
RESOLUTION
TOWNSHIP OF CHERRY HILL PLANNING BOARD

APPLICANT'S NAME: LAND APPROVALS GROUP, LLG
APPLICATION NO.: 06-P-0065

WHEREAS, Applicant, Land Approvals Group, LLC, has filed an application for
Final Major Site Plan approval to construct seventy-five (75) townhome units as Phase
I and Phase II of the larger Centura Development Plan for the property designated as
Block 433.20, Lot 1 on the Tax Maps of the Township of Cherry Mill; and

WHEREAS, after a public hearing held on May 21, 2012, the following initial
findings of fact were xade, to wit:

1. The Applicant has submitted a Final Major Site Plan application to permit the
construction of seventy-five (75) townhome units as Phase 1 and Phase II of the
larger Centura Development Plan for the property located at Block 433.20, Lot
1, Cherry Hill, New Jersey.

2. The Applicant received Preliminary Major Site Plan approval with variances on
or about September: 20, 2010.

3. Centura is an existing multi-family residential condominium and townhouse gated
community and the Applicant is proposing to construct seventy-five (75)
townhome units as Phase I and Phase II of a potential four (4) Phase
Development. Under the four (4) phases of development, approximately 175
townhouses/condcEiinium units will be constructed, essentially completing the
development of 250 units for the overall site.

4. Phase I and II is locsted on the west side of the property, adjacent to the
rear of the Woodcrest Shopping Center and the Chinese Christian Church. The
site is located on the north side of Browning Lane between Haddonfield BerlJn
Road (C.R. 561) and where Browning Lane turns north. Browning Lane is a two
lane municipal highway which has a posted speed limit of 25 miles pei hour and
a cartway width of 30 feet.

5. The adjacent Woodcrest Shopping Center is zoned Shopping Center Business (B3)
and the vacant land owned by NJ Turnpike Authority and the Cherry Hill Baptist
Church located to the north is zoned Institutional (IN) .

6. Wooded land and other single family homes on large lots which are zoned
Residential (Rl) are located to the north and east side of the subject
property. 'The Woodcrest Residential neighborhood consisting of existing family
dwellings is zoned Residential (R2) and is located immediately south. There are
NJDF.P - delineated wetlands and flood plains on the property.

7 By way of history, the development was approved by the Planning Board in 1988
(P.B.C. £9181)- Preliminary Major Site Plan approval with variances was granted
on September 20, 2010 there were also several design waivers granted at that
time.

8. There are no variances requested or required with this application as all
variances were granted as part of Preliminary approval.

9. A requested waiver was missed at the time of Preliminary approval pursuant to
Ordinance Section 513-A.a, regarding concrete sidewalks and curbs being
installed on both sides of the street for interior roadways.

10. Public notice of the hearing was provided in accordance with the requirements
of the Municipal Land Use Law, N.J.S.A. 40:550-12; and

WHEREAS, the Planning Board made its decision in this matter based on 1. he
documentation and plans submitted by the Applicant and all of the testimony of - be
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Applicant, and the Applicant' 5 professionals niade at the time o± the hearina and on
each of the following:

1. The comments of the Cherry Hill Township Planning Board Engineer made at che
time of the hearing and in her review lettar dated April 26, 2012.

2. The completeness revise letter dated May 1 ] . 20J2 as prepared by Cherrv H.i. .1..
Township Department of Community Development; and

WHEREAS, the Applicant has submitted as Exhibit A-l a project summary
identifying prior approvals and identifying currently nuiIt and proposed units; and

WHEREAS, the Ralph Ford, Project Manager of the Applicant appeared, and
testified in support of the application. Mr. Ford testified that the plan as
submitted reflects the Preliminary approval and the Cherry Hill Department Community
Development review comments received by the Applicant. Photos were submitted by the
Applicant showing proposed exterior facades. Mr. Ford testified that all of the
proposed townhomes will be 3 to 4 bedrooms with one car garages and that ail COAH
units will be 1 or 2 bedroom units and will match the aesthetics of the larger
townhcnte units; and

WHEREAS, Mr. Ford testified that the proposed lots will have available parking
for 2 cars on site and that additional overflow lots will be built throughout the
development. Mr. Ford testified that the Applicant will comply with the Cherry Hill
Township Department of Community Development review letter including all of the
affordable housing obligations set forth in paragraph 4a of said review letter; and

WHEREAS, the Applicant testified that it will also comply with the Cherry Hill
Township Planning Board Engineer's review letter dated April 26, 2012. The Applicant
did request however that any passive open space amenity such ao a woodchip walking
path connecting Phases I and II to natural areas as set forth in surjparagraph 1C
under the heading "General Comments" be deferred to L'nase III of the development; and

WHEREAS, the Applicant also requested that the Title 39 Certification as
required under Section IE of the Planning Board Engineer's review letter under the
heading of "General Coiraaents" also be deferred to Phase III. It was the Applicant's
opinion that Title 39 enforcement was a Homeowners Association decision that needed
to be addressed by all members of all Homeowners Associations within the
development; and

WHEREAS, the Applicant requested that the installation of the dam as referenced
in paragraph 2 of the Engineer's review letter dated April 26, 2012 under the heading
of "Administrative" alsc be deferred to Phase III; and

WHEREAS, the Applicant testified that it will comply with all of the comments
and conditions of the Planning Board Engineer's review dated April 26, 2012 under the
heading "Environmental"; and

WHEREAS, the Applicant agreed that as a condition cf approval that it will
comply with the May 21, 2012 Memorandum from the Planning Board Engineer to Mark
Selover which Memorandum, was entered into the evidence as Exhibit A-2; and

WHEREAS, the Applicant engaged the Planning Board into a general discussion of
the proposed development including but not limited to review of the Townships
Department Community Development review letter and the Planning Board Engineer's
review letter; and

WHEREAS, the Applicant agreed to comply with all the terms and conditions of
the resolution granting preliminary site plan approval for Phase I and Phase II as
approved by the Planning Board in September 2010; and



WHEREAS, the Planning Board opened the hearing to the public and public comraeni;
was received on the application. The full names anc; addresses of all members of the
public commenting on the application are moie accurately set forth on the record.
Issues discussed with the public concerned the time frame for development of r.he
project, questions and concerns associated with the proposed dam, Title 39
enforcement and the better distribution of proposed COAH units on site.

NOW, THEREFORE, based on foregoing findings of fact and conclusions of law,
including all testimony and evidence presented at the hearing, BE IT RESOLVED, by the
Planning Board of the Township of Cherry Hill, New Jersey that application number 06-
P-QO-65 by Land Approvals Group, LLC a/k/a Centura Condominiums Phases T snd II for
final site plan approval is hereby GRANTED by a vote of seven (7) in favor and none
opposed for the reasons set forth on the record in this matter and subject to the
following conditions:

1. The Applicant shall revise its plans to satisfactorily address all of the
comments and conditions contained in the Department of Community Development
review letter dated May 11, 2012, except as specifically noted on the record.

2. The Applicant shall revise its plans to satisfactorily address all of the
comments and conditions contained in the Planning Board Engineer's review
letter dated April 26, 2012, with the exception of "General Comment" 1C
regarding the passive open space amenity and paragraph IE regarding Title 39
Certification. It was agreed that these issues would be deferred to Phase TIT
of the development.

3. All arguments and representations made by the Applicant as set forth at the
hearing in this matter and/or as contained in the "WHEREAS" recital paragraphs
in this Resolution roust be fully satisfied by the Applicant.

All of the initial findings of fact as set forth in the "WHEREAS" paragraphs of
this Resolution and in paragraphs 1 through 10 as set forth above are hereby
incorporated as further findings of fact.

5. The Applicant's request waiver regarding the installation of concrete sidewalks
and curbs on both sides of the streets for interior roadways is granted in
order to maintain consistency within the existing development.

6. The Applicant agreed as a condition of approval that any significant deviation
from the proposed architectural elevations will require Department of Community
Development Administrative approval. The applicant further agreed as a
condition of approval that the location and number of affordable housing units
to be constructed on site shall be subject to the review and approval of the
Cherry Hill Township Department of Community Development.

1 The Applicant agreed that as a condition of approval that it will comply with
the Planning Board Engineer's review Memorandum of May 21, 2012 from Mark
Selover, LSRP, which Memorandum, was entered into evidence as Exhibit A-2.

8. The Applicant agreed that as a condition of approval and in response to
concerns raised by members of the public that it will trim the trees, clear all
debris and repair the existing gate along Browning Road within 3 to 4 weeks of
May 21, 2012.

9. Regarding the issue of the proposed dam, the Applicant agreed that as a
condition of approval the Applicant will work within 1 year to determine if the
dam will be constructed or decommissioned. The Applicant will then diligently
work during the next year to carry out its decision of construction or
decommission. The Applicant will be required to advise the Department of
Community Development en a regular basis of its progress regarding its decision



to either construct or decommission the dam and the Applicant's progress moving
forward with construction or decommission.

The Applicant is hereby notified that prior to
permits:

the issuance of any zoning

a. All taxes and 5i.9sessmRn.ts shall be paid on the property for which this
application is made. The Applicant shall submit proof that no taxes or
assessments for local improvements are due or delinquent on the property
for which the application is made.

b. Any and all conditions that are made part of this approval, including
those noted by referenced in the report of the consultants to the Board
must be satisfied.

c. Any and all outside agency approvals that are required must be obtained
by the Applicant.

d. The Applicant shall pay all required escrows, costs and professional fees
associated with the application to the Department of Community
Development within fourteen (14) days of receipt of a written request for
payment of escrow funds. The failure to pay the required escrow funds
within the fourteen (14) day period after receipt of written notice may
result in the voiding of this approval. Negative escrow account balances
shall incur interest at a rate of 1.5% per month.

e. Zoning permits must be obtained from the Zoning Officer.

f. Signed approvals must be obtained from the Department of Community
Development.

g. The failure of the Applicant to comply with any of the conditions
contained in this Resolution will permit the Planning Board at its sole
option to rescind the approvals being granted by this Resolution and/or
advise the Township to revoke any permits which have been issued to the
Applicant.

DATED: June 15, 2012

BY

FjIANNING BOARD OF THE
Tfol'INSHIP OF CHERRY HILL

PAUL STRItJICK, AIA
PSAIMING BOARD ADMINISTRATOR



RESOLUTION
TOWNSHIP OF CHERRY HILL PLANNING BOARD

APPLICANT'S NAME: LAND APPROVALS GROUP, LLC (CENTURA)
APPLICATION NO.: ll-P-0002

WHEREAS, Land Approvals Group, LLC ("Land Approvals") is the developer of
certain lands and premises in the Township of Cherry Hill, County of Camden and
State of New Jersey, located at Browning Lane, and designated as Block 433.20 and
Lot 1 on the Tax Map of the Township of Cherry Hill; and

WHEREAS, Land Approvals has filed an application for preliminary major site
plan approval; and

WHEREAS, after a public hearing held on December 19, 2011, the following
findings of facts were made, to wit:
1 The applicant is proposing to construct a total of 170 townhouse units to

coirplete the build out of Centura, an existing residential condominium and
townhouse gated community. Phases I and II of a potential four (4) phase
development proposes the construction of 75 townhouse units. The Board
granted preliminary approval for Phases I and II by a Resolution memorialized
on September 20, 2011, under Application No. 06-P-0065. The application
currently before the Board is for the construction of €5 townhouse units in
Phase III. The Applicant also will propose, in the future, thirty (30)
additional units in Phase IV of the development.

2 The site in question is 40.48 acres.

3. The site is located on Browning Lane, east of Haddonfield-Berlin Road (Camden
County Route 561).

4. The site is designated on the official Tax Map of the Township as Block
433.20, Lot 1.

5. The development proposed is located in the Multi-Residential (RIO) zone.

6. The site is bounded on the west by Woodcrest Shopping Center, zoned Shopping
Center Business (B3), and designated as a Redevelopment Zone, to the north by
the Chinese Christian Church, zoned Institutional (IN) , and to the south and
east by single-family residential areas, zoned Residential (Rl & R2).

The following information was submitted in support of the application by
Clancy & Associates, Inc.:
a. Title Sheet, Sheet 1 of 15.
b. Overall Plan Sheet 2 of 15.
c. Site Plan of Existing Conditions Sheet 3 of 15.
d. Development Plan Sheet 4 of 15.
e. Grading & Drainage Plan, Sheet 5 of 15
f. "Blowup" Grading & Drainage Plan, Sheet 6 of 15.
g. Drainage Divide Plan, Sheet 7 of 15.
h. Utility Plan Sheet 8 of 15.
i. Landscaping and Lighting Plan Sheet 9 of 15.
j. Tree Protection Plan, Sheet 10 of 15.
k. Soil Erosion and Sediment Control Plan, Sheet 11 of 15.
1. Soil Erosion and Sediment Control Notes and Details, Sheet 12 of 15.
m. Profiles, Sheet 13 of 15.
n. Construction Details 1, Sheet 14 of 15.
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o. Construction Details 2, Sheet 15 of 15.
p. Storrawater Management Report, dated March 2010
q. Inspection, Maintenance & Repair Plan for Stormwater Management

Facilities, revised to November 2011.
r. Traffic Impact Study, prepared by Horner & Canter Associates, dated April

5, 2010
s. Plan of Survey and Topography, prepared by Taylor, Wiseman and Taylor,

revised to May 24, 2010.
t. Environmental Site Assessment, prepared by Ingram Engineering Services,

dated February 8, 2011.
u. Pesticide and ICP Metals Analysis, prepared by Ingram Engineering

Services, dated September 10, 2010, unsigned,
v. NJDEP LSRP Required Letter, April 15, 2011.
w. NJDEP No Further Action Letter, June 16, 2011.
x. Site Remediation Letter prepared by Planland, LLC, dated October 5, 2011.
y. Project summary, submitted by the Applicant at the time of the December

19, 2011 hearing and marked Exhibit A-l.
z. Trash/recycling narrative, submitted by the Applicant at the time of the

December 19, 2011 hearing and marked Exhibit A-2.
aa. Department of Code Enforcement Memorandum of December 12, 2011.
bb. Memorandum from Cherry Hill Township Police, dated March 11, 2011,

prepared by Sgt. Michael Rann #282.

7 The applicant was represented by Richard Goldstein, Esquire. The applicant
offered testimony by James Clancy, a professional engineer, Deanna Drutnm, a
licensed professional engineer who acted as the applicant' s traffic
consultant, and Ralph Ford, the project manager for the applicant.

8 The Board accepted James Clancy, PE, PP, Deanna Drumm, PE, PTOE, and Ralph
Ford, a retired planner, as expert witnesses.

9. The applicant is requesting a Design Waiver/RSIS Exception from RSIS standard
5:21-4.19 (c) to permit an alternative pavement design.

10. The applicant is also requesting a design waiver from Section 2407 so that
sidewalks do not have to be provided along Roads "I" and Road "J", as it is
the Applicant' s position that such sidewalks are not consistent with the
remainder of the development.

11. The applicant has requested that the Board defer consideration of the
following design issues until such time that final major site plan approval
is requested:
a. General building and floor plans of each of the units proposed. Signed

and sealed architectural plans, sites specific to the application, must be
provided at the time of final major site plan approval. Architectural
elevations may be deferred until the time of final approval.

b. Ownership and home-owner* s association restrictions of the use of the back
yards of the proposed units.

c. COAH requirements, including, but not limited to the number of COAH units
required.

d. The recommendation for a Title 39 dedication will be deferred to allow the
applicant to discuss Title 39 dedication implications with the homeowner' s
associations involved.



e The applicant is responsible for a 1.4% contribution of the total costs of
the total costs of improvements to the intersection of Browning Lane and
Burnt Mill Road. Based upon the preliminary cost estimate submitted by the
applicant to the County, their fair share costs are $2,344.23 of the total
estimate of $167,445.00.

f. Any installation of recreational amenities in and about the project are to
be agreed upon with the various homeowners associations in Centura, and
the Applicant will advise the Board about the recreational amenities to be
installed at the time of final approval.

g Any bedroom distribution and income requirements for COAH Units must
comply with all COAH regulations. The dispersal of affordable housing
units will be determined at the time of final site plan approval. The
court Order entered by the Honorable L. Anthony Gibson, JSC, on January
19, 1995, will be addressed at the time of final approval. The Board does
not concede that said Order is controlling.

h. Draft of any required legal documents (agreements, deeds, easements, etc.)
may be deferred until the time of final approval.

i . A draft cost estimate for review and revision by the Board engineer, may
be deferred until the time of final approval.

j . The payment of inspection escrows will be deferred until the time of final
approval.

k. Submission of a zoning permit and applicable sign permit applications
shall be deferred until the time of final approval.

1, Submission of Environmental Impact Statement (E.I.S.)

m. Basin Maintenance Manual.

n. Required applications and permits of regulatory agencies (NJDOT, NJDEP,
CCSC, etc,)- NJDEP approvals are required as a condition of any final
approval.

o. Landscaping Plan showing number, size, species and location per §508-A.

p. Letter from the New Jersey-American Water Company indicating that water
service is available before occupancy of any proposed structures.

q. Soil Erosion & Sediment Control Plan, per County Soil Conservation.

12. The Applicant has represented to the Board that there will be curbside trash
pick-up for the project in question.

13. While there were members of the public present, no members of the public
spoke either in support or against the Application.

WHEREAS, the plans proposed have been examined by Stacey E. Arcari, PE,
CME, PTOE, Planning Board Engineer and were discussed in Ms. Arcari' s review
letter of December 12, 2011 (the findings of which letter are incorporated
herein, and made a part hereof, a copy of which letter is attached hereto and
made a part hereof as Exhibit "A"), and which letter has been reviewed by the
Planning Board; and

WHEREAS, the plans proposed have been examined by Alexander Litwornia, PE
and Arnold Garonzik, PP, AICP as the Planning Board Traffic consultant, and
were discussed in the December 5, 2011 memorandum prepared by Litwornia
Associates, Inc., (the findings of which memorandum are incorporated herein and



made a part hereof, a copy of which memorandum is attached hereto and made a
part hereof as Exhibit "B"), and which memorandum lias been reviewed by the
Planning Board; and

WHEREAS, the plans proposed have been examined by David J. Benedetti, PP,
AICP, Director, and Nicole Hostettler, PP, AICP, Senior Planner, of the
Township' s Department of Community Development, and were discussed in the
December 5, 2011 memorandum prepared by the Department of Community Development,
(the findings of which memorandum are incorporated herein and made a part hereof
a copy of which memorandum IB attached hereto and made a part hereof as Exhibit
"C") , and which memorandum has been reviewed by the Planning Board; and

WHEREAS, Deanna Drum, the Applicant' s Traffic Engineer, has represented to
the Board that the Applicant has remitted the sum of $2,344.00 to the Camden
County Planning Board representing the Applicant' s fair share contribution for
traffic access and/or intersection improvements for the intersection of
Browning Lane and Haddonfield-Berlin Road (County Route 561}, said fair share
contribution covering the entire Centura development including Phases I, II,
III, and IV; and

WHEREAS, based upon the submissions made by the applicant, the reports of
the Board' s professionals, the testimony of all interested parties and based
upon the entire record, the following findings of Pacts and conclusions were
made by the Board; and

NOW, THEREFORE, based upon the foregoing, be it resolved by the Planning
Board of the Township of Cherry Hill, New Jersey, that application number 11-P-
0002 by Land Approvals Group for preliminary site plan approval is hereby
granted subject to the following conditions:
1. The plans will be revised to satisfactorily address the comments of the

Planning Board Engineer as set forth in her review letter of December 5, 2011,
a copy of which letter is attached hereto and made a part hereof as Exhibit
"A", and the findings of which letter are incorporated herein and made a part
hereof, except for General Comments 1(b), l(e). Development Plan items 6 and 9
Parking Item 3, Stormwater Management Item 10, Maintenance of Stormwater
Facilities Item 1, Utility Plan Item 1; the foregoing exception items to be
addressed at the time of Final Approval.

2 The plans will be revised to satisfactorily address the comments contained in
the December 5, 2011 memorandum prepared by Litwornia Associates, Inc., a
copy of which memorandum is attached hereto and made a part hereof as Exhibit
"B", and the findings of which memorandum are incorporated herein and made a
part hereof, except for the requirement under Site Plan Comments, (D) Sheet 4
Development Plan (3), requiring that sidewalk should be provided along Road
"J" and Road MI". The Applicant is granted a waiver from that requirement
provided that the Applicant provides satisfactory proofs and/or explanation
to the Board' s Professionals substantiating the Applicant' s position that the
installation of sidewalks along Road "I" and Road "J" are inconsistent the
remainder of the Centura Development.

3 The plans will be revised to satisfactorily address the comments contained in
the December 5, 2011 memorandum prepared by the Township's Department of
Community Development, a copy of which memorandum is attached hereto and made
a part hereof as Exhibit "C", and the findings of which memorandum are
incorporated herein and made a part hereof, except as otherwise noted on the
record.



There are no variances requested and/or required in connection with the
application for Phase III. The references in the Department of Community
Development review dated December 5, 2011, under III, <B) , (l) , (2), and (3)
relate to the variances previously granted in connection with Phases I and
II, under application No 06-P-0065. The variance referred to in item 4,
under bulk variances, relating to height of the townhomes proposed, is no
longer necessary because of an ordinance change.

The design waiver/RSlS exception from RSIS standard 5: 21-4. 19 (c) to permit an
alternative pavement design is hereby granted provided that the Applicant
provides satisfactory proofs and/or explanation to the Board' s Professionals
substantiating that the grant of the wavier will not have any negative impact
on drainage issues nor any other negative impact to the Centura Development.

The Applicant will submit those Homeowner Association documents deemed
necessary, by the Board, to allow the Board and its Professionals to make
certain that the documents contain restrictions sufficient to prevent the
deterioration and/or destruction of any component of the underground drainage
system in and about the project.

All agreements and/or representations made by the applicant during the
hearing of this matter which took place on December 19, 2011, and/or as are
contained in the prefatory language of this Resolution shall be fully
satisfied by the Applicant. All prefatory language and recitals of this
Resolution are hereby made a part of this Resolution and are hereby adopted
by the Board.

The applicant is hereby notified that prior to the issuance of any building
permit:
a. Any and all conditions made a part of this approval, including those noted by

reference in the reports of the consultants to the Board must be satisfied.

b. Any and all outside agency approvals that are required must be obtained by
the applicant.

c. Zoning permits must be obtained from the Zoning Officer.

d. Applicable sign permits must be obtained from the Department of Community
Development .

e. Review and inspection escrows must be posted with the Department of
Community Development.

f . The failure of the applicant to comply with any of the conditions
contained in this Resolution will allow the Board, at the sole option of
the Board, to rescind the approval being granted by this Resolution and/or
to advise the Township to revoke any Certificate of Occupancy which has
been issued to the applicant.

DATED: January 17, 2012

P: BANNING BOARD SECRETARY
i
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