the 
durational adjustment provisions in the extant rules. 
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C. EXISTING ON-SITE, NON-INDUSTRIAL WASTEWATER FACILITIES  

 

These facilities serve single developments, sites or other properties under single 

ownership, but do not treat industrial flows.  These facilities typically provide wastewater 

treatment for apartment complexes, commercial properties and businesses where regional 

sewerage is not available.  Table 2.C.1 lists all existing on-site, non-industrial treatment 

facilities that discharge 2,000 gallons per day or more of domestic wastewater and are 

regulated under a NJPDES permit. The Wastewater Facilities Tables provided in Chapter 

7 (VII) list all existing on-site, non-industrial treatment facilities that discharge 2,000 

gallons per day or more of domestic wastewater and are regulated under a NJPDES 

permit.  

 

Table 2.C.1: Non-Industrial NJPDES Wastewater Facilities  

Municipal 

Map 

Designation 

Facility Name NJPDES 

Permit 

Number 

Discharge Type 

(Groundwater or 

Surface Water) 

Facility 

Table 

Number 

17 Fort Dix - Pedricktown Sup Fac NJ0024635 DSW- A 17 

18 Oldmans Township School NJ0137707 DGW-T1 18 

19 295 Auto Truck Plaza Inc NJG0100684 DGW- T1 19 

 

D. EXISTING INDUSTRIAL WASTEWATER FACILITIES 

 
Some industrial land uses have independent wastewater treatment facilities that 

treat and discharge manufacturing process waste or sanitary sewage, rather than other 

types of effluent such as non-contact cooling water.  They may be discharged to ground 

water or to surface water.  Table 2.D.1 lists all existing industrial treatment works that 

discharge 2,000 gallons per day or more of process and wastewater and are regulated 

under a NJPDES permit.  The Wastewater Facilities Tables provided in Chapter 7 (VII) 

list all existing industrial treatment facilities that discharge 2,000 gallons per day or more 

of domestic wastewater and are regulated under a NJPDES permit. 

 

Table 2.D.1: Industrial NJPDES Wastewater Facilities  

Municipal 

Map 

Designation 

Facility Name NJPDES 

Permit 

Number 

Discharge Type 

(Groundwater or 

Surface Water) 

Facility 

Table 

Number 

16 Polyone Corp - Pedricktown NJ0004286 DSW -B 16 
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E. GENERAL WASTEWATER MANAGEMENT AREAS FOR SEPTIC SYSTEMS  

 

Generally the remaining areas of the Municipality, not otherwise designated as 

service areas for treatment facilities requiring a NJPDES permit, are included within a 

general wastewater management area for septic systems and other small treatment works 

that treat less than 2,000 gallons per day of wastewater and discharge to ground water.  

 

F. EXISTING WASTEWATER FLOWS 

 

This Section is not applicable as Oldmans does not own or operate a wastewater 

treatment plant or sanitary sewer conveyance system consisting of major interceptors, 

trunk lines and pumping stations associated with public wastewater treatment facilities. 

 

The existing wastewater flows conveyed to the Carneys Point WWTP were 

calculated based on information provided by the Carneys Point Sewerage Authority. The 

present average flow includes residential, commercial and industrial flows.  The 

following Table 2.F.1 summarizes the permitted capacity and associated average daily 

flows of 2010 for the wastewater treatment plant serving Oldmans Township. 

 

Table 2.F.1: Wastewater Treatment Plant Capacity and Flows 2010 

WWTP 
NJPDES 

Permit No. 

Permitted 

Capacity 

(MGD) 

Average 

Daily Flow 

2010    

(MGD) 

Build-Out 

Projection 

(mgd) 

Carneys Point WWTP NJ0021601 1.3 1.069 1.362 

 

The existing average daily flows identified above include wastewater contributed 

by both Carneys Point and Oldmans Township. The flows from these connections are 

identified within the Carneys Point municipal chapter or facilities tables provided within 

Chapter 7 (VII) of this report. Monthly wastewater flow data estimates specific to 

Oldmans Township are identified for 2010 in Table 2.F.2 below. 
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Table 2.F.2: Existing Wastewater Flows  

Month 
Monthly Average Flow to 

Carneys Point WWTP (MGD) 

Jan-10 0.0137 

Feb-10 0.0112 

Mar-10 0.0131 

Apr-10 0.0161 

May-10 0.0211 

Jun-10 0.0243 

Jul-10 0.0279 

Aug-10 0.0264 

Sep-10 0.0264 

Oct-10 0.0281 

Nov-10 0.0236 

Dec-10 0.0230 

Yearly Average 0.021 

 

G. EXISTING WASTEWATER TREATMENT 

 

This Section is not applicable as Oldmans Township does not own or operate a 

wastewater treatment plant or sanitary sewer conveyance system consisting of major 

interceptors, trunk lines and pumping stations associated with public wastewater 

treatment facilities.  Refer to the Carneys Point municipal chapter regarding information 

pertaining to the receiving treatment facility. 

 

H. EXISTING PUBLIC WATER SUPPLY INFRASTRUCTURE 

 

Map No.1 depicts the areas actively served by existing public water supply 

facilities.  Oldmans Township does not own or operate its own public community water 

supply system, and is primarily served by the New Jersey American Water Company 

(NJAW).  In addition, Oldmans Township is also served by the Auburn Village Water 

Supply, which provides water to a smaller portion of the municipality. The public water 

supply infrastructure of this system consists of approximately 11.1 miles of water main 

ranging in size from 1 - 12 inch diameter.   

 

The following Table 2.H.1 summarizes the potable water well information for the 

community water supply facilities currently serving this municipality. All wells 

supplying the NJAW (Penns Grove) system are located within the Carneys Point 

Township municipal boundary.  In addition, the five (5) ground water wells included as 

part of the NJAW (Logan System) have also been identified within the table.  The 

franchise areas are depicted on Map No.1.  

 







file:///C:/SERVERCOMPANYPROJECTS5363%20-%20Salem%20WMPWMP%20ReportsMunicipal%20ChaptersSalem%22%20l%23_Environmentally_Sensitive_Areas
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A. ENVIRONMENTALLY SENSITIVE AREAS MAP 

 

Under the Water Quality Management Planning Rules, large contiguous 

environmentally sensitive areas, generally defined as 25 acres or greater in size should be 

excluded from sewer service areas except under certain circumstances such as providing 

service to development that has already secured prior approvals or center based 

development approved by the Department of Environmental Protection through the Plan 

Endorsement process.  Maps 5A, 5B and 5C, of the County map set, reflect the final 

results for the mapping of environmentally sensitive areas, based on the information 

described above and the WQMP rules.  These maps were created using the following 

process: 

 

1. Identify areas (to the extent that GIS interpretations are available) where pre-

existing grant conditions and requirements (from Federal and State grants or 

loans for sewerage facilities) provide for restriction of sewer service to 

environmentally sensitive areas, and then delete areas (if any) where a map 

revision or grant waiver has been approved by USEPA.  Note: pre-existing 

grant conditions and requirements (from Federal and State grants or loans for 

sewerage facilities) which provide for restriction of sewer service to 

environmentally sensitive areas are unaffected by adoption of this WMP and 

compliance is required. 

 

2. Merge the GIS layers for wetlands, Category One riparian zones, Natural 

Heritage Priority Sites, and Threatened and Endangered Species habitats, and 

any others used by the County areas into a single composite GIS coverage.   

 

3. Correct the composite areas by eliminating areas designated as urban in the 

most recent land use land cover layer (2002) to address land use/land cover 

modifications that have occurred since the environmental feature layers were 

prepared. 

 

4. Identify and delete any composite areas less than 25 acres in size from the map 

of environmentally constrained areas.  The resulting map shows the final 

environmentally sensitive areas, which is used to eliminate the potential for 

sewer service areas except where sewer service already exists, or exceptions 

are allowed for infill development or approved endorsed plans.  It is noted for 

public information purposes that the excluded areas will be protected through 

other NJDEP regulatory programs such as the Flood Hazard Area Control Act 

and Freshwater Wetlands Act rules, and may be protected by municipal 

ordinances as well. 
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VI. ANALYSIS OF CAPACITY TO MEET FUTURE WASTEWATER 

NEEDS 

This section of the wastewater management plan analyzes whether there is sufficient 

wastewater treatment capacity to meet the needs of the Municipality based on the projections 

described above.  For sewer service areas this requires a comparison of the projected future 

demand to the existing capacity of the sewage treatment plant.  

 

A. ADEQUACY OF SEWAGE TREATMENT PLANT CAPACITY 

 

Table 6.A.1 provides a comparison of existing wastewater treatment capacity with 

existing and future flow demands within the municipality.  The final column determines 

whether existing capacity is or is not adequate for the projected flows.  Where capacities 

are inadequate, the issue is addressed in later sections. Details of the projections are 

included within the appendices and municipal chapters, which also address any needs for 

new or expanded treatment facility discharges. 

 

Table 6.A.1: Wastewater Treatment Plant Capacity        

Treatment Works  Permit # 

Treatment 

Capacity 

(mgd) 

Average Daily Flows 

2010      (mgd) 
FWSA 

Build-Out 

Projection 

(mgd) 

Remaining 

Treatment 

Capacity of 

System (mgd) 
Oldmans 

Township 

Entire 

System 

 Carneys Point 

WWTP  NJ0021601 1.3 0.021 1.069 1.362 -1.131 

 

The total treatment capacity (1.3 mgd) of the wastewater treatment plant (Carneys 

Point WWTP) that serves the municipality is less than the projected flows necessary to 

support existing demands and proposed development within the Oldmans Township 

FWSA. The calculations were based on the proposed build-out projections and average 

daily flow values utilized within the regulations for each type of development. Based on 

the analysis presented above, sufficient wastewater treatment capacity is not currently 

available to accommodate the FWSA.   
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Table 7.A.3.1 provides a comparison of existing water allocation with 

existing and future flow demands within the municipality.  The final column 

determines whether existing capacity is sufficient to support projected daily 

demands.  Where capacities are inadequate, the issue is addressed in later 

sections. Details of the projections are included within the appendices and 

municipal chapters, which also address any needs for new or expanded treatment 

facility discharges. 

 

 

Based on the analysis presented above, the total monthly water allocation 

for the water purveyor (NJAW), supplying the Carneys Point Township, Oldmans 

Township and the Borough of Penns Grove water systems (70.4mgm/ 753mgy) is 

less than the water supply necessary to support existing demands and proposed 

development within the Oldmans Township FWSA. The projected calculations 

were based on the proposed build-out projections and average daily demand 

values utilized within the regulations for each type of development.  

 

Oldmans Township will need to obtain additional water supply to support 

the FWSA in its entirety, as the population increases and development expands.  

Due to the current economic climate, projected growth rate of the population, and 

the anticipated short-term need for additional water supply, these municipalities 

are not seeking additional water supply at this time.  As NJAW is only operating 

at 54% of their monthly allocation and approximately 60% of their annual 

diversion limit, the existing water capacity is sufficient to support existing 

demands and short-term development in the future, based on the current water 

utilization indicated above. However, it should be noted that NJAW system has 

additional water production capabilities and could supply more than the current 

allocation.  

 

Table 7.A.3.1: Water Supply Capacity             

Water Company                                                        

(Breakdown by Municipality) 

Permit # / 

Program 

Interest ID 

2010 Water 

Allocation / Avg. 

Demand*                                                

Total Projected 

Water Demand 

Remaining Water 

Allocation 

(MGM)  (MGY) (MGM) (MGY) (MGM) (MGY) 

New Jersey American Water  

(Logan System) 

WAP100001/ 

5003 
60 392 N/A N/A 

(Alternative 

Source) 

New Jersey American 

Water (Penns Grove 

System) 

% of 

System 

Demand 

WAP070002/ 

5328 

70.4  / 

37.95 

753  /  

455.41 
178.02 2,105.07 -107.62 -1,352.07 

Penns Grove  30.5 n/a n/a n/a 13.35 160.16 n/a n/a 

Oldmans  7 n/a n/a n/a 56.19 662.25 n/a n/a 

Carneys Point Township 62.5 n/a n/a n/a 108.48 1,282.66 n/a n/a 

Note: Total Projected Water Demand reflects the Average Daily Demand in 2010 and additional demand 
associated with the FWSA build-out projections. 
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5. Map No.5A: Environmental Features (Refer to County Map Set) 

The map depicts environmental features indicated in N.J.A.C. 7:15-5.17 

including major drainage basin boundaries (U.S.G.S. Hydrologic Unit Code 

(HUC) 11 Watersheds), CAFRA boundary and flood prone areas (FEMA). Map 

No.5A shows any New Jersey and Federal Wild and Scenic Rivers, FW 1-Trout 

Production or FW 2 Trout Production or farmlands preservation areas. Streams 

with FW2-NTC1/SE1 and FW2-NT/SE1 ranking are also shown. 

 

6. Map No.5B: Environmental Features (Refer to County Map Set) 

 

The map depicts environmental features indicated in N.J.A.C. 7:15-5.17 

including wetlands, required wetlands buffers, public open space and recreation 

areas greater than or equal to (10) ten acres. Additional information including 

major drainage basin boundaries (U.S.G.S. hydrologic unit code (HUC) 11 

watersheds), landscape project areas for grasslands, emergent and forested areas 

with rankings of 3, 4 and 5 are also shown. MapNo.5B shows any New Jersey and 

Federal Wild and Scenic Rivers, FW 1 Trout Production or FW 2 Trout 

Production or farmlands preservation areas. 

7. Map No.5C: Environmental Features (Refer to County Map Set) 

 

The map depicts environmental features indicated in N.J.A.C. 7:15-5.17 

including the natural heritage priority sites for threatened and endangered species. 

Landscape Project Areas for Forested Wetlands and Bald Eagle Foraging are 

shown on this map. Map No.5C shows any New Jersey and Federal Wild and 

Scenic Rivers, FW 1-Trout Production or FW 2 Trout Production or Farmlands 

Preservation areas. C-1 water bodies are identified on the map as well. Sewer 

service areas are excluded from the 300ft buffers of C-1 water bodies and on all 

tributaries within the HUC 11 watershed.  
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a. Affordable housing developments, developments where the developer is providing 

for the construction of affordable units elsewhere in the municipality, and 

developments where the developer has made a payment in lieu of on-site 

construction of affordable units, or by redevelopment agreement or other agreement 

with the Township of Oldmans, shall be exempt from the payment of development 

fees.  

 

b. Developments that received preliminary or final site plan or subdivision approval 

prior to December 6, 2006 shall be exempt from the payment of development fees, 

unless the developer seeks a substantial change in the original approval. Where a 

site plan approval does not apply, the issuance of a zoning and/or building permit 

shall be synonymous with preliminary or final site plan approval for the purpose of 

determining the right to an exemption. In all cases, the applicable fee percentage 

shall be determined based upon the development fee ordinance in effect on the date 

that the construction permit is issued. 

 

c. Development fees shall be imposed and collected when an existing structure 

undergoes a change to a more intense use resulting in an increase in the assessed 

value of the property of $20,000 or more, is demolished and replaced, or is 

expanded, if the expansion is not otherwise exempt from the development fee 

requirement. The development fee shall be calculated on the increase in the 

equalized assessed value of the improved structure. 

 

d. No development fee shall be collected for a demolition and replacement of a 

residential building resulting from fire, war, or a natural disaster. 

 

C. Non-Residential Development Fees. 

 

(1) Imposition of fees. 

 

a. Within all zoning districts, non-residential developers, except for developers of the 

types of development specifically exempted below, shall pay a fee equal to 2.5% 

of the equalized assessed value of the land and improvements, for all new non-

residential construction on an unimproved lot or lots.  

 

b. Within all zoning districts, non-residential developers, except for developers of the 

types of development specifically exempted below, shall also pay a fee equal to 

2.5% of the increase in equalized assessed value resulting from any additions to 

existing structures to be used for non-residential purposes.  

 

c. Development fees shall be imposed and collected when an existing structure is 

demolished and replaced. The development fee of 2.5% shall be calculated on the 

difference between the equalized assessed value of the pre-existing land and 

improvements and the equalized assessed value of the newly improved structure; 

i.e., land and improvements; and such calculation shall be made at the time a final 
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(5) Affordable developments that are age-restricted shall be structured such that the 

number of bedrooms shall equal the number of age-restricted low- and moderate-

income units within the inclusionary development. The standard may be met by having 

all one-bedroom units or by having a two-bedroom unit for each efficiency unit. 

E. Occupancy Standards.  

 

(1) In determining the initial rents and initial sales prices for compliance with the 

affordable average requirements for restricted units other than age-restricted dwellings, 

the following standards shall be used: 

 

a. Studio shall be affordable to a one-person household; 

 

b. A one-bedroom unit shall be affordable to a one-and-one-half person household; 

 

c. A two-bedroom unit shall be affordable to a three-person household; 

 

d. A three-bedroom unit shall be affordable to a four-and-one-half person household; 

 

e. A four-bedroom unit shall be affordable to a six-person household. 

 

(2) For age-restricted affordable dwellings, the following standards shall be used: 

 

a. A studio shall be affordable to a one-person household; 

 

b. A one-bedroom unit shall be affordable to one-and-one-half person household; 

 

c. A two-bedroom unit shall be affordable to a two-person household or to two one-

person households. 

 

(3) In referring certified households to specific restricted units, to the extent feasible and 

without causing an undue delay in occupying the unit, the administrative agent shall 

strive to: 

 

a. Provide an occupant for each bedroom; 

 

b. Provide separate bedrooms for parents and children; 

 

c. Provide children of different sexes with separate bedrooms; and 

 

d. Prevent more than two persons from occupying a single bedroom. 

 

§ 110-73. Income Limits; Maximum Rents and Sales Prices. 
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(2) With the exception of original purchase money mortgages, neither an owner nor a 

lender shall at any time during the control period cause or permit the total indebtedness 

secured by a restricted ownership unit to exceed 95% of the maximum allowable resale 

price of that unit, as such price is determined by the Administrative Agent in 

accordance with N.J.A.C. 5:80-26.6(b). 

 

E. Capital Improvements to Ownership Units 

 

(1) The owner of a restricted ownership unit may apply to the Administrative Agent to 

increase the maximum sales price for the unit on the basis of capital improvements 

made since the purchase of the unit. Eligible capital improvements shall be those that 

render the unit suitable for a larger household or that add an additional bathroom. In no 

event shall the maximum sales price of an improved housing unit exceed the limits of 

affordability for the larger household. 

 

(2) Upon the resale of a restricted ownership unit, all items of property that are permanently 

affixed to the unit or were included when the unit was initially restricted (for example, 

refrigerator, range, washer, dryer, dishwasher, wall-to-wall carpeting) shall be included 

in the maximum allowable resale price. Other items may be sold to the purchaser at a 

reasonable price that has been approved by the Administrative Agent at the time of the 

signing of the agreement to purchase. The purchase of central air conditioning installed 

subsequent to the initial sale of the unit and not included in the base price may be made 

a condition of the unit resale provided the price of the air conditioning equipment, 

which shall be subject to 10-year, straight-line depreciation, has been approved by the 

Administrative Agent. Unless otherwise approved by the Administrative Agent, the 

purchase of any property other than central air conditioning shall not be made a 

condition of the unit resale. The owner and the purchaser must personally certify at the 

time of closing that no unapproved transfer of funds for the purpose of selling and 

receiving property has taken place at the time of or as a condition of resale. 

 

§ 110-75. Requirements for Restricted Rental Units. 

 

A. Control Periods. 

 

(1) Control periods for restricted rental units shall be in accordance with N.J.A.C. 5:80-

26.11, as may be amended and supplemented, and each restricted rental unit shall 

remain subject to the requirements of this Section for a period of at least 30 years, until 

the Township of Oldmans takes action to release the controls on affordability. Prior to 

such action, a restricted rental unit must remain subject to the requirements of N.J.A.C. 

5:80-26.1, as may be amended and supplemented. 

 

(2) Restricted rental units created as part of developments receiving 9% Low-Income 

Housing Tax Credits must comply with a control period of not less than a 30-year 

compliance period plus a 15-year extended use period. 
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(3) Rehabilitated renter-occupied housing units that are improved to code standards shall 

be subject to affordability controls for a period of 10 years. 

 

(4) Deeds of all real property that include restricted rental units shall contain deed 

restriction language. The deed restriction shall have priority over all mortgages on the 

property, and the deed restriction shall be filed by the developer or seller with the 

records office of the County of Salem. A copy of the filed document shall be provided 

to the Administrative Agent within 30 days of the receipt of a Certificate of Occupancy. 

 

(5) A restricted rental unit shall remain subject to the affordability controls of this Section 

despite the occurrence of any of the following events: 

 

a. Sublease or assignment of the lease of the unit; 

 

b. Sale or other voluntary transfer of the ownership of the unit; or  

 

c. The entry and enforcement of any judgment of foreclosure on the property 

containing the unit. 

 

B. Rent Restrictions; Leases. 

 

(1) A written lease shall be required for all restricted rental units, except for units in an 

assisted living residence, and tenants shall be responsible for security deposits and the 

full amount of the rent as stated on the lease. A copy of the current lease for each 

restricted rental unit shall be provided to the Administrative Agent. 

 

(2) No additional fees or charges shall be added to the approved rent (except, in the case 

of units in an assisted living residence, to cover the customary charges for food and 

services) without the express written approval of the Administrative Agent.  

 

(3) Application fees (including the charge for any credit check) shall not exceed 5% of the 

monthly rent of the applicable restricted unit and shall be payable to the Administrative 

Agent, to be applied to the costs of administering the controls applicable to the unit as 

set forth in this Article. 

 

(4) No rent control or other pricing restriction shall be applicable to either the market-rate 

units or the affordable units in any development in which at least 20% of the total 

number of dwelling units are restricted rental units in compliance with this Article. 

 

C. Tenant Income Eligibility. 

 

(1) Tenant income eligibility shall be in accordance with N.J.A.C. 5:80-26.13, as may be 

amended and supplemented, and shall be determined as follows: 
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(1) Affirmative marketing (N.J.A.C. 5:80-26.15), provided, however, that the units or 

bedrooms may be affirmatively marketed by the provider in accordance with an 

alternative plan approved by the Court; 

 

(2) Affordability average and bedroom distribution (N.J.A.C. 5:80-26.3). 

 

B. With the exception of units established with capital funding through a 20-year operating 

contract with the Department of Human Services, Division of Developmental Disabilities, 

alternative living arrangements shall have at least 30-year controls on affordability in 

accordance with UHAC, unless an alternative commitment is approved by the Court. 

 

C. The service provider for the alternative living arrangement shall act as the Administrative 

Agent for the purposes of administering the affirmative marketing and affordability 

requirements for the alternative living arrangement. 

 

§ 110-77. Enforcement of Affordable Housing Regulations; Appeals. 
 

A. Upon the occurrence of a breach of any of the regulations governing the affordable unit by 

an owner, developer or tenant, the municipality shall have all remedies provided at law or 

equity, including but not limited to foreclosure, tenant eviction, municipal fines, a 

requirement for household recertification, acceleration of all sums due under a mortgage, 

recoupment of any funds from a sale in the violation of the regulations, injunctive relief to 

prevent further violation of the regulations, entry on the premises, and specific 

performance. 

 

B. After providing written notice of a violation to an owner, developer or tenant of a low- or 

moderate-income unit and advising the owner, developer or tenant of the penalties for such 

violations, the municipality may take the following action against the owner, developer or 

tenant for any violation that remains uncured for a period of 60 days after service of the 

written notice: 

 

(1) The municipality may file a court action in pursuant to N.J.S.A. 2A:58-11 alleging a 

violation, or violations, of the regulations governing the affordable housing unit. If the 

owner, developer or tenant is found by the Court to have violated any provision of the 

regulations governing affordable housing units the owner, developer or tenant shall be 

subject to one or more of the following penalties, at the discretion of the Court: 

 

a. A fine of not more than $500.00 or imprisonment for a period not to exceed 90 

days, or both, provided that each and every day that the violation continues or exists 

shall be considered a separate and specific violation of these provisions and not a 

continuation of the initial offense; 

 

b. In the case of an owner who has rented his or her low- or moderate-income unit in 

violation of the regulations governing affordable housing units, payment into the 

Township of Oldmans Affordable Housing Trust Fund of the gross amount of rent 

illegally collected;  
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c. In the case of an owner who has rented his or her low- or moderate-income unit in 

violation of the regulations governing affordable housing units, payment of an 

innocent tenant's reasonable relocation costs, as determined by the Court. 

 

(2) The municipality may file a court action in the Superior Court seeking a judgment, 

which would result in the termination of the owner's equity or other interest in the unit, 

in the nature of a mortgage foreclosure. Any judgment shall be enforceable as if the 

same were a judgment of default of the first purchase money mortgage and shall 

constitute a lien against the low- or moderate-income unit. 

 

a. Such judgment shall be enforceable, at the option of the municipality, by means of 

an execution sale by the Sheriff, at which time the low- or moderate-income unit of 

the violating owner shall be sold at a sale price which is not less than the amount 

necessary to fully satisfy and pay off any first purchase money mortgage and prior 

liens and the costs of the enforcement proceedings incurred by the municipality, 

including attorney's fees. The violating owner shall have the right to possession 

terminated as well as the title conveyed pursuant to the Sheriff's sale. 

 

b. The proceeds of the Sheriff's sale shall first be applied to satisfy the first purchase 

money mortgage lien and any prior liens upon the low- or moderate-income unit. 

The excess, if any, shall be applied to reimburse the municipality for any and all 

costs and expenses incurred in connection with either the court action resulting in 

the judgment of violation or the Sheriff's sale. In the event that the proceeds from 

the Sheriff's sale are insufficient to reimburse the municipality in full as aforesaid, 

the violating owner shall be personally responsible for the full extent of such 

deficiency, in addition to any and all costs incurred by the municipality in 

connection with collecting such deficiency. In the event that a surplus remains after 

satisfying all of the above, such surplus shall be placed in escrow by the 

municipality for the owner and shall be held in such escrow for a maximum period 

of two years or until such earlier time as the owner shall make a claim with the 

municipality for such. Failure of the owner to claim such balance within the two-

year period shall automatically result in a forfeiture of such balance to the 

municipality. Any interest accrued or earned on such balance while being held in 

escrow shall belong to and shall be paid to the municipality, whether such balance 

shall be paid to the owner or forfeited to the municipality. 

 

c. Foreclosure by the municipality due to violation of the regulations governing 

affordable housing units shall not extinguish the restrictions of the regulations 

governing affordable housing units as they apply to the low- and moderate-income 

unit. Title shall be conveyed to the purchaser at the Sheriff's sale, subject to the 

restrictions and provisions of the regulations governing the affordable housing unit. 

The owner determined to be in violation of the provisions of this plan and from 

whom title and possession were taken by means of the Sheriff's sale shall not be 

entitled to any right of redemption. 
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d. If there are no bidders at the Sheriff's sale, or if insufficient amounts are bid to 

satisfy the first purchase money mortgage and any prior liens, the municipality may 

acquire title to the low- or moderate-income unit by satisfying the first purchase 

money mortgage and any prior liens and crediting the violating owner with an 

amount equal to the difference between the first purchase money mortgage and any 

prior liens and costs of the enforcement proceedings, including legal fees and the 

maximum resale price for which the low- or moderate-income unit could have been 

sold under the terms of the regulations governing affordable housing units. This 

excess shall be treated in the same manner as the excess that would have been 

realized from an actual sale as previously described. 

 

e. Failure of the low- or moderate-income unit to be either sold at the Sheriff's sale or 

acquired by the municipality shall obligate the owner to accept an offer to purchase 

from any qualified purchaser that may be referred to the owner by the municipality, 

with such offer to purchase being equal to the maximum resale price of the low- or 

moderate-income unit as permitted by the regulations governing affordable housing 

units. 

 

f. The owner shall remain fully obligated, responsible and liable for complying with 

the terms and restrictions of governing affordable housing units until such time as 

title is conveyed from the owner. 

 

(3) Appeals from all decisions of an Administrative Agent designated pursuant to this 

Article shall be filed in writing with the Township. 

 

§ 110-78. [RESERVED] 

 

§ 110-79. [RESERVED] 

 

Section 5. Repealer. All ordinances or code provisions or parts thereof 
inconsistent with this ordinance are hereby repealed to the extent of such inconsistency. 

 
Section 6.  Interpretation.  If the terms of this Ordinance shall be in conflict with 

those of another Ordinance of the Code of the Township of Oldmans, then the restriction 
which imposes the greater limitation shall be enforced. 

 
Section 7. Severability. If any section, subsection, paragraph, sentence or any 

other part of this ordinance is adjudged unconstitutional or invalid, such judgment shall 
not affect, impair or invalidate the remainder of this ordinance. 

 
Section 8. Effective Date. This ordinance shall take effect upon transmittal to the 

Salem County Planning Board and its passage and publication, as required by law. 
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1. REVENUES FOR CERTIFICATION PERIOD 
 

In  calculating a projection of revenue anticipated during the remaining Third Round 
period, Oldmans Township considered the following: 

A. Development Fees. 

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

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

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

B. Payments in lieu of construction. The Township has not received any payments 
in lieu of construction to date and does not expect future revenues from this 
source. 

C. Other funding sources. Oldmans has not collected funds from any other 
sources, and, with the exception of the anticipated sale to an income-qualified 
buyer of one unit that it currently owns at 78 Perkintown Road, does not expect 
to collect funds from other sources in the future. 

D. Projected interest. Based on the current average interest rate, interest earned in 
recent years, and projected rates of development fee revenue, Oldmans 
Township anticipates collecting $33,850 in interest through June 2025. 
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additional affordability assistance to be expended at such time as the durational 
adjustment is lifted. 

Table SP-2 shows the calculations required to determine the minimum amount of 
affordability assistance. 

Table SP-2. Projected Minimum Affordability Assistance Requirement. 
 

Actual development fees to 6/30/2021   $1,058,663.40 

Actual interest earned to 6/30/2021 + $11,705.39 

Development fees projected 7/1/2021-6/30/ 2025 + $907,950.00 

Interest projected 7/1/2021-6/30/ 2025 + $33,850.00 

Less Housing Activity through 6/30/2021 - $34,284.00 

Less Rehabilitation 7/1/2021-6/30/2025 - $180,000.00 

Less housing activity 7/1/2021-6/30/2025 - $875,000.00 

 Total = $922,884.79 

 30% requirement x 0.30 = $276,865.44 

Less affordability assistance expenditures to 
6/30/2021 

- $0.00 

Projected Minimum Affordability Assistance 
Requirement  = $276,865.44 

Projected Minimum Very Low-Income Affordability 
Assistance Requirement ÷ 3 = $92,288.48 

 
Based on fees and interest collected to date, and projected revenues, Oldmans 
Township would be required to dedicate $276,865.44 to provide affordability 
assistance to income-qualified households, of which $92,288.48 must be dedicated to 
affordability assistance to very low-income households.  

Between July 2021 and July 2025, the Township will utili ze its affordable housing trust 
fund to provide up to $620,452.66 in affordability assistance, in the following forms: 

Group Home Development 

The Township is exploring a partnership with at least one experienced provider 
of services to developmentally disabled adults, to identify two suitable 
residences in the Township that can be purchased and converted into group 












