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I. Introduction

In August of 2018, the Financial Wellness Institute (FWI), Land Dimensions Engineering (Land Dimensions), 
and the Senator Walter Rand Institute for Public Affairs at Rutgers University, released a report titled, “Turning 
Toxic Liabilities into Community Assets.”  The report examined toxic liabilities (distressed properties), including 
vacant, abandoned, foreclosed, and real estate owned (REO) properties that are littered throughout the South 
Jersey Region, from boarded up houses in Burlington County, to properties near collapse in Gloucester County 
and empty lots in Atlantic County. These residential properties have a negative impact on neighborhoods, 
undermining quality of life and diminishing the value of neighboring properties. The following are some of the 
report’s key findings:

w	 	While New Jersey was not statistically the state hardest hit by foreclosures during the Great Recession, currently 
the State consistently ranks first or second in foreclosure rates across the United States.

w	 	The longer a house is in foreclosure, the more likely the house is to lose value and adversely affect the value 
of neighboring properties as well as the surrounding community. Of the 78 homes analyzed for the report, 
the average home value dropped by 51%, the property tax increased by an average of 19%, and the tax rate 
increased by 9%.

w	 	The inability of entry level homebuyer, working and middle-income families to compete with investors to 
acquire foreclosed homes that are REO properties has a negative effect on the housing market.

w	 	The average percentage of renters in Atlantic, Burlington, Camden, Cumberland, Gloucester and Salem 
counties that pay more than 30% of their gross income on housing is 57.4%. Homeowners in those same 
counties, is 42.4%.

w	 	The average median household income in South Jersey counties is $62,930, while the average across the rest 
of New Jersey counties is $79,220 -- 26% higher. Also, the southern region has a higher poverty rate (11.3%) 
and child poverty rate (17.4%) than the State’s, 10.7% and 14.8% respectively.

w	 	Historically, home building has been an economic driver in South Jersey. The home building industry in New 
Jersey has not recovered from the 2008 collapse of the real estate market.

w	 	Part of the sustainable economic success of suburban and rural municipalities is tied to the success of their 
housing markets, including a strong homeowner base.

The issues outlined in the report are complex and have long plagued the region and state. While some legislation 
has sought to address different aspects of the foreclosure and housing issues outlined in the report, there is much 
more work to be done to address the challenges.  We cannot assume, nor should we, that the government is 
going to have the capacity to address all of the issues on its own.  Without a holistic approach to addressing the 
issues, the future economic health of the State is at risk.

In response to two of the problems identified in the report: (1) the inability of working low-to-moderate income 
families to compete with investors to acquire and rehab properties for occupancy; and, (2) the need for housing 
which is affordable for working families,  four partners are working towards the implementation of two of the 
strategies outlined in the report.  The partners include FWI, Land Dimensions, Bluefield Homes and the Senator 
Walter Rand Institute for Public Affairs at Rutgers University, Rutgers University | Camden.  The public-private, 
market driven strategies to be implemented are:  (1) the creation of REvolve, a Revolving Loan Fund; and (2) 
purchasing properties in bulk through the creation of REsolution: A South Jersey Scattered Site Housing Program.  
Under the program, REvolve will be used to raise the capital to acquire and rehab said properties to provide 
workforce housing for low-to-moderate income working families and entry and mid-level manager employees for 
either owner occupancy or tenancy.  

REsolution is designed to primarily benefit current and prospective homeowners, first-time homebuyers, renters 
and local municipal economies.  It is also specifically designed to meet the mission driven, corporate social 
responsibility of banks and other lending institutions, foundations, and corporations, to advance the goals of 
not-for-profit and community development organizations.



— 3 —

II.  REsolution:  A South Jersey Scattered Site Housing Program

The issues to be addressed
1.  The need for housing which is affordable for low-to-moderate income working families has never been 

greater.   According to a national survey of 300 companies conducted by Harris Interactive, more than half 
(55% of the largest companies with more than 100 employees) surveyed stated that there was, an “inefficient 
level of affordable housing in their proximity”, and that it, “is having a negative impact on retaining qualified 
entry-level, and mid-level employees.”  In New Jersey, as of 2018, the State of New Jersey estimates that the 
need for low-and moderate income housing in the state is roughly 100,000 units, while housing advocates led 
by the Fair Share Housing Center estimates that the need is closer to 200,000. 

2.  Toxic Liabilities (distressed properties) including vacant, abandoned, foreclosed, and REOs are scattered 
throughout the South Jersey Region, which are adversely affecting existing homeowners, lending institutions, 
home values, communities, and municipalities:

 Existing Homeowners:

 w	Decline in property values (78 properties analyzed by Rand show a decrease in value by 47%)

 w	A median home worth approximately $200,000

 – Loses close to $70,000 in value

 – Imposes close to $100,000 in property value loss to its neighbors 

	 w	Higher real estate taxes

 Lenders

 w	Find themselves in the real estate business

	 w	Paying carrying costs (real estate taxes, property maintenance and insurance) for REO properties

 Municipalities

 w	Tend to have lower owner-occupied housing, and lower median household incomes 

 w		Is associated with $1,500 per abandoned home, per year, in police and fire department costs in a  
municipal budget

 w	Higher poverty

 w	Is responsible for $14,000 worth of crime per year in a community

 w	Higher crime rates

 w	Lack of housing that is affordable for working families leads to population flight

Through REsolution, our goal is to address the problems by acquiring and rehabbing the residential toxic liabilities 
in our region and turning them into community assets; i.e., housing which is affordable for entry and mid-level 
manager employees and for low-to-moderate income families. Designed with the intent to reverse neighborhood 
decline and revitalize neighborhoods that have undergone community decline, all properties will be renovated 
in good, safe and habitable conditions.  All repurposed housing stock will be in compliance with the standards 
stated in the 198 HUD Asset Control Area (ACA) Program.  The homes will be marketed for rental or sale.   
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Our Model – REvolve:  A Revolving Loan Housing Fund

The revolving loan fund structure 

Currently, many distressed, foreclosed and REO properties end up in the hands of investors. Quite often, this 
prevents these homes from being sold to families at an affordable price.  

Through REvolve: A Revolving Loan Fund, the Financial Wellness Institute and its community stakeholders, will 
raise funds from financial institutions, foundations, corporations, and local, state and federal government to 
support the bulk acquisition of homes.  These home will be resold to entry and manager employees as well as 
low-to-moderate income families.

REvolve: A Revolving Loan Housing Fund Model

1. RAISE MONEY FOR THE FUND

1.
Raise
Funds

2.
Acquire

Properties

3. 
Rehab 

Healthy 
Homes

4. 
Sell/Rent 
Properties

5.
Replenish Fund 

with Profits

REvolve: A Revolving Loan Housing Fund   

Foundations/ 
Private Donors Government Financial 

Institutions
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Foundations/Private Donors
Foundations and Private Donors are mission/purpose driven philanthropic organizations and individuals. 
FWI will raise funds from such organizations and individuals who match our mission and goal for decent, 
safe, healthy and affordable homes for working families.

In addition, Opportunity Zone incentives, a new community investment tool, were developed to holistically 
address issues in communities across the country. One of the core elements of this program is to improve 
housing opportunities with an understanding that housing is the foundation for economic growth and 
improving the health and well-being of communities.

Local, State & Federal Government
FWI will work with local, state and the federal government to attract CDBG funding, etc.  The revolving 
fund provides an incentive for municipalities to utilize the tools established with the adoption of the 
Abandoned Properties Rehabilitation Act (APRA). Municipalities are more likely to utilize the tools if there 
was an entity prepared to take the proper steps to return the property to the market as soon as possible.  
Municipalities are often stuck with covering the cost of vacant and abandoned properties.   In addition, 
municipalities may be able to leverage their housing trust funds to attract additional match funding to the 
revolving loan fund to be used for their municipality.

Financial Institutions
FWI will apply to financial institutions to attract grant funding to help solve the issue of housing which is 
affordable for working families in New Jersey.  

In terms of raising money, FWI has set a minimum goal of raising $5,000,000 to be used for the REsolution 
Program for infrastructure and costs associated with the acquisition, rehab and disposition of properties. 
Through an RFP process, an independent 3rd party fund manager will be selected to manage the fund (Fund 
Manager). FWI will serve as the Administrative Organization for the processing of all loan applications. A 
loan committee comprised of representatives from the various funders will serve as the loan committee for 
review and approval of loan applications to developers. The Fund Manager will be responsible for issuing 
the checks and redepositing profits into the Revolving Loan Fund.  

2. ACQUIRE AND REHAB PROPERTIES
We will negotiate with banks, municipalities and other titleholders to agree on reasonable prices for the 
bulk purchase of homes so that housing which is affordable can be made available to qualified buyers/
renters. For the most part, the majority of bank owned properties have not transferred ownership directly 
to a moderate-income buyer. If a home buyer were to have the cash to purchase a foreclosure, they may 
not be willing to take on the risk of potential issues, which could compound the financial risk of becoming 
a new homeowner. Investors purchase most of these properties. If a moderate-income home buyer were 
to have the cash to purchase a foreclosure, they will be priced out of the market if they have to purchase 
it from an investor who is making a large profit.  
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majority of bank owned properties have not transferred ownership directly to a moderate-income buyer. If a home 
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1. Identify Potential Homebuyer/Renter 
Work with collaborating partners to help identify 

potential homebuyers/renters. Additionally, we will 
actively market the program to recruit homeowners. 

2. Financial Capability 
Have potential homeowners/renters complete a 

financial screening process, Pre-Purchase or Rental 
Counseling and Financial Education Program to 
measure their readiness to buy or rent a home. 

3. Provide Services or Refer Homebuyer/Renter to 
Partner Organization 

If a potential homeowner is not prepared to buy/rent 
one of our properties we will provide them with wrap 

around services that will increase their readiness. 
Services could include credit repair, financial literacy, 
referral to job and career training programs, and other 

family support programs. 

4. Identify Other Homebuyer/Rental Support Programs 
and Finalize Sale or Rental of Property 

We want to ensure that the homeowner/renter has 
access to the relevant homeowner or rental assistance 

programs to best position the homeowner/renter to 
achieve housing stability. 

5. Provide Ongoing Services to Homeowner/Renter 
Continue to work with homeowner/renter for up to five 

years after closing or lease signing, to providing 
support services when necessary. 

In collaboration with Bluefield Homes, standards and guidelines are being established to ensure rehabbed properties 
are in compliance with the standards stated in the 198 HUD Asset Control Area (ACA) Program which leads to 
healthy housing.  Bluefield Homes standards build on the ACA program, and provide an even higher level of energy 
efficiency and environmental quality in the homes that REsolution renovates.  

 
 
 
4. SALE/RENTAL OF PROPERTIES 
 
FWI will use market driven strategies to achieve the disposition of properties. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Will develop a home model that 
ensures that the rehabilitation of 

the purchased properties are done 
in a manner that provides families 
with healthy housing. Additionally, 
the homes will be weatherized to 

decrease energy cost. 

 
Contractors will be identified through 

a bidding process, and  will go 
through an intensive vetting process 

to ensure that they have both the 
capacity and experience to 

redevelop the homes. Preferably we 
would recruit contractors that have 
an altruistic element to their work. 

A project manager has been 
hired to oversee the 

construction aspect of the 
program. 

BLUEFIELD HOMES GENERAL CONTRACTOR PROJECT MANAGER 
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3. REHAB PROPERTIES
In collaboration with Bluefield Homes, standards and guidelines are being established to ensure rehabbed 
properties are in compliance with the standards stated in the 198 HUD Asset Control Area (ACA) Program 
which leads to healthy housing.  Bluefield Homes standards build on the ACA program, and provide an 
even higher level of energy efficiency and environmental quality in the homes that REsolution renovates. 

4. SALE/RENTAL OF PROPERTIES
FWI will use market driven strategies to achieve the disposition of properties.

We loosely define our targeted population as low-to-moderate income working families, entry-level and 
mid-manager employees.  We do not want to limit our scope or restrict our ability to obtain as many 
properties as possible, nor limit our ability to increase housing stability in the South Jersey Region. 

5. REPLENISH FUND
Profits, minus the developer’s fee and all costs associated with the acquisition, rehab and sale/rental of the 
properties will be returned to REvolve: A Revolving Loan Fund.
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IV.  Benefits for Funders: A Revolving Loan Housing Fund 
By contributing funds to REvolve: A Revolving Loan Fund, financial institutions, local governments, foundations 
and donors will benefit in a number of ways as illustrated on the chart below.
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Banks and other financial institutions that hold REO properties will also benefit by being able to more quickly dispose 
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lose value during the foreclosure process. The average drop in market value of the 78 homes examined in our report 
was $83,439, an average decrease of 49 percent. 
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several of our potential non-profit funders.  
 
VI.  Benefits to Local Municipalities and the South Jersey Economy  
 

   
 
●  CRA Credit - Affordable Housing 
 
●  CRA Credit - Financial Capability 
 
●  CRA Credit - Economic Development 
 
●  CRA Credit - Providing loan    
    products to low-to-moderate income      
    clients 
 
●  CRA Credit -  Lines of Credit to   
    intiaitves serving low-to-moderate  
    communities 
 
●  Mortgages 

● Reduction in REO Properties in    
   Municipalities 
 
● Revitalization of Communities 
 
●  Rateables 

● Affordable housing stability for 
   working families 
 
● Tax incentives through   
   Opportunity  Zones 
 
● Fulfillment of mission/purpose  
   drive purpose 
 

 

BANKS GOVERNMENT FOUNDATIONS/DONORS 
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VI. Benefits for Local Municipalities and the  
South Jersey Economy
Municipalities in New Jersey are more dependent on property taxes than cities in other states. Property 
taxes in New Jersey fund the police, roads, schools, and other services at the municipal level such as parks, 
and county elections. Abandoned and vacant properties represent lost revenue for municipalities. A single, 
foreclosed, vacant or abandoned home that is improperly secured can result in economic loss for the property 
owner and the homeowners surrounding the property, as well as the broader community.  Specifically, for 
a median home worth approximately $200,000, the foreclosed and abandoned house itself loses $70,000 
in value, imposes close to $100,000 in property value loss to its surrounding neighbors, is responsible for 
$14,000 worth of crime per year in the immediate community, and is associated with $1,500 in police and fire 
department costs per year in a municipal budget. The housing and employment markets are closely linked, and 
both are determinants of the health of a local economy. (Information and data is from the, “Vacant Properties: 
The True Cost to Communities Report”, research done by the National Vacant Properties Campaign. A link 
to the report can be found here https://www.communityprogress.net/vacant-properties--the-true-costs-to-
communities-pages-409.php3)

A municipality’s ability to provide a high quality of life for its residents and a highly skilled labor pool for 
the private sector is influenced by the existence of a thriving housing market in which a high percentage of 
residents are living in housing deemed affordable. When the housing market in a community is struggling with 
a high number of foreclosures, combined with a high cost of living that is influenced by high housing cost, the 
local economy cannot grow. 

Whether or not a business moves to or decides to stay in a place is influenced by a number of factors, 
including access to a better labor pool and an improved quality of life. The two aforementioned reasons can 
be linked to a thriving housing market that includes housing which is affordable.  

Municipalities with lower owner-
occupied housing tend to have 
lower median household income, 
and higher poverty and crime rates. 
Additionally, the lack of housing that 
is affordable to first time buyers and 
working families, leads to population 
flight as well as the lack of incentives 
to drive middle class families to a 
region or municipality.  

Lastly, the lack of a strong homeowners 
correlates with lower city revenues.  
REvolve will also support the housing 
goals of the Federal Opportunity 
Zone Program. 

One of the core elements of the 
program is to improve housing 
opportunities, with an understanding 
that housing is the foundation for 
economic growth and improving the 
health and well-being of communities.

REvolve will enable more affordable 
housing to be made available to 
working families thereby supporting 
strong local economies.
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VII.  2019 – 2020 Pilot Program
FWI, along with various community stakeholders, has identified three (3) neighborhoods to pilot the 
REsolution Program: Pennsauken, Camden County; Millville, Cumberland County; and Birches West, 
Washington Township, Gloucester County: 

w	 	In Birches West the Median Housing Price is $124,000 and the Median Household income is $52,151. 
The neighborhood has been hit hard by foreclosures.

w	 	In Pennsauken the: Median Housing Price is $164,300 and the Median Household Income is $63,279. 
Also, 70% percent of the homes are owner-occupied and 10.7% are vacant.

w	 	In Millville the: Median Housing Price is $158,600 and the Median Household Income is $49,133. Also, 
58% percent of the homes are owner-occupied, 32.6% are renter-occupied, and 9.4% are vacant.

Note:  Housing data is from the American Community Survey 2017 – 2018.

FWI, through its REsolution Program, seeks to raise $5,000,000 for the pilot program.  The funding would 
be used for the acquisition, rehab and sale/rental of properties and administrative costs for the buildout 
of FWI’s infrastructure to support the program: 

For example, if we bought 9 homes that were originally priced at an average $75,000.00 per home at a 
bulk price at $65,000, then the cost and revenue cycle would resemble the charts below:
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9 x $65,000 average purchase (to 
be paid from the Fund) = 
$585,000 

+ 
9 x $75,000 (average hard and soft 
costs)rehab cost to be paid from the 
Fund) = $675,000 
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Revenue 
 
$1,395,000 (amount from selling 9 
homes for an average cost of 
$155,000,137.27) 

- 
$570,000 (total cost from fund) 

= 
$135,000 (Profit)  

 
In the pilot counties, the issue of foreclosures and toxic liabilities could exacerbate, given the number of homes 
currently in foreclosures and those soon to be in foreclosure. The chart below includes the number of homes in pre-
foreclosure and foreclosure in Camden, Cumberland, and Gloucester Counties as June 2019 
  

Place Pre-Foreclosures Foreclosures 
Camden County 2681 4085 

Cumberland County 739 1362 
Gloucester County 1394 2306 

 
 
At its core, it is our belief that our model addresses a number of issues that adversely affect our region, including, the 
lack of available: workforce housing, housing affordable to first time buyers, low-to-moderate income working families, 
and entry and mid-level manager employees for either owner occupancy or tenancy. Additionally, we believe it 
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County:  

 
• In Birches West the Median Housing Price is $124,000 and the Median Household income is $52,151. The 

neighborhood has been hit hard by foreclosures. 
 

• In Pennsauken the: Median Housing Price is $164,300 and the Median Household Income is $63,279. Also, 
70% percent of the homes are owner-occupied and 10.7% are vacant. 
 

• In Millville the: Median Housing Price is $158,600 and the Median Household Income is $49,133. Also, 58% 
percent of the homes are owner-occupied, 32.6% are renter-occupied, and 9.4% are vacant. 

 
Note:  Housing data is from the American Community Survey 2017 – 2018. 

 
FWI, through its REsolution Program, seeks to raise $5,000,000 for the pilot program.  The funding would be used for 
the acquisition, rehab and sale/rental of properties and administrative costs for the buildout FWI’s infrastructure to 
support the program:  
 
For example, if we bought 9 homes that were originally priced at an average $75,000.00 per home at a bulk price at 
$65,000, then the cost and revenue cycle would resemble the charts below: 
 
Cost		
	
9 x $65,000 average purchase (to 
be paid from the Fund) = 
$585,000 

+ 
9 x $75,000 (average hard and soft 
costs)rehab cost to be paid from the 
Fund) = $675,000 

= $1,260,000,000 (in total cost to fund) 

 
Revenue 
 
$1,395,000 (amount from selling 9 
homes for an average cost of 
$155,000,137.27) 

- 
$570,000 (total cost from fund) 

= 
$135,000 (Profit)  

 
In the pilot counties, the issue of foreclosures and toxic liabilities could exacerbate, given the number of homes 
currently in foreclosures and those soon to be in foreclosure. The chart below includes the number of homes in pre-
foreclosure and foreclosure in Camden, Cumberland, and Gloucester Counties as June 2019 
  

Place Pre-Foreclosures Foreclosures 
Camden County 2681 4085 

Cumberland County 739 1362 
Gloucester County 1394 2306 

 
 
At its core, it is our belief that our model addresses a number of issues that adversely affect our region, including, the 
lack of available: workforce housing, housing affordable to first time buyers, low-to-moderate income working families, 
and entry and mid-level manager employees for either owner occupancy or tenancy. Additionally, we believe it 

At its core, it is our belief that our model addresses a number 
of issues that adversely affect our region, including, the lack of 
available workforce housing, housing affordable to first time 
buyers, low-to-moderate income working families, and entry and 
mid-level manager employees for either owner occupancy or 
tenancy. Additionally, we believe it provides an avenue to help 
mitigate the loss of property value to banks, neighborhoods, 
and municipalities. We believe a large percentage of losses from 
foreclosures are preventable. Lastly, the lack of immediate action 
by a public-private, multi-sector group of stakeholders, would 
further put the region at risk of losing residents and businesses to 
other states across the country. 
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